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PROPOSAL: Outline planning application with all matters reserved except 
access for up to 88 dwellings (including affordable housing 
and self/custom-build plots), as well as public open space, 
children's play area, landscape infrastructure including a 
buffer to Priors Wood Ancient Woodland and all other 
associated infrastructure 

  
APPLICANT: J A Trafford, C F Ash-Wheeler, M B Ash, C Caddy. 
  
AGENT: Mr R Barber (Pegasus Group) 
  
EXPIRY 
DATE: 

4 November 2021 

  
EOT Expiry 
Date  

16 May 2022 

  
CASE 
OFFICER: 

Mr Lindsay Trevillian 

  
NOTATION: Outside Development Limits. Countryside Protection Zone, within 

250m of Ancient Woodland (Priors Wood), Contaminated Land, 
Historic Land Use Within 6km of Stansted Airport. Within 2KM of 
SSSI. County and Local Wildlife site (Priors Wood). 

  
REASON 
THIS 
APPLICATION 
IS ON THE 
AGENDA: 

Major Application 

__________________________________________________________________ 

 
1. EXECUTIVE SUMMARY 
  
1.1 Outline planning permission is sought by the applicant (J A Trafford, C F 

Ash-Wheeler, M B Ash, C Caddy) for the erection of up to 88 dwellings 
alongside associated works with all matters reserved apart from access 
at the site known as ‘Land East of Parsonage Road, Takeley’. 

   
1.2 The application site lies outside the defined settlement boundary limits 

and is thereby located within the countryside. The site also lies within the 
Countryside Protection Zone. Thereby the proposals are contrary to 
Policies S7 and S8 of the Adopted Local Plan. However, as the proposals 
cannot be tested against a fully up-to-date Development Plan, and the 
Council are currently unable to demonstrate a 5YHLS and thereby 
paragraph 11 of the NPPF is engaged. As such, a detailed “Planning 
Balance” has been undertaken of the proposals against all relevant 
considerations. 

  



1.3 The development would provide social and economic benefits in terms of 
the construction of the dwellings and the investment into the local 
economy. The proposals would result in significantly boosting the 
Councils housing supply including affordable and self-build units. 
Furthermore, weight has been given in respect to the biodiversity net gain, 
improve transport infrastructure, on-site energy generation from low-
carbon sources and the provision of public open spaces. Thus, taken 
together, significant weight to the benefits of the development have been 
considered. 

  
1.4 Turning to the adverse impacts of development, the negative 

environmental effect of the development would be limited and localised 
landscape character and visual effects on the character and appearance 
of the countryside and limited harm to the role of the countryside 
protection zone arising from the extension of built form. This would have 
limited to modest negative environmental effects. Furthermore, the 
proposals would inevitably result in an adverse impact to the setting and 
experience of the designated heritage asset of the adjoining listed 
building. 

  
1.5 Therefore, and taken together, weight to the adverse impacts have been 

considered in respect of development and the conflict with development 
plan policies. The benefits of granting planning permission would 
significantly and demonstrably outweigh the identified adverse impacts of 
development.  

  
2. RECOMMENDATION 

 
That the Interim Director of Planning and Building Control be 
authorised to GRANT permission for the development subject to those 
items set out in section 17 of this report - 
 
A) Completion of a s106 Obligation Agreement in accordance with  

the Heads of Terms as set out   
B) Conditions   
 
And  
 
If the freehold owner shall fail to enter into such an agreement, the 
Interim Director Planning & Building Control shall be authorised to 
REFUSE permission following the expiration of a 6 month period from 
the date of Planning Committee. 
 

  
  
3. SITE LOCATION AND DESCRIPTION: 
  
3.1 The area of land subject to this outline planning application relates to the 

land known as ‘Land East of Parsonage Road Takeley, Essex.’ The extent 



of the application site is as shown by the land edged in red on the site 
location plan submitted in support of this application. 

  
3.2 The site is located on the northern edge of the village of Takeley with 

existing residential development backing on to the site’s southwestern 
boundary. The site is relatively level and is approximately 6.65 hectares 
in size. There is no established built form contained on the site and it 
primary consists of a single large arable field used for agriculture. 

  
3.3 The southern and eastern boundaries of the site are formed by mature 

trees and a hedgerow. The site’s northern boundary is formed by the bund 
and vegetation which runs immediately adjacent to the A120. No 
vegetation is covered by tree preservation orders.  

   
3.4 The western boundary of the site is also partially formed by land which is 

subject to an outline planning permission for a residential care home 
UTT/19/0394/OP. Parsonage Road forms the remainder of the site’s 
western boundary. Beyond Parsonage Road, to the west, is agricultural 
land which is subject to an outline planning approval UTT/19/0393/OP for 
up to 119 dwellings, vehicle access and other associated works. The 
reserve matters application was approved by members of the planning 
committee on the 27th April 2022. 

  
3.5 Also included in the red line site area is a corridor of agricultural land which 

stretches to the west and connects to Takeley Brook.  
  
3.6 An existing public right of way (PRoW 48_21) abuts the northern boundary 

of the site adjacent to the A120 that runs in an east-west direction from 
the Parsonage Road where it meets the A120 overbridge. 

  
3.7 The south-eastern corner of the site is immediately adjacent Prior’s Wood 

which is an Ancient Woodland and Local Wildlife Site. The Environmental 
Agency Flood Risk Maps identifies the whole of the site lying within ‘Flood 
Zone 1’. The site is not located within any national landscape 
designations. It does form part of the ‘Countryside Protection Zone’ (CPZ) 
which surrounds Stansted Airport. The nearest Site of Special Scientific 
Interest (SSSI) is Hatfield Forest. This is located to the south-east of the 
site (approximately 1.4km). The site is not within a Conservation Area and 
there are no Listed Buildings present on the site or abutting.  

  
4. PROPOSAL 
  
4.1 This planning application is submitted in outline with matters relating to 

scale, layout, appearance, and landscaping reserved. The applicant is 
seeking approval in principle to develop the site for up to 88 dwellings and 
for the site access be granted consent. This will leave the approval of the 
scale, layout, appearance, and landscaping to be decided at a later date 
when further applications (the reserved matters) will be submitted to the 
Council if this outline permission is granted.  

  



4.2 Although this application seeks outline planning permission, the 
application is accompanied by indicative parameter plans, which given an 
indication of how such a quantum of development could be achieved on 
the site including in respect of layout.  

  
4.3 The indicative parameter plans show that the built form of development 

will be focused on the southern part of the site with publicly accessible 
open and play space areas provided adjacent to the built form to the north. 
This will provide a buffer zone between the A120 and the proposed 
housing. Furthermore, a minimum 15-metre landscape buffer will be 
provided between built development and the crowns of boundary trees 
associated with the Ancient Woodland. In total the provision for 3.03ha 
hectares of open space is proposed which includes: 
 
Public Open Space = 2.28ha  
Play Space = 0.05ha  
Landscape buffer to the Ancient Woodland (visual amenity only, this area 
has restricted public access) = 0.31ha  
SUDs feature = 0.39ha 

  
4.4 The height of residential development will generally be two storeys, with 

some two-and-a-half dwellings with a development density of 31 dwellings 
per hectare. 

  
4.5 The applicant has suggested that the proposals would be made of mix of 

housing types, forms and styles. Up to 88 new dwellings are proposed, of 
which up to 35, or 40% of the total, are to be affordable housing units. A 
total of 10% of the dwellings proposed would be for self-build and custom 
build plots. In addition, a total of 5% of the dwellings proposed would be 
built to Category 3 (wheelchair user) housing M4 (3) (2) (a) wheelchair 
adaptable. 

  
4.6 Also included in the red line site area is a corridor of agricultural land which 

stretches to the west and connects to Takeley Drain. This corridor will 
deliver surface water drainage infrastructure necessary to make the 
connection to the existing watercourse/outfall point. No development, 
other than surface water drainage infrastructure will take place in this 
location. 

  
5. ENVIRONMENTAL IMPACT ASSESSMENT 
  
5.1 The applicant submitted an EIA Screening Opinion Request to the Council 

ref: UTT/21/0177/SCO on 5th March 2021, related to a potential 
development of up to 100 dwellings. An EIA Screening Opinion was 
provided on the 09th of September 2021, which advised that the proposed 
development did not merit an Environmental Statement under the terms 
of the 2017 Regulations. The applicant further submitted a second 
Screening Opinion concurrently with the submission of this planning 
application as the number of proposed dwellings has reduced to up to 88 



dwellings. It remains the view of the officers that an EIA is not required in 
this case.  

  
6. RELEVANT SITE HISTORY 
  
6.1 A search of Council’s records indicates that there is no relevant recorded 

planning history for the site, however, there are several recent planning 
decisions that are important to the planning merits of this scheme on 
nearby surrounding sites as per below: 

  
6.2 Reference Proposal Decision 

   
UTT/19/0393/OP Development of up to 119 

dwellings (including 
affordable housing) including 
vehicular and pedestrian 
accesses, infrastructure, 
open space, footpath links, 
children’s play area, 
landscaping, green 
infrastructure, surface water 
management, wastewater 
pumping station and 
associated works and either a 
community building (use 
class D1); or a dwelling’. 

Allowed at appeal 
under Ref:  
APP/C1570/W/19
/3234530 in 
January 2020.  

   
UTT/22/0152/DFO Details following outline 

application UTT/19/0393/OP 
(approved under appeal 
reference 
APP/C1570/W/19/3234530), 
details of appearance, 
landscaping, layout and scale 
for the erection of 110 no. 
dwellings with associated 
open space, landscaping and 
other drainage and highway 
infrastructure. 

Approved 27th 
April 2022.  

   
UTT/19/0394/OP  Development of a care home 

(use class C2) with up to 66 
bed spaces, including 
vehicular and pedestrian 
access, parking, 
infrastructure, landscaping 
and associated works’.” 

Allowed at appeal 
APP/C1570/W/19
/3234532 in 
January 2020 

   
UTT/21/3311/OP Outline planning application 

with all matters reserved, for 
Awaiting 
Decision.  



up to 155 dwellings (including 
affordable housing and 
self/custom build plots), as 
well as public open space, 
children's play area, land 
retained in agricultural use, 
landscaping and all other 
associated infrastructure 

  
  
7. PREAPPLICATION ADVICE AND/OR COMMUNITY CONSULTATION 
  
7.1 Paragraph 39 of the NPPF states that early engagement has significant 

potential to improve the efficiency and effectiveness of the planning 
application system for all parties and that good quality pre-application 
discussions enable better coordination between public and private 
resources, and improved results for the community. The Applicant has 
entered into a Planning Performance Agreement (PPA) with the Council.  

  
7.2 This has included pre-application engagement including a programme of 

meetings between the Applicant and officers of Uttlesford District Council 
Essex Place Services: Ecology and Heritage officers and the Local Lead 
Flood Authority (LLFA). Technical consultees working on behalf of the 
Applicant have also engaged with consultees such as UDC 
Environmental Health Officers, UDC Landscape Officers and Essex 
County Council Highways Officers. 

  
7.3 Furthermore, the Applicant has also given a pre-application presentation 

to Members of the Council’s Planning Committee and Members of 
Takeley Parish Council. 

  
7.4 The applicant has also undertaken a virtual consultation with the local 

community. This included setting up a website to display the proposals 
and various strands of technical work. Local residents were made aware 
of the consultation exercise via a leaflet drop and advertisements in the 
local press. The consultation process ran from the 12th of April to the 30th 
of April 2021 in which the public were given three weeks to respond to the 
consultation via email, phone or freepost letter.  

  
7.5 Full details of the consultation exercise conducted is discussed within the 

supporting Consultation Report. The applicant submits that they listened 
to all views expressed by consultees, the public and Parish Council, 
throughout the duration of the consultation and has made appropriate 
changes to the proposed development to address and mitigate concerns 
raised where possible. 

  
8. SUMMARY OF STATUTORY CONSULTEE RESPONSES 
  
8.1 Highway Authority – No Objection 
  



8.1.1 From a highway and transportation perspective the impact of the proposal 
is acceptable to the Highway Authority subject to appropriate mitigation 
and conditions as outlined in Section 17 of this report.  

  
8.2 Highways Agency – No Objection 
  
8.2.1 The proposed development site is located at eastern side of M11 junction 

8 (part of the Strategic Road Network) and southern side of A120 (SRN), 
where the site access would be from the Parsonage Road. We notice that 
there have been a number of planning applications around Takeley and 
Stansted Airport recently. Individually, each application is small in 
development size and scale; however, in combination all those proposed 
developments significantly reduce the road capacity. Following our last 
response dated 25 August 2021, we have completed our review of the 
Transport Assessment. This current development proposal is unlikely to 
have a severe impact on the SRN. 

  
8.2 Local Flood Authority – No Objection 
  
8.3.1 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 subject to imposing conditions to 
minimise the chances of flood risk and providing appropriate surface 
water drainage facilities. 

  
8.4 Environment Agency 
  
8.4.1 No Comments received at the time of assessment.  
  
8.5 Natural England – No Objection 
  
8.5.1 Natural England confirm that they have no objections to the proposals 

subject to securing appropriate mitigation to offset the harm the proposals 
may have upon Hatfield Forest which is a Site of Special Scientific Interest 
(SSSI) and National Nature Reserve (NNR). Natural England therefore 
advises that permission should not be granted until such time as these 
‘on-site’ and ‘off-site’ mitigation measures have been assessed and 
secured through the appropriate means either by way of an appropriate 
planning condition or S106 Agreement.   

  
8.6 ECC Infrastructure – No Objection 
  
8.6.1 A development of this size can be expected to generate the need for up 

to 7.92 Early Years and Childcare (EY&C) places; 26.40 primary school, 
and 17.60 secondary school places. In view of the above, I request on 
behalf of Essex County Council that if planning permission for this 
development is granted it should be subject to a section 106 agreement 
to mitigate its impact on childcare, primary education, secondary 
education, and libraries. 

