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1. EXECUTIVE SUMMARY  
   
1.1 Full planning permission is sought to revise a scheme approved under 

outline application UTT/2507/11/OP and details approved under 
UTT/13/1663/DFO. 

 

   
1.2 Application UTT/2507/11/OP granted permission for the demolition of 

derelict former Brookfield Farmhouse and construction of up to 125 No. 
dwellings and associated estate roads, garages, car parking spaces, 
footpaths, cycleways, cycle stores, refuse storage, public open space, 
landscaping and foul and surface water drainage with pumping station, 
foul sewer along the B184 and dry balancing pond. Access to the 
development will be obtained from the un-constructed northern section of 
the Great Dunmow North West By-pass of approximately 0.55km in length 
(approved under Ref.No. UTT/0084/01/FUL but amended by this 
application to incorporate a right hand turn lane). Removal of existing spur 
from roundabout. This was determined in August 2012. 

 

   



 

1.3 As the proposals cannot be tested against a fully up-to-date Development 
Plan, paragraph 11 of the National Planning Policy Framework (NPPF) is 
engaged. As such, a detailed “Planning Balance” has been undertaken of 
the proposals against all relevant considerations. 

 

   
1.4 Given the extant permission that has commenced and is partially 

complete and occupied, this would be considered a ‘fallback’ position in 
considering what is acceptable at the site. Albeit given reduced weight as 
the applicant considers this to be an unviable option. 

 

   
1.5 The proposals would significantly boost the Councils housing supply 

including the provision of affordable housing. Furthermore, weight has 
been given in respect to the completion of the northwest bypass and the 
provision of public open space. The development would provide social 
and economic benefits in terms of the construction of the dwellings and 
the investment into the local economy. Thus, taken together, significant 
weight to the benefits of the development have been considered. 

 

   
1.6 Therefore, and taken together, weight to the minor adverse impacts have 

been considered in respect of the proposed development and the conflict 
with development plan policies. However, it is considered that the benefits 
of granting planning permission would significantly and demonstrably 
outweigh the identified adverse impacts of development. 

 

   
2. RECOMMENDATION  
   
2.1 That the Director of Planning be authorised to GRANT planning 

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 
Director of Planning shall be authorised to REFUSE permission 
following the expiration of a 6-month period from the date of Planning 
Committee. 

 

   
2.2 In the event that members choose to make a decision contrary to the 

officer recommendation (which is that the proposed development accords 
with the development plan overall), it will be necessary to consider the 
presumption in favour of sustainable development in the NPPF. This is 
because the proposals cannot be tested against a fully up-to-date 
Development Plan and so paragraph 11(d) of the NPPF is engaged by 
virtue of footnote 7 of the NPPF. Members must state their reasons 
including why it is considered that the presumption is not engaged. 

 

   



 

2.3 That, in the absence of the agreement referred to in resolution (2.1) above 
being completed within the time period provided for in resolution (2.2) 
above, the planning permission be refused for the following reasons: 

 

   
 1. The proposed development fails to deliver appropriate infrastructure in 

order to mitigate any impacts and support the delivery of the proposed 
development. The proposal is therefore considered contrary to the 
implementation of Policies GEN6 - Infrastructure Provision to Support 
Development of the Adopted Uttlesford Local Plan 2005 and the 
National Planning Policy Framework 2021. 

 

   
3. SITE LOCATION AND DESCRIPTION:  
   
3.1 The site is former agricultural land and has an area of 11.1 hectares. The 

land is enclosed by the route of the bypass and 5.5 hectares is proposed 
for residential development. It has a curving; almost crescent shape and 
its northern and western edges are defined by the line of Woodside Way 
(B184). 

 

   
3.2 From the line of Woodside Way, the site slopes down towards Hoglands 

Brook on the south-eastern boundary and there is an overall slope down 
from west to east. To the south are areas of woodland and the playing 
fields of the Helena Romanes Secondary School. 

 

   
3.3 The site is not located within a conservation area and there are no listed 

buildings on the site. However, the Great Dunmow Conservation Area is 
located over 100m due southeast of the site, where there are a number 
of Grade II Listed buildings. The site is located outside development limits 
and is also located outside of the Great Dunmow Neighbourhood Plan 
boundary. 

 

   
4. PROPOSAL  
   
4.1 Full planning permission is sought for the Erection of 28 no. dwellings 

(comprising of 23 open market dwellings and 5 social/affordable 
dwellings). 

 

   
4.2 The proposal involves a revised scheme involving 3 separate areas that 

were included as part of the site for the construction of up to 125 No. 
dwellings approved under outline application UTT/2507/11/OP and details 
approved under UTT/13/1663/DFO. The 3 parcels of land would include 
the following: 

 

   
4.3 • Parcel A: 8 dwellings comprising 2 x social/affordable rented dwellings, 

3 x shared ownership dwellings and 3 x 4-bedroom open market 
dwellings; 

• Parcel B: 17 open market dwellings comprising 16x3 bedroom 
dwellings and 1x5 bedroom dwelling; 

• Parcel C: 3 open market dwellings comprising 2x5 bedroom dwellings 
and 1x3 bedroom dwellings. 

 



 

   
4.4 As part of the original application, the proposal included the completion of 

the northwest bypass, 40% affordable housing units and 3 hectares of 
public open space. 

