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1. EXECUTIVE SUMMARY 
  
1.1 This scheme is for 31 dwellings and follows an Outline application reference 

UTT/20/2639/OP.  As such the principle of the development has already been 
established.  There are no further relevant changes in planning policy since that 
date that would alter that decision.  The reserved matters to be considered are 
therefore only appearance, layout, landscaping, which are considered below. 

  
1.2 The layout, scale and appearance of the development is considered appropriate 

in terms of the character of the site and surrounding area. The size of amenity 
areas and parking provisions are acceptable. The development accords with 
ULP Policies S7, ENV3, GEN2, GEN8 and the NPPF. 

  
1.3 The landscaping details are considered appropriate for the site subject to 

conditions and therefore accords with ULP Policies S7, GEN2, and ENV3. 
  
1.4 From the information submitted and observations during the Case Officers site 

visit the proposal will not result in any harm to protected sites, habitats or 
protected and priority species. 

  
2. RECOMMENDATION 

 
That the Director of Planning be authorised to GRANT permission for the 
development subject to those items set out in section 17 of this report - 
 
A) Conditions   

  



3. SITE LOCATION AND DESCRIPTION: 
  
3.1 The application site consists of detached dwelling which faces onto Stortford 

Road. Open fields are to the rear of the residential curtilage of the dwelling know 
as Poppies. To the north east of the main site is the Clavering Primary School 
and to the north of the site are the residential properties along Pelham Road. 

  
3.2 To the west of the application site a public right of way joins the north of the site 

(Pelham Road) to the south of the Clavering. 
  
4. PROPOSAL 
  
4.1 This application is for the reserved matter, seeking approval of the details of 

appearance, layout, scale and landscaping for the erection of 31 no. dwellings 
and 38 no. parking spaces following approval of outline planning permission 
UTT/20/2639/OP. 

  
4.2 The principle for development, including the access arrangements into the site 

from Stortford Road has already been approved as part of the Outline 
application.  These aspects do not therefore form part of the considerations with 
this current Reserved Matters submission. 

  
4.3 The current Reserved Matters application seeks approval for the detailed 

elements of the scheme comprising: 
 
• Layout, elevations, materials of construction, 
• House size, types and mix of units,  
• Public open space, play space, 
• Landscaping, 

  
4.4 The proposal will include the following housing scheme. 
  
4.5 PLO

T 
TENURE 
OM= Open 
Market 

STORE
Y 
HEIGH
T 

DWELLING TYPE BEDROO
MS 

PARKING 

1 OM 2 DETACHED HOUSE 5 6 
2 OM 2 DETACHED HOUSE 5 4 
3 OM 2 DETACHED HOUSE 6 4 
4 OM 2  DETACHED HOUSE 6 4 
5 OM 2 DETACHED HOUSE 5 6 
6 OM 2 DETACHED HOUSE 4 6 
7 OM 1 DETACHED 

BUNGALOW 
2 3 

8 OM 1 DETACHED 
BUNGALOW 

3 4 

9 OM 2 DETACHED HOUSE 3 4 
10 Affordable 

Shared 
Ownership 
 

2 SEMI DETACHED 
HOUSE 

3 2 

11 Affordable 
Shared 
Ownership 

2 SEMI DETACHED 
HOUSE 

2 2 



12 OM 2 DETACHED HOUSE 3 5 
13 OM 2 DETACHED HOUSE 4 5 
14 OM 2 DETACHED HOUSE 4 5 
15 OM 1 DETACHED 

BUNGALOW 
2 5 

16 OM 2 DETACHED HOUSE 3 5 
17 OM 2 DETACHED HOUSE 5 4 
18 OM 2 DETACHED HOUSE 4 4 
19 Affordable- 

Rent 
1 DETACHED  

BUNGALOW 
2 2 

20 Affordable- 
Rent 

2 TERRACE 3 2 

21 Affordable- 
Rent 

2 TERRACE 2 2 

22 Affordable- 
Rent 

2 TERRACE 3 2 

23 Affordable- 
Rent 

2 SEMI DETACHED 
HOUSE 

1 2 

24 Affordable- 
Rent 

2 SEMI DETACHED 
HOUSE 

2 2 

25 Affordable- 
Rent 

2 SEMI DETACHED 
HOUSE 

2 2 

26 Affordable- 
Rent 

2 SEMI DETACHED 
HOUSE 

1 2 

27 OM 2 DETACHED HOUSE 4 4 
28 OM 2 DETACHED HOUSE 4 4 
29 OM 2 DETACHED HOUSE 3 5 
30 Affordable 

Shared 
Ownership 

2 SEMI DETACHED 
HOUSE 

2 2 

31 Affordable 
Shared 
Ownership 

2 SEMI DETACHED 
HOUSE 

3 2 

  
 

5. ENVIRONMENTAL IMPACT ASSESSMENT 
  
5.1 The development does not constitute 'EIA development' for the purposes of The 

Town and Country Planning (Environmental Impact Assessment) Regulations 
2017. 

