
UTT/17/1087/FUL (TAKELEY)

(MAJOR)

PROPOSAL: Change of use to a Coach Depot (Sui Generis) comprising:  Change 
of use agricultural grain store to coach maintenance workshop, 
and associated land for access and parking forecourt; 
refurbishment works to Network House, a curtilage listed building; 
demolition of 6 no. existing B2 workshops; access, resurfacing and 
levelling of the existing coach depot, parking provision for cars 
and coaches; associated facilities (including toilet drop and wash 
down facilities); external lighting associated hard and soft 
landscaping including the reprofiling and construction of bunding 
and other boundary treatments including acoustic fencing; and 
associated infrastructure works.

LOCATION: Site at Waltham Hall Farm, Bambers Green Road, Takeley

APPLICANT: Mr Mick Mullins

AGENT: Mrs Jane Terry

EXPIRY DATE: 26 July 2017 – Extension of time 23 January 2018

CASE OFFICER: Karen Denmark

1. NOTATION

1.1 Outside development limits/Countryside Protection Zone, Adjacent Grade II Listed 
Buildings, and Protected Lane.

2. DESCRIPTION OF SITE

2.1 The application site as outlined in red on the submitted location plan is located on 
the eastern side of Bambers Green Road approximately 700m south of the hamlet 
of Molehill Green.  The site itself is relatively level, irregular in shape and is 
approximately 1.5 hectares in size.

2.2 The site currently contains a diverse collection of buildings including the modern 
Grain Store constructed in steel profile-cladding, Network House which is curtilage 
listed and is of a brick construction with a slate roof, and 2 buildings divided into 6 
commercial workshop buildings which are all vehicle related.   

2.3 The grain store and associated yard is located to the south of the site and is 
classified as agricultural use.  The remaining buildings on the site are used for 
commercial uses that include an existing coach depot operated by ACME Coaches, 
a vehicle repair workshop and coach works, and Speedy Hire.  CSL Stansted 
Parking and Pink Elephant Parking operate out of Network House which provide 
commercial vehicle parking services as a B1 use.

2.4 A single vehicle crossover to the south of Network House provides vehicular access 
to and from the site.  A large hard surfaced area between and around the existing 
buildings on the site provides a vehicle parking and manoeuvring area.  Mature 
vegetation and earth bunds are located along the boundaries of the site.  



2.5 Stansted Airport is located directly to the west of the site, large open fields used for 
agriculture are located to the south and east of the site and Waltham Hall Farm, 
which has a mix of residential and B1 office uses adjoin the site’s northern 
boundary. 

3. PROPOSAL

3.1 The applicant seeks planning permission for the construction of a bus depot within 
the site that includes the storage and maintenance of buses to be operated and run 
by National Express Ltd.  Works include: 

3.2 Grain Store:

The change of use of the existing grain store into a coach maintenance facility and 
workshop.  The size and scale of the building would remain the same however the 
proposed conversion would include internal and external alterations consisting of 
installation of new window and door openings, the change of cladding and provision 
of office space within.  

Network House:

This building would remain as B1 offices in association with the proposed use 
however it would be refurbished with a new roof, window and door openings and 
reconfigure the internal space. 

Demolition works:

Buildings marked out as A to F on the submitted location plan (drawing no. 140274-
01-001K) are proposed to be demolished. 

Associated infrastructure:

 Acoustic fencing to the north of the site to protect amenities of nearby 
residential properties;

 Ivy-screen fencing to screen the acoustic fencing in the vicinity of the listed 9-
bay barn;

 External column lighting;
 Landscape bunding and additional planting to screen the site to the south;
 Drainage works;
 Resurfacing of existing hardstanding areas;
 A rising arm vehicle barrier and kerbing to secure access into the main gate;
 Removal of existing young and poor condition trees on site

3.3 The site would accommodate up to 59 bus/coaches and would operate 24 hours a 
day, 7 days a week.  Whilst the layout plan indicates parking provision for 59 
bus/coaches, these would predominantly be in service and the parking plan is to 
demonstrate that in the event of all vehicles having to be removed from service they 
could be accommodated within the site, to meet the terms of a Vehicle Operator’s 
Licence.  



4. APPLICANT’S CASE

4.1 The applicant has provided a Design and Access Statement and a Planning 
Statement of Conformity in support of a planning application to illustrate the process 
that has led to the development proposal, and to explain and justify the proposal in a 
structured way.  In addition further information in relation to technical issues such as 
a Preliminary Ecological Appraisal, a Flood Risk Assessment, Tree Survey, Land 
Contamination Assessment, Heritage Statement, Lighting Impact Assessment, 
Waste Management Plan, Bat Survey and a Noise Assessment have also been 
submitted in support of the proposal.

4.2 The applicant considers that the proposal is in accordance with both National and 
Local Polies in relation to sustainable development, the effective use of previously 
developed land and protection of employment.  It is critical for the continuing use of 
National Express Stansted routes and is appropriate within the context of the 
surrounding area. 

5. RELEVANT SITE HISTORY

5.1 UTT/1803/90 - Proposed conversion of agricultural barns to form 5 residential units.  
Installation of Klargester Bio-Disc (approved)

UTT/1804/90/LB - Proposed conversion of agricultural barns to form 5 residential 
units (approved)

UTT/0822/91 - Change of use of barn to Class B1 use and alteration to existing 
access (approved)

UTT/0693/94/LB - Amendments to Listed Building consent UTT/0308/93/LB to 
provide alterations to fenestration and doors (approved)

UTT/0694/94/LB - Amendments to Listed Building consent UTT/1804/90/LB to 
provide alterations to windows and doors (approved)

UTT/0849/11/FUL - Proposed grain store together with creation of vehicular access 
from Waltham Hall and formation of frontage hardstanding to serve building 
(approved)

UTT/1327/12/FUL - Change of use to allow parking of motor vehicles in connection 
with nearby business units (refused and allowed at appeal)

UTT/17/1314/SCO - Request for Screening opinion for proposed development of 
Coach Depot comprising change of use agricultural grain store to coach 
maintenance workshop, and associated land for access and parking forecourt; 
refurbishment works to Network House, a curtilage listed building; demolition of 6 
no. existing B2 workshops; access, resurfacing and levelling of the existing coach 
depot, parking provision for cars and coaches; associated facilities (including toilet 
drop and was down facilities); external lighting associated hard and soft landscaping 
including bunding and other boundary treatments; and associated infrastructure 
works. (Environmental Impact Assessment not required)

6. POLICIES

6.1 National Policies



National Planning Policy Framework

6.2 Uttlesford Local Plan (2005)

- S7 – The Countryside
- S8 – The Countryside Protection Zone
- GEN1 – Access
- GEN2 – Design
- GEN3 – Flood Protection
- GEN4 – Good Neighbourliness
- GEN5 – Light Pollution
- GEN7 – Nature Conservation
- GEN8 – Vehicle Parking Standards
- E2 – Safeguarding Employment Land
- E5 – Re-use of Rural Buildings
- ENV2 – Development affecting Listed Buildings
- ENV11 – Noise Generators
- ENV14 – Contaminated Land
- S4 – Stansted Airport Boundary 

7. PARISH COUNCIL COMMENTS

7.1 Takeley Parish Council:

Objects for the following reasons: 

 The proposal is directly related to the airport and that the concentration and 
extension of the National Express Depot outside the airport boundaries 
contradicts the local plan and represents an inappropriate development that 
provides coalescence with the airport. 