 

   
4.5 This application has been submitted alongside a deed of variation 

application (UTT/22/1508/DOV) to amend the S106 to reduce the 
Affordable Housing requirement from 40% on site to 23.7% by way of 
disposing of the land required for the Affordable Housing to a registered 
provider for £1 and to pay an off-site contribution of £46,000 towards the 
provision of Affordable Housing. 

 

   
4.6 As part of this proposal, the layout of the site has been amended and the 

number of units on the site overall would be reduced from 125 to 118. In 
addition, the ‘affordable housing units’ on the site would be reduced from 
50 to 28. 

 

   
5. ENVIRONMENTAL IMPACT ASSESSMENT  
   
5.1 The proposed 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 • UTT/2507/11/OP - Demolition of derelict former Brookfield Farmhouse 

and construction of up to 125 No. dwellings and associated estate 
roads, garages, car parking spaces, footpaths, cycleways, cycle 
stores, refuse storage, public open space, landscaping and foul and 
surface water drainage with pumping station, foul sewer along the 
B184 and dry balancing pond. Access to the development will be 
obtained from the un-constructed northern section of the Great 
Dunmow Northwest By-pass of approximately 0.55km in length 
(approved under Ref No. UTT/0084/01/FUL but amended by this 
application to incorporate a right-hand turn lane). Removal of existing 
spur from roundabout - Sector 4 Woodlands Park Great Dunmow 
Parsonage Downs Great Dunmow Essex - Approve with Conditions – 
02/08/2012. 

 
• UTT/13/1663/DFO - Details following outline application UTT/2507/11 

for demolition of derelict former Brookfield Farmhouse and 
construction of up to 125 No. dwellings and associated estate roads, 
garages, car parking spaces, footpaths, cycleways, cycle stores, 
refuse storage, public open space, landscaping and foul and surface 
water drainage with pumping station, foul sewer along the B184 and 
dry balancing pond. Access to the development will be obtained from 
the un-constructed northern section of the Great Dunmow North West 
By-pass of approximately 0.55km in length (approved under Ref No. 
UTT/0084/01/FUL but amended by this application to incorporate a 
right hand turn lane). Removal of existing spur from roundabout - 

 



 

Details of appearance, landscaping, layout and scale - Sector 4 
Woodlands Park Great Dunmow Parsonage Downs Great Dunmow 
Essex - Approve with Conditions – 25/06/2013. 

 
• UTT/13/3368/FUL - Removal of condition 11 (The plans and 

particulars submitted shall achieve a "code for sustainable homes" 
rating of "level 4") and condition 12 (Onsite renewable or low-level 
carbon energy technologies to provide 10% of the annual energy 
needs) of planning permission UTT/2507/11/OP. - Sector 4 Woodlands 
Park Great Dunmow Parsonage Downs Great Dunmow Essex – 
Approved – 24/06/2013. 

 
• UTT/13/3393/FUL - Removal of condition 4 (further details of the youth 

shelter required in accordance of condition 19 shall be submitted to 
and approved by the local planning authority before the occupation of 
the 30th open market housing unit.) from planning permission 
UTT/13/1663/DFO. - Sector 4 Woodlands Park Great Dunmow 
Parsonage Downs Great Dunmow Essex – Approved – 15/05/2014. 

 
• UTT/13/3439/FUL - Removal of condition 19 (the plans and particulars 

submitted shall include a scheme for the provision of a youth shelter to 
be installed on open space of the development.) from planning 
permission UTT/2507/11/OP. - Sector 4 Woodlands Park Great 
Dunmow Parsonage Downs Great Dunmow Essex – Approved – 
15/05/2014. 

 
• UTT/14/2989/NMA - Non-Material Amendment to UTT/13/1663/DFO - 

Minor changes to application boundary, enlargement of rear gardens 
to plots 124 and 125, enlargement of area of public open space, 
removal of area of land comprising the dam and outfall to the adjoining 
Victorian pond - Sector 4 Woodlands Park Great Dunmow – Approved 
– 17/10/2014. 

 
• UTT/17/2900/NMA - Non-Material Amendment to UTT/13/1663/DFO - 

Revisions to Plots 57, 58, 63, 64, 65, 71, 105, 110, 111, 112, and 124. 
- Sector 4 Woodlands Park Great Dunmow Parsonage Downs 
Dunmow – Approved – 09/04/2018. 

 
• UTT/20/0878/NMA - Non-Material Amendment to UTT/13/1663/DFO - 

adjust curtilage of plots 114, 124 & 125 to provide usable garden space 
from surplus open space land adjacent to plots - Sector 4 Woodlands 
Park Great Dunmow Parsonage Downs Dunmow – Approved – 
23/07/2020. 

 
• UTT/22/2735/NMA – Non-material amendment to UTT/13/1663/DFO - 

Plot 68 Garage moved back 1.5m; Plot 69 Garage moved back 1m; 
Plot 70 House repositioned and garage moved back 1m; Plot 72 
Garage moved back 6m to provide additional parking; Plot 82 HT T 
replaced with HT N2 and detached garage; Plot 86 Garage moved 



 

back by 1.3m; Plot 87 Garage moved back by 6m to provide additional 
parking; Plot 88 Garage moved back by 1m; Plot 89 Garage moved 
back by 0.5m; Plot 91 removed driveway gates; Plot 92 Garage moved 
back by 0.5m; Plot 93 Garage moved back by 0.5m; Plot 94 Garage 
moved back 0.5m; Plot 109 Garage moved back by 1m and Plot 113 
Garage moved back by 1m. - Sector 4 Woodlands Park Great Dunmow 
Parsonage Downs Dunmow – Approved – 02/11/2022. 