  
6. RELEVANT SITE HISTORY 
  

 
6.1 Reference Proposal Decision 

UTT/18/1256/OP Outline application for up to 31 
no. Dwellings (net gain of 30 
units), with all matters except 
access reserved. Demolition of 
'Poppies' and alterations to 
access onto Stortford Road to 
create access road. 

Refused- 1/4/2019 
 
Appeal Dismissed 
on grounds of 
impact to the 
countryside 
location. 



UTT/20/2639/OP Outline application with all 
matters reserved except for 
access for the demolition of 
"Poppies" and the erection of up 
to 31 no. dwellings and 38 no. 
visitor parking spaces 

Approved- 21/12/21 

UTT/22/0399/FUL Proposed demolition of dwelling 
and construction of access road. 

Approved 9/5/21 

  
7. PREAPPLICATION ADVICE AND/OR COMMUNITY CONSULTATION 
  
7.1 The LPA is unaware of any consultation exercise carried out by the applicant for 

this Reserve Matters application. 
  
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 the following mitigation and 
conditions:  
 
1. Dwellings shall not be occupied until such time as their associated vehicle 

parking area is provided, the vehicle parking areas and associated turning 
areas shall be retained in this form at all times. 

 
2. Dwellings shall not be occupied until such time as their associated cycle 

parking indicated on the approved plans, has been provided.  
 
3. Any planting adjacent to the public rights of way to be planted a minimum of 

3m from the extent of the public right of way. 
 
See Appendix 1 

  
8.2 Local Flood Authority - Objection 
  
8.2.1 The pond appears to be in the rear garden of plot 1. If this pond is to be used as 

part of the drainage strategy this would be an unsuitable location with regard to 
long term maintenance concerns. 
 
See Appendix 2 

  
8.3 ECC Education  
  
8.3.1 No comments received. 
  
9. PARISH COUNCIL COMMENTS - Objection 
  
9.1 The development is contrary to the NPPF which seeks to protect the character 

and the beauty of the countryside as it causes severe harm to the attractive, 
open and relatively undeveloped upland landscape that surrounds the village. 
 
Conditions imposed on the outline planning permission and the planning 
approval to demolish the dwelling of Poppies still need to be addressed. 
 



This application varies from the outline planning permission Clavering Parish 
Council (CPC) reminds UDC that the Site Plan of the Outline Permission was 
relied upon by Uttlesford’s Planning Committee to give credence to the 
statement that they had taken on board the comments of the Planning Inspector 
who had refused. The Planning Inspector dealing with the previous appeal 
advised the proposal would be an appreciable departure from the existing 
settlement pattern and would adversely affect the character and appearance of 
the area. 
 
The details in the outline planning permission stated no ridge line would rise 
above 110m above sea level of which this current reserved matter exceeds. 
 
The reserved matters application has an increase-built form and some larger 
houses. 
 
The large houses will result in increased traffic movements, 
 
No details have been provided in regard to the fowl drainage, 
 
Two of the proposed 6 bedroomed houses each have 4 parking spaces, yet the 
three 5 bedroomed houses each have 6 parking spaces, one four bedroomed 
house has 6 parking spaces and a 2 bedroomed house has 5 parking spaces. 
 
The application includes fewer trees to be planted, 
 
The application includes a number of inaccuracy’s  

  
10. CONSULTEE RESPONSES 
  
10.1 UDC Housing Enabling Officer – No Objection 
  
10.1.1 The affordable housing provision on this site will attract the 40% policy 

requirement as the site is for 31 properties. This amounts to up to 12 affordable 
housing properties and it is expected that these properties will be delivered by 
one of the Council’s preferred Registered Providers. 
 
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 proposed mix of the affordable properties based upon the need identified in 
the SHMA 2017 was  
provided at the outline application stage and was as follows:- 
 

 
 



A schedule of accommodation has not been provided as part of this reserved 
matters application but from the site plan provided I have assumed that the 
following plots are the affordable provision:- 
Plots 10,11, 19 to 26, 30 and 31 
 
These 12 plots correlate with the identified mix in the table above and I am 
pleased to note that each of the proposed properties meet or exceed the NDSS 
and the private amenity space recommended in the  
Essex Design Guide. 

  
10.2 UDC Environmental Health – No Objection 
  
10.2.1 This service has been consulted following the submission of information after 

the outline permission of the above application. Having reviewed this 
information, none of which relates to Environmental Health, this service has no 
comments. 