  



8.7 NHS West Essex – No Objection 
  
8.7.1 The proposed development is likely to have an impact on the service of 1 

GP practice operating within the vicinity of the application site. The GP 
practice does not have capacity for the additional growth resulting from 
this development. The development could generate approximately 388 
residents and subsequently increase demand upon existing constrained 
services.  

  
8.7.2 The proposed development must therefore, in order to be considered 

under the ‘presumption in favour of sustainable development’ advocated 
in the National Planning Policy Framework, provide appropriate levels of 
mitigation. A developer contribution will be required to mitigate the 
impacts of this proposal. West Essex CCG calculates the level of 
contribution required, in this instance to be £45,270 West Essex CCG 
therefore requests that this sum be secured through a planning obligation 
linked to any grant of planning permission, in the form of a Section 106 
planning obligation. 

  
9. PARISH COUNCIL COMMENTS 
  
9.1 Takeley Parish Council - The Parish Council objects to this application on 

the following grounds: 
  
9.2 Precedence: - It is acknowledged that there have been recent appeal 

decisions have allowed development in the locality including a residential 
care home and 119 dwellings to the west of Parsonage Road. Factors and 
reasons in favour of the development allowed by the Inspector in the 
aforementioned appeals, would count against this application, for 
example the inspector stated, the proposed developments would be well 
related to the existing settlement which cannot be said for this application. 
 
Disagree with the conclusions by the Inspector regarding the acceptance 
of recent development in the locality including 119 dwellings and a 66-bed 
care home. As a result of these decisions, it has opened up the flood gates 
for further applications including two applications by the applicant on land 
around Parsonage Road which could add another 243 new homes. 
 
Countryside Harm:- New buildings or uses would promote coalescence 
between the airport and existing development in the surrounding 
countryside and it would adversely affect the open characteristics of the 
zone. The CPZ helps to maintain the openness of the countryside and 
protects its rural character and restrict the spread of development from 
the airport. For some parcels, particularly to the south of the airport, the 
CPZ plays an essential role in protecting the separate identity of individual 
settlements. 
 
Takeley Parish Council are of the opinion that the harm to the area’s 
important rural character will be entirely inconsistent and will further 
urbanise the settlement of Takeley.  



 
This application would significantly change the setting of Takeley village 
by introducing urban development within the open countryside of the CPZ 
and it would relate poorly to the existing pattern of development. 
 
Sustainability:- The proposal does not meet the environmental dimension 
of sustainable development and therefore the general presumption in 
favour of sustainable development does not apply. 
 
Given the new detail on climate change provided in the IPCC report 
Takeley Parish Council would argue that, although the application is for 
outline planning permission at this stage, it should not be approved as 
much more work needs to be undertaken to understand the implications 
for new buildings.  
 
Housing:- There is clear evidence that Takeley and Little Canfield have 
become largely coalesced during the period between 2011 and 2016.1 
656 dwellings have been built since 2011 and a further 150 or so new 
homes have been granted planning permission since 2016. 
 
Priors Wood:– The proposals would be located close to the ancient 
woodland and County and Local Wildlife site of Priors Wood. It would 
thereby result in harm to the historic and significance of this woodland 
which is important to local biodiversity.   
 
Traffic:– The cumulative effect of several other approved planning 
applications along with the proposals for large scale housing will increase 
the intensification of the nearby junctions and highways resulting in 
unwanted traffic congestion around Takeley. 
 
Cumulative effect:- Whilst accepting that there are some economic and 
social benefits from appropriate development in the area, Takeley Parish 
Council is extremely concerned that if these are all approved it will lead to 
the complete urbanisation of the B1256 corridor with out of scale housing 
developments as well as industrial /storage units.  
 
Infrastructure;- The provision of another 155 new homes to the parish will 
add further pressure to water, sewage and health services.   
 
Concerned to read Thames Waters comments regarding the inability of 
sewage services to accommodate the needs of this development. In our 
view, this is an unsustainable site, and the harm outweighs the benefits 
of providing 88 homes in this location. 

  
10. CONSULTEE RESPONSES 
  
10.1 UDC Housing Enabling Officer – No Objection 
  
10.1.1 UDC housing officers has confirmed that the provision of 40% affordable 

housing is required and that it is Councils’ policy to require 5% of the 



whole scheme to be delivered as fully wheelchair accessible (building 
regulations, Part M, Category 3 homes). The Council’s Housing Strategy 
2021-26 also aims for 5% of all units to be bungalows delivered as 1- and 
2-bedroom units. This would amount to 8 bungalows across the whole site 
delivered as 3 affordable properties and 5 for open market. The 
application was submitted prior to 28/12/21 so First Homes are not 
required unless the developer chooses to include them.  

  
10.1.2 The mix and tenure split of the properties are given below; this mix should 

be indistinguishable from the market housing, in clusters of no more than 
10 with good integration within the scheme and be predominately houses 
with parking spaces. Homes should meet the following standards: 1 bed 
property house 2 people, 2 bed properties house 4 persons, 3 bed 
properties house 5 persons and 4 bed properties house 6 persons. 

  
10.2 UDC Environmental Health – No Objection 
  
10.2.1 No objection subject to imposing appropriately worded planning 

conditions if permission is approved in respect to contamination, air 
quality, noise, external lighting and construction. 

  
10.3 UDC Landscape Officer/Arborist 
  
10.3.1 No comments received at the time of assessment.  
  
10.4 UDC Policy Team - Made comments 
  
10.4.1 Confirmed that the site is identified in the Uttlesford Local Plan 2005 as 

being within the Countryside and Countryside Protection Zone and policy 
S7 and S8 apply. Although the CPZ can be regarded as a “mini green 
belt” its status as that has no backing in the NPPF. The boundaries of the 
CPZ are a matter for the new local plan to consider. Recent appeal 
decisions have resulted in Inspectors judging the coalescence and/or 
adverse effects on the open characteristics of the CPZ to the south of the 
A120 as less of a constraint than to the north. Whether proposals would 
promote coalescence and/or affect the open characteristics of the zone is 
a case-by-case judgement based primarily on size and location of 
development. Reference should also be made to the Uttlesford 
Countryside Protection Zone Study (2016). 

  
10.4.2 The contained to state that recent appeals on applications west of 

Parsonage Road and south of the A120 are material considerations in 
plan making and therefore, this proposal to introduce urban development 
into the CPZ in the form of 88 new dwellings with associated infrastructure 
on the edge of Takeley, is not considered to adversely impact on the 
coalescence between the airport and existing development. This is 
because it has been judged via appeal in similar locations and 
circumstances that the presence of the A120 is recognised as a defined 
boundary that protects the rural character of the countryside in this 
location. 



  
10.4.3 Finally, it was confirmed that the overall site classifications for sites 

assessed in the most recent ‘call for sites’ process has not been confirmed 
at this stage, and therefore a balanced planning decision on this proposal 
based on the latest available evidence is required. 

  
10.5 UDC Climate Change Policy Officer – Made Comments 
  
10.5.1 The Sustainability Statement says in paragraph 3.6.3 that the applicant 

makes no commitment to implement all of the options in the report with 
regard to the choice of construction approaches and technologies. 
Therefore, it is unnecessary for me to comment on the report, beyond 
noting that UDC’s Interim Climate Change Planning Policy or any 
successor document should be referred to at the Reserved Matters 
Application stage should the application progress to this point. 

  
10.5.2 Furthermore, points are made that no separate and dedicated cycle 

storage is offered in addition to garages/sheds and that Stansted Airport 
Train Station is noted as being 2.4km north of the site. However, the route 
between the application site and this train station is unlit, narrow, has 
many bends and is signed as being at the national speed limit. It is unlikely 
that anyone other than the most confident sports cyclist would take this 
route in respect to sustainable transport options. Happy to see that 
secured cycling storage for each residential unit forms part of the 
proposals.  

  
10.6 Place Services (Conservation and Heritage) – No Objection 
  
10.6.1 It was concluded that the proposed development would not cause harm 

to the significance of the designated heritage assets. There is no objection 
to this application on built heritage grounds. 

  
10.7 Place Services (Ecology) – No Objection 
  
10.7.1 Place Services confirmed that they have reviewed all the supporting 

documentation relating to the likely impacts of development on 
designated sites, protected species and Priority species & habitats and 
identification of appropriate mitigation measures.  

  
10.7.2 They concluded that the mitigation measures identified in the Ecology 

Report (Applied Ecology Ltd., August 2021) was appropriate and should 
be secured by a condition of any consent and implemented in full. 

  
10.7.3 It was also concluded that they support the proposed biodiversity 

enhancements including the provision of wildlife-friendly, native 
landscaping and the incorporation of integrated bat and bird boxes, which 
have been recommended to secure net gains for biodiversity. 

  
10.8 Place Services (Archaeology) – No Objection 
  



10.8.1 The Essex Historic Environment Record shows the proposed 
development area has the potential to contain significant archaeological 
remains. As such it is recommended that conditions are imposed on the 
consent to undertake archaeological work comprising initial trial trenching 
to identify the extent and depth of archaeological deposits followed by 
open area excavation if archaeological deposits are identified. 

  
10.9 National Trust – No Objection 
  
10.9.1 Advise that the proposed development is approximately 1.4km from the 

SSSI, National Nature Reserve areas and ancient woodland of Hatfield 
Forest which extends over 424 hectares, including Wall Wood and 
Woodside Green. The area has been owned and managed by the 
National Trust since 1924. Of greatest significance is that Hatfield Forest 
is the finest surviving example of a small Medieval Royal Hunting Forest. 
The Forest's ecological and historic importance is reflected in its 
designations - for its considerable ecological significance and especially 
for its veteran trees and old growth woodland on undisturbed soils.  

  
10.9.2 The forest is experiencing rapid and unsustainable growth in visitor 

numbers which is putting it under considerable pressure and there are 
signs that the SSSI, NNR and other designated/protected features there 
are being damaged. In order to advance its understanding of these issues 
as well as an understanding of visitor numbers, origin and behaviour when 
visiting the Forest, the Trust, with support from Natural England (NE), 
commissioned consultants Footprint Ecology to undertake visitor surveys 
and prepare an impact management report to help build a practical 
strategy for the Forest going forward. This established a 'Zone of 
Influence' (ZOI), within which this site falls. A copy of this report (the 
Hatfield Forest 'Visitor Survey and Impact Management Report 2018') has 
been sent to Uttlesford District Council. Natural England also wrote to your 
planning department in April and September 2019 to alert you to this 
evidence and advise that where relevant, planning decisions are informed 
by this. 

  
10.9.3 The Footprint Ecology report describes the issues arising from 

recreational pressure in more detail and recommends the development of 
a strategy to mitigate these impacts in order that new development can 
meet planning policy requirements (including NPPF para.180). There are 
also duties on LPAs under section 28G (2) of the Wildlife and Countryside 
Act 1981 to take reasonable steps as part of the authority's functions to 
further the conservation and enhancement of SSSI's. Furthermore, there 
is a specific obligation on an authority under section 28I where it is 
proposing to permit an operation likely to damage a SSSI, to give Natural 
England prior notice. 

  
10.9.4 Having regard to the evidence and in accordance with the above 

requirements it is considered that the impacts of the development on 
Hatfield Forest should be addressed. New housing development within 
the ZOI will contribute further (both individually and cumulatively) towards 



recreational pressure on the Forest. Whilst it is acknowledged that this 
was not an issue when the current Local Plan was adopted and that the 
draft new local plan has recently been withdrawn from examination, there 
is nonetheless evidence now available which identifies an issue at a SSSI 
which Natural England has identified as warranting mitigation. This 
evidence formed part of discussions with the LPA, Natural England, and 
the Planning Inspectorate as part of the Local Plan process. The Post 
Stage 1 Hearings letter from PINS to the LPA (dated 10th January 2020) 
acknowledged that the Inspector's shared the concerns raised by NE 
about a lack of mitigation measures to address recreational impacts of 
new housing development on Hatfield Forest and stated that the matter 
needed resolving. Although the submission Local Plan was withdrawn, 
the issue remains and on the advice of Natural England a bespoke 
solution should be sought on a case-by-case basis in the absence of an 
up-to-date Plan. 

  
10.9.5 Based on recommendations set out in the 'Visitor Survey and Impact 

Management Report', and as referred to in Natural England's letter, the 
National Trust, in consultation with Natural England, has prepared a 
costed Mitigation Strategy. This includes a costed package of mitigation 
measures. The National Trust and Natural England sent a joint letter in 
June 2021 to notify your Council of the Mitigation Strategy and included a 
copy of the document.  

  
10.9.6 On-Site Mitigation 
  
10.9.7 We welcome the on-site mitigation measures set out in the submitted 

Ecology Report (Para.6.11) which would include public open space, an 
800- metre walking route and dogs off-lead area. It should be ensured 
that the delivery of these is secured by condition/legal agreement and 
available for use by residents prior to the first occupation of the dwellings. 
However, Hatfield Forest offers other visitor experiences which could not 
be replicated on a new site. It is used for a range of recreational activities 
including jogging, cycling, wildlife watching, family outings and 
photography. It also includes visitor infrastructure such as a café, toilet, 
shop and education building. This makes it vulnerable to current and 
future demand. Even if on-site mitigation is proposed, it is considered that 
there will still be a residual recreational impact on Hatfield Forest which 
needs to be mitigated.  

  
10.9.8 Off-Site Mitigation 
  
10.9.9 We are pleased that the applicant acknowledges the recreational 

pressure that new development will place on Hatfield Forest and that a 
financial contribution is proposed to address residual impacts. In the 
absence of a tariff setting out a cost per dwelling a contribution of £13,200 
would be proportionate to requests made for other developments within 
the ZOI, based on the number of dwellings proposed. The Hatfield Forest 
Mitigation Strategy is being used by the property team to address 
recreational impacts at Hatfield Forest. A copy of this can be provided if 



required. The Strategy seeks a proportion of costs to be met through 
developer contributions, the rest would met by the National Trust. 
Examples of priority works from the Strategy include veteran tree 
management, soil decompaction, ride side ditching, temporary ride 
closures. Furthermore, now that we have this evidence and baseline 
information, fundamental to the monitoring of this will be on-going survey 
work. This includes independent visitor surveys every 5 years, annual 
impact surveys, soil compaction analysis and gate counter data. The 
costed measures are set out on Pages 13-25 of the Mitigation Strategy. 