 The proposed development would have material impact to the heritage assets 
(listed buildings) contained within and outside of the site.

 The proposal would likely destroy important archaeological deposits to an 
ancient monument located to the north of the site. 

 The proposal would have an adverse impact to the amenities of adjoining 
occupiers in relation to noise, disturbance, pollution and vibration.

 The site is not suited to a large scale development contrary to policy GEN2. 
 It would have an adverse impact upon biodiversity and ecology.
 The demolition of 6 small B2 workshops will mean that smaller scale 

commercial concerns not related to the airport will not later be supported.
 There is no delivery of S106 contributions to local community infrastructure.
 The proposal would result in highway safety concerns due to the intensification 

of the amount of heavy vehicles entering and leaving the site and clogging up 
the surrounding highway network.

 The removal of the agricultural barn will make it difficult for future farming 
purposes. 

 Concerns over the sewage treatment and waste disposal.
 Inappropriate lighting would harm the countryside and adjoining occupiers. 

7.2 Broxted Parish Council:

Objects for the following reasons:

 Please note that Broxted Parish Council wishes to associate itself with the 



objections to this application made by Takeley Parish Council in its letter of 3rd 
June, 2017.

 In particular Broxted Parish Council is most concerned about the additional 
traffic movements on the lane leading from Coopers End to Waltham Hall which 
is already used by very large numbers of heavy vehicles.  We agree with 
Takeley Parish Council that this airport-related operation must be contained 
within the airport.

8. CONSULTATIONS

ECC Flood and Water Management

8.1 No objection - Having reviewed the Flood Risk Assessment and the associated 
documents which accompanied the planning application, we do not object to the 
granting of planning permission based on imposing planning conditions.

Environment Agency

8.2 No objection - We have reviewed the application and supporting documents, as 
submitted and advise the Council that we have no objection to the development 
proposal.

ECC Highways

8.3 This planning application has been assessed in highways terms based on a 
transport statement and further information requested on visibility splays, vehicle 
tracking of the site and estimated trip generation.  There is an existing use of the 
site which includes facilities for buses, although on more of a limited basis.  A 
survey of the existing use was carried out by the developer and future proposed use 
estimated based on other similar operations and the TRICs data base.  The 
proposed use was significantly lower than the existing over a 12 hour period and 
slightly lower in the peak, although this will be a 24 hour operation, in terms of traffic 
congestion, this is not an issue.  It is understood from the application that no 
passengers will be accessing services from this location.

A speed survey was carried out to determine the speed of the road at this point and 
the visibility from the main access is in line with standards for a road of this speed.  
The access is to be widened slightly to ensure large vehicles can access safely.  
One of the conditions recommended is that the access to the north be closed off 
and retained for emergency use only, as the visibility from this is limited.

The employee parking will have to be organised carefully within the site and to 
ensure that there is no inappropriate parking on the local roads a condition has been 
recommended to survey the roads in the vicinity of the site and, if necessary, put 
parking restrictions in place.

Therefore from a highway and transportation perspective the impact of the proposal 
is acceptable to the Highway Authority subject to conditions.

Highways England

8.4 No objection.



ECC Ecology Advice

8.5 No objection – My comments refer to the Bat Survey (Essex Mammal Surveys, 
January 2016) and the Amphibian Survey (Eco-Planning UK, June 2016).  The Bat 
Survey found no potential for bats within the buildings proposed for demolition.  The 
Amphibian Survey found populations of great crested and smooth newts in a pond 
off-site.  They determined it was unlikely for these species to cross to the pond on-
site due to the road barrier in between.  No further surveys are necessary. 

CIEEM guidelines for preliminary ecological appraisal state that local environmental 
records centres must be consulted as part of the desk top study.

The PEA should also include a map showing the location of the application site in 
relation to habitats of ecological importance, including nearby local wildlife sites.

Stansted Airport

8.6. No objection – The proposed development has been examined from an aerodrome 
safeguarding aspect and does not conflict with any safeguarding criteria.  
Accordingly, the Aerodrome Safeguarding Authority for Stansted Airport has no 
safeguarding objections to the proposal.

NATS Safeguarding

8.7 No objection – The proposed development has been examined from a technical 
safeguarding aspect and does not conflict with our safeguarding criteria.  
Accordingly, NATS (En Route) Public Limited Company ("NERL") has no 
safeguarding objection to the proposal.

Historic England

8.8 No objection – On the basis of the information available to date, we do not wish to 
offer any comments.  We suggest that you seek the views of your specialist 
conservation and archaeological advisers, as relevant.

UDC Conservation officer

8.9 Having considered the scheme as a whole, it is felt that there would be a degree of 
harm to the setting of the heritage assets on the Waltham Hall site.  The approval of 
such a use involving parking for numerous buses, washing facilities and refuelling 
etc, in addition to the requirements for artificial lighting, would alter the rural and 
agricultural character of the site, and compromise the setting of the listed, and 
curtilage listed buildings.  As such, alternative locations on the airport site ideally, 
should be considered as a preference. 

That being said, the bus operator does offer a public service, and as such, the 
proposed use of the site is likely to result in public benefit, which must be 
considered in relation to paragraph 134 of the NPPF, 2012.  I am also mindful that 
the demolition of the modern metal barn structures adjacent to the nine-bay barn in 
particular, will represent a heritage gain in my view, creating greater spacing around 
the heritage asset and reinforcing its primacy on the site, particularly when viewed 
from Bambers Green Road.  It could also be argued that with sympathetic treatment 
to the landscaping, and repairs and alterations to Network House, that the scheme 
would enhance the current appearance of the site and form a cohesive and more 
ordered setting, which better responds to the neighbouring heritage assets, and 



serves as a long-term viable use for Network House which would secure much 
needed repairs. 

To my mind, the resulting harm, and public benefit of the scheme are finely 
balanced, and I would refer to paragraph 132 of the NPPF, which calls for ‘great 
weight should be given to the asset’s conservation’, however, should the planning 
officer feel minded to approve the scheme, I would recommend conditions be 
imposed.

UDC Environmental Health Officer

8.10 Lighting:  The lighting impact assessment prepared by Level EE Ltd has determined 
the light intrusion and glare as a result of the proposal when considered against 
existing levels of light from other sources including the airport site.  