  
10.3 UDC Landscape Officer/Arborist – No Objection 
  
10.3.1 No objection raised subject to condition for further landscape enhancement.  
  
10.4 Place Services (Conservation and Heritage) – No Objection 
  
10.4.1 The proposals have the potential to affect the setting of the Clavering 

Conservation Area and several listed buildings. Overall, the submitted details for 
the proposed appearance, landscaping, layout and scale are not considered to 
result in any additional harm and is therefore considered acceptable. However, 
the proposed materials for the windows and doors are not clearly specified for 
each plot. 
 
Were permission to be granted, I request a condition is attached which secures 
samples of the proposed external materials, including windows and doors. 

  
10.5 Place Services (Ecology) 
  
10.5.1 No comments received. 
  
10.6 Place Services (Archaeology) – No Objection 
  
10.6.1 Subject to conditions: 

 
1. No development or preliminary groundworks of any kind shall take place until 

a programme of archaeological investigation has been secured in 
accordance with a written scheme of investigation. 

 
2. No development or preliminary groundworks of any kind shall take place until 

the completion of the programme of archaeological investigation identified in 
the WSI in 1 above. 
 

3. 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) 

  
10.7 Thames Water 
  



10.7.1 No development shall be occupied until confirmation has been provided that 
either:-  
1. Foul water Capacity exists off site to serve the development; 
 
2.  A development and infrastructure phasing plan has been agreed with the 

Local Authority in consultation with Thames Water. Where a development 
and infrastructure phasing plan is agreed, no occupation shall take place 
other than in accordance with the agreed development and infrastructure 
phasing plan, 

 
 
3. All Foul water network upgrades required to accommodate the additional 

flows from the development have been completed. Reason - Network 
reinforcement works may be required to accommodate the proposed 
development. Any reinforcement works identified will be necessary in order 
to avoid sewage flooding and/or potential pollution incidents. 

 
Reason - Network reinforcement works may be required to accommodate the 
proposed development. Any reinforcement works identified will be necessary in 
order to avoid sewage flooding and/or potential pollution incidents. The 
developer can request information to support the discharge of this condition by 
visiting the Thames Water website at thameswater.co.uk/preplanning 

  
10.8 BAA Safeguarding 
  
10.8.1 No Objections 
  
10.9 Affinity Water 
  
10.9.1 No comments 
  
10.10 Open Space Society 
  
10.10.1 No comments received. 
  
11. REPRESENTATIONS 
  
11.1 Site notice/s were displayed on site and 249 notifications letters were sent to 

nearby properties. The application was also advertised in the local newspaper. 
Numerous representations were received from neighbouring resident and the 
following observations have been made. 

  
11.2 Support  
  
11.2.1 N/A 
  
11.3 Object 
  
11.3.1 • Harmful impact to  the character of the countryside, 

• Overbearing impacts to the existing properties, 
• The elevated position of the site will result in an intrusive appearance above 

the current properties, 
• Increase of vehicle movements, 
• Impact to highway safety, 



• In sufficient manoeuvrable space within the site, 
• No provision for cyclists, 
• Loss of trees and vegetation, 
• Air quality impact 
• Noise Impact, 
• Insufficient parking, 
• The scale and positioning of the dwelling has changed following the outline 

planning permission, 
• No management for the woodland area 

  
11.4 Comment 
  
11.4.1 This application considers the Reserved Matters of appearance, layout, scale 

and landscaping for the erection of 31 no. dwellings and 38 no. parking spaces 
following approval of outline planning permission UTT/20/2639/OP. Details of 
principle are not a consideration for this application. All material planning matter 
will be considered in the following 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. 

  
12.4 The Development Plan 
  
12.4.1 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)  
Stebbing Neighbourhod Plan (made July 2022) 

  
3. POLICY 
  
13.1 National Policies  
  
13.1.1 National Planning Policy Framework (2021) 
  
13.2 Uttlesford District Plan 2005 



  
 S7 – The countryside 

GEN1- Access 
GEN2 – Design 
GEN3 -Flood Protection 
GEN4- Good Neighbourliness 
GEN5- Light pollution 
GEN6- Infrastructure to support development 
GEN7 - Nature Conservation 
GEN8- Vehicle Parking Standards 
H9- Affordable Housing 
H10- Housing Mix 
ENV1- Design of development within the conservation area 
ENV2- Development affecting Listed Buildings. 
ENV3- Open Space and Trees 
ENV4- Ancient Monument and sites of Archaeological Importance 
ENV5- Protection of Agricultural Land 
ENV11- Noise generators 
ENV13- Exposure to poor air quality 
ENV14- Contaminated land 