  
10.10 Woodlands Trust - Object 
  
10.10.1 The Trust objects to this planning application unless the applicant can 

provide the adjacent ancient woodland with a suitable buffer zone to 
protect Prior’s Wood from the detrimental impacts of the development.  

  
10.11 Crime Prevention Officer – No Objection 
  
10.12 Cadent Gas Ltd – No Objection 
  
10.12.1 We have received a notification from the Line search before Udig 

(LSBUD) platform regarding a planning application that has been 
submitted which is in close proximity to our gas asset/s. We have no 
objection to this proposal from a planning perspective. 

  
10.13 Gigaclear Ltd – No Objection 
  
10.13.1 Having examined our records, I can confirm that whilst Gigaclear Ltd may 

have assets in the wider vicinity, there are no records of any owned 
apparatus within the specific search area of your enquiry detailed in the 
reference/location provided. 

  
10.14 NATS Safeguarding – No Objection 
  
10.14.1 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. 

  
10.15 London Stansted Airport – No Objection 
  
10.15.1 The Safeguarding Authority for Stansted Airport (STN) has assessed this 

proposal and its potential to conflict aerodrome Safeguarding criteria. We 
have no aerodrome safeguarding objections to the proposal subject to 
conditions imposed on the consent in respect to mitigation measures to 
be taken to prevent birds being attracted to the site, prevention of light 
spillage and no reflective materials to be used in the construction.  

  
10.16 UK Power – No Objection  
  



10.16.1 UK Power have enclosed a copy of their records which show the electrical 
lines and/or electrical plant and confirm that they hope that the Council 
find the information useful. They also enclosed a fact sheet which contains 
important information regarding the use of their plans and working around 
their equipment to be forward to the applicant. Safety around their 
equipment is a priority and thereby it is advisable that the applicant have 
completed all workplace risk assessments before they begin any works. 

  
10.17 Thames Water – No Objection 
  
10.17.1 Following initial investigations, Thames Water has identified an inability of 

the existing FOUL WATER network infrastructure to accommodate the 
needs of this development proposal.  

  
10.17.2 Thames Water has contacted the developer in an attempt to agree a 

position for foul water networks and agree an infrastructure and phasing 
strategy for sewage treatment but has been unable to do so in the time 
available and as such Thames Water requested that conditions in respect 
to this be imposed on any approved consent.  

  
11. REPRESENTATIONS 
  
11.1 The application was publicised by sending letters to adjoining and 

adjacent occupiers, displaying a site notice and advertising it within the 
local newspaper.  Representations were received in response to the 
application proposals which are summarised as per below: 

  
11.2 Object 
  
11.2.1 Takeley has already exceeded the previous UDC Local Plan allocation of 

698 new dwellings. 
 
The harms would irreparably damage the village setting, its rural nature 
and heritage. The quality of life and amenity for residents bordering the 
green field sites would be diminished. UDC Policy S7 specifically 
addresses the countryside by protecting and enhancing the natural 
environment as an important component of sustainable development as 
set out in the National Planning Policy Framework (NPPF). 
 
The sites are within the Countryside Protection Zone under UDC Policy 
S8. This is a well-established and longstanding policy to maintain a local 
belt of countryside around Stansted Airport that will not be eroded by 
coalescing development. 
 
Highway Safety 
 
Impact on wildlife – deer, red kites, swifts, Badgers, bats, yellow hammer 
birds, sparrows, grey partridge, kestrel, lesser spotted woodpecker, mistle 
thrush, skylark, song thrush, starling, tawny owl, willow warbler, hares, 
Great Crested Newts, buzzards, robins, Magpies etc. 



 
Loss of habitats. 
 
Listed buildings need to be protected 
 
Lack of health provision, water supply and sewage, school places 
 
Cumulative impact 
 
Air quality and noise impacts 

  
11.3 Comment 
  
11.3.1 The above concerns have been fully assessed in detail within the main 

assessment of this report.  
  
12. MATERIAL CONSIDERATIONS  
  
12.1 In accordance with Section 38 (6) of the Planning and Compulsory 

Purchase Act 2004, this decision has been taken having regard to the 
policies and proposals in the National Planning Policy Framework, The 
Development Plan and all other material considerations identified in the 
“Considerations and Assessments” section of the report.  The 
determination must be made in accordance with the plan unless material 
considerations indicate otherwise.   

  
12.2 Section 70(2) of the Town and Country Planning Act requires the local 

planning authority in dealing with a planning application, to have regard 
to  
 
(a)The provisions of the development plan, so far as material to the   
application,: 
(aza) a post-examination draft neighbourhood development plan, so far 
as material to the application,  
(b) any local finance considerations, so far as material to the application, 
and  
(c) any other material considerations. 

  
12.3 The Development Plan 
  
12.3.1 Essex Minerals Local Plan (adopted July 2014) 

Essex and Southend-on-Sea Waste Local Plan (adopted July 2017) 
Uttlesford District Local Plan (adopted 2005) 
Felsted Neighbourhood Plan (made Feb 2020) 
Great Dunmow Neighbourhood Plan (made December 2016) 
Newport and Quendon and Rickling Neighbourhood Plan (made June 
2021) 
Thaxted Neighbourhood Plan (made February 2019) 

  



12.3.2 Uttlesford Local Plan (2005) – Provides the basis for all planning 
decisions within the district. It contains policies relating to the location of 
development and protection of environmental features. 

  
13 POLICY 
  
13.1 National Policies 
  
13.1.1 National Planning Policy Framework (NPPF) (2021) 
  
13.2 Uttlesford District Plan 2005 
  
 S7 – The Countryside 

S8 – The Countryside Protection Zone 
GEN1 – Access  
GEN2 – Design  
GEN3 – Flood Protection 
GEN4 – Good Neighbourliness  
GEN5 – Light Pollution 
GEN6 – Infrastructure Provision 
GEN7 – Nature Conservation  
GEN8 – Vehicle Parking Standards 
ENV2 – Development Affecting Listed Buildings 
ENV3 – Open Spaces and Trees 
ENV4 – Ancient Monuments and Sites of Archaeological Interest 
ENV5 – Protection of Agricultural Land 
ENV7 – Protection of the Natural Environment 
ENV8 – Other Landscape Elements of Importance 
ENV10 – Noise Sensitive Developments 
ENV11 – Noise Generators 
ENV12 – Groundwater Protection 
ENV14 – Contaminated Land 
H9 – Affordable Housing 
H10 – Housing Mix 

  
13.3 Supplementary Planning Document or Guidance  
  
 Uttlesford Local Residential Parking Standards (2013)  

Essex County Council Parking Standards (2009)  
Supplementary Planning Document- Accessible homes and play space 
homes Essex Design Guide  
Uttlesford Interim Climate Change Policy (2021) 

  
14. CONSIDERATIONS AND ASSESSMENT 
  
14.1 The issues to consider in the determination of this application are:  
  
14.2 A) Principle of Development  

B) Suitability and Location  
C) Countryside Impact  



D) Character and Design  
E) Heritage  
F) Archaeological  
G) Loss of Agricultural Land  
H) Housing Mix and Tenure  
I)  Neighbouring Amenity  
J) Parking and Access  
K) Landscaping, Open Space   
L) Nature Conservation  
M) Contamination  
N) Flooding  
O) Planning Obligations  
P) Other Issues 

  
14.3 A) Principle of Development  
  
14.3.1 The application site is located outside the development limits of Takeley 

within open countryside and is therefore located within the Countryside 
where policy S7 applies.  

  
14.3.2 This specifies that the countryside will be protected for its own sake and 

planning permission will only be given for development that needs to take 
place there or is appropriate to a rural area. Development will only be 
permitted if its appearance protects or enhances the particular character 
of the part of the countryside within which it is set or there are special 
reasons why the development in the form proposed needs to be there. A 
review of policy S7 for its compatibility with the NPPF has concluded that 
it is partially compatible but has a more protective rather than positive 
approach towards development in rural areas. It is not considered that the 
development would meet the requirements of Policy S7 of the Local Plan 
and that, as a consequence the proposal is contrary to that policy. 

  
14.3.3 The site is also located within the Countryside Protection Zone for which 

Uttlesford Local Plan Policy S8 applies. 
  
14.3.4 Policy S8 states that in the Countryside Protection Zone planning 

permission will only be granted for development that is required to be 
there or is appropriate to a rural area. There will be strict control on new 
development. In particular development will not be permitted if either of 
the following apply: 
 
a) New buildings or uses would promote coalescence between the airport 
and existing development in the surrounding countryside. 
b) It would adversely affect the open characteristics of the zone. 

  
14.3.5 The proposal cannot be tested against a fully up-to-date Development 

Plan, and the Council are currently unable to demonstrate a 5 YHLS. In 
either scenario or both, in this case, paragraph 11 is fully engaged along 
with the "tilted balance" in favour of the proposals. 

  



14.3.6 Paragraph 11 requires the decision maker to grant planning permission 
unless having undertaken a balancing exercise there are (a) adverse 
impacts and (b) such impacts would ‘significantly and demonstrably’ 
outweigh the benefits of the proposal. 

  
14.3.7 The “Planning Balance” is undertaken further below, but before doing so 

we have undertaken a wider assessment of the proposal against all 
relevant considerations to determine if there are impacts, before moving 
to consider if these impacts are adverse and would ‘significantly and 
demonstrably’ outweigh the benefits of the proposal in the planning 
balance. 

  
14.4 B) Suitability and Location  
  
14.4.1 The Applicant submits that the proposals would represent a sustainable 

form of development. Takeley is identified within the Local Plan settlement 
hierarchy as being “Key Rural Settlement” that is located on main 
transport link between the towns of Great Dunmow and Bishop’s Stortford 
and the intention is to protect or strengthen the role of these communities 
where there is potential to encourage people to live and work locally. 

  
14.4.2 The new built form would be generally contained within the established 

structure and fabric of the village and would be located adjacent and 
adjoining existing and new built form. The proposal, therefore, provides a 
strong and logical relationship with the existing village.   

  
14.4.3 The village of Takeley has a wide variety of local facilities and services 

that are within walking/cycling distance from the application site, including 
local shops, restaurants and public houses, schools, playing fields and 
cultural and religious buildings. Not to mention, the larger towns of 
Bishop’s Stortford and Great Dunmow are just a short 5 min drive where 
other larger amenities can be found.  

  
14.4.4 The application site is situated within an accessible and sustainable 

location, close to local amenities and facilities including local transport 
(bus & rail) links. A regular bus service runs along Dunmow Road 
connecting the site to the nearby towns of Bishop’s Stortford, Great 
Dunmow and further beyond. In addition, buses also provide connections 
to Stansted Airport and Bishop’s Stortford Train Station, which provides 
further links for commuters working in London. Full details of the site’s 
accessibility are provided within the supporting Transport Assessment. 

  
14.4.5 As such, it is regarded that the application site would not be significantly 

divorced or isolated and that it would be capable of accommodating the 
development proposed in that it could be planned in a comprehensive and 
inclusive manner in relation to the wider area of Takeley. 

  
14.4.6 This is a case to which paragraph 78 of the NPPF applies. The purpose 

of paragraph 78 is to support new development in rural areas, in 
recognition of the benefits it can bring to rural communities. New homes 



create additional population, and rural populations support rural services 
through spending (helping to sustain economic activity) and through 
participation (in clubs and societies for example). There is no reason to 
suppose that the additional occupants of the properties on the application 
site would not use local facilities and participate in village life in the same 
way that other residents do. 

  
14.4.7 Therefore, the development will contribute to sustainable development by 

providing exactly the sort of social and economic benefits to the local 
community that paragraph 78 envisages. Through the additional 
population and activity generated, the application scheme contributes to 
the social and economic objectives of sustainable development. 

  
14.4.8 In addition to the local beneficial impact, because the application scheme 

would provide additional residential homes in a context where the Council 
is in short housing supply, and because it is widely accepted that 
construction activity contributes to the economy, the application scheme 
also contributes, in its own way, to wider social and economic 
sustainability objectives. These are additional material considerations that 
weigh in favour of the application scheme. 

  
14.4.9 This is also a case to which paragraphs 103 and 108 of the NPPF apply. 

When one takes account of the semi-rural context, the application site is 
actually in a relatively sustainable location because it offers options for 
accessing local facilities by non-car modes (particularly walking & 
cycling). Where car trips are required (which is common for rural areas), 
local facilities mean this can be short trips. In the context of development 
in the rural areas, the application scheme will also contribute to the 
environmental ‘limb’ of sustainability.  

  
14.4.10 The proposal would have a negative impact by putting more strain on the 

local infrastructure and demand for school places and local surgeries. 
Takeley also does not have any doctors or dentists within the village. The 
impact on local infrastructure could be mitigated by way of financial 
contributions as identified by the consultees, and these could be secured 
by way of s106 Legal obligation.  

  
14.4.11 For all of the above reasons, it is submitted that the application scheme 

accords with national policy relating to support for rural communities as 
set out in the NPPF and contributes to sustainable development. 

  
14.5 C) Countryside Impact  
  
14.5.1 A core principle of the NPPF is to recognise the intrinsic and beauty of the 

countryside. Paragraph 174 of the Framework further states that the 
planning system should contribute to and enhance the natural and local 
environment by protecting and enhancing valued landscapes.  

  
14.5.2 The proposed scheme is for up to 88 residential units which will optimise 

the use of an underutilised parcel of land whilst at the same time taking 



careful consideration to its locality. A modest density (31dph) scheme 
such as this scheme in this location would not be out of place with the 
surrounding character due to its design concept taking into account the 
wider natural, historic and built environment.   

  
14.5.3 It is acknowledged that there are some open views over the existing 

countryside from the north, northwest and to the west. In respect to views 
from the west towards the site, it is acknowledged that outline permission 
has been granted consent for 119 dwellings which will intern prevent long 
distance views once these dwellings are completed. Furthermore, Prior 
Wood is located to the south east which will also help to mitigate the 
proposed built form from long distance views towards the site.  