The worst case in terms of glare will be at Chapter House, where the impact is 
predicted to be “noticeable”, rated as being below “just admissible” on the glare 
assessment scale.  The calculations have not been based on the fitting of baffles to 
the boundary lights to prevent spill, and therefore represent a worst case.  The 
report states that baffles can be fitted where there is a possibility of spillage.  Time 
controls are proposed, avoiding unnecessary use when natural lighting is adequate.

I would therefore suggest a condition to prevent protect and safeguard the amenity 
of nearby light sensitive receptors.

8.11 Contamination:  In view of the current and historic usage of the site, Phase 1 (desk 
top risk assessment) and Phase 2 (site investigation) reports have been prepared, 
the findings of which are acceptable.

In order to ensure the site is suitable for the proposed use, limited remediation is 
necessary to address potential risk to human health.  The risk to the water 
environment from existing contamination was identified as negligible.

The following conditions are therefore recommended:

8.12 In terms of noise the acoustic assessment concludes that with mitigation (a 
proposed 5m and 3m acoustic barrier across the site boundary) there will be an 
adverse impact (2dB above background) with penalties, however, given the context 
(an operational unrestricted commercial site) this is acceptable.  On balance it is 
agreed that this is acceptable subject conditions being attached to any permission.

It should be noted that any noise management plan for the site would need to cover 
(but not be limited to) restricting the amount of vehicles arriving at the site in any 
given hour (especially in the late evening and night time), the use of the shutter 
doors on the workshop, the use of reversing bleepers, idling engines, any noise 
generating equipment, vehicle routes and parking plans.

UDC Policy Officer

8.13 Given the importance of NEX services to the airport, it does therefore seem 
surprising that an on-airport location for the depot cannot be found within either the 
Southern or Northern Ancillary Areas identified in the 2005 adopted Uttlesford Local 
Plan (ULP).  What is now being applied for is, in effect, a “fall-back” position by 
using the extinguishment of the existing uses on the application site as the proposed 
trade-off, a consequent effect being the freeing up of industrial premises at Start Hill.  



I think it would be reasonable to ask for details of other sites that have been looked 
at in the form of a sequential test.  

The premises are located in the Countryside Protection Zone (ULP Policy S8).  A 
comparison between the proposed site layout and the latest Google aerial 
photograph shows that a section of hedge to the southeast of the grain store would 
be removed to allow the encroachment of coach parking up to within a metre or so 
of the end elevation of the grain store.  Also, along the eastern elevation of the grain 
store, coach parking would take place in association with the coach maintenance 
operations in the grain store.  In my view, these changes would result in physical 
encroachment into the CPZ contrary to Policy S8.  

However, the submitted layout plan does not show any parking to the north of the 
grain store and west of the access point that the depot would use.  This is to be 
contrasted with the current position where parking on the west side of the access 
takes place in connection with the existing site uses.  Clearance of this parking area 
and replanting with species suitable for an airport location might be arguable in 
mitigation, but a view needs to be taken as to whether enforcement action could 
also achieve site clearance.  An inventory of the existing uses on the site, and their 
planning history, might help in evaluating the extent to which NEX has something to 
trade with here.  There may be public benefit in having one authorised use of the 
site which can be controlled.  

9. REPRESENTATIONS

9.1 The application was publicised by sending 21 letters to adjoining occupiers, 
displaying of a site notice and advertising it within the local newspaper.  No 
representations have been received. 

10. APPRAISAL

The issues to consider in the determination of the application are:

A The principle of development on this site (ULP Policies S8, S7, E2 and E5; NPPF)
B Impacts on residential amenity and character of rural area (ULP Policies GEN2, 

GEN4, GEN5 and ENV11; NPPF)
C Impacts on listed buildings (ULP Policy ENV2; NPPF)
D Impacts on biodiversity (ULP Policy GEN7; NPPF)
E Access and parking (ULP Policies GEN1, GEN8; NPPF)
F Flood risk (ULP Policy GEN3; NPPF)
G Other material planning considerations 

A The principle of development on this site (ULP Policies S8, S7, E2 and E5; 
NPPF)

10.1 The application site is located outside any designated development limits and 
therefore within the countryside.  It is located in close proximity to Stansted Airport 
and falls within the countryside protection zone (CPZ).  Both policies S7 and S8 seek 
to protect the character of the rural area with a presumption against development 
other than that which needs to take place there or is appropriate to the character of 
the rural area.  Policy S8 has an additional restriction in that development will not be 
permitted if it would promote coalescence between the airport and existing 
development or would adversely affect the open characteristics of the area.

10.2 Policy E2 seeks to protect existing employment areas and Policy E5 encourages the 



re-use of rural buildings for business uses, small scale retail outlets, leisure uses or 
for tourist accommodation.

10.3 The site is currently used for a range of commercial uses.  However, it should be 
noted that planning permission has not been granted for any of the uses falling 
outside B1 and they are completely unregulated.  Two applications for Certificate of 
Lawfulness have recently been submitted in respect of the operations carried out by 
Speedy Hire and a coachbuilding firm located in two of the buildings.  These have 
yet to be determined.

10.4 Officers understand that the current, or last use, of the buildings within the 
application site are as follows:

Network House – CSL and Nick Hayden:  Offices associated with airport related car 
parking (authorised B1 use)
Buildings A-F – Coachbuilder for heavy lorries; refurbishment of cars; Speedy Hire 
(small equipment hire business)
Remainder of the site – ACME coaches (planning permission only granted for a 
small area of storage/parking of coaches on appeal following enforcement notice)
Grain store – currently used in association with the farm business

10.5 The proposal relates to the removal of all the existing uses from the site which fall 
within B1, B2 and sui generis.  The existing buildings, with the exception of Network 
House and the new grain store building, would be removed from the site and a new 
bus depot is proposed to be created on the site, falling within a sui generis use.

10.6 Network House is proposed to be utilised as the offices for the bus depot, and this 
would be refurbished.  The new grain store building is proposed to be used as a 
workshop for small scale repairs to vehicles.  This proposed used would necessitate 
some alterations to the elevations of the building.  The remainder of the site would be 
hard surfaced with a toilet drop, fuel storage tanks and pumps, AdBlue tank (AdBlue 
reduces diesel vehicle emissions), and a coach wash area.  A plan has been 
submitted indicating 47 coaches of various types (13m Levante coaches, 15m 
Triaxle coaches, 18m bendi-buses) could be accommodated within the site.  The 
plan also indicates saturation parking provision for a total of 62 vehicles.  This 
parking plan is predominantly in relation to the Vehicle Operators Licence indicating 
parking is available for the number of vehicles registered to the site.  Coaches will 
normally be in service, either on the public highway or on contract work within the 
airport.  The Planning Statement indicates that a maximum of 20 coaches would be 
parked on the site at any one time, together with vehicles associated with 
employees.