  
  
13.4 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) Layout of the development including the design, impact to amenity 

and Parking  
B) Scale and appearance of the development, including the design and 

impact to amenity 
C) Landscaping 
D) Nature Conservation  
E) Affordable Housing  
F) Archaeology  
G) Climate Change  

 
  
14.3 A) Layout of the development including the design, impact to amenity and 

Parking  
  
14.3.1 The proposed development provides a series of connected green spaces and 

incorporates a linked circular route through the adjoining woodland.  This has 
formed a natural crescent at the centre of the development that will provide an 
attractive frontage as one passes through the development. Two footpaths will 
connect to the proposed woodland area and to the existing public right of way to 
the west of the site. 

  



14.3.2 The layout will provide an appropriate siting of the dwellings, garages and public 
open space within the site and that is compatible with its surroundings.  The 
access point will relate well to Stortford Road and will include additional 
landscaping will be provided when entering the site. The new access road was 
approved as part of the Outline planning permission and will create 15 dedicated 
parking bays alongside its length, plus a footpath.  Traffic calming measures will 
line the length of the access road to ensure slow speed. In addition, a dedicated 
car park with a further 23 parking spaces would be created at the end of the 
access road. 

  
14.3.3 The site layout has been heavily influenced by the topography of the site. The 

road has been set out to follow the contours of the site, to allow development to 
be focused to the lower parts of the site.  This has formed a natural crescent at 
the centre of the development that will provide an attractive frontage as one 
passes through the development. 

  
14.3.4 The visitor parking for the school has been positioned so that it is close to the 

Primary school but is screened from view by Plots 30, 31 and the green area 
which is proposed to be planted. 

  
14.3.5 Refuse collection is proposed from within the site, with refuse vehicles travelling 

in forward gear, with room within the site for refuse vehicles to turn and exit the 
site in forward gear.  Each dwelling is within the maximum collection and drag 
distances prescribed. 

  
14.3.6 The development will include a layout that will provide an appropriate siting of 

the dwellings, garages and open public space within the site and that is 
compatible with its surroundings and nearby residential development.  The 
design of the buildings is traditional and considered in keeping with residential 
development in the vicinity. The layout of the development provides sufficient 
distance and space between the properties and ensure the site is not 
overdeveloped or have a cramped appearance. 

  
14.3.7 ULP Policy GEN2 also considers the impact to neighbouring properties in regard 

to loss of light, over shadowing, overlooking and loss of privacy.  The layout of 
the development includes separation distances between the proposed dwellings 
and the existing neighbouring dwellings that ensures the development will not 
result in any loss of light, overshadowing that will have a harmful impact to 
neighbouring occupiers.  The site plan submitted shows that the proposed 
dwellings as sited are unlikely to give rise to a significant loss of residential 
amenity to adjacent dwellings and would be in accordance with the aims of the 
Essex Design Guide.  Sufficient distance between the dwellings and the existing 
dwelling outside the application site do not result in any harmful impact to 
neighbour’s private amenity. The boundary treatment of the amenity areas of the 
proposed dwelling is set out in the landscaping plans and include 1.8m close 
board fencing. 

  
14.3.8 The Council’s Housing Enabling Officer has been consulted in regard to the 

proposal, no objections have been made. In terms of accessibility to the 
dwellings, each property would be constructed to meet the requirements of 
Building Regulations, requirement M4(2) and surfaces around the dwellings and 
their parking spaces would be level for ease of use.  

  
14.3.9 The development would include 4no.single storey dwellings that would be 

constructed to be wheelchair accessible - Part M, Category 3 Homes (wheelchair 



accessible).  This and the proposed mix would meet the recommendation from 
the Council Enabling Officer.  Therefore, the development is considered to 
accord with ULP Policy H10 and GEN1. 

  
14.3.10 The introduction of the dwellings will result in an increase of noise and 

disturbance, mainly due to the increase of vehicular movement within the site 
and residential occupational use that being said this would be consistent to the 
other residential development to the north and east of the application site.  As 
such I do not consider the disturbance would be of a significant level that will 
result in a material harmful impact to the residential amenity of the existing 
neighbouring residential sites.  As such the proposal is in accordance with ULP 
Policy GEN4. 

  
14.3.11 ULP Policy GEN3 considers the development in regard to flood protection. The 

site is not in an area at risk of flooding however due to the scale and design of 
the development the appropriate Local Lead Flood Authority has been consulted 
due to the proposed drainage and SUDs features.  An objection has been raised 
in regard to the location of the pond feature to the rear of plot 1. This however 
has been omitted during application process, no further comments have been 
received from the Lead Local Flood Authority. 