 
• UTT/22/1508/DOV - Deed of Variation (DoV) to the Section 106 

(S.106) attached to Planning Permission UTT/2507/11/OP to reduce 
the Affordable Housing requirement to 23.7%, to dispose of the land 
required for the Affordable Housing to a registered provider for £1 and 
to pay an off-site contribution of £46,000 towards the provision of 
Affordable Housing. - Sector 4 Woodlands Park Great Dunmow – yet 
to be determined. 

   
7. PREAPPLICATION ADVICE AND/OR COMMUNITY CONSULTATION  
   
7.1 No formal pre-application discussions or community consultation have 

taken place. However, extensive discussions with the Council and 
community took place as part of the original application for the site. 

 

   
8. SUMMARY OF STATUTORY CONSULTEE RESPONSES  
   
8.1 Highway Authority – Comments provided.  
   
8.1.1 1. The parcel B road is 100m long and so a traffic calming feature is 

required for it to be part of the proposed 20mph zone.  The dark lines 
may indicate traffic calming but it is not clear as there is no key.  On a 
shared surface cushions may be used but not road humps. 

2. The visibility splays to the access road should be shown (2.4 by 43m).  
All vegetation should be planted 1m clear of the visibility splays. 

3. In Parcel B there are 17 dwellings but only 2 visitor parking space, 
rather than 4 as required in the Essex Parking standards.  Although 
Parcel B has more than required a better distribution of spaces would 
help ensure inappropriate parking does not take on the shared surface 
in plot B 

 

   
8.2 Highways Agency – No Objection.  
   
8.2.1 We have reviewed the details and information provided. Due to the 

location and nature of the proposed development, there is unlikely to be 
any severe impact upon the Strategic Road Network (SRN). 

 

   
8.3 Local Flood Authority – No Objection.  
   
8.3.1 Do not object to the granting of planning permission subject to the 

condition that all surface water drainage provision shall comply with the 
design for the approved scheme except as necessary to accommodate 
the amended layout of housing units. 

 



 

   
9. Great Dunmow Town Council Comments – No comments received  
   
10. CONSULTEE RESPONSES  
   
10.2 UDC Environmental Health – No Objection.  
   
10.2.1 No objection in principle, subject to conditions.  
   
10.3 UDC Landscape Officer/Arborist  
   
10.3.1 No comments received.  
   
10.4 Place Services (Ecology) – Holding Objection  
   
10.4.1 Due to insufficient ecological information – Out of date report.  
   
10.5 Aerodrome Safeguarding – No Objection.   
   
10.5.1 No aerodrome safeguarding objections to the proposal subject to 

conditions.  
 

   
10.6 NATS – No Objection.   
   
10.6.1 The proposed development has been examined from a technical 

safeguarding aspect and does not conflict with our safeguarding criteria. 
 

   
10.7.1 Comments UDC Housing Enabling Officer – Objection  
   
10.7.2 This proposal raises concerns and I therefore object to the application for 

the following reasons:  
 
1. Total segregation of the affordable housing from the market housing in 

a single cluster of 28 properties. 
 
2. On site delivery of the affordable homes directly by the developer is 

expected and is the norm for a site totalling 118 properties and there 
is no valid reason to make an exception in this case. 

 
3. The mix of the proposed 28 affordable homes upon the land for transfer 

to a Registered Provider does not correspond with the identified 
affordable housing need in the SHMA 2017. 

 
The affordable housing provision previously approved for the site via 
application UTT/13/1663/DFO consisted of three separate clusters of 
affordable housing including a cluster with lower density semi-detached 
properties with in-curtilage parking provision. The three separate clusters 
when considered together provided a good mix of affordable properties 
which met the identified housing need at the time. 

 



 

The cluster of 28 affordable homes proposed via the transfer of land to an 
RP would be totally segregated from the market housing, be higher 
density and the proposed mix does not meet the identified housing need. 
 
Affordable 

Rented 
housing 
identified 
need: SHMA 
2017 

% Proposed 
affordable 
housing mix 
upon the land 
to be sold to an 
RP for £1 

Numbe
r 

% 

1-bedroom flat 16.5
% 

1-bedroom flat 6 21% 

2-bedroom flat 12% 2-bedroom flat 10 36% 
2-bedroom 

house 
30% 2-bedroom house 7 25% 

3-bedroom 
house 

32% 3-bedroom house 3 11% 

4-bedroom 
house 

9.5% 4-bedroom house 0 0% 

  1-bedroom 
bungalow 

2 7% 

Total 100
% 

Total 28 100
% 

 
The SHMA 2017 states that the combined need for affordable rented 1- 
and 2- bedroom flats equate to 28.5% whereas the applicant is proposing 
that 16 of the 28 affordable properties upon this site be 1- and 2- bedroom 
flats which equates to 57% of the proposed affordable housing provision. 
This is double the percentage of flats which the SHMA 2017 identifies as 
being required.  
 
The proposal to include two 1-bedroom bungalows is welcomed but more 
3-bedroom houses need to be included within the proposed affordable 
housing mix. 

   
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. The following issues were raised in representations that 
are material to the determination of the application and are addressed in 
the next section of this report. 

 

   
 • 48 Neighbouring properties sent letters. 

• Site Notice erected close to the site. 
• Press Notice published. 
• 0 Comments received. 