10.7 Other physical works required associated with the proposed development include:

 Acoustic fencing to the north of the site to protect amenities of nearby residential 
properties

 Ivy-screen fencing to screen the acoustic fencing in the vicinity of the listed 9-
bay barn

 External column lighting
 Landscape bunding and additional planting to screen the site to the south
 Drainage works
 Resurfacing
 A rising arm vehicle barrier and kerbing to secure access into the main gate
 Removal of existing young and poor condition trees on site



10.8 The applicant provides coaches for operations within the airport, both airside and 
landside, plus they operate routes to a variety of destinations serving the airport, 
including Birmingham, Cambridge, High Wycombe, Ipswich, Liverpool, London, 
Luton, Manchester, Nottingham, Norwich, Oxford and other routes across Norfolk 
and Suffolk.  The proposed use is strictly considered to be an airport related use.  
Policies AIR3 and AIR4 seek to provide sufficient land to accommodate such uses 
within the boundary of the airport.  The applicant states in their Planning Statement 
that negotiations have been undertaken, inter alia, with MAG with regards to the 
potential of securing a new site within the airport boundary.  However, this has not 
been possible and other sites have been investigated as a result with the current site 
being identified as the only viable option for the business.

10.9 As stated in paragraph 10.1 the site lies within an area where development is 
restricted, particularly development which may promote coalescence with the airport.  
The development proposals would be contained largely within the existing footprint of 
commercial activities on the site.  Therefore, the proposals would not promote 
coalescence.  The proposals would also result in the removal of a number of 
buildings within the site and their replacement with hard surfacing, storage tanks, 
acoustic screens and lighting columns.  Whilst these elements would result in a more 
urban appearance to the site than the existing former farmyard appearance, it is not 
considered that the proposals would adversely affect the openness of the CPZ.  
Indeed, the Inspector when considering the change of use of land for the parking of 
coaches considered that the use of the site did not promote coalescence.  However, 
it is considered that the proposed lighting would be harmful to the character and 
openness of the CPZ.  This harm would need to be weighed against any potential 
planning gain.

10.10 The principal concern in this case is the change in character the proposed use would 
have on the rural area.  The site currently has the appearance of a former farmyard 
with its assorted buildings in varying states of repair.  In conjunction with the uses on 
site is a substantial amount of outdoor storage of vehicles, with only a small section 
of the site having consent for any commercial uses.  None of the current uses on the 
site are authorised or regulated in any way.  Applications for Certificate of 
Lawfulness have been submitted in respect of two businesses on the site.  However, 
even if sufficient evidence has been submitted to support the applications and 
Certificates of Lawfulness are granted, the Council would not have the ability to 
retrospectively impose controls to minimise impacts arising from the uses.  
Furthermore, given the unconstrained use of the site, if the Certificates of Lawfulness 
are granted, the level of commercial activity on the site could increase outside the 
control of the Council.  These uses would potentially relate to the lorry coachbuilding 
use and the equipment hire business.

10.11 Therefore, the urbanisation of the site and the visual impacts arising from these 
needs to be balanced against the unconstrained use of the site, together with the 
potential visual harm and impacts on residential amenity.  The existing uses on the 
site, in particular the parking of double decker buses, are visible within the 
landscape.  The commercial uses are very apparent in this location.  The proposed 
use would result in the clearance of around 950sqm of buildings within the middle 
section of the site resulting in opening it up.  Whilst potentially 20 coaches and up to 
80 cars could be parked on the site at any one time, this would be comparable to the 
current level of activity on the site.  Visually the impact could potentially be reduced 
due to the fact that National Express use coaches and not double decker buses.  In 
addition, improvements would be made to the existing boundary landscaping with a 
proposed new profiled bund and indigenous hedge planting.  However, the visual 



harm of the proposed lighting would remain a concern, and will be discussed in more 
detail in Section B.  On balance, it is considered that the proposal is in accordance 
with Policy S8.

10.12 Policy E2 seeks to protect employment land.  Whilst this site isn’t a designated site it 
does exceed 1ha and provides employment opportunities.  The proposal does not 
seek to replace the employment use of the site, rather it seeks to change the type of 
employment.  Existing employee numbers on the site are not known and proposed 
employee numbers are not stated within the application, although the potential for 80 
employee vehicles being present on the site indicates that it is likely to be within the 
region of this amount.

10.13 The proposed use would result in the relocation of an existing business from Start 
Hill where the existing premises would be vacated and made available for an 
alternative employment use.  Overall, it is considered that the proposals comply with 
Policy E2.

10.14 The proposals would result in the reuse of Network House, a curtilage listed building, 
and the modern grain store.  Policy E5 seeks to promote the reuse of existing rural 
buildings, a principle set out in the NPPF.  The applicant’s statement indicates that 
the grain storage isn’t required any more due to changes in farming practices and a 
subsequent reduction in storage requirements.  In principle, the reuse of the building 
for a workshop associated with the depot is considered acceptable and in 
accordance with Policy E5.

B Impacts on residential amenity and character of rural area (ULP Policies GEN2, 
GEN4, GEN5 and ENV11; NPPF)

10.15 As discussed above, the proposal would result in an urbanisation of the rural area 
with the introduction of large areas of tarmac surfacing.  The existing Grain Store and 
Network House provide some degree of screening to the site.  There is currently an 
earth bund adjacent to the southern boundary of the site with some planting on top 
which is still immature and not overly effective.  This screening was required to be 
carried out as a result of the appeal decision in relation to the change of use of the 
southern part of the site for the parking of buses.  

10.16 It is proposed to reconstruct the earth bund and plant a new indigenous species 
hedge along the boundary.  This would help to mitigate the visual impact of the 
proposals. 

10.17 Lighting columns are proposed to be installed to provide a safe working environment, 
particularly as the use is proposed to be 24/7.  A total of 36 columns are proposed, 
all 8m in height with lighting ranging from 39w to 103w.  Despite the presence of the 
airport within close proximity of the site, there is no or little lighting in the vicinity of 
the site.  The site extends into the open countryside and the lighting is proposed to 
the boundaries and would therefore result in harm to the character of the rural area.  
Policy GEN5 states that lighting schemes will be permitted provided the level of 
lighting and its period of use is the minimum necessary to achieve its purpose and 
glare and light spillage from the site is minimised.  

10.18 The lights would be the modern LED lighting which would result in minimal light 
spillage beyond the boundary of the site.  However, it is proposed that the lighting 
will be in operation during times when the natural lighting levels fall.  The lights would 
be controlled via photoelectric sensors and timeclock controls.



10.19 When considering the impacts of the proposed lighting the applicant has made 
reference to the lighting scheme at Stansted Airport car parks where lighting masts 
are 12-15m in height with a cluster of 8 lighting fittings mounted on each mast.  
Whilst this may be the case, these lights fall within the operational boundary of 
Stansted Airport and create a degree of harm within the landscape.  However, the 
application site is separated from the nearest lighting within the airport by around 
150m.  Outside of the airport boundary it is intrinsically dark with no street lighting 
along this road until the approach to the Coopers End roundabout.  This reflects the 
rural character of the road and area, differentiating this site from the operational 
airfield.