  
14.3.12 The development will still be subject to the conditions imposed under the outline 

planning permission, this includes: 
 
• Approval of a surface water drainage scheme, 
• Scheme to minimise off site flooding,  
• Maintenance plan and year log records.  
• All wastewater network upgrades required to accommodate the additional 

flows from the development have been completed. 
 

Taking into consideration the comments from the statutory consultees the 
development is not considered to not give rise to any significant adverse effects 
with respect to flood risk and accords with ULP Policy GEN3 and the NPPF. 

  
14.3.13 The access to the site was considered and approved in the approved outline 

planning application UTT/20/2639/OP. The Highways Authority have been 
consulted as part of the planning application process; no objections have been 
raised subject to conditions.  Taking into account the comments of the Highway 
Authority and recommended conditions, it is considered that the proposal would 
not adversely affect road safety or highway capacity provided that appropriate 
conditions are imposed should planning permission be granted.  The 
development will still be subject to the conditions imposed under the Outline 
planning permission regarding: 
 
• Construction management plan, 
• Construction of the access, 
• Traffic Calming Scheme, 
• Residential Travel Pack, 
 
As such the proposed layout of the access is considered in accordance with ULP 
Policy GEN1. 

  
14.3.14 No further comments have been made by the Council’s Environmental Health 

Officer in regard to air quality as this was considered under Outline planning 



approval.  Although not indicated on the submitted plans the installation of 
electric charging points was conditioned on the Outline planning permission.  As 
such the provision of electric vehicle charging points per dwelling is appropriate 
and in Policy ENV13 the NPPF. 

  
14.3.15 In terms residential parking the proposed scheme is in accordance with the 

Uttlesford Residential Parking Standards. 6 visitor parking spaces will be 
provided within the development, this will complement the parking provisions 
that already exceeds the Uttlesford Residential Parking Standards.  Also the 
layout of the site is not restrictive and provides sufficient turning spaces. 

  
14.3.15 Taking into regards the details set out in the above paragraphs it is considered 

layout of the development is appropriate and in accordance with ULP Policies 
S7, GEN1, GEN2, GEN4, GEN8, H10, ENV13, Essex Design Guide, Essex 
Parking Standards, UDC Local Residential Parking Standards and the NPPF. 

  
14.4 B) Scale and appearance of the development, including the design and 

impact to amenity 
  
14.4.1 Policy GEN2 considers the design of the development to ensure the 

development is compatible with its surroundings. The design rationale in regard 
to the appearance of the development is ensuring a scheme that respects the 
local vernacular and scale of the existing and surrounding areas using high 
quality building materials from sustainable sources. 

  
14.4.2 The scale of the dwellings is considered appropriate and will include a mixture 

of larger detached dwellings, and smaller semi-detached dwellings.  The scale 
of the dwellings are not dominant or intrusive in the setting of the site or its 
surroundings.  Although this particular location for the development is on the 
fringe of the village and has a rural appearance to the west and south of the site 
therefore due consideration should be made to this and the existing site ground 
levels. 

  
14.4.3 As shown on the submitted plans the proposed dwellings are a mixture two 

storey properties and bungalows. The external finishing materials will include the 
use of external materials that will be are considered acceptable in this location, 
that being said a condition should be imposed for the submission of further 
details of the materials for approval should permission be granted. The scale 
and appearance of the dwellings are not considered to be adversely intrusive or 
dominant in the street scene or surrounding area. 

  
14.4.4 The site rises gradually from the eastern to western side. There is roughly a 5m 

difference between the lowest point and the highest point.  The highest point on 
site on the 105m contour, which as shown below runs slightly lower than the 
Farmyard at Curles Manor that spreads across the 105m and 110m contours.   

  
14.4.5 Objections have been raised in regard to the proposed development has 

changed following the Outline planning approval and that there a higher ground 
levels now include larger dwellings.  Although the scheme has changed from the 
indicative layout included in the Outline planning permission the majority of built 
form will be located in the area below the 104m contours so that the development 
sits largely behind the existing vegetation, is read as part of the village and 
noticeably lower than the barns at Curles Manor. 

  



14.4.6 Careful consideration has been given to the relationship between the proposed 
dwellings that are in close proximity to north and east boundary of the site.  This 
includes ensuring the distance between the application site and neighbouring 
residential properties is appropriate, also that the orientation of the proposed 
dwellings ensures any overlooking or loss of privacy will not be of a significant 
level that will have a harmful impact. 

  
14.4.7 The site does not include any significant change in the existing ground levels 

across the site or as it extends away from the highway.  The proposed dwellings 
have been designed to respond in scale to these existing levels ensuring 
dwellings do no unduly overbear neighbouring properties. 