  
14.5.4 In outlying views from the countryside towards the site, are in many cases 

interrupted by buildings and vegetation. The visual envelope, i.e. the area 
from which the site can be seen, is relatively modest due to the position 
of the site and the topography primary being located to the south of the 
site.  

  
14.5.5 The proposed indicative layout presents a loose knit and spacious layout 

with significant areas of soft landscaping interspersed and on the 
permitter of the site. This will help to maintain a green collar that presents 
visual relief to the development and filters views into the application site 
public vantage points. The relatively modest density of the site similar the 
adjoining new and existing residential development within the locality, and 
the allowance for visual separation and buffer zones from both the A120 
and Prior Wood is such that the proposed development would not be a 
prominent addition in the local area and the effect on the local landscape.  

  
14.5.6 It would nestle into a largely contained and framed site next to existing 

and new housing and the established vegetation on the boundaries would 
have limited influence beyond the site itself and its immediate setting. 

  
14.5.7 The proposed indicative layout will preserve and enhance the existing 

boundaries through the retention of the existing trees and hedgerows 
along all boundaries and would provide a detailed landscape scheme of 
proposed enhancements where required to fill in missing gaps. This seeks 
to protect important landscape elements for nature conservation and 
provide additional soft screening along the boundaries of the site. The 
application sites boundaries will, therefore, provide substantive 
containment and concealment of the application site and help reduce the 
prominence of any built form outside its immediate boundaries.  

  
14.5.8 In outlying views from the countryside from the north and northwest and 

along the public footpath towards the site, the development would form 
part of the backdrop of the existing buildings and the settlement of Takeley 
resulting in only a low level of visual effect. The landscape and visual 
implications of this proposed development are considered to be of a low 
level and modest nature for a development such as this.  

  



14.5.9 The development proposal would have a limited visual influence on the 
surroundings and that the appearance of the settlement in its semi-rural 
landscape context would not be notably altered or harmed. The new built 
form would be partly screened and contained within the established 
structure and fabric of the settlement when seen from outlying countryside 
locations. The development would not be a prominent or discordant 
element and would appear as an unobtrusive addition to the settlement 
set behind the established boundary treatments and adjacent to existing 
properties. 

  
14.5.10 With regards the site’s role within the Countryside Protection Zone, given 

that the site is generally divorced from the wider countryside and adjacent 
to the village development boundaries, weight should be given to the role 
it plays within the Countryside Protection Zone.  

  
14.5.11 The applicant notes that Uttlesford District Council undertook a 

Countryside Protection Zone Study, published in June 2016. The overall 
aim of the study was to assess the extent to which the land within the CPZ 
is meeting its purposes, as set out in Policy S8 of the Uttlesford Local Plan 
(2005). This study only provides guidance and is not a formal 
supplementary planning document.  

  
14.5.12 The application site contains no built development and has a sense of 

openness backing onto existing residential development. The A120, 
which links the airport to the M11, lies to the north. Furthermore, the field 
to the west has just received consent for 119 dwellings. Land use within 
the parcel includes a medium scale arable field divided by ditches and 
hedgerows. The main purpose of the parcel is to play a role in preventing 
development between the airport and the village.  

  
14.5.13 Reference to the four purposes of the Countryside Protection Zone as per 

the guidance set in the Countryside Protection Zone Study is considered 
as per below: 

  
14.5.14 To protect the open characteristics of the CPZ – development on the 

application site would not compromise further the open characteristics of 
the CPZ, given its isolation from the wider area of countryside and that 
further development will not be able to come forward due to the 
constraints of the A120 and existing new development to the west and 
existing built development in the form of residential housing to the south. 
It is acknowledged that the site will result in an extension of built form and 
some loss of open land. However, the site itself exhibits a relatively strong 
relationship with Takeley. This was recognised by the Inspector in the 
Parsonage Road appeal decisions who stated that the appeal sites (which 
neighbour the application site) "have strong urban influences and have a 
less rural character and appearance than other parts of the countryside 
around the airport and the CPZ." 
 
To restrict the spread of development from the airport – it is acknowledged 
that the proposed development will extend the built form of Takeley 



somewhat towards Stansted Airport. However, the A120, which was 
completed after the CPZ was first drawn up, forms a barrier and boundary 
in the local landscape which clearly limits development that can come 
forward in close proximity. 
 
To protect the rural character of the countryside (including settlement) 
around the airport – the character of the site cannot be said to be rural 
given its relationship adjacent and adjoining to existing and new 
residential development. Although in agricultural use, the size of the site 
is modest in size further reducing any sense of rural character on the 
application site; and 
 
To prevent changes to the rural settlement pattern of the area by 
restricting coalescence – development on the application site will not 
merge the airport with the settlement of Takeley.   

  
14.5.15 A material consideration is that there have been recent planning appeals 

allowed in the vicinity of this application site which relates to development 
within the Countryside Protection Zone. Within the recent appeal 
decisions Land East of Parsonage Road Takeley, the Inspector stated: 

  
14.5.16 “In terms of coalescence with the airport, I acknowledge that both appeals 

would reduce the open fields between the airport and Takeley, in a 
location where the gap between the airport and surrounding development 
is less than in other areas of the CPZ, that would result in harm, however 
again that harm would be limited due to a number of factors. Significant 
separation distance between the areas of built development and the 
airport would remain, having regard to both the airport buildings and 
carparking areas. In relation to appeal A, the large area of open space 
referred to above, incorporating a woodland area would sit between the 
built-up area of the site and the A120 and the airport. In relation to appeal 
B, a significant area of open countryside would remain adjacent to the 
A120. In relation to both appeals, the A120 carriageway would run 
between the proposed developments and the airport. That, together with 
its significant tree planting, and new tree planting, would further reduce 
the perception of any coalescence, even if decked parking were to come 
forward as part of the airport closest to the appeal sites. The A120 
carriageway also has the potential to act as a barrier to any further 
coalescence between the airport and Takeley. All in all, whilst some harm 
to the character and appearance of the countryside around the airport and 
the CPZ as a whole would result, with regard to coalescence with the 
airport, that harm would again be limited”. 

  
14.5.17 As stated above, this application site is similar to the above appeal sites 

in that the A120 at this location, would reduce the perception of any 
coalescence with the Airport and the A120 also acts as a barrier to any 
further coalescence between the airport and Takeley. The application site 
adjoins existing residential development to the south, and new residential 
development (yet to be constructed) to the west. It is also enclosed by 
mature landscaping which is to be retained and where needed enhanced.  



  
14.5.18 The application site makes a limited contribution to the purposes of the 

CPZ and development on the application site will not lead to a significant 
harm to the wider CPZ should Uttlesford District Council grant permission 
for residential development. It is important to add that the development of 
such well-located sites to meet the Council’s accepted chronic housing 
supply shortfall locally are far more likely to have a reduced impact on the 
locality overall than more sensitive undeveloped parcels on the periphery 
of such settlements. These locations are far more likely to be exposed 
and be set within an open countryside setting as well as being generally 
less accessible. 

  
14.5.19 Furthermore, the site-specific circumstances indicate that the proposal 

would result in little harm to the character and openness of the countryside 
and CPZ as required by Policies S7 and S8 of the Plan, and the provision 
of up to 88 new homes, weighs significantly and decisively in favour of the 
proposal. Development will boost the supply of housing and will enhance 
and maintain the vitality of rural communities as required by the NPPF.  

  
14.6 D) Character and Design  
  
14.6.1 In terms of design policy, good design is central to the objectives of both 

National and Local planning policies. The NPPF requires policies to plan 
positively for the achievement of high quality and inclusive design for the 
wider area and development schemes. Section 12 of the NPPF highlights 
that the Government attaches great importance to the design of the built 
development, adding at Paragraph 124 ‘The creation of high-quality 
buildings and places is fundamental to what the planning and 
development process should achieve’. These criteria are reflected in 
policy GEN2 of the adopted Local Plan.  

  
14.6.2 This is an outline application where appearance, layout, scale access, and 

landscaping are reserved matters. The application includes a number of 
indicative plans that indicate the key aspects of the design and layout 
such as access, position of housing, open space and landscape features. 
The density of the site would be 31 dwellings/hectare and there would be 
a mixture of housing types.  

  
14.6.3 Whilst the layout of the development is a matter reserved for consideration 

at a later date, the Council has to be satisfied that the site is capable as 
accommodating the number of dwellings proposed along with suitable 
space for policy compliant level of car parking, garden and open space 
areas and SuD’s etc.   

  
14.6.4 The challenge for designers is to design new characterful buildings which 

reconcile the requirements of a modern lifestyle with the need for 
integration into their context. Successful and appropriate new 
development often has simple proportions and details, based on those of 
their traditional rural equivalent. 

  



14.6.5 It is worth noting that unpretentious new designs which are sensitively 
integrated with their landscape setting often have steeper symmetrically 
pitched roofs and strong simple roof shapes together with a simple long 
narrow plan form with minimally articulated facades are typical of most 
semi-rural locations.  

  
14.6.6 The applicant submits that the design of the dwellings would reflect the 

local vernacular in terms of style, form, size, height and materials. They 
would be traditional in design to reflect the patterns and characteristics of 
the surrounding area and the street scene. There is no reason to suggest 
the design of the buildings would not be appropriately designed, however 
the final design, layout of the proposals would need to be assessed at 
reserve matter stage.  

  
14.7 E) Heritage  
  
14.7.1 Policy ENV2 seeks to protect the historical significance, preserve and 

enhance the setting of heritage assets. The guidance contained within 
Section 16 of the NPPF, ‘Conserving and enhancing the historic 
environment’, relates to the historic environment, and developments 
which may have an effect upon it. 

  
14.7.2 No designated heritage assets are located within the site. With regard to 

the proposals, the principal considerations are the indirect effects to 
heritage assets due to change within their setting. As defined in the 
National Planning Policy Framework, the extent of the setting of a heritage 
asset is not fixed and may change as the asset and its surroundings 
evolve. There are several listed buildings in the near vicinity:  

  
14.7.3 Old House Farmhouse, Grade II (list entry no: 1322590), on the north side 

of the A120  
The Church of the Holy Trinity, Grade I (list entry no: 1168843), to the 
west of the site  
Warish Hall and Moat Bridge, Grade I (list entry no: 1169063), to the east 
of the site. 

  
14.7.4 The application was formally consulted to Place Services conservation 

officer who confirmed within their formal response 8th November that they 
agree with the assessment in the supporting Heritage Statement that the 
proposed development would not cause harm to the significance of the 
designated heritage assets and thereby there is no objection to this 
application on built heritage grounds. 

  
14.7.5 The proposals thereby comply with policy ENV2 of the adopted Local Plan 

and the NPPF. 
  
14.8 F) Archaeological  
  
14.8.1 In accordance with policy ENV4 of the adopted local plan, the 

preservation of locally important archaeological remains will be sought 



unless the need for development outweighs the importance of the 
archaeology. It further highlights that in situations where there are 
grounds for believing that a site would be affected, applicants would be 
required to provide an archaeological field assessment to be carried out 
before a planning application can be determined, thus allowing and 
enabling informed and reasonable planning decisions to be made.  

  
14.8.2 A Heritage Statement has been submitted with the application which 

identifies that within the study area, features of Bronze Age and Iron Age 
date, including settlements and a potential enclosure complex. The 
geophysical Survey report identifies, within the proposed development, a 
group of rectilinear anomalies of probable archaeological origan in the 
centre of the site, which may represent a small-scale complex of 
enclosures.  

  
14.8.3 In addition, The Essex Historic Environment Record shows the proposed 

development area has the potential to contain significant archaeological 
remains.  

  
14.8.4 Furthermore, previous excavations within the surrounding locality have 

previously recovered extensive Roman archaeological deposits including 
a roundhouse, droveways and quarrying pits. A single post built Saxon 
building was recorded in advance of the A120 Trunk Road along with 
Roman and medieval finds. In addition, a rich Roman burial excavated in 
the nineteenth century is also recorded which indicates burial mounds 
survive within the area. 

  
14.8.5 As such, the County’s archaeological team suggest that further 

archaeological work wis required prior to any works commencing on site 
and would comprise initial trial trenching to identify the extent and depth 
of archaeological deposits followed by open area excavation if 
archaeological deposits are identified. This will cover both the residential 
development and any associated landscaping work. 

  
14.8.6 To secure the necessary archaeological evaluation as required above, 

suitable planning conditions as per those recommended by the County’s 
archaeological shall be imposed. The development of the site is therefore 
unlikely to have any direct impact on archaeological remains of 
significance. It is therefore considered that the proposed development 
complies with policy ENV4. 

  
14.9 G) Loss of Agricultural Land  
  
14.9.1 Paragraph 174(b) of the Framework states “Planning policies and 

decision should contribute to and enhance the natural and local 
environment by recognising the intrinsic character and beauty of the 
countryside, and the wider benefits from natural capital and ecosystems 
services – including the economic and other benefits of the best and most 
versatile agricultural land, and of trees and woodland’. 

  



14.9.2 Annex 2 of The Framework defines “best and most versatile land” as land 
in grades 1, 2 and 3a of the Agricultural Land Classification”. 

  
14.9.3 Local Policy ENV5 states that where agricultural land is required, 

developers should seek to use areas of poorer quality except where other 
sustainable considerations suggest otherwise.  

  
14.9.4 Most of the land in Uttlesford District Council is classified as best and most 

versatile land. Indeed, most of the sites that are being identified for 
development within the emerging Local Plan are on such land. The 
Council accepts that it is invertible that future development will probably 
have to use such land as the supply of previously developed land within 
the district is very restrictive. Virtually all agricultural land in the district is 
classified as Grade 2 or 3a with some areas of Grade 1. 

  
14.9.5 Defra’s mapping indicates that the application site is within Grade 2, and 

thus the proposed site is best and most versatile land.  
  
14.9.6 There are no defined thresholds for assessing the effects of non-

agricultural developments on agricultural land, however, one measure 
that can be considered as a threshold is that local authorities should 
consult Natural England where possible proposed developments would 
lead to the loss of 20 hectares of more of BMV agricultural land. 