 



 

   
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 Section 66(1) and 72(1) of the Planning (Listed Buildings and 

Conservation Areas) Act 1990 requires the local planning authority, or, as 
the case may be, the Secretary of State, in considering whether to grant 
planning permission (or permission in principle) for development which 
affects a listed building or its setting, to have special regard to the 
desirability of preserving the building or its setting or any features of 
special architectural or historic interest which it possesses or, fails to 
preserve or enhance the character and appearance of the Conservation 
Area. 

 

   
12.4 The Development Plan  
   
12.5 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 Neighbourhood Plan (made 19 July 2022) 
Saffron Walden Neighbourhood Plan (made 11 October 2022) 
Ashdon Neighbourhood Plan (Made December 2022) 
Great & Little Chesterford Neighbourhood (made Feb 2023) 

 

  
 
 

 



 

13. POLICY  
   
13.1 National Policies   
   
13.2 National Planning Policy Framework (2021)  
   
13.3 Uttlesford Local Plan 2005  
   
 S7 – The Countryside 

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 Importance 
Policy  
ENV5 – Protection of Agricultural Land 
ENV7 – Protection of the Natural Environment 
ENV8 – Other Landscape Elements of Importance 
ENV10 – Noise Sensitive Developments 
ENV12 – Groundwater Protection 
ENV14 – Contaminated Land 
H1 – Housing development 
H9 – Affordable Housing 
H10 – Housing Mix 

 

   
13.4 Great Dunmow Neighbourhood Plan  
   
 Policy DS1: TDA: Town development Limits 

Policy DS8: Building for Life 
Policy DS9: Hedgerows 
Policy DS10: Eaves Height 
Policy DS11: Rendering, Pargeting and Roofing 
Policy DS12: Integration of Affordable Housing 
Policy DS13: Local Housing Needs 
Policy LSC1: Landscape, Setting and Character 
Policy GA-A: Public Transport 
Policy GA2: Integrating Developments (Paths and Ways) 
Policy GA3: Public Transport 
Position: HEI-A: Infrastructure Delivery 
Policy NE1: Identified Woodland Sites 
Policy NE2: Wildlife Corridors 
Policy NE3: Street Trees on Development Sites  
Policy NE4: Screening 
Policy S0S3: Children’s Play Space 

 



 

   
13.5 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) Background 

B) Principle of Development  
C) Design & Neighbouring Amenity 
D) Affordable Housing 
E) Access and Parking 
F) Nature Conservation & Trees 
G) Climate Change 
H) Contamination  
I) Flooding  
J) Air Quality 
K) Planning Obligations  

 

   
14.3 A) Background  
   
14.3.1 As noted above, it is pointed out that the proposed development follows 

a previously approved scheme relating to for the construction of up to 125 
No. dwellings approved under outline application UTT/2507/11/OP and 
details approved under UTT/13/1663/DFO. The works regarding this 
application have commenced, with a number of units completed and 
occupied. The changes made as part of this application are as follows: 

 

   
14.3.2 Parcel A: This originally comprised 8 dwellings, 2 of which were allocated 

for affordable units, (Plots 17 & 16) with 6 open market dwellings. The 
make-up of this parcel would still include 8 dwellings; however, it would 
now comprise 2 x social/affordable rented dwellings (Plots 16 & 17) 
amended to bungalow units, 3 x shared ownership dwellings (Plots 9-11) 
and 3 x 4-bedroom open market dwellings (Plots 6-8). There would be 
alterations to the layout of the road with layout and design of Plots 6-11 
being altered. 

 

   
14.3.3 Parcel B: This originally comprised 20 dwellings, 18 of which were 

allocated for affordable units (Plots 39-56), with 2 open market dwellings 
(Plots 38 & 57). The make-up of this parcel would be reduced by 3 units 
to 17 dwellings, all for open market, comprising 16x3 bedroom dwellings 
and 1x5 bedroom dwelling. This would involve alterations to the layout of 
the dwellings and the road. 

 

   



 

14.3.4 Parcel C: This originally comprised 7 dwellings, all of which were allocated 
for affordable units (Plots 73-79), including 1 detached dwelling, a pair of 
semi-detached dwellings and an apartment block of 4 dwellings. The 
make-up of this parcel would now include only 3 open market dwellings 
comprising 2x5 bedroom dwellings and 1x3 bedroom dwellings. A 
reduction of 4 units. 

 

   
14.3.5 Overall, the proposed amendments would result in a reduction of the 

number of units across the site by 7 dwellings. The affordable housing 
units would be removed from Parcels B & C, with an increase of 3 
affordable housing units within Parcel A. 

 

   
14.4 B)  Principle of development   
   
 Housing Delivery & Extant Permission  
   
14.4.1 The 2021 National Planning Policy Framework (NPPF) establishes the 

overarching principles of the planning system, including the requirement 
of the system to “drive and support development” through the local 
development plan process. It advocates policy that seeks to significantly 
boost the supply of housing and requires local planning authorities to 
ensure their Local Plan meets the full, objectively assessed housing 
needs for market and affordable housing. 

 

   
14.4.2 Policy DS13 – Local Housing Needs of the Great Dunmow 

Neighbourhood Plan highlights that residential development proposals 
shall be supported which meet the need for a housing mix including a 
significant proportion of one and two bedroom including bungalows which 
accommodate the needs of the elderly. 