10.20 In terms of impact on light sensitive receptors the Environmental Health Officer notes 
that the predicted glare at Chapter House (located to the north of the site) would be 
“noticeable” which is rated as being below “just admissible” on the glare assessment 
scheme.  A condition stipulating that lighting levels do not exceed those set out in the 
accompanying report is recommended to be imposed.

10.21 Notwithstanding this, it is considered that the level of lighting would be harmful to the 
character of the rural area and overall would be contrary to Policies GEN2 and 
GEN5.  However, if a condition were to be imposed requiring the lighting to be 
motion sensor then this would mitigate the harm.  On balance, it is considered that 
this would be acceptable in terms of Policy S8, GEN2. GEN4 and GEN5.

10.22 Alterations are proposed to Network House and the existing Grain Store.  In terms of 
alterations to Network House, this includes re-roofing the building with slate and 
replacing windows and doors with double glazed timber windows and timber doors.  
Network House is proposed to be used for training, offices and as a driver’s 
lounge/kitchen.   

10.23 The proposed alterations to Network House are not objected to in principle by the 
Conservation Officer.  However, a condition requiring further detail of the proposed 
new windows and doors would be required.  This will be discussed further in the 
report for UTT/17/1088/LB which relates to the Listed Building Consent application 
for these works.  In terms of impacts on residential amenity, it is considered that the 
proposals are acceptable and in accordance with Policies GEN2 and GEN4.

10.24 There is reference within the application for a condition permitting the installation of 
solar panels on this building.  However, as a curtilage listed building, Listed Building 
consent would be required for these works.  This has not been applied for and 
therefore is not considered any further in this application.

10.25 The Grain Store is a modern building and set outside what was the original farmyard 
in the corner of an agricultural field adjacent to the highway.  This is a steel framed 
building with cladding.  It is proposed to remove sections of the cladding facing 
towards the farmyard (northern elevation) to insert four new roller shutter doors to 
allow vehicular access into the building.  Three new personnel doors are also 
proposed adjacent to the roller shutter doors.  On the southern elevation it is 
proposed to create a fire escape with staircase from the proposed mezzanine floor.  
Windows are proposed to the western and eastern elevations to provide lighting to 
the proposed mezzanine floors.  Two flues from the spray booth are also proposed.

10.26 Two elements of mezzanine floor are proposed to be inserted, one approximately 
6.5m deep and the other approximately 6.5 extending to 7.5m deep.  They would 
extend the full width of the building.  The building is proposed to be used for vehicle 
servicing, MOTs and respraying as part of vehicle repairs.  The building would 



include a spares store, including tyre store, plant and compressor rooms, cleaners, 
chemical and paint store.  Male and female toilets and shower rooms would also be 
provided.  At mezzanine level there would be a bank of offices on one side of the 
building.  On the other side would be offices and an engineers’ kitchen and restroom.

10.27 In principle there are no objections to the proposed alterations to the Grain Store.  It 
is considered that the proposals would not be out of keeping with the character of the 
building within the context of the proposed use of the site.  No loss of residential 
amenity would arise from the proposed alterations.

10.28 There are a small number of residential properties within close proximity to the site, 
the Noise Assessment identifying 3.  It is proposed that the use would be operational 
24/7 and therefore there is the potential for there to be adverse impacts on 
residential amenity to the nearby properties.  A Noise Assessment and 
Supplementary Noise Assessment have been submitted with the application.  

10.29 Based on the noise assessment it is considered that there would not be a loss of 
residential amenity based on a package of mitigation measures.  These would 
include the construction of an acoustic barrier, restrictions on the time of jet wash 
operations, turning off of reversing bleepers during night hours, ensuring shutter 
doors are kept closed during the night on the maintenance workshop building.

10.30 The Noise Assessment and Supplementary Noise Assessment have been 
considered by the Environmental Health Officer.  Initial queries have been 
responded to by the applicant.  There are concerns relating to noise from the 
proposed use but, on balance when considered against the unregulated uses 
occurring on site, there are sufficient measures that could be put in place to ensure 
residential amenity is protected.  Therefore, subject to the imposition of conditions 
requiring mitigation measures to be put in place and a Noise Management Plan to 
be submitted, it is considered that the proposals would offer a planning gain and 
would comply with Policies GEN4 and ENV11.

C Impacts on listed buildings (ULP Policy ENV2; NPPF)

10.31 The site is located adjacent to Waltham Hall Farm, a listed farmhouse and 
associated agricultural complex understood to date back to the C17, and perhaps 
earlier.  Along with the farmhouse which is Grade II listed, there are a further five 
individually listed buildings on the site, although outside of the application site.  
Network House is not listed in its own right but is classified as curtilage listed.  The 
Nine Bay Barn at Waltham Hall Farm is currently physically attached to a building 
which is scheduled to be demolished as part of the application.  The application is 
accompanied by a Heritage Impact Assessment.

10.32 Section 66(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 
imposes a statutory duty on local planning authorities to have special regard to the 
desirability of preserving listed buildings or their setting or any features of special 
architectural or historic interest which they possess.  This duty is set out in Policy 
ENV2 and also within the NPPF.  Paragraph 134 of the NPPF states that where a 
proposal will lead to less than substantial harm to the significance of a designated 
heritage asset, this harm should be weighed against the public benefits of the 
proposal.

10.33 In terms of impacts on listed buildings, the removal of the building attached to the 
Nine Bay Barn would be seen as a heritage gain as it would remove an unsightly 
building and enhance the primacy of the structure reinstating the historic yard 



layout.  However, the proposed creation of the bus depot, together with the hard 
landscaping, light and noise pollution, will compromise the present agricultural and 
rural character and setting of the site.  These impacts will be less than significant 
and therefore the public benefits need to be weighed against the level of harm.

10.34 Network House is curtilage listed and in a poor state of repair.  There appear to 
have been numerous unauthorised alterations carried out to the building.  The 
removal of the unauthorised partitions is not objected to in principle, likewise the 
proposed replacement windows and doors.  The proposed replacement to the roof 
can be controlled by condition to ensure the use of appropriate materials, which 
would form part of any listed building consent if granted.

10.35 The public benefits arising from the scheme are the creation of a new depot for a 
national bus company, ensuring continued employment with the Uttlesford district.  
The company provides services both within the airport and nationally with routes 
from the airport to other destinations.  The creation of the depot will be harmful to 
the setting of the listed buildings, in a similar way that it would be harmful to the 
character of the rural area.  Mitigation measures can be put in place to limit the 
harm of the acoustic screen by ensuring the screen represents a green wall 
adjacent to the listed buildings.  Mitigation in respect of light pollution could be put in 
place by a requirement to have motion sensors on the lighting.  

10.36 At present there is already noise pollution from the unconstrained, and potentially 
unauthorised, uses on site, without any mitigation measures being capable of being 
imposed.  If Certificates of Lawfulness are granted for the coach builders and 
equipment hire elements of the site, then these levels of activity could intensify 
without any mitigation measures being in place.  However, the assessment needs to 
be made in respect of the current situation on site.  It is considered, on balance, that 
the public benefits of the proposals, subject to the imposition of conditions securing 
appropriate mitigation measures, would outweigh the less than significant harm 
arising as a result of the development.  Therefore, the proposals comply with Policy 
ENV2 and the NPPF.