  
14.9.7 The application site represents a comparatively small amount of 

agricultural land. It is part of a much larger agricultural unit however it is 
not integral to the operation of that unit. As such the loss of agricultural 
land in this location is not considered to give rise to significant conflict with 
policy ENV5 or paragraph 174b of the Framework. 

  
14.10 H) Housing Mix and Tenure  
  
14.10.1 In accordance with Policy H9 of the Local Plan, the Council has adopted 

a housing strategy which sets out Council’s approach to housing 
provisions. The Council commissioned a Strategic Housing Market 
Assessment (SHMA) which identified the need for affordable housing 
market type and tenure across the District. Section 5 of the Framework 
requires that developments deliver a wide choice of high-quality homes, 
including affordable homes, widen opportunities for home ownership and 
create sustainable, inclusive and mixed communities. 

  
14.10.2 The delivery of affordable housing is one of the Councils’ corporate 

priorities and will be negotiated on all sites for housing. The Councils 
policy requires 40% on all schemes over 0.5 ha or 15 or more properties.  
The affordable housing provision on this site will attract the 40% policy 
requirement as the site is for up to 88 properties. This amounts to up to 
35 affordable housing properties. The application was submitted prior to 
28/12/21 so First Homes are not required unless the developer chooses 
to include them. 

  



14.10.3 Policy H10 requires that developments of 3 or more dwellings should 
provide a significant proportion of small 2 and 3 bedroom market 
dwellings. However, since the policy was adopted, the Council in joint 
partnership with Braintree District Council have issued the ‘Housing for 
New Communities in Uttlesford and Braintree (ARK Consultancy, June 
2020)’.  

  
14.10.4 The study recommends appropriate housing options and delivery 

approaches for the district. It identities that the market housing need for 1 
bed units is 11%, 2-bedunits 50%, 3-bed units 35.6% and 4 or more bed 
units being 3.4%. Although the applicant has expressed that there would 
be mixture of dwellings, no accommodation schedule has been provided. 
As this is an outline application with layout reserved, the accommodation 
mix would be assessed at reserved matter stage if permission were to be 
consented for this outline application and it is advised that the applicant 
refer to the above accommodate needs.  

  
14.10.5 It is also the Councils’ policy to require 5% of the whole scheme to be 

delivered as fully wheelchair accessible (building regulations, Part M, 
Category 3 homes). The Council’s Housing Strategy 2021-26 also aims 
for 5% of all units to be bungalows delivered as 1- and 2-bedroom units. 
This would amount to 4 bungalows across the whole site delivered as 2 
affordable properties and 2 for open market. The applicant has 
acknowledged this requirement, and this will form part of the S106 
Agreement to ensure an appropriate mix. Furthermore, a total of 10% of 
the dwellings proposed would be for self-build and custom build plots and 
the provision an additional 4 discounted market homes will be provided. 
The proposals represent an appropriate mix of housing in accordance with 
Policy H9 and H10 of the Adopted Local Plan and the NPPF.  

  
14.11 I) Neighbouring Amenity  
  
14.11.1 The NPPF requires a good standard of amenity for existing and future 

occupiers of land and buildings. Policies GEN2 and GEN4 of the Local 
Plan states that development shall not cause undue or unacceptable 
impacts on the amenities of nearby residential properties.  

  
14.11.2 The application is seeking outline permission and layout is a matter for 

reserve consideration at a later date and therefore it is not possible to fully 
assess the impact it would have on the amenity of neighbouring 
occupiers.  

  
14.11.3 However, the site is well distanced from neighbouring properties adjacent 

and adjoining site and could be designed appropriately such that it is not 
anticipated that the proposed development would give rise to any 
unacceptable impact on the amenities enjoyed of these neighbouring 
properties.   

  
14.12 J) Parking and Access  
  



14.12.1 Policy GEN1 of the Local Plan requires developments to be designed so 
that they do not have unacceptable impacts upon the existing road 
network, that they must compromise road safety and take account of 
cyclists, pedestrians, public transport users, horse riders and people 
whose mobility is impaired and also encourage movement by means other 
than a vehicle.  

  
14.12.2 Access forms part of the details to be assessed as part of this application. 

The development encourages movement by means other than driving a 
car. The site will be served by walking and cycling routes running from 
east to west, linking the site to the school, then to bus services on 
Parsonage Road and onto shops at Takeley. 

  
14.12.3 The Local Highway Authority have advised that this application was 

accompanied by a Transport Assessment which has been reviewed by 
the highway authority in conjunction with a site visit and internal 
consultations. The assessment of the application and Transport 
Assessment was undertaken with reference to the National Planning 
Policy Framework 2021 and in particular paragraphs 110 – 112, the 
following was considered: access and safety; capacity; the opportunities 
for sustainable transport; and mitigation measures. 

  
14.12.4 The development will be accessed through a roundabout junction 

approved under planning applications UTT/19/0394 and UTT/19/0393 
and currently going through detailed design and technical approval with 
the highway authority but will be enhanced with walking and cycling 
connections to the network from the site. 

  
14.12.5 As well as the transport assessment a detailed note was submitted with 

the application showing the cumulative impact of approved developments. 
The highway authority has assessed the note and is satisfied that with the 
proposed mitigation the cumulative, residual impact on the highway 
network will not be severe. 

  
14.12.6 The mitigation focusses on promoting sustainable transport with a travel 

plan supported by contributions to improve local bus services, cycle 
connections to Stansted Airport and a car club. The proposed conditions 
also include capacity improvements for the junction at Four Ashes, 
although it is likely these will come forward before this development with 
the other approved development in the location. 

  
14.12.7 Essex County Council Highway Officers have therefore assessed the 

plans and have no objections subject to conditions. 
  
14.12.8 Policy GEN8 of the Local Plan states that development will not be 

permitted unless the number, design and layout of vehicle parking places 
proposed is appropriate for the location as set out in the Supplementary 
Planning guidance ‘Vehicle Parking Standards’. 

  



14.12.9 The adopted Council parking standards recommended for at least 1 
vehicle space for each 1-bedroom unit and at least 2 vehicle spaces for 
dwellings consisting of two or three bedroom dwellings and three spaces 
for a four or more bedroom dwelling house along with additional visitor 
parking. In addition, each dwelling should be provided with at least 1 
secure cycle covered space.  

  
14.12.10 As the final mix of housing has not been refined to date, the number of 

required vehicle spaces can not be fully assessed at this time, however, 
the applicant should be advised of the above requirements. 
Notwithstanding this, it is regarded that the proposals and the site itself 
would be able to provide sufficient off-street parking in accordance with 
the standards to meet the needs of future residents. 

  
14.12.11 The applicant states that the proposals will include the provision of Electric 

Vehicle charging infrastructure on plot and that appropriate car parking 
restrictions will be put in place and enforced within the site to prevent 
unauthorised parking associated with the airport. 

  
14.13 K) Landscaping, Open Space & Play Areas  
  
14.13.1 Landscaping is set as a reserve matter; however, all larger developments 

should be designed around a landscape structure. The landscape 
structure should encompass the public open space system but should 
also provide visual contrast to the built environment and constitute a 
legible network based, where appropriate, on existing trees and 
hedgerows. The layout and design of the development, including 
landscaping, should seek to reflect the rural vernacular of the locality. 
Native species should be provided for structural planting and linked to 
existing vegetation to be retained.  

  
14.13.2 In good landscape design, both soft landscaping and hard landscaping 

are essential elements, and both need consideration. The principal aims 
of a good quality landscape plan are to secure a coordinated and high 
standard of landscape management for the landscape areas within the 
site, to ensure the successful integration of the residential development 
with the surrounding landscape and to protect and enhance nature 
conservation interests in accordance with the design objectives. It is 
suggested that a high-quality landscape plan be supported in support of 
the proposals. 

  
14.13.3 It is understood that the proposals would include the retention of 

hedgerows and trees along the boundaries of the site and individual and 
groups of trees are proposed to be planted within the development to help 
define spaces and soften the building forms. This will help to provide 
natural screening of the development and enhance the public realm in 
order to enrich the public open spaces to achieve a better sense of 
wellbeing and place making for future residents.  

  



14.13.4 Open space areas should be suitably located and have appropriate 
proportions to their use and setting. Narrow or peripheral areas, which are 
difficult to access or maintain will not be considered appropriate. Open 
space provisions should form an integral part of the design and layout and 
meet the need generated by the development. This should be considered 
in respect to the final design of the layout. The approval of the submitted 
Parameter Plan would see the delivery of approximately 2.3ha of new 
public open space; this would be an overprovision of 1.62 hectares when 
assessed against standards. 

  
14.13.5 Turning to the concerns raised by the Woodlands Trust, it is 

acknowledged the protection of ancient woodland, ancient trees and 
veteran trees from development is a material planning consideration that 
is taken into account when making decisions on planning applications. 

  
14.13.6 Paragraph 180(c) states development resulting in the loss or deterioration 

of irreplaceable habitats (such as ancient woodland and ancient or 
veteran trees) should be refused, unless there are wholly exceptional 
reasons, and a suitable compensation strategy exists.  

  
14.13.7 Natural England and Forestry Commission provides guidance (known as 

‘standing advice’) to help decide on development proposals that may 
affect ancient woodland, ancient trees and veteran trees. 

  
14.13.8 In this instance the applicant has applied a design strategy to provide 

appropriate mitigation measures in the form of a buffer zone.  
  
14.13.9 The purpose of this zone is to protect ancient woodland and individual 

ancient or veteran trees. The size and type of buffer zone should vary 
depending on the scale, type and impact of the development. The 
standing advice stipulates that for ancient woodlands, you should have a 
buffer zone of at least 15 metres to avoid root damage. 

  
14.13.10 The standing advice also states that the area within the buffer zone should 

contribute to wider ecological networks, and only be planted with local and 
appropriate native species. The proposals will have at least a buffer of 
15m from the ancient woodland and this area is to consist of semi-natural 
habitats such as a mix of scrub, grassland and wildflower meadow. The 
proposals in this respect comply to the standing advice and the NPPF.  

  
14.13.11 It is acknowledged that Local Equipped Area of Play (LEAP) is to be 

potentially situated to the north of the site within the public open space 
buffer zone.  Although the size of this area is currently unknown and there 
are no details as to the type of equipment or activities at this stage, this 
should be designed into the scheme up front and not as an afterthought, 
be of a sufficient size and provide reasonable recreation facilities. The 
design and layout of future LEAP’s should accord with the guidance set 
out in the ‘Fields of Trust’.  

  



14.13.12 Further to the above, the applicant in good faith is willing to provide a 
Financial Contributions towards a Community Facilities Assessment and 
for Outdoor Sport Facility and Community Café Projects in Takeley.  

  
14.13.13 The applicant has discussed with the Parish Council in respect to the 

potential to support several local projects. In terms of what the Parish 
might be looking to deliver, the monies could support such projects that 
the Parish have identified including toilet facilities at the football pitches, 
skate park, pavilion, and community café upgrades.  

  
14.13.14 Furthermore, a contribution would help the undertaking of an assessment 

(by a professional consultant) across Takeley to identify current provision, 
deficiencies and work required. It would conclude with a list of 
requirements (and therefore projects) that the Parish could use moving 
forward, including support for grant funding applications. This could cover 
new provision required as well as work needed to existing provision. This 
would directly support the work the Parish are doing in setting up a 
working group for grant funded sports upgrades.  

  
14.14 L) Nature Conservation  
  
14.14.1 Policy GEN2 of the Local Plan applies a general requirement that 

development safeguards important environmental features in its setting 
whilst Policy GEN7 seeks to protect wildlife, particularly protected species 
and requires the potential impacts of the development to be mitigated.  

  
14.14.2 The application site itself is not subject of any statutory nature 

conservation designation being largely used for agriculture. However, the 
site is reasonably close to at Hatfield Forest which is a Site of Special 
Scientific Interest (SSSI). The application site is located adjacent to an 
Important and Ancient Woodland and a Local Wildlife Site (Prior’s Wood). 
In addition, the site is within the Zone of Influence for development that 
could potentially adversely affect Hatfield Forest. 

  
14.14.3 An Ecological Assessment report, a completed biodiversity checklist 

questionnaire, a biodiversity Net Gain Report, a Bat Survey Report, and 
tree survey has been submitted with the application. Essex County 
Council ecologists have been consulted and have no objections to the 
proposal subject to the mitigation and enhancement measures identified. 

  
14.14.4 In addition, Policy ENV3 requires the protection of groups of trees unless 

the need for development outweighs their amenity value. Policy ENV8 
requires the protection of hedgerows, linear tree belts, and semi-natural 
grasslands. Mitigation measures are required to compensate for the harm 
and reinstate the nature conservation value of the locality. 

  
14.14.5 A construction environmental Management Plan is also required to be 

submitted and secured by a suitable condition. 
  



14.14.6 To ensure proposed habitats are created and managed to benefit wildlife, 
it is recommended that a Landscape and Ecological Management Plan 
(LEMP) is submitted secured by a condition of any consent. 

  
14.14.7 Subject to appropriate mitigation measures recommended no objection 

has been received, the application is considered therefore complaint with 
Policy GEN7, ENV7 and the specific requirements of the NPPF 

  
14.14.8 The National Trust welcome the on-site mitigation measures set out in the 

submitted Ecology Report (Para.6.11) which would include public open 
space, an 800-metre walking route and dogs off-lead area. Further, the 
National Trust are pleased that the applicant acknowledges the 
recreational pressure that new development will place on Hatfield Forest 
and that a financial contribution is proposed to address residual impacts. 
In the absence of a tariff setting out a cost per dwelling a contribution of 
£13,200 would be proportionate to requests made for other developments 
within the ZOI, based on the number of dwellings proposed. The Hatfield 
Forest Mitigation Strategy is being used by the property team to address 
recreational impacts at Hatfield Forest. 

  
14.14.9 As such it is considered that the proposal would not have any material 

detrimental impact in respect of protected species, subject to condition 
and s106 obligations accords with Policy GEN7.of the adopted Local Plan 
2005. 