 

   
14.4.3 The principle of residential development on the site has already been 

established by reason of the granting of outline planning permission 
UTT/2507/11/OP and details approved under UTT/13/1663/DFO. The 
works regarding the scheme have commenced with 14 units complete and 
occupied, with a number of units partially completed. As such, this is an 
extant permission and a material consideration. 

 

   
14.4.4 One of the material considerations weighing in favour of granting the 

original permission, amongst others, was that the proposal involved the 
provision of affordable housing in compliance with the Council’s Local 
Plan Policy H9 requirement of 40%. This was a public benefit of the 
scheme that helped to justify harm caused by the development by being 
outside development limits (Policy S7 of the Local Plan). Other benefits 
of the development included the completion of the North-West By-pass 
(B184) and that the proposal would make a substantial addition to the 
district’s housing land supply and the provision of public open space. 

 

   
14.4.5 The applicants submits that the current proposal, including the provision 

of 40% affordable units is not viable. As such, the material fall-back 
position of the extant scheme is given reduced weight. 

 



 

   
 Development Limits  
   
14.4.6 Paragraph 78 of the NPPF states that in rural areas, planning policies and 

decisions should be responsive to local circumstances and support 
housing developments that reflect local needs. Local planning authorities 
should support opportunities to bring forward rural exception sites that will 
provide affordable housing to meet identified local needs and consider 
whether allowing some market housing on these sites would help to 
facilitate this. 

 

   
14.4.7 The application site is located outside of the development limits and in the 

countryside. Uttlesford Local Plan policy S7 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. 

 

   
14.4.8 Policy S7, sets out at paragraph 6.13 of the Local Plan that outside 

development limits, sensitive infilling proposals close to settlements may 
be appropriate subject to the development being compatible with the 
character of the surroundings and have a limited impact on the 
countryside will be considered in the context of Local Policy S7. 

 

   
14.4.9 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 and therefore should be 
given limited weight. Nevertheless, it is still a saved local plan policy and 
carries some weight. As part of the original application, it was considered 
that the proposal would be contrary to this policy, and this is still 
considered to be the case. 

 

   
 Policy Position  
   
14.4.10 As the proposals cannot be tested against a fully up-to-date Development 

Plan, paragraph 11 is fully engaged along with the "tilted balance" in 
favour of the proposals. 

 

   
14.4.11 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. 

 

   
14.4.12 The introduction of built form in this location would result in some harm to 

the openness and character of the rural area and therefore would be 
contrary to the aims of policy S7. However, this was considered as part of 
the original permission and the material considerations of the provision of 

 



 

the northwest bypass, affordable housing provision, supply of housing 
and public open space was considered to outweigh the harm caused. 

   
14.4.13 Given the extant permission, and that the proposals cannot be tested 

against a fully up-to-date Development Plan and that policy S7 are not 
fully consistent with the NPPF, conflict with such policies should be given 
moderate weight. The proposal would outweigh the harm identified in 
relation to rural restraint set out in ULP Policy S7. Therefore, in balancing 
planning merits, it is considered that the social and economic benefits 
would outweigh the environmental harm identified within this report and, 
therefore, when reviewed against the aforementioned policies, the 
proposal is, on balance, considered to be acceptable in principle. 

 

   
14.5 C) Design & Neighbouring Amenity  
   
 Design  
   
14.5.1 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. 

 

   
14.5.2 The proposed physical alterations would be relatively minor in relation to 

the extant scheme. The number of dwellings would be reduced, lessening 
the visual impact of the development when compared to the extant 
scheme. The proposed dwellings would be up to 2 and ½ storeys, as per 
the extant permission and would be of similar design, materials and 
proportions to that of the approved development. 

 

   
14.5.3 As noted, as part of the assessment of the reserved matters application 

UTT/13/1663/DFO, the proposed ‘two and a half storey buildings would 
be taller than the two-storey dwellings however the difference in height 
would not be so materially different that the higher properties would be 
particularly prominent. The visual prominence would be further reduced 
as a result of the proposed landscaping and as such the two and a half 
storey properties are acceptable.’ 

 

   
14.5.4 The proposed changes to the layout would take place within the internal 

parts of the approved development site area and would not result in the 
development increasing in scale in terms of site area over and above that 
of the extant scheme. The proposed materials would be as per the 
approved materials approved as part of the conditions relating to the 
original development and the proposal would also include the same level 
of public open space as the extant scheme.   

 

   



 

14.5.5 In general terms, the proposed changes to the scheme in physical terms 
would be relatively minor and the proposals are therefore considered to 
be consistent with the provisions of Policies GEN2 of the adopted 
Uttlesford Local Plan 2005, and Policy DS11 of the Great Dunmow 
Neighbourhood Plan. 

 

   
 Neighbouring Amenity  
   
14.5.6 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. 

 

   
14.5.7 The proposed garden areas for the dwellings and communal areas for the 

flats meet the standards set out in the Essex Design Guide for residential 
amenity. In addition, the distances proposed between the dwellings and 
orientation and layout of the proposed dwellings would prevent any 
materially detrimental overlooking or loss of privacy from occurring within 
the development. 

 

   
14.5.8 Given the generous spacings between the proposed buildings within the 

development to that of the closest neighbouring residential developments 
and the restrictions on potential noise emanating from the site by 
conditions, the proposal would have an acceptable impact upon the 
residential amenity of neighbouring occupiers. As such, the proposal 
would comply with Policies GEN2 and GEN4 of the Local Plan. 