D Impacts on biodiversity (ULP Policy GEN7; NPPF)

10.37 Policy GEN7 seeks to protect biodiversity and this is also reflected in paragraph 118 
of the NPPF.  In addition to biodiversity and protected species being a material 
planning consideration, there are statutory duties imposed on local planning 
authorities.  Section 40(1) of the Natural Environment and Rural Communities Act 
2006 states “Every public authority must, in exercising its functions, have regard, so 
far as is consistent with the proper exercise of those functions, to the purpose of 
conserving biodiversity.”  This includes local authorities carrying out their 
consideration of planning applications.  Regulation 9(3) of the Conservation of 
Habitats and Species Regulations 2010 requires “A competent authority, in 
exercising any of their functions, must have regard to the requirements of the 
Habitats Directive and Birds Directive so far as they may be affected by the exercise 
of those functions”. 

10.38 The proposal seeks to demolish existing buildings within the site and therefore has 
the potential to impact on protected species.  The application is accompanied by a 
biodiversity checklist, amphibian survey and a bat survey.  The bat survey found no 
potential for bats within the buildings to be demolished.  Great crested newts were 
found in an off-site pond but it was not considered that there was the potential for 
migration onto the site.  Therefore, it is considered that the proposals to adversely 
impact on protected species or their habitats.  The proposals comply with Policy 



GEN7 and the NPPF.

E Access and parking (ULP Policies GEN1, GEN8; NPPF)

10.39 Policy GEN1 requires development to be located where the highway network can 
safely accommodate the development and where it would not result in adverse 
impacts on other highway users.  It is noted that Takeley Parish Council has raised 
issues regarding highway safety in the area.

10.40 The application was accompanied by a transport statement and further information 
requested on visibility splays, vehicle tracking of the site and estimated trip 
generation.  These were assessed by the Highway Authority.  There is an existing 
use of the site which includes facilities for buses, although on more of a limited 
basis. A survey of the existing use was carried out by the developer and future 
proposed use estimated based on other similar operations and the TRICs data 
base. The proposed use was significantly lower than the existing over a 12 hour 
period and slightly lower in the peak, although this will be a 24 hour operation, in 
terms of traffic congestion, this is not an issue.  It is understood from the application 
that no passengers will be accessing services from this location.

10.41 A speed survey was carried out to determine the speed of the road at this point and 
the visibility from the main access is in line with standards for a road of this speed.  
The access is to be widened slightly to ensure large vehicles can access safely.  
One of the conditions recommended by the Highway Authority is that the access to 
the north be closed off and retained for emergency use only, as the visibility from 
this is limited.  However, this access serves the remainder of the site which has 
authorised use for B1 purposes, all of which appear to be occupied.  These uses are 
within the listed buildings and therefore ensure the long-term viability of these 
buildings.  Therefore, this condition is unreasonable and creates the potential for 
highway safety issues.  Overall, it is considered that the proposals comply with 
Policy GEN1.

10.42 The parking plan indicates that the site can accommodate a saturation parking 
requirement for 59 coaches of varying sizes.  However, it is not envisaged that 
vehicles would normally be parked at the site with parking for a maximum of 20 
vehicles required, although it is expected that this number would be a lot lower as 
the coaches would be in service.  Staff parking for coach drivers would be in the 
location of the areas shown as coach parking, although 19 car parking spaces are 
indicated for staff, including 3 disabled spaces.  Parking standards for commercial 
uses are maximum standards and it is considered that the proposals comply with 
Policy GEN8.

F Flood risk (ULP Policy GEN3; NPPF)

10.43 The site area exceeds 1 hectare in area and therefore is accompanied by a Flood 
Risk Assessment.  Policy GEN3 and the NPPF require development to not increase 
potential flood risk due to surface run-off.  The information submitted with the 
application has been considered by the Lead Local Flood Authority (Essex County 
Council) who raise no objections subject to conditions.  The proposals therefore 
comply with Policy GEN3 and the NPPF.

G Other material planning considerations 

10.44 The site has a range of historic uses which are likely to have resulted in 
contamination of the site.  Policy ENV14 requires a site investigation, risk 



assessment and remediation strategy to be prepared.  A Phase 1 Preliminary Risk 
Assessment was submitted with the application.  This has been considered by the 
Environmental Health Officer who has no objections to the proposals subject to 
conditions.  The proposals therefore comply with Policy ENV14.

10.45 Paragraph 2.16 of the applicant’s statement requests a condition allowing solar 
panels to be fitted to Network House and the Grain Store.  These do not form part 
of the application.  The fixing of solar panels to Network House will require Listed 
Building consent and as such a condition permitting this would be inappropriate.  
With regards to the Grain Store, the installation of solar panels may be permitted 
development under the Town and Country Planning (General Permitted 
Development) (England) Order 2015, Schedule 2, Part 14, Class J, but no 
information with regards to the proposed installation have been given to assess 
this.  It will be up to the applicant to assess whether the works could be permitted 
development and if they wish to have confirmation of this then an application for a 
Certificate of Lawfulness will be required.

10.46 The latest layout plan includes the installation of a sliding security gate.  No details 
have been given within the application of the size and appearance of the gate.  
The principle of a security gate may not be acceptable in this location due to the 
potential impacts on the setting of the curtilage listed building and the character of 
the rural area.  However, the Council would not have any objection to the 
installation of a rising barrier which can have a farmyard type of appearance.  
Clarification on this point was awaited at the time of writing this report and an 
update will be given either in the Supplementary List of Representations or 
verbally at the committee meeting.

11. CONCLUSION

The following is a summary of the main reasons for the recommendation:

A The application site is located outside the development limits, within the 
countryside and on land designated as Countryside Protection Zone.  The site is 
currently in a mix of unauthorised and unregulated commercial uses, with the 
exception of Network House which appears to be in B1 use.  Whilst applications 
for Certificate of Lawfulness have been made for two of the unauthorised uses 
these have not yet been determined.

The proposal relates to the removal of the existing unauthorised uses and the 
creation of a new bus depot to serve National Express.  This would result in the 
urbanisation of the site and a change in characteristics from the current farmyard 
setting.  However, it is considered that, on balance, the change of use and the 
removal of existing buildings and their replacement with the new equipment 
associated with the new bus depot would be appropriate.  Mitigation measures 
can be required by way of condition to reduce the impacts of the proposals.

B The proposals would have an urbanising impact on the character of the rural area.  
There would be noise and lighting impacts arising from the proposals which could 
affect residential amenity.  However, the existing unregulated and unauthorised 
uses on the site potentially have similar impacts on residential amenity and the 
character of the rural area.  On balance, it is considered that the opportunity to 
regularise the position on this site and secure appropriate mitigation measures 
would provide a planning gain.  The potential for loss of residential amenity has 
been assessed by the Environmental Health Officer who considers that subject to 
the appropriate mitigation measures being in place the proposals would be 



acceptable.  Therefore, on this basis, it is considered that the proposals would be 
in compliance with the relevant policies.