  
14.15 M) Contamination  
  
14.15.1 Although the Council has no reason to believe the proposed site is 

contaminated and is not aware of any potentially contaminative past use 
on the site in question. It is the developer's responsibility to ensure that 
final ground conditions are fit for the end use of the site in accordance 
with policy ENV14 of the adopted Local Plan. The application was 
consulted to Council’s environmental health officer who suggested that if 
permission is approved, conditions regarding that no development shall 
take place until an assessment of the nature and extent of contamination 
has been submitted to and approved in writing by the Local Planning 
Authority by way of a Phase 1 Assessment.  

  
14.16 N) Flooding & Drainage  
  
14.16.1 The NPPF states that inappropriate development in areas of high risk 

flooding should be avoided by directing development away from areas at 
highest risk, but where development is necessary, making it safe without 
increasing flood risk elsewhere.  

  
14.16.2 A check of the Environmental Agency’s website and the Councils policy 

maps has identified the site is within a fluvial Flood Zone 1.  
  
14.16.3 New major development for housing need to include a flood risk 

assessment as part of their planning application, to ensure that the 



required form of agreed flood protection takes place. Additionally, all 
major developments are required to include sustainable drainage to 
ensure that the risk of flooding is not increased to those outside of the 
development and that the new development is future proofed to allow for 
increased instances of flooding expected to result from climate change. 

  
14.16.4 In respect to flooding and drainage, the application is supported by a 

Flood Risk Assessment. This concludes that the proposed development 
incorporates a sustainable drainage system which includes an attenuation 
basin located in the public open space, to the north. Surface water 
discharges to Takeley Drain, to the west, with flows released from the 
sustainable drainage features at a controlled rate to replicate existing 
greenfield run off rates. The drainage infrastructure connecting to Takeley 
Drain will run under the proposed roundabout, and through a corridor of 
land to the west, within the application site boundary. 

  
14.16.5 Essex County Council who are the lead local flooding authority who 

stipulate that having reviewed the Flood Risk Assessment and the 
associated documents which accompanied the planning application, that 
they do not object to the granting of planning permission subject to 
imposing appropriately worded conditions on the decision. 

  
14.16.6 The proposals, for this reason is thereby comply with to policy GEN3 of 

the adopted Local Plan and the NPPF.  
  
14.16.7 It is acknowledged that there have been several concerns within 

representation letters and through the Parish Council regarding the 
Thames Water confirming the inability of sewage services to 
accommodate the needs of the development. 

  
14.16.8 Thames water in their formal response have requested that conditions be 

imposed if permission is granted consent seeking that prior to the 
occupation of the residential units that confirmation is provided that 
either:- all sewage works upgrades required to accommodate the 
additional flows from the development have been completed; or - a 
development and infrastructure phasing plan has been agreed with the 
Local Authority in consultation with Thames Water to allow development 
to be occupied. 

  
14.16.9 However, it is concluded that the suggested conditions would not meet 

the tests of imposing conditions if consent were approved as it would not 
be reasonable for the developer/applicant to improve/restore the capacity 
of the area and that this would be a legal obligation of the water authority. 
As such, this issue would need to be resolved between the developer and 
Thames Water outside of the merits of this planning application. It is 
suggested that an informative be imposed on the decision if permission is 
approved to this affect.  

  
14.17 O) Planning Obligations  
  



14.17.1 Paragraph 56 of the NPPF sets out that planning obligations should only 
be sought where they are necessary to make the development acceptable 
in planning terms; directly related to the development; and fairly and 
reasonably related in scale and kind to the development. This is in 
accordance with Regulation 122 of the Community Infrastructure Levey 
(CIL) Regulations. The following identifies those matter that the Council 
would seek to secure through a planning obligation, if it were proposing 
to grant it permission. 

  
14.17.2 Early Years Education: if required the provision of an appropriate 

contributions towards Early Years education facilities as agreed with the 
County Council. Financial contribution of £17,268 per place Total 
contribution = £136,762.56) 
 
Secondary Education: if required the provision of an appropriate 
contributions towards Secondary Education facilities as agreed with the 
County Council. (Financial contribution of £23,755 per place total 
contribution = £418,440.00) 
 
Open Space: the provision of an appropriate amount of open space, which 
provides a significant area of open space for recreation for all age ranges, 
dog walking routes, off lead area and dog bins. The open space will be 
subject to an appropriate management regime.  Play facilities: the 
provision of play equipment which will be subject to an appropriate 
management regime.  
 
Libraries contributions: if required the provision of an appropriate 
contributions towards library facilities as agreed with the County Council. 
Financial contribution of £77.80 per unit, total contribution = £6,846.40) 
Healthcare contributions: if required the provision of an appropriate 
contributions towards healthcare facilities as agreed with the CCG. 
(Financial contribution of £45,270.00). 
 
Hatfield Forest: if required the provision of an appropriate per dwelling 
contribution towards botanical and visitor monitoring and mitigation works 
at Hatfield Forest. Financial contribution of £150 per dwelling (Total 
contribution = £13,200.00) 
 
A financial contribution of £338,000.00 (indexed from the date of this 
recommendation) shall be paid to fund improvements to enhance bus 
services between the development, Bishops Stortford, local amenities 
and/or Stansted Airport improving the frequency, quality and/or 
geographical cover of bus routes that serve the site. In addition the 
funding will contribute to the design and implementation of a cycle route 
between Takeley and Stansted Airport.  

Bus stops prior to any occupation the provision of bus stops to the east 
and west of Parsonage Road, facilities to include but not be limited to 
raised kerbs, bus shelters, pole, flag and timetable information.  
 



A sum of £37,695.00 (index linked from the date of this recommendation) 
to be paid to the highway authority to provide appropriate surfacing and 
drainage and signage for public rights of way network immediately 
adjacent to the site.  
 
The signalised junction of the B1256/B183 (known as the Four Ashes) 
shall be upgraded to include MOVA (Microprocessor Optimised Vehicle 
Actuation) to provide optimisation of the signals to increase capacity. The 
upgrade works shall also include any necessary refurbishment or renewal 
of equipment and signing and lining including that required to provide 
prioritisation for cyclists at the junction as appropriate, in a scheme to be 
agreed with the local planning authority in consultation with the Highway 
Authority.  
 
A scheme of parking regulations to be provided for the development and 
a contribution of £25,000.00 to be paid prior to occupation to support the 
enforcement of the regulations.  
 

Residential Travel Plans 

E- Car Club Space 

Affordable Housing: 40% affordable housing (split across the affordable 
rent and intermediate tenures), plus an additional 4 discounted market 
homes. 
 
Self-Build and Custom Build Plots: the provision of self-build and custom 
build plots equating to 10% of all dwellings proposed. 
 
Contribution for Outdoor Sport Facility and Community Café Projects in 
Takeley £250 per unit, total contribution = £22,000.00 
 
Contribution towards a Community Facilities Assessment - total 
contribution = £7,200.00 
 

Payment of the council’s reasonable legal costs. 

Payment of monitoring fee. 
  
14.18 P) Other Issues  
  
14.18.1 Noise and Disturbance 
  
14.18.2 Polices ENV10 aims to ensure that wherever practicable, noise sensitive 

developments such as residential housing should be separated from 
major sources of noise such as roads, rail and air transportation. The 
application site is located approximately 225m south of the A120 and 
Stansted Airport is located just further beyond to the north east.  

  



14.18.3 The proposed development is accompanied by a Noise Assessment 
informed by data taken from the site and modelling of noise impacts upon 
the development. It concludes that the site does not fall within the noise 
contours associated with air traffic at Stansted Airport and that the 
principal source of noise at the application site is the A120. It continues to 
state that subject to incorporating adequate mitigation measures at the 
detailed design stage, such as, mechanical ventilation for specific new 
dwellings, suitable noise levels for residents can be achieved at the site. 

  
14.18.4 Council’s Environmental Health Officer was consulted and confirmed that 

the site may be impacted by noise from the nearby A120 dual carriageway 
and aircraft noise associated with Stanstead Airport. They acknowledged 
that they have reviewed the noise assessment submitted by the applicant, 
which shows that the site will be impacted by noise from both these 
transport sources and has suggested a mitigation strategy.  

  
14.18.4 Council’s health officer continued to state that the proposed layout in this 

report has been designed to ensure that garden areas are situated on the 
south side of the buildings and predicted to comply with external amenities 
guidelines. However, the proposed plans shown in the Design, Access & 
Transport Statement appear to show unprotected gardens within the 
55dB-60dB contours, above the recommended external amenities 
guidelines and contrary to the above report’s recommendations. Bearing 
in mind the public amenity space that is available for residents is situated 
closer to the A120 road noise source, there will be no quieter alternative 
than their private gardens for residents to enjoy a quiet amenity space.  

  
14.18.5 The officer also confirmed that the site will be impacted by day/night-time 

noise from both road and air transport sources and the mitigation scheme 
recommended in the noise assessment by Hoare Lea should be designed 
to include appropriate measures to adequately attenuate the dwellings 
against impacts from both road and air transport including whole house 
ventilation schemes as necessary.  

  
14.18.6 As such, it is recommended that conditions are imposed if consent is 

granted that Prior to the commencement of the development hereby 
permitted, details of the scheme of design and sound insulation to achieve 
the internal noise levels and details of a scheme of mitigation measures 
aimed to achieve a noise level not exceeding 55dBLAeq in the outdoor 
amenity areas of all dwellings shall be submitted to and approved. 

  
14.18.7 It is acknowledged that during the construction phases, there will be 

periods when works are likely to be audible to at nearby receptors. A 
Traffic Construction Management Plan be required to minimise against 
these temporary impacts. The proposed development therefore complies 
with policy ENV10 and the Framework in this regard. 

  
14.18.8 Air Quality and Pollution  
  



14.18.9 Policy ENV13 of the adopted local plan states that new development that 
would involve users being exposed on an extended long-term basis to 
poor air quality outdoor near ground level will be refused.  

  
14.18.10 A review of the potential impact of the proposed scheme on air quality 

confirmed that the site is not within an existing Air Quality Management 
Area (AQMA) or within the 35m zone either size of the A120.  

  
14.18.11 The application was consulted to the Councils Environmental Health 

Officer to assess the potential impact upon Air Quality. They confirmed 
that they have reviewed Air Quality Assessment Rev 4 and agrees with the 
findings and proposed mitigations in section 8.2.3 and these measures 
should be installed as detailed. 

  
14.18.12 The proposed development will not materially impact on queuing traffic or 

congestion. It is therefore concluded that the residual effects of the 
proposed development in relation to air quality are negligible and the 
proposed development complies with national and local policy for air 
quality subject to imposing conditions if permission is granted for the 
development to provide appropriate mitigation measures as provided 
within the Air Quality Assessment. 

  
14.18.13 Energy and Sustainability 
  
14.18.14 Council’s supplementary planning document ‘Uttlesford Interim Climate 

Change Policy (2021)’ seeks new development proposals to demonstrate 
the optimum use of energy conservation and incorporate energy 
conservation and efficiency measure. The applicant has provided a 
Sustainability Statement which outlines potential technologies and 
strategies to achieve and met the targets in the SPD. The applicant has 
also confirmed that they are committed to securing the installation of on-
plot electric vehicle charging infrastructure as part of the strategy to 
reduce carbon emissions and promote sustainable travel. 

  
14.18.15 The potential methods and techniques incorporated into the final design 

and layout of the proposals will help deliver a development that would 
reduce fuel use and greenhouse gas emissions, minimise energy use and 
input of raw materials and incorporates principles of energy conservation 
in relation to the design, siting and orientation of the buildings. 

  
14.18.16 The Applicant proposes that a planning condition is agreed (and attached 

to any permission granted) to ensure that prior to or concurrent with the 
first of the reserved matters application a Sustainability and Energy 
Strategy shall be submitted to and approved in writing by the Local 
Planning Authority. The Strategy will detail how the following will be 
achieved. 

  
14.18.17 A minimum reduction in projected carbon emissions of 19% against the 

current building regulations at the time of the submission;  
 



A minimum of 25% of on-site energy generation from low-carbon sources; 
 
A 'live' connection point to facilitate the delivery of an electric vehicle 
charging unit, at one connection per plot for only those plots which have 
on-plot parking or a garage; and  
 
Provision of a single water butt to each private residential rear garden.  

  
14.18.18 The above commitments by the Applicant meet the Council’s corporate 

Interim Climate Change Planning Policy (2021) and are significantly more 
than the measures that can be secured by adopted local planning policy. 

  
15. ADDITIONAL DUTIES  
  
15.1 Public Sector Equalities Duties 
  
15.1.1 The Equality Act 2010 provides protection from discrimination in respect 

of certain protected characteristics, namely: age, disability, gender 
reassignment, pregnancy and maternity, race, religion or beliefs and sex 
and sexual orientation. It places the Council under a legal duty to have 
due regard to the advancement of equality in the exercise of its powers 
including planning powers.   

  
15.1.2 The Committee must be mindful of this duty inter alia when determining 

all planning applications. In particular, the Committee must pay due 
regard to the need to:  
(1) eliminate discrimination, harassment, victimisation and any other 
conduct that is prohibited by or under the Act;  
(2) advance equality of opportunity between persons who share a relevant 
protected characteristic and persons who do not share it; and  
(3) foster good relations between persons who share a relevant protected 
characteristic and persons who do not share it.   

  
15.1.3 Due consideration has been made to The Equality Act 2010 during the 

assessment of the planning application, no conflicts are raised. 
  
15.2 Human Rights 
  
15.2.1 There may be implications under Article 1 (protection of property) and 

Article 8 (right to respect for private and family life) of  the First Protocol 
regarding the right of respect for a person’s private and family life and 
home, and to the peaceful enjoyment of possessions; however, these 
issues have been taken into account in the determination of this 
application.  