  
14.4.8 The proposed dwellings as submitted meet the Technical housing standards – 

nationally described space standard (2014).  Although this is not an adopted 
document it provides good practice for the design of residential development. 

  
14.4.9 It is noted the Council’s Conservation Officer has made due consideration to the 

designated Conservation Area and nearby Listed Buildings.  A combination of 
the distance and intervening development ensures that there would be no 
harmful impact on the setting of the designated heritage assets.  In assessing 
the proposal effect on the heritage assets regards has been had to the Council’s 
statutory duty. 

  
14.4.10 As such taking due consideration of the above it is considered the proposed 

development includes an acceptable scale and appearance including the design 
and impact to amenity in accordance with ULP Policies S7, GEN2, H10, Essex 
Design Guide and the NPPF. 

  
14.5 C) Landscaping 
  
14.5.1 The landscape proposals create a series of open spaces with distinctive 

characters throughout the site.  It is proposed to create attractive landscaped 
frontages for the properties taking the form of large front gardens enclosed by 
native hedges/ post and fencing.  The areas in front of Plots 1 and 31 are to be 
landscaped to create an attractive entrance point to the site, with Plot 31 framed 
by the landscaping on either side.  Tree planting and landscaping throughout the 
also softens the built form of the development in glimpsed views from local public 
footpaths to the west of the site. 

  
14.5.2 The formation of the access road would require the removal of Poppies together 

with some garden trees and vegetation.  This includes a young Birch tree in the 
front garden, a few other trees within the rear garden, including the tall Lombardy 
Poplar trees at the far end adjacent to the main site area. There would be no 
vegetation losses associated with the development within the main arable field 
area. This was considered as part of the Outline planning application where the 
submitted Landscape Appraisal confirmed these features were not found to be 
in any way determinative of local character and appearance. 

  
14.5.3 To the west of the site, it is proposed to create a native woodland area, which 

will help screen the development and will provide a high-quality amenity space.  
It is proposed to form two clearings for recreation use. The proposed layout and 
planting scheme secures a high-quality wooded parkland to be established on 
the western part of the site, occupying the highest levels and covering around a 
quarter of the site area. 

  



14.5.4 Any change from greenfield land to build development has the potential to affect 
the character of the countryside locally and the character and established pattern 
of any settlement.  Such effects are typical and would be experienced for almost 
any development on greenfield land. The site is boarded on three sides by well-
established field boundaries with tall trees and hedgerows.  Nonetheless, the 
site is visible from a number of locations, as identified through the earlier appeal.  
The Outline planning application included a Landscape Appraisal which dealt 
with the concerns raised by the original planning appeal.  This allows the 
development to be concentrated into the lowest portions of the site and closer to 
the establish settlement pattern, reducing views of the site from the east and 
responding more favourably to the settlement pattern and would have only 
modest levels of landscape effect and  visual effect. 

  
14.5.5 It is noted the woodland landscaping would need significant time to mature and 

therefore a planting schedule with the details of the size, age and specimen 
should be secure by condition if planning permission was to be granted. The 
Council’s Landscape Officer has reviewed the Design and Access Statement, 
Landscape Masterplan and other associated documents no objections are 
raised subject to the submission and approval of a detailed landscaping plan and 
planting schedule.  As such taking into consideration the details above it is 
considered the landscaping details are appropriate in the context of the 
character of the site and accords with ULP Policies S7, GEN2, ENV3 and the 
NPPF. 

  
14.6 D) Nature Conservation  
  
14.6.1 Policy GEN7 and paragraph 174 of the NPPF seeks to ensure that development 

would not have a harmful effect on wildlife and Biodiversity.  Appropriate 
mitigation measures must be implemented to secure the long-term protection of 
protected species.  Policy ENV8 requires the protection of hedgerows, linear tree 
belts, and semi-natural grasslands. The Council’s Ecology Consultant has been 
consulted as part of the application process, it is noted no comments or further 
recommendations have been received relating to the likely impacts development 
on designated site, protected species, priority species and habitats.   

  
14.6.2 The Outline planning permission includes a number of conditions in regard to 

ecology that need still to be complied with. Taking into consideration the 
requirement of mitigation and enhancement measures, bird mitigation strategy, 
ecology lighting scheme it is considered the proposed development will not have 
a harmful impact on protected species or biodiversity and content that this aspect 
has been fully considered in accordance with Policies GEN7, ENV8 and the 
National Planning Policy Framework. 

  
14.7 E) Affordable Housing 
  
14.71 Policy H9 states that the Council will seeks 40% affordable housing.  This 

equates to 12 dwellings which is proposed to be provided as part of this 
development and secured by the S106 agreement in the Outline planning 
permission.  The Housing Enabling Officer has been consulted and has not 
raised any objections.  In consideration of the number of units, size and location 
of the affordable housing is acceptable and in accordance with aims of the ULP 
Policy H9 and the UDC Developer Contributions (2014). 