C The application site contains a curtilage listed building (Network House) and is 
adjacent to 6 listed buildings.  The development would have an impact on the 
setting of the listed buildings.  The Nine Bay Barn would be most affected due to 
its relationship with the application site.  The proposals would involve the removal 
of the agricultural buildings adjacent to the listed building and would result in the 
increased prominence of the Nine Bay Barn and the historic farmyard.  The 
creation of the new bus depot would have a less than significant impact on the 
setting of the listed buildings.  The removal of the existing unregularized uses on 
site and the granting of planning permission for this development would allow the 
Council to secure mitigation measures by way of condition.  On this basis it is 
considered that the proposals would provide public benefits that would outweigh 
the harm.

D There are no protected species recorded within the application site and as such 
the proposals comply with Policy GEN7.

E The proposals would utilise the existing access.  Parking would be provided within 
the site for the coaches and employees.  The proposals are considered to be 
acceptable to Essex County Council Highways subject to conditions.

F The proposals would not give rise to increased flood risk and the proposals are 
acceptable.

G The site is likely to be contaminated and mitigation measures can be secured by 
way of condition.

RECOMMENDATION – APPROVAL WITH CONDITIONS

Conditions

1. The development hereby permitted shall be begun before the expiration of three 
years from the date of this permission.

REASON:  In order to comply with Section 91 (1) and (2) of the Town and Country 
Planning Act 1990 (as amended).

2. Notwithstanding the details submitted, no development shall take place until 
detailed plans relating to the proposed boundary treatments and landscaping have 
been submitted to and approved in writing by the local planning authority.  Fencing 
shall be timber boarded and painted black.  The development shall be 
implemented in accordance with the approved plans.

REASON:  In the interests of preserving the setting of the heritage assets in 
accordance with Uttlesford Local Plan Policy ENV2 (adopted 2005) and the NPPF.

Justification:  Failure to supply this information prior to the commencement of 
development may result in substantial harm to the significance and setting of the 
heritage assets.

3. No development shall take place until full details of both hard and soft landscape 
works have been submitted to and approved in writing by the local planning 
authority.  Subsequently, these works shall be carried out as approved.  The 



landscaping details to be submitted shall include:

 Full details of the cross-section of the bund
 Planting details, including planting plans giving details of specifications of 

species, sizes, planting centres, number and percentage mix
 Details of the entrance barrier
 Car parking layout
 Vehicle and pedestrian access and circulation areas
 Details of planting or features to be provided to enhance the value of the 

development for biodiversity and wildlife
 Details of siting and timing of all construction activities to avoid harm to all 

nature conservation features

REASON:  The landscaping of this site is required in order to protect and enhance 
the existing visual character of the area and to reduce the visual and 
environmental impacts of the development hereby permitted, in accordance with 
Uttlesford Local Plan Policies S7, S8 and GEN2 (adopted 2005) and the NPPF.

4. Prior to the commencement of the development hereby permitted a Noise 
Management Plan shall be submitted to and approved in writing by the Local 
Planning Authority.  Such a management plan shall identify measures to control 
noise emanating from the hereby permitted facility.  Any identified measures shall 
be implemented in accordance with the approved plan at all times.

REASON: To protect the amenity of neighbouring residents in accordance with 
Uttlesford Local Plan Policies GEN4 and ENV11 (adopted 2005) and the NPPF.

Justification:  Failure to supply this information prior to the commencement of 
development may result in harm to residential amenity.

5. Prior to the commencement of the development hereby permitted a scheme for 
protecting the proposed dwellings from noise from the permitted facility shall be 
submitted to and approved in writing by the local planning authority.  No 
operations shall be undertaken until the scheme has been implemented in 
accordance with the approved details and it shall be retained in accordance with 
those details thereafter.

REASON: To protect the amenity of neighbouring residents in accordance with 
Uttlesford Local Plan Policies GEN4 and ENV11 (adopted 2005) and the NPPF.

Justification:  Failure to supply this information prior to the commencement of 
development may result in harm to residential amenity.

6. Prior to the commencement of the development hereby permitted a scheme for 
minimising light pollution, including measures such as motion sensored lighting, 
shall be submitted to and approved in writing by the local planning authority.  
Subsequently, the development shall be carried out strictly in accordance with the 
approved measures.

REASON:  To protect the amenity of neighbouring residents and the character of 
the rural area in accordance with Uttlesford Local Plan Policies S7, S8, GEN2, 
GEN4 and GEN5 (adopted 2005) and the NPPF.

Justification:  Failure to supply this information prior to the commencement of 



development may result in development causing significant harm to residential 
amenity and the character of the rural area.

7. The intensity of illumination of the lighting shall at all times be at the minimum level 
necessary to ensure safe and secure operational use of the site and at no time 
exceed the levels specified as part of the Lighting Impact Assessment provided by 
Level EE dated March 2017.  All lighting fixtures shall be shielded where there is a 
possibility of light spill or any detriment to amenity.

REASON:  To protect the amenity of neighbouring residents and the character of 
the rural area in accordance with Uttlesford Local Plan Policies S7, S8, GEN2, 
GEN4 and GEN5 (adopted 2005) and the NPPF.

8. Prior to the commencement of the development hereby permitted, a remediation 
scheme, together with a timetable for its implementation, must be submitted to and 
approved in writing by the Local Planning Authority.  The scheme must be based 
on the findings of the ground investigation report prepared by Ian Farmer 
Associates dated April 2017.  The scheme must include all works to be 
undertaken, proposed remediation objections and remediation criteria, and must 
ensure that the site will not qualify as contaminated land under Part 2A of the 
Environmental Protection Act 1990 in relation to the intended use of the land after 
remediation.  The development must be carried out strictly in accordance with the 
remediation scheme.

REASON:  To protect the future occupiers of the site in accordance with Uttlesford 
Local Plan Policy ENV14 (adopted 2005) and the NPPF.

Justification:  Failure to supply this information prior to the commencement of 
development may result in development which would be on contaminated land.

9. The remediation scheme shall be implemented in accordance with the approved 
timetable of works.  Within 3 months of the completion of measures identified in 
the approved remediation scheme, a validation report (that demonstrates the 
effectiveness of the remediation carried out) must be submitted to the Local 
Planning Authority.

REASON:  To protect the future occupiers of the site in accordance with Uttlesford 
Local Plan Policy ENV14 (adopted 2005) and the NPPF.

10. In the event that contamination is found at any time when carrying out the 
approved development that was not previously identified it must be reported in 
writing within 2 days to the Local Planning Authority and once the Local Planning 
Authority has identified the part of the site affected by the unexpected 
contamination development must be halted on that part of the site until such time a 
remediation scheme, as required by condition 7, has been submitted to and 
approved in writing by the local planning authority.  Subsequently, the 
development shall be carried out in accordance with the remediation measures 
and within 3 months of the completion of measures a validation report must be 
submitted to the Local Planning Authority.