  
16. PLANNING BALANCE AND CONCLUSION 
  
16.1 With Uttlesford District Council unable to demonstrate a 5YHLS as a 

consequence paragraph 11d of the NPPF therefore applies which states 
that where there are no relevant development plan policies, or the policies 



which are most important for determining the application are out-of-date8, 
granting permission unless there are (a) adverse impacts and (b) such 
impacts would ‘significantly and demonstrably’ outweigh the benefits of 
the proposal.  

  
16.2 The amount of weight to be given to development plan policies is a matter 

of planning judgement for the decision maker. Being out of date does not 
mean that a policy carries no weight. A review of Policy S7 and S8 
concluded that this takes a more restrictive approach to development in 
the countryside compared to the NPPF which takes a more positive 
approach, and this could affect the delivery of housing. However, it is 
broadly consistent with the NPPF in terms of seeking to protect the 
character and appearance of the countryside and thereby they still carry 
reasonable weight.  

  
16.3 In respect to addressing the benefits of the proposed development, the 

provision of 88 dwellings including 35 of these being affordable housing 
would represent a significant boost to the district’s housing supply, mindful 
of the housing land supply situation and the need for housing in the 
district. Furthermore, 5% of the up to 88 dwellings would be delivered as 
bungalows and 10% of the up to 88 dwellings would be for self/custom 
builds.   

  
16.4 The proposals will achieve a minimum reduction in projected carbon 

emissions of 19% and will also provide a minimum of 25% of on-site 
energy from low carbon sources. Significant new public open space and 
play equipment in excess of the open space standards is to be delivered. 
A quantifiable on-site biodiversity net gain of at least 10% is to be 
achieved. Furthermore, new traffic signalling at the Four Ashes junction 
will help to reduce congestion and see improved air quality in this area. 

  
16.5 The development would provide economic and social benefits in terms of 

the construction of the dwellings and supporting local services and 
amenities providing investment into the local economy.  

  
16.6 Thus, taken these together, significant weight to the benefits of the 

development have been considered.  
  
16.7 Turning to the adverse impacts of development, the negative 

environmental effect of the development would be limited and localised 
landscape character and visual effects on the character and appearance 
of the countryside and limited harm to the role of the countryside 
protection zone arising from the extension of built form. This would have 
limited to modest negative environmental effects. 

  
16.8 All other factors relating to the proposed development have been carefully 

considered and are capable of being satisfactorily mitigated, such that 
they weigh neutrally within the planning balance. These factors include 
biodiversity, highways, noise, air quality, ground conditions and 
arboriculture. 



  
16.9 Therefore, and taken together, weight to the adverse impacts have been 

considered in respect of development and the conflict with development 
plan policies. The benefits of granting planning permission would 
significantly and demonstrably outweigh the identified adverse impacts of 
development. In the circumstances, the proposal would represent 
sustainable development in accordance with the NPPF. 

  
16.10 Overall, the proposals are in conformity with relevant local and national 

planning policies and the scheme results in a positive and sustainable 
form of development that is of planning merit. 

  
16.11 It is therefore recommended that the application be approved subject to 

the suggested conditions and section 106 agreement as per below. 
  

 
17. S106 / CONDITIONS 
  
17.1 S106 HEADS OF TERMS 
  
17.2 (i) Payment of education financial contributions; Early Years and 

Secondary 
(ii) Financial contribution for Libraries 
(iii) Financial contribution for Health contributions 
(iv) Provision of 40% affordable housing 
(v) Custom built dwellings 
(vi) Provision and long-term on-going maintenance of public open 

space (including LAP and LEAP) 
(vii) Financial contribution to mitigate on impact of Hatfield Forest 
(viii) Contribution to Public Rights of Way adjacent to the site 
(ix) Sustainable Transport contribution - to fund improvements to 

enhance bus services 
(x) Upgrading of the first to the signalised junction of B1256/B183 

(Four Ashes) 
(xi) Provision of bus stops – east and west of Parsonage Road 
(xii) Residential Travel Plans 
(xiii) Contribution for Outdoor Sport Facility and Community Café  
(xiv) Contribution towards a Community Facilities Assessment  
(xv) E- Car Club Space 
(xvi) Monitoring cost 
(xvii) Pay the Council's reasonable legal costs 

  
17.3 Conditions 

 
1 Approval of the details of layout, scale, landscaping, and appearance 

(hereafter called "the Reserved Matters") must be obtained from the Local 
Planning Authority in writing before development commences and the 
development must be carried out as approved. 



 
REASON: In accordance with Article 5 of The Town and Country Planning 
(Development Management Procedure) (England) Order 2015 (as 
amended) and Section 92 of the Town and Country Planning Act 1990 as 
amended by Section 51 of the Planning and Compulsory Purchase Act 
2004. 

  
2 Application for approval of the Reserved Matters must be made to the 

Local Planning Authority not later than the expiration of three years from 
the date of this permission. 
 
REASON: In accordance with Section 92 of the Town and Country 
Planning Act 1990 as amended by Section 51 of the Planning and 
Compulsory Purchase Act 2004. 

  
3 The development hereby permitted must be begun no later than the 

expiration of two years from the date of approval of the last of the 
Reserved Matters to be approved. 
 
REASON: In accordance with Section 92 of the Town and Country 
Planning Act 1990 as amended by Section 51 of the Planning and 
Compulsory Purchase Act 2004. 

  
4 
 

All mitigation and enhancement measures and/or works shall be carried 
out in accordance with the details contained in the Ecology Report 
(Applied Ecology Ltd., August 2021) as already submitted with the 
planning application and agreed in principle with the local planning 
authority prior to determination. This may include the appointment of an 
appropriately competent person e.g., an ecological clerk of works (ECoW) 
to provide onsite ecological expertise during construction. The appointed 
person shall undertake all activities, and works shall be carried out, in 
accordance with the approved details. 
 
REASON: To conserve and enhance protected and Priority species and 
allow the LPA to discharge its duties under the Conservation of Habitats 
and Species Regulations 2017 (as amended), the Wildlife & Countryside 
Act 1981 as amended and s40 of the NERC Act 2006 (Priority habitats & 
species) and in accordance with the adopted Uttlesford Local Plan 2005 
– Policy GEN7. 

  
5 Concurrent with the Reserved Matter submission, a construction 

environmental management plan (CEMP: Biodiversity) shall be submitted 
to and approved in writing by the local planning authority. The CEMP 
(Biodiversity) shall include the following.  
 
(i) Risk assessment of potentially damaging construction activities. 
(ii) Identification of “biodiversity protection zones. 
(iii) Practical measures (both physical measures and sensitive working 

practices) to avoid or reduce impacts during construction (may be 
provided as a set of method statements). 



(iv) The location and timing of sensitive works to avoid harm to 
biodiversity features. 

(v) The times during construction when specialist ecologists need to be 
present on site to oversee works. 

(vi) Responsible persons and lines of communication. 
(vii) The role and responsibilities on site of an ecological clerk of works 

(ECoW) or similarly competent person. 
(viii) Use of protective fences, exclusion barriers and warning signs. 
 
The approved CEMP shall be adhered to and implemented throughout 
the construction period strictly in accordance with the approved details, 
unless otherwise agreed in writing by the local planning authority 
 
REASON: To conserve protected and Priority species and allow the LPA 
to discharge its duties under the Conservation of Habitats and Species 
Regulations 2017 (as amended), the Wildlife & Countryside Act 1981 (as 
amended) and s40 of the NERC Act 2006 (Priority habitats & species) and 
in accordance with the adopted Uttlesford Local Plan 2005 - Policy GEN7. 

  
6 
 

Concurrent with the Reserved Matters submission, a Landscape and 
Ecological Management Plan (LEMP) shall be submitted to, and be 
approved in writing by, the local planning authority prior occupation of the 
development. The content of the LEMP shall include the following: 
 
(i) Description and evaluation of features to be managed. 
(ii) Ecological trends and constraints on site that might influence 

management. 
(iii) Aims and objectives of management. 
(iv) Appropriate management options for achieving aims and objectives. 
(v) Prescriptions for management actions. 
(vi) Preparation of a work schedule (including an annual work plan 

capable of being rolled forward over a five-year period). 
(vii) Details of the body or organisation responsible for implementation 

of the plan. 
(viii) Ongoing monitoring and remedial measures. 
 
The LEMP shall also include details of the legal and funding 
mechanism(s) by which the long-term implementation of the plan will be 
secured by the developer with the management body(ies) responsible for 
its delivery. The plan shall also set out (where the results from monitoring 
show that conservation aims and objectives of the LEMP are not being 
met) how contingencies and/or remedial action will be identified, agreed 
and implemented so that the development still delivers the fully 
functioning biodiversity objectives of the originally approved scheme. The 
approved plan will be implemented in accordance with the approved 
details. 
 
REASON: To allow the LPA to discharge its duties under the Wildlife & 



Countryside Act 1981 (as amended) and s40 of the NERC Act 2006 
(Priority habitats & species) and in accordance with the adopted Uttlesford 
Local Plan 2005 - Policy GEN7 

  
7 Concurrent with the Reserved Matters submission, a Design Stage 

Biodiversity Net Gain Assessment, in line with the CIEEM report & audit 
templates (2021) shall be submitted to and approved in writing by the local 
planning authority which provides a minimum of 10% measurable 
biodiversity net gain, using the Defra Biodiversity Metric 3.0 or any 
successor. The content of the Biodiversity Net Gain Assessment should 
include the following: 
 
(i) Baseline data collection and assessment of current conditions on 

site. 
(ii) A commitment to measures in line with the Mitigation Hierarchy and  
(iii) evidence of how BNG Principles have been applied to maximise 

benefits to biodiversity. 
(iv) Provision of the full BNG calculations, with detailed justifications for 

the choice of habitat types, distinctiveness and condition, 
connectivity and ecological functionality. 

(v) Details of the implementation measures and management of 
proposals. 

(vi) Details of the monitoring and auditing measures. 
 
The proposed enhancement measures shall be implemented in 
accordance with the approved details and shall be retained in that manner 
thereafter. 
 
REASON: In order to demonstrate measurable net gains and allow the 
LPA to discharge its duties under the NPPF (2021) and in accordance 
with the adopted Uttlesford Local Plan 2005 - Policy GEN7 

  
8 Concurrent with the Reserved Matters submission, a Biodiversity 

Enhancement Strategy for protected and Priority species shall be 
submitted to and approved in writing by the local planning authority. The 
content of the Biodiversity Enhancement Strategy shall include the 
following: 
 
(i) purpose and conservation objectives for the proposed enhancement 

measures. 
(ii) detailed designs to achieve stated objectives. 
(iii) locations of proposed enhancement measures by appropriate maps 

and plans. 
(iv) timetable for implementation. 
(v) persons responsible for implementing the enhancement measures. 
(vi) details of initial aftercare and long-term maintenance (where 

relevant). 
 
The works shall be implemented in accordance with the approved details 
prior to occupation and shall be retained in that manner thereafter. 



 
REASON: To conserve protected and Priority species and allow the LPA 
to discharge its duties under the Conservation of Habitats and Species 
Regulations 2017 (as amended), the Wildlife & Countryside Act 1981 (as 
amended) and s40 of the NERC Act 2006 (Priority habitats & species) and 
in accordance with the adopted Uttlesford Local Plan 2005 - Policy GEN7. 

  
9 Concurrent with the Reserved Matters submission, a lighting design 

scheme for biodiversity shall be submitted to and approved in writing by 
the local planning authority. The scheme shall identify those features on 
site that are particularly sensitive for bats and that are likely to cause 
disturbance along important routes used for foraging; and show how and 
where external lighting will be installed (through the provision of 
appropriate lighting contour plans, lsolux drawings and technical 
specifications) so that it can be clearly demonstrated that areas to be lit 
will not disturb or prevent bats using their territory. 
 
All external lighting shall be installed in accordance with the specifications 
and locations set out in the scheme and maintained thereafter in 
accordance with the scheme. Under no circumstances should any other 
external lighting be installed without prior consent from the local planning 
authority. 
 
REASON: To allow the LPA to discharge its duties under the 
Conservation of Habitats and Species Regulations 2017 (as amended), 
the Wildlife & Countryside Act 1981 as amended and s40 of the NERC 
Act 2006 (Priority habitats & species) and in accordance with the adopted 
Uttlesford Local Plan 2005 - Policy GEN7. 

  
10 Prior to the commencement of the development hereby permitted, details 

of a scheme of mitigation measures aimed to achieve a noise level not 
exceeding 55dBLAeq in the outdoor amenity areas of all dwellings shall 
be submitted to and approved in writing by the local planning authority. 
Details shall include the position, design, height and materials of any 
acoustic barrier proposed, along with calculations of the barrier 
attenuation. The scheme as approved shall be fully implemented prior to 
occupation of the residential units and shall be retained thereafter. 
 
REASON: To ensure an adequate level of amenity for residents of the 
new dwellings in accordance with Uttlesford Local Plan (adopted 2005) – 
Policy GEN4. 

  
11 
 

Prior to the commencement of the development hereby permitted, details 
of the scheme of design and sound insulation to achieve the internal noise 
levels recommended in BS 8233:2014 and for individual noise events to 
not normally exceed 45 dB LAmax shall be submitted to and approved in 
writing by the local planning authority. The details shall include the internal 
configuration of rooms, and the specification and reduction calculations 
for the external building fabric, glazing, mechanical ventilation, and 
acoustic barriers. If the internal noise limits can only be achieved with 



closed windows, then alternative means of both whole dwelling and purge 
ventilation should be provided to allow residents to occupy the properties 
at all times with windows closed, having regard to thermal comfort. The 
scheme as approved shall be fully implemented prior to occupation of the 
residential units and shall be retained thereafter. None of the dwellings 
shall be occupied until such a scheme has been implemented in 
accordance with the approved details, and shown to be effective, and it 
shall be retained in accordance with those details thereafter. 
 
REASON: To ensure an adequate level of amenity for residents of the 
new dwellings in accordance with Uttlesford Local Plan (adopted 2005) – 
Policy GEN4. 