 

   
14.6 D) Affordable Housing Mix and Tenure   
   
 Affordable Housing  
   
14.6.1 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. 

 

   
14.6.2 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 the site would attract the 40% policy 
requirement as the site as the original application was for 125 residential 
units. This amounted to 50 affordable housing properties.  

 

   
14.6.3 As part of this application, the proposed changes would result in a 

reduction of the overall number of dwellings as part of the extant 
 



 

permission from 125 to 118 and therefore a policy compliant provision of 
40% would amount to 47 affordable units. 

   
14.6.4 In March 2021, the applicant submitted an application for a Deed of 

Variation to UTT/21/1249/DOV to remove the requirement to provide any 
Affordable Housing contributions as part of the development. Submitted 
in support of that application, a Financial Viability Assessment (FVA) 
carried out by BNP Paribas concluded in its viability appraisal that the 
scheme could not viably contribute towards the provision of any affordable 
housing. In response to this, the FVA was independently assessed by 
Essex County Council District Valuer Services, which found that a scheme 
of 60% private housing and 40% Affordable Housing could viably be 
provided. 

 

   
14.6.5 Given the significant divergence between the two appraisals, officers 

commissioned a third party, independent Financial Viability Assessment 
by Altair Consultancy and Advisory Services Ltd, who reviewed the 
submitted viability assessment by the applicant and Essex County 
Councils subsequent review. This concluded that the scheme could viably 
provide a contribution towards affordable housing comprising 30 homes 
based on 18 homes for affordable rent and 12 homes for shared 
ownership equating to a 24% provision on site plus a £46,000 financial 
contribution to affordable housing. 

 

   
14.6.6 The applicant has submitted to vary the S106 to base the Affordable 

Housing provision on the conclusions arrived at by Altair (as set out 
above). However, this would now involve a reduction of the number of 
units across the site from 125 to 118. Therefore a 24% on-site provision 
would equate to 28 affordable units, as opposed to 30 as highlighted by 
the Altair assessment. 

 

   
14.6.7 Whilst the proposal would result in a reduction of the number of affordable 

housing units on the site from that approved, this has been shown to be 
unviable at 40%. The reduced provision to 24%, plus a £46,000 financial 
contribution to affordable housing is regrettable, however, this would still 
contribute towards the creation of a mixed and balanced community in 
this area and would represent a significant public benefit that would weigh 
in favour of the proposed development. 

 

   
 Location of Affordable Housing Units  
   
14.6.8 The Affordable Housing units would be located to the western part of the 

site, in a cluster of 28 units. Whilst this would result in a total segregation 
of the affordable housing from the market housing in a single cluster. This 
would only represent an increase of 3 affordable housing units being 
added to an already approved cluster of 25 units, as per the extant 
permission. 

 

   
14.6.9 As part of the assessment for the reserved matters application under 

reference UTT/13/1663/DFO, it was noted that ‘the S106 agreement 
 



 

attached to the outline planning permission specifies the number and type 
of affordable housing to be provided. It also states that the affordable 
housing should be in groups of no more than 25 units. Although the 
Council would normally seek groups of no more than 10 units, the larger 
groupings have already been agreed for this site and it is not possible to 
insist on smaller groupings. Notwithstanding this, the applicant has 
revised the originally proposed layout and split the affordable housing into 
three groups of 25, 18 and 7 units. The proposed affordable housing 
provision meets the requirements of the S106 and is therefore acceptable 
in this instance.’ 

   
14.6.10 Whilst the proposal would not be considered compliant when reviewed 

against current policy guidance in terms of what forms part of good design 
principles, given the approved layout of the affordable housing within the 
extant scheme and the issues raised surrounding the viability of providing 
a compliant level of affordable housing on the site, the increase in 3 
additional affordable housing units to an agreed cluster of 25 units would 
not warrant refusal of the application. 

 

   
 Housing Mix  
   
14.6.11 Policy H10 requires that developments of 3 or more dwellings should 

provide a significant proportion of small 2- and 3-bedroom market 
dwellings. Policy DS13 of the Great Dunmow Neighbourhood Plan states 
that at least 5% of dwellings on all schemes of over 20 units should be 1 
or 2 bedroom dwellings suitable for the elderly. 

 

   
14.6.12 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. 
The proposal would now include 2 bungalow dwellings, as opposed to 
none as part of the extant scheme. This element of the proposal is 
supported by the Council’ Housing Enabling Officer. 

 

   
14.6.13 It is noted that as part of the reserved matters application that it was 

considered that in relation to small 2 and 3 bedroom market dwellings the 
‘proposal does not meet this requirement however since the original 
submission of the application, the applicant has increased the number of 
3 bedroom market dwellings proposed and has provided justification for 
the lack of 2 bedroom dwellings and further 3 bedroom dwellings.’ This 
was considered acceptable given the higher financial cost on the 
development from the associated contributions, including the completion 
of the northwest bypass and considered acceptable in that instance. 