  
14.8 F) Archaeology 
  



14.8.1 In regard to the impact to the location of the site the development has the 
potential to affect archaeological remains, as recommended by the Council’s 
Archaeological Consultant any planning permission should include conditions to 
conduct a field evaluation to establish the nature and complexity of the surviving 
archaeology assets. The work would enable due consideration to be given to the 
historic environment implication and would lead to the proposals for preservation 
in situ and/ or the need for further investigation. 

  
14.8.2 It is noted a condition for an archaeology field investigation and trail trenching is 

imposed on the Outline planning permission, as such it is considered the 
proposal accords with ULP Policy ENV4. 

  
14.9 G) Climate Change 
  
14.9.1 Following the recently adopted UDC Interim Climate Change Policy 2021 due 

consideration should be made by developer to demonstrate the path that their 
proposals take towards achieving net – zero carbon by 2030, and all the ways 
their proposal are working towards this in response to planning law, and also to 
the guidance set out in the NPPF and planning policy guidance. The applicant 
has included a statement demonstrating how the proposal accords with this 
policy. 

  
14.9.2 The location of the site is part of a planned sustainable extension to Clavering, 

the site will have undergone extensive assessment to ensure the most suitable 
and sustainable location for growth.  The minimising of carbon emissions through 
the development itself are demonstrated in the following paragraphs. 

  
14.9.3 The proposal takes into consideration the existing ground levels.  Landscape 

works with the existing topography of the site to avoid regrading of the site and 
the need to export land from the site, this limits the impacts on climate change. 

  
14.9.4 The drainage solution adopted for the site makes suitable provision to ensure no 

detriment to local water supply. The units are designed achieve average water 
consumption. 

  
14.9.5 The proposed landscaping scheme includes extensive planting of native trees, 

shrubs and areas of open grassland as well as extensive hedgerow planting.  In 
biodiversity terms there is a significant gain in habitat provided in the proposed 
landscape scheme. 

  
14.9.6 The development proposes the use of eco technology and renewable energy: 

 
Examples of this includes: 
 
• Solar panels; which take advantage of the renewable source of the sun’s 

energy to power photovoltaic electricity cells and solar water heated panels, 
etc. 

 
• Timber frame construction; Using pre-fabricated ‘renewable’ timber frame 

manufactured within workshop environment which speeds up construction and 
allows improved levels of insulation. 

 
• Waste recycling; during construction on and future occupation 
 



• Air source heat pumps; which can take heat from the outside air and use this 
to heat the dwellings. 

 
• Low voltage lamps; using less electricity than more traditional tungsten lamps. 
 
• Insulation; higher levels of insulation with timber frame construction. 

  
14.9.7 In promoting sustainable travel, the development will provide appropriate 

storage for cycles, electric vehicle charging points and the provision of a 
residential travel pack for future occupiers.  The development is located within a 
sustainable location in terms of being close to local amenities and transport links.  
The scheme therefore is considered to accord with Local Plan Policy GEN2 and 
ENV15 and the UDC Interim Climate Change Policy 2021. 

  
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. CONCLUSION 
  
16.1 The proposed layout, scale and appearance of the development is acceptable.  

No significant loss of residential amenity will arise from the proposals. The 
amenity areas and parking provision are appropriate and complies with Policies 
GEN2 and GEN8. The housing mix for the development is also considered 
acceptable in accordance with Policy H10. 

  
16.2 The drainage proposals are considered acceptable by the Lead Local Flood 

Authority in accordance with Local Plan Policy GEN3 and the NPPF. 
  



16.3 The layout, scale and appearance of the development is considered appropriate 
in terms of the character of the site and surrounding area. The size of amenity 
areas and parking provisions are acceptable. The development accords with 
ULP Policies S7, ENV3, GEN2 GEN8 and the NPPF. 

  
16.4 The landscaping details are considered appropriate for the site subject to 

conditions and therefore accords with ULP Policies S7, GEN2, and ENV3. 
  
16.5 The submitted layout plan shows that impacts on residential amenity are not 

likely to be significant and therefore accords with ULP Policies GEN2 and GEN4. 
  
16.6 The proposal would not be harmful to protect/priority species subject to 

accordance of conditions imposed on the Outline planning application in 
accordance with Policy GEN7 and the NPPF.   

  
16.7 40% affordable housing has been secured by S106 agreement. This was in 

accordance with Policy H9 of the Local Plan. 
  