  
12 No development shall take place until an assessment of the nature and 

extent of contamination has been submitted to and approved in writing by 
the Local Planning Authority. This assessment must be undertaken by a 
competent person, and shall assess any contamination on the site, 
whether or not it originates on the site. Moreover, it must include: 
 
(i) a survey of the extent, scale and nature of contamination. 
(ii) an assessment of the potential risks to human health, adjoining land, 
groundwater and surface waters. 
 
REASON: To protect human health and to ensure that no future 
investigation is required under Part 2A of the Environmental Protection 
Act 1990 and in accordance with the adopted Uttlesford Local Plan 2005 
- Policy ENV14. 

  
13 No development shall take place until a detailed remediation scheme to 

bring the site to a condition suitable for the intended use by removing 
unacceptable risks to human health, and the natural environment has 
been submitted to and approved in writing by the Local Planning Authority. 
The scheme must include all works to be undertaken, proposed 
remediation objectives and remediation criteria, an appraisal of remedial 
options, and proposal of the preferred option(s), and a timetable of works 
and site management procedures. The scheme 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 remediation scheme shall be implemented in 
accordance with the approved timetable of works and prior to the 
commencement of development other than that required to carry out the 
remediation, unless otherwise agreed by the local planning authority. 
Within 2 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 human health and to ensure that no future 
investigation is required under Part 2A of the Environmental Protection 



Act 1990 and in accordance with the adopted Uttlesford Local Plan 2005 
- Policy ENV14. 

  
14 Prior to the commencement of the development, a detailed Construction 

Management Plan (CMP) shall be submitted to and approved in writing 
by the Local Planning Authority, and the plan shall include the following: 
 
(i) The construction programme and phasing 
(ii) Hours of operation, delivery and storage of materials 
(iii) Details of any highway works necessary to enable construction to 

take place 
(iv) Parking and loading arrangements 
(v) Details of hoarding 
(vi) Management of traffic to reduce congestion 
(vii) Control of dust and dirt on the public highway 
(viii) Details of consultation and complaint management with local 

businesses and neighbours 
(ix) Waste management proposals 
(x) Mechanisms to deal with environmental impacts such as noise and 
(xi) vibration, air quality and dust, light and odour. 
(xii) Details of any proposed piling operations, including justification for 

the proposed piling strategy, a vibration impact assessment and 
proposed control and mitigation measures. 

 
All works shall be carried out in accordance with the approved CMP 
thereafter. 
 
REASON: To minimise any adverse effects on air quality, in accordance 
with Policy ENV13 of the Uttlesford Local Plan (adopted 2005) and the 
National Planning Policy Framework 2021. 

  
15 Prior to occupation of the development, details of measures to maximise 

the use of low-emission transport modes (e.g., secure covered storage for 
motorised and non-motorised cycles, and electric vehicle charge points) 
must be submitted to and approved in writing by the local planning 
authority. The measures must be installed in accordance with the 
approved details prior to occupation. 
 
REASON: To minimise any adverse effects on air quality, in accordance 
with Policy ENV13 of the Uttlesford Local Plan (adopted 2005) and the 
National Planning Policy Framework 2021. 

  
16 No development or preliminary groundworks of any kind shall take place 

until a programme of archaeological trial trenching has been secured in 
accordance with a written scheme of investigation which has been 
submitted by the applicant and approved in writing by the local planning 
authority. 
 
REASON: The Historic Environment Record indicates that the proposed 
development lies within a sensitive area of heritage assets. Excavations 



directly north of the proposed development, in advance of the A120, have 
recovered extensive Roman archaeological deposits including a 
roundhouse, droveways and quarrying pits (EHER45255). A cremation 
burial (EHER45256) was recovered indicating a cemetery in the area. 
Trial trenching for the proposed G2 expansion identified a large Roman 
site coming down to the edge of the A120 to the north of the application 
area, which will probably extend into the application area. The northern 
boundary of the site is formed by the footpath from Takeley Church 
running eastwards to Little Canfield, historically called the coffin or corpse 
road. There is therefore the potential for Roman and medieval 
archaeological features and deposits within the proposed development 
area. and to accord with the adopted Uttlesford Local Plan 2005 - Policy 
ENV4 

  
17 No development or preliminary groundworks of any kind shall take place 

until the completion of the programme of archaeological evaluation 
identified in the WSI and confirmed by the Local Authority archaeological 
advisors. 
 
REASON: The Historic Environment Record indicates that the proposed 
development lies within a sensitive area of heritage assets. Excavations 
directly north of the proposed development, in advance of the A120, have 
recovered extensive Roman archaeological deposits including a 
roundhouse, droveways and quarrying pits (EHER45255). A cremation 
burial (EHER45256) was recovered indicating a cemetery in the area. 
Trial trenching for the proposed G2 expansion identified a large Roman 
site coming down to the edge of the A120 to the north of the application 
area, which will probably extend into the application area. The northern 
boundary of the site is formed by the footpath from Takeley Church 
running eastwards to Little Canfield, historically called the coffin or corpse 
road. There is therefore the potential for Roman and medieval 
archaeological features and deposits within the proposed development 
area, and to accord with the adopted Uttlesford Local Plan 2005 – Policy 
ENV4 

  
18 A mitigation strategy detailing the excavation / preservation strategy shall 

be submitted to the local planning authority following the completion of the 
archaeological evaluation. 
 
REASON: The Historic Environment Record indicates that the proposed 
development lies within a sensitive area of heritage assets. Excavations 
directly north of the proposed development, in advance of the A120, have 
recovered extensive Roman archaeological deposits including a 
roundhouse, droveways and quarrying pits (EHER45255). A cremation 
burial (EHER45256) was recovered indicating a cemetery in the area. 
Trial trenching for the proposed G2 expansion identified a large Roman 
site coming down to the edge of the A120 to the north of the application 
area, which will probably extend into the application area. The northern 
boundary of the site is formed by the footpath from Takeley Church 
running eastwards to Little Canfield, historically called the coffin or corpse 



road. There is therefore the potential for Roman and medieval 
archaeological features and deposits within the proposed development 
area, and to accord with the adopted Uttlesford Local Plan 2005 - Policy 
ENV4. 

  
19 The applicant will submit to the local planning authority a post excavation 

assessment (to be submitted within six months of the completion of the 
fieldwork, unless otherwise agreed in advance with the Planning 
Authority). This will result in the completion of post excavation analysis, 
preparation of a full site archive and report ready for deposition at the local 
museum, and submission of a publication report. 
 
REASON: The Historic Environment Record indicates that the proposed 
development lies within a sensitive area of heritage assets. Excavations 
directly north of the proposed development, in advance of the A120, have 
recovered extensive Roman archaeological deposits including a 
roundhouse, droveways and quarrying pits (EHER45255). A cremation 
burial (EHER45256) was recovered indicating a cemetery in the area. 
Trial trenching for the proposed G2 expansion identified a large Roman 
site coming down to the edge of the A120 to the north of the application 
area, which will probably extend into the application area. The northern 
boundary of the site is formed by the footpath from Takeley Church 
running eastwards to Little Canfield, historically called the coffin or corpse 
road. There is therefore the potential for Roman and medieval 
archaeological features and deposits within the proposed development 
area. and to accord with the adopted Uttlesford Local Plan 2005 - Policy 
ENV4 

  
20 No development shall take place, including any ground works or 

demolition, until a Construction Management Plan has been submitted to, 
and approved in writing by, the local planning authority. The approved 
plan shall cover all areas of the site identifying differences in operation as 
necessary and shall be adhered to throughout the construction period. 
The Plan shall provide for. 
 
(i) vehicle routing, 
(ii) the parking of vehicles of site operatives and visitors, 
(iii) loading and unloading of plant and materials, 
(iv) storage of plant and materials used in constructing the development,  
(v) wheel and underbody washing facilities. 
(vi) Treatment and protection of public rights of way during construction  
(vii) Before and after condition survey to identify defects to highway in 

the vicinity of the accesses to the site and where necessary ensure 
repairs are undertaken at the developer expense were caused by 
developer. 

 
REASON: To ensure that on-street parking of these vehicles in the 
adjoining streets does not occur and to ensure that loose materials and 
spoil are not brought out onto the highway in the interests of highway 
safety and Policy DM 1 of the Highway Authority’s Development 



Management Policies February 2011 and in accordance with the adopted 
Uttlesford Local Plan 2005 - Policy GEN1. 

  
21 Prior to any occupation of the development, the access, as shown in 

principle on submitted drawing number W371/PL/SK/238 PO1 shall be 
provided with the addition of 3.5m footway/cycleway connections from the 
site to the highway network to the north and south of the access and 
including appropriate crossing points, the scheme of works to be subject 
to technical and safety audits 
 
REASON: To ensure that vehicles can enter and leave the highway in a 
controlled manner in forward gear with adequate inter-visibility 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, to accord with the adopted 
Uttlesford Local Plan 2005 - Policy GEN1 

  
22 A footway/cycleway shall be provided to the southern boundary of the site 

to provide a link to a footway/cycleway on any development that may be 
constructed or have permission to the south of this site. The Owners 
and/or Developer shall not cause there to be any legal or physical barriers 
to impede the passage of pedestrians or cyclists at the boundaries of the 
of the Land or at any point on the Land within the ownership of the Owners 
and/or Developer. The developer shall submit details to the planning 
authority on a plan for approval prior to development and implement the 
approved scheme thereafter. 
 
REASON: To enable future or existing development to be linked to the 
pedestrian cycle network without any further permissions or payment and 
so as to prevent the creation of ransom strips at the point where the paths 
meet the site boundary, to accord with the adopted Uttlesford Local Plan 
2005 - Policy GEN1. 

  
23 Prior to occupation of the proposed development, the Developer shall be 

responsible for the provision and implementation of a Residential Travel 
Information Pack per dwelling, for sustainable transport, approved by 
Essex County Council, to include six one day travel vouchers for use with 
the relevant local public transport operator.  
 
REASON: In the interests of reducing the need to travel by car and 
promoting sustainable development and transport in accordance with 
policies DM9 and DM10 of the Highway Authority’s Development 
Management Policies, to accord with the adopted Uttlesford Local Plan 
2005 - Policy GEN1. 

  
24 Prior to the occupation of the first unit the signalised junction of the 

B1256/B183 (known as the Four Ashes) shall be upgraded to include 
MOVA (Microprocessor Optimised Vehicle Actuation) to provide 
optimisation of the signals to increase capacity. The upgrade works shall 



also include any necessary refurbishment or renewal of equipment and 
signing and lining including that required to provide prioritisation for 
cyclists at the junction as appropriate, in a scheme to be agreed with the 
local planning authority in consultation with the Highway Authority. 
 
REASON: To mitigate against impact of the development on signalised 
junction by helping increase capacity and providing facilities for cyclists, 
to accord with the adopted Uttlesford Local Plan 2005 - Policy GEN1. 

  
25 Prior to any occupation the provision of bus stops to the east and west of 

Parsonage Road, facilities to include but not be limited to raised kerbs, bus 
shelters, pole, flag and timetable information.  
 
REASON: to ensure that the development accords with the Highway 
Authority’s Development Management Policies, adopted as County Council 
Supplementary Guidance in February 2011 and Uttlesford Local Plan Policy 
GEN1. 

  
26 Prior to the development of the works hereby approved, a Sustainability 

and Energy Strategy shall be submitted to and approved in writing by the 
Local Planning Authority. The Strategy will detail how the following will be 
achieved. 
 
(i) A minimum reduction in projected carbon emissions of 19% 

against the current building regulations at the time of the 
submission;  

(ii) A minimum of 25% of on-site energy generation from low-carbon 
sources; 

(iii) A 'live' connection point to facilitate the delivery of an electric 
vehicle charging unit, at one connection per plot for only those 
plots which have on-plot parking or a garage; and  

(iv) Provision of a single water butt to each private residential rear 
garden. 

 
REASON: to ensure that the proposals comply with the Council’s 
corporate Interim Climate Change Planning Policy (2021) and the NPPF. 

  
27 No works except demolition shall takes 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:  
 
(i) Provide engineering site layout of the proposed drainage network at 

the site. This should include the following details: manholes cover 
levels, invert levels, pipes dimensions, slopes, basin top and base 
levels, and invert levels both at inlet and outlets, outflow rates, as 
well as top water level in the attenuation basins/ponds during 
100year plus 40percent CC allowance.  

(ii) Provide calculations for the conveyance and storage network for the 
proposed development. The network should not predict surcharge 



in 1yr events, and should not predict flooding in 30year events. 
During 100 year plus 40pc cc event if any marginal flooding is 
predicted then it should be directed away from the building using 
appropriate site grading.  

(iii) The appropriate level of treatment for all runoff leaving the site, in 
line with the Simple Index Approach in chapter 26 of the CIRIA 
SuDS Manual C753. 

(iv)  Detailed engineering drawings of each component of the drainage 
scheme.  

(v) A final drainage plan which details exceedance and conveyance 
routes, FFL and ground levels, and location and sizing of any 
drainage features. 

(vi) 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. It 
should be noted that all outline applications are subject to the most up to 
date design criteria held by the LLFA. 
 
REASON: To ensure an adequate level of surface water and drainage 
scheme is provided to minimise the risk of on and off-site flooding in 
accordance with policy GEN3 of the Adopted Local Plan and the NPPF. 

  
28 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 167 and 
paragraph 174 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. 

  
29 Prior to occupation 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 should 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. Failure to provide the above 
required information prior to occupation may result in the installation of a 
system that is not 

  
30 The applicant or any successor in title must maintain yearly logs of 

maintenance which should 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. 

  
 
Appendix 1 – Statutory Consultee Responses.  



Local Highway Authority

 
 



 

 
 



 
 
 
 
 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Highways Agency 
 

 
 
 
 
 
 
 
 
 
 



 
 
 
 
 
 
 
Local Flood Authority 



 

 



 
 
 
 
 
 
 



 
 
 
 
 



 
 
 
 
 



Natural England 

 
 



 
 
 



 
 
 
 
 



 
 
 
 
 
 



 
 
 
 
 
 
 



ECC Infrastructure (Education) 

 
 
 
 
 
 
 



 
 
 



NHS West Essex 

 
 
 
 
 
 



 
 
 
 
 
 



 
 
 
 
 



 