 

   
14.6.14 In terms of the mix of affordable housing units as part of the extant scheme 

are as follows: 
 
Total bedrooms No of units % Split 
4 bedroom 1 2.00 

 



 

3 bedroom 14 28.0 
2 bedroom 26 52.00 
1 bedroom 9 18.00 
Totals 50 100.0 

   
14.6.15 The mix of affordable housing units as part of the proposed changes 

would be as follows: 
 
Total bedrooms  No of units % Split 
3 bedroom 3 10.7 
2 bedroom 18 64.3 
1 bedroom (incl 2no 
bungalows) 7 25.0 
Totals 28 100.0 

 

   
14.6.16 With regards to the market housing, the extant permission proposed the 

following mix of units: 
 
Total bedrooms No of units % Split 
3 bedroom 19 25.3 
4 bedroom 38 50.7 
5 bedroom 18 24.0 
Totals 75 100.0 

 

   
 The proposed changes would result in the mix of market housing units 

being as follows: 
 
Total bedrooms No of units % Split 
3 bedroom 32 35.6 
4 bedroom 38 42.2 
5 bedroom 20 22.2 
Totals 90 100.0 

 

   
14.6.17 It is noted that the Council’s Housing Officer has objected to the proposed 

changes more 3-bedroom houses need to be included within the 
proposed affordable housing mix. However, the Great Dunmow 
Neighbourhood Plan highlights that ‘in terms of affordable housing there 
is a need for 91% of the affordable housing to be 3 bedrooms or fewer 
and 53% of the affordable housing to be 2 bedrooms or fewer.’ This 
highlights that there is a significant need for smaller units. Whilst more 3 
bedroom units would be desirable, given the issues raised surrounding 
the viability of the development and that the scheme generally consists of 
a range of unit sizes, the proposed mix is considered acceptable in this 
circumstance. 

 

   
14.6.18 As such, in this circumstance, given the consideration that needs to be 

given to the extant permission, the mix of units and proposed contribution 
 



 

to affordable housing is considered acceptable and in accordance with 
policies H9 of the Local Plan & DS12 & DS13 of the Great Dunmow 
Neighbourhood Plan. 

   
14.7 E) Access and Parking  
   
 Access  
   
14.7.1 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. 

 

   
14.7.2 Policy GEN8 also 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 Supplementary Planning 
Guidance “Vehicle Parking Standards”. This states a maximum of 1 space 
per 35m2. Moreover, the ECC also provides maximum vehicle parking 
standards in relation to office use development, of 1 space per 30m2. 

 

   
14.7.3 The proposed changes to the scheme would not result in any 

amendments to the proposed access to the site. Given that the proposal 
would result in a reduction in the number of units on the site from the 
extant permission, it would likely result in a reduction of the trips / 
movement of vehicles to and from the site from that of the extant 
permission. 

 

   
14.7.4 The ECC Highways Authority have been consulted as part of the 

application and have raised a few points that could be improved regarding 
the scheme. However, these are considered to be relatively minor 
elements that would not warrant refusal of the application. The proposal 
would also still be subject to Section 278 / 38 agreements. 

 

   
14.7.5 Contributions that were included as part of the main application would 

continue to be secured as part of the changes via a deed of variation 
agreement that has been submitted alongside this application 
(UTT/22/1508/DOV). 

 

   
14.7.6 Moreover, the National Highways Team have also been consulted as part 

of the application and have advised that, due to the scale and nature of 
the proposed development, there is unlikely to have any severe effect on 
the Strategic Road Network. 

 

   
14.7.7 Overall, the proposed development would have an acceptable impact 

upon highway safety and parking pressure within the locality of the site 
and therefore in accordance with the aforementioned policies, subject to 
conditions and a S106 agreement securing planning obligations. 

 

   



 

14.8 F) Nature Conservation & Trees  
   
 Nature Conservation  
   
14.8.1 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. 

 

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

conservation designation being largely used for agriculture. However, the 
site is adjacent to Fredericks Spring Local Wildlife Site (LoWS) which 
comprises Priority habitat Lowland Mixed Deciduous Woodland and is 
also an Ancient Woodland, an irreplaceable habitat.  

 

   
14.8.3 The ECC Place Services Ecology Team have raised a holding objection 

to the proposed development on the basis that the submitted ecological 
information is out of date. However, the extant permission was considered 
to be acceptable in terms of impact upon ecological assets. Given the 
relatively minor physical changes as part of the current proposal, it is not 
considered that the scheme would give rise to any issues in terms of its 
impact upon ecological assets over and above that of the approved 
development that could be built out without the need for any update 
habitat surveys. As such, the Local Planning Authority would have 
reasonable grounds to refuse the application on this basis.  

 

   
14.8.4 Overall, 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 ULP policies GEN7 & ENV8. 

 

   
14.9 G) Climate Change  
   
14.9.1 Policy GEN2 of the Local Plan seeks to ensure that the design of new 

development It helps to minimise water and energy consumption. 
Uttlesford Interim Climate Change Policy sets out a list of Policies of note 
a demonstration of how developments demonstrate the path towards 
carbon zero. The NPPF seeks to ensure that new development should 
avoid increased vulnerability arising from climate change. More so, 
developments should help to reduce greenhouse gas emissions. 

 

   
14.9.2 The proposed changes would not significantly alter the scheme from that 

of the extant permission in terms of energy and sustainability matters. The 
proposed dwellings would be required to comply with modern day building 
regulations. 

 

   
14.9.3 The Council’s Environmental Health Team have requested the inclusion 

of a condition relating to the installation of electric vehicle charging 
facilities and this is to be included by way of condition. 

 

   



 

14.9.4 Overall, given the extant permission, the scheme would be consistent with 
the Councils Interim Climate Change policy and its Energy & 
Sustainability strategies are therefore supported, subject to conditions. 

 

   
14.10 H) Contamination    
   
14.10.1 Policy ENV14 of the Local Plan states that any proposal on contaminated 

land needs to take proper account of the contamination. Mitigation 
measures, appropriate to the nature and scale of the proposed 
development will need to be agreed. 