REASON:  To protect the future occupiers of the site in accordance with Uttlesford 
Local Plan Policy ENV14 (adopted 2005) and the NPPF.

11. Surface water draining from areas of hardstanding shall be passed through an oil 
separator or series of oil separators, prior to being discharged into any 



watercourse, soakaway or surface water sewer.  The separator(s) shall be 
designed and constructed to have a capacity compatible with the area being 
drained, shall be installed prior to the occupation of the development and shall 
thereafter be retained and maintained throughout the lifetime of the development.  
Clean roof water or vehicle washdowns and detergents shall not pass through the 
separator(s) and should be drained instead to foul sewer or sealed system.

REASON:  To reduce the risk of pollution to the water environment in accordance 
with Uttlesford Local Plan Policy ENV14 (adopted 2005) and the NPPF.

12. No works shall take place until a detailed surface water drainage scheme for the 
site, based on sustainable drainage principles and an assessment of the 
hydrological and hydro geological context of the development, has been submitted 
to and approved in writing by the local planning authority. The scheme should 
include but not be limited to:

 Limiting discharge rates to the 1 in 1 Greenfield or at least 50% betterment of 
Brownfield rates for all storm events up to an including the 1 in 100 year rate 
plus 40% allowance for climate change.

 Provide sufficient storage to ensure no off site flooding as a result of the 
development during all storm events up to and including the 1 in 100 year 
plus 40% climate change event.

 Final modelling and calculations for all areas of the drainage system. 
 The appropriate level of treatment for all runoff leaving the site, in line with the 

CIRIA SuDS Manual C753.
 Detailed engineering drawings of each component of the drainage scheme.
 A final drainage plan which details exceedance and conveyance routes, FFL 

and ground levels, and location and sizing of any drainage features.
 A written report summarising the final strategy and highlighting any minor 

changes to the approved strategy.

The scheme shall subsequently be implemented prior to occupation.

REASON:  To prevent flooding by ensuring the satisfactory storage of/disposal of 
surface water from the site; to ensure the effective operation of SuDS features 
over the lifetime of the development; to provide mitigation of any environmental 
harm which may be caused to the local water environment, in accordance with 
Uttlesford Local Plan Policy GEN3 (adopted 2005) and the NPPF.

Justification:  Failure to provide the above required information before 
commencement of works may result in a system being installed that is not 
sufficient to deal with surface water occurring during rainfall events and may lead 
to increased flood risk and pollution hazard from the site.

13. No works shall take place until a scheme to minimise the risk of offsite flooding 
caused by surface water run-off and groundwater during construction works and 
prevent pollution has been submitted to, and approved in writing by, the local 
planning authority.  The scheme shall subsequently be implemented as approved.

REASON:  The National Planning Policy Framework paragraph 103 and 
paragraph 109 state that local planning authorities should ensure development 
does not increase flood risk elsewhere and does not contribute to water pollution.
Construction may lead to excess water being discharged from the site.  If 
dewatering takes place to allow for construction to take place below groundwater 



level, this will cause additional water to be discharged.  Furthermore, the removal 
of topsoils during construction may limit the ability of the site to intercept rainfall 
and may lead to increased runoff rates.  To mitigate increased flood risk to the 
surrounding area during construction there needs to be satisfactory storage 
of/disposal of surface water and groundwater which needs to be agreed before 
commencement of the development.  Construction may also lead to polluted water 
being allowed to leave the site.  Methods for preventing or mitigating this should 
be proposed, in accordance with Uttlesford Local Plan Policy GEN3 (adopted 
2005) and the NPPF.

Justification:  Failure to provide the above required information before 
commencement of works may result in a system being installed that is not 
sufficient to deal with surface water occurring during rainfall events and may lead 
to increased flood risk and pollution hazard from the site.

14. No works shall take place until a Maintenance Plan detailing the maintenance 
arrangements including who is responsible for different elements of the surface 
water drainage system and the maintenance activities/frequencies, has been 
submitted to and agreed, in writing, by the Local Planning Authority.  Should any 
part be maintainable by a maintenance company, details of long term funding 
arrangements shall be provided.

REASON:  To ensure appropriate maintenance arrangements are put in place to 
enable the surface water drainage system to function as intended to ensure 
mitigation against flood risk, as required in accordance with Uttlesford Local Plan 
Policy GEN3 (adopted 2005) and the NPPF.

Justification:  Failure to provide the above required information before 
commencement of works may result in the installation of a system that is not 
properly maintained and may increase flood risk or pollution hazard from the site.

15. The applicant or any successor in title must maintain yearly logs of maintenance 
which shall be carried out in accordance with any approved Maintenance Plan.  
These must be available for inspection upon a request by the Local Planning 
Authority.

REASON:  To ensure the SuDS are maintained for the lifetime of the development 
as outlined in any approved Maintenance Plan so that they continue to function as 
intended to ensure mitigation against flood risk as required in accordance with 
Uttlesford Local Plan Policy GEN3 (adopted 2005) and the NPPF.

16. Prior to the occupation of the development hereby permitted, the access as shown 
in principle on drawing number SK20170718-001 shall be provided.  It shall have 
clear to ground visibility splay with dimensions of 2.4 metres by 73 metres to the 
south west and 2.4 metres by 72 metres to the north east, as measured from and 
along the nearside edge of the carriageway.  Such vehicular visibility splays shall 
be provided before the access is first used by vehicular traffic and retained free of 
any obstruction at all times thereafter.

REASON:  To provide safe access and adequate intervisibility between vehicles 
using the access and those in the existing public highway in the interest of 
highway safety in accordance with Policy DM1 of the Development Management 
Policies as adopted as County Council Supplementary Guidance in February 2011 
and Uttlesford Local Plan Policy GEN1 (adopted 2005).



17. There shall be no discharge of surface water onto the highway.

REASON:  To prevent hazards caused by water flowing onto the highway and to 
avoid the formation of ice on the highway in the interest of highway safety to 
ensure accordance with Policy DM1 of the Development Management Policies as 
adopted as County Council Supplementary Guidance in February 2011 and 
Uttlesford Local Plan Policy GEN1 (adopted 2005).

18. Prior to the first occupation of the development the car parking spaces in 
accordance with Essex Parking Standards of a minimum size of 5m by 2.5m, to be 
provided, hard surfaced, sealed and motorcycle parking and secure, covered cycle 
parking to be provided in accordance with the Essex Parking Standards, all to be 
retained thereafter for that purposed.

REASON:  To ensure that appropriate parking is provided in accordance with 
Policy DM8 of the Development Management Policies as adopted as County 
Council Supplementary Guidance in February 2011 and Uttlesford Local Plan 
Policy GEN8 (adopted 2005).
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