16.8 The proposed highway access is not considered to have any harmful impact to 

highway safety and in accordance with ULP Policy GEN1. 
  
16.9 As such taking into consideration the assessment of the proposed development 

the application is recommended for approval subject to conditions. 
 
17. CONDITIONS 

 
1 The dwellings hereby approved shall not be occupied until such time as their 

associated vehicle parking area indicated on the approved plans, has been hard 
surfaced, sealed and marked out in parking bays. The vehicle parking areas and 
associated turning areas shall be retained in this form at all times. The vehicle 
parking shall not be used for any purpose other than the parking of vehicles that 
are related to the use of the development unless otherwise agreed with the Local 
Planning Authority.  
 
REASON: To ensure that on street parking of vehicles in the adjoining streets 
does not occur in the interests of highway safety and that appropriate parking is 
provided in accordance with Policy DM8 of the Development Management 
Policies as adopted as County Council Supplementary Guidance in February 
2011 and in accordance with ULP policy GEN1. 

  
2 The dwellings hereby approved shall not be occupied until such time as their 

associated cycle parking indicated on the approved plans, has been provided.  
 
REASON: To ensure appropriate bicycle parking is provided In accordance with 
Policy DM8 of the Development Management Policies as adopted as County 
Council Supplementary Guidance in  
February 2011 and in accordance with ULP policy GEN1. 

  
3 Any planting adjacent to the Public Rights of Way shall be planted a minimum of 

3m from the extent of the Public Right of Way.  
 
REASON: To maintain a clear passage for pedestrians without encroachment 
from vegetation.  
 



The above conditions are required 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. 

  
4 Prior to commencement of works above slab level, details of the following 

external finishes (including samples and/or photographs as appropriate) must be 
submitted to and approved in writing by the local planning authority: 
 
- Walls 
- Roof 
- Windows 
- Doors 
 
The development must be carried out in accordance with the approved details. 
 
REASON: To ensure compatibility with the character of the area, in accordance 
with Policy GEN2 of the Uttlesford Local Plan (adopted 2005) and the National 
Planning Policy Framework. This condition is to ensure that the development is 
only carried out in accordance with the above details. 

  
5 
 

Prior to commencement of development hereby approved above slab level a 
detailed landscaping plan and planting schedule shall be submitted to and 
approved in writing by the Local Planning Authority. Subsequently, these works 
shall be carried out as approved. 
 
The planting schedule shall include specifications of species, sizes, number and 
percentage mix for new planting areas, including for external boundary 
treatments and internal means of enclosure. These details should ensure there 
is not impact or obstruction to the public footpath to the north of the site. 
 
All planting, seeding or turfing and soil preparation comprised in the above 
details of landscaping shall be carried out in the first planting and seeding 
seasons following the occupation of the buildings, the completion of the 
development, or in agreed phases whichever is the sooner, and any plants which 
within a period of five years from the completion of the development die, are 
removed or become seriously damaged or diseased shall be replaced in the next 
planting season with others of similar size and species, unless the local planning 
authority gives written consent to any variation. All landscape works shall be 
carried out in accordance with the guidance contained in British Standards, 
unless otherwise agreed in writing by the Local Planning Authority. 
 
REASON: The planting schedule is required in order to protect and enhance the 
existing visual character of the area and to reduce the visual and environmental 
impacts of the development hereby permitted in accordance with ULP Policies 
S7 and GEN2 of the Uttlesford Local Plan (adopted 2005). 

  
6 Prior to the slab level of the development hereby approved details of the 

suitability of roof mounted PV solar panels to be used throughout the 
development shall be submitted to and approved in writing by the Local Planning 
Authority. These suitable measures shall be implemented during the 
construction of the development and completed prior to the occupation of the 
development, unless otherwise previously agreed in writing by the Local 
Planning Authority. 
 



REASON:  These measures are required to identify suitable areas for renewable 
and low carbon energy sources, and supporting infrastructure in accordance with 
ULP Policies ENV15 and GEN2 of the Uttlesford Local Plan (adopted 2005) and 
Uttlesford District Council's Interim Climate Change Policy document (2021) and 
the NPPF. 

  
7 Prior to first occupation of each dwelling hereby approved the renewable 

features/ climate control measures associated with that dwelling as specified in 
the Design and Access Statement shall be installed into the development as built 
and retained as such thereafter. 
 
REASON: To ensure that the development is sustainable and makes efficient 
use of energy, water and materials and has an acceptable appearance to comply 
with Policies ENV15 and GEN2 of the Uttlesford Local Plan (adopted 2005) and 
Uttlesford District Council's Interim Climate Change Policy document (2021). 
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Appendix 2- Lead Local Flood Authority



 



 



 

 
 