 

   
14.10.2 As part of the original permission for the site, a condition (16) was 

attached in relation to contamination, that if, during development, 
contamination not previously identified is found to be present at the site 
then no further development (unless otherwise agreed in writing by the 
local planning authority) shall be carried out until the developer has 
submitted and obtained written approval from the local planning authority 
for a remediation strategy detailing how this unsuspected contamination 
shall be dealt with. There is no reason for the LPA to consider the site 
being contaminated over and above that of the assessment made as part 
of the original application, and the aforementioned condition would be 
retained as part of this application. 

 

   
14.10.3 Therefore, the application is considered acceptable in terms of its land 

contamination risks and in accordance with the aforementioned policies. 
 

   
14.11 I) Flooding  
   
14.11.1 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. 

 

   
14.11.2 The Environmental Agency’s website and the Councils policy maps has 

identified the site is within a fluvial Flood Zone 1 where there is a minimal 
risk of flooding. 

 

   
14.11.3 New major developments 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. 

 

   
14.11.4 Essex County Council who are the lead local flooding authority have been 

consulted as part of the application and consider the proposal acceptable, 
subject to the implementation of the drainage measures agreed as part of 
the previously approved application at the site. These measures are to be 
secured by way of condition. 

 



 

   
14.11.5 The proposals, for this reason is therefore considered to comply with 

policy GEN3 of the adopted Local Plan and the NPPF. 
 

   
14.12 J) Air Quality  
   
14.12.1 The site is not located within a poor air quality zone. However, an air 

quality assessment has been provided. The Council’s Environmental 
Health Officer has been consulted as part of the application and raises no 
objection to the proposed development in this regard. Given the extant 
permission, it is not considered that the proposed changes would give rise 
to any concerns in terms of air quality, over and above that of the 
approved development relating to the site. 

 

   
14.12.2 Given the above, the proposals would comply with Uttlesford Local Plan 

Policy ENV13. 
 

   
14.13 K) Planning Obligations  
   
14.13.1 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. 

 

   
 • Completion of the northwest bypass 

• Provision of Travel Information and Marketing Scheme for sustainable 
transport 

• Provision of Public Transport contribution of £50,000 
• Provision and maintenance of public open space 
• Payment of contributions towards education provision 
• Payment of financial contribution of 225,000 to be used by Helena 

Romanes School for bus turning/ bus parking and/ or playing fields 
enhancement 

• Provision of affordable housing 
• Payment of Council’s reasonable costs 

 

   
15 ADDITIONAL DUTIES   
   
15.1 Public Sector Equalities Duties  
   
15.2 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.   

 



 

   
15.3 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. 

 

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

assessment of the planning application, no conflicts are raised. 
 

   
15.5 Human Rights  
   
15.6 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 5-year housing 

land supply 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-date, 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 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 carries limited weight. 

 

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

would facilitate the completion of 118 new homes including 28 much 
needed affordable homes. Consideration also needs to be given to the 
completion of the Northwest bypass which was facilitated as part of the 
originally approved development. The provision of public open space as 
part of the development would also represent a public benefit. 

 

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

the construction of the development. 
 



 

   
16.5 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 arising from the built form. This would have a minor 
adverse effect on both the landscape and visual amenity, but this would 
decrease once strategic planting has established. 

 

   
16.6 The proposal would also cause harm through a failure to provide a policy 

compliant level affordable housing contribution. However, it has been 
found as part of reviews of Financial Viability Assessments that the 
development would be unviable if it were to provide an affordable housing 
contribution of 40% and therefore justified. 

 

   
16.7 Therefore, and taken together, weight to the minor 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. 

 

   
16.8 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. 

 

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

the suggested conditions 
 

 
17. S106/ CONDITIONS  
  
17.1 S106 HEADS OF TERMS 
  
17.2 i. Completion of the northwest bypass. 

ii. Provision of Travel Information and Marketing Scheme for 
sustainable transport. 

iii. Provision of Public Transport contribution of £50,000. 
iv. Provision and maintenance of public open space. 
v. Payment of contributions towards education provision. 
vi. Payment of financial contribution of £225,000 to be used by Helena 

Romanes School for bus turning/ bus parking and/ or playing fields 
enhancement. 

vii. Provision of affordable housing. 
viii. Payment of Council’s reasonable costs.  

 
17.3 Conditions 
  
1 The development hereby permitted shall be begun before the expiration of 3 

years from the date of this decision.  



 

 
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. 

  
2 The development hereby permitted shall be carried out in accordance with the 

approved plans as set out in the Schedule.  
 
REASON: For the avoidance of doubt as to the nature of the development 
hereby permitted, to ensure development is carried out in accordance with the 
approved application details, to ensure that the development is carried out 
with the minimum harm to the local environment, in accordance with the 
Policies of the Uttlesford Local Plan (adopted 2005) as shown in the Schedule 
of Policies. 

  
3 Unless expressly authorised by this permission, the development shall be 

carried out in accordance with the details of the Landscaping as part of 
planning consent reference UTT/13/2980/DOC, unless otherwise agreed in 
writing by the Local Planning Authority. The development hereby permitted 
shall be implemented in accordance with the approved details. 
 
The measures and/or works shall be carried out strictly in accordance with the 
approved details and shall be retained in that manner thereafter. 
 
REASON: The landscaping of this site is required in order to protect and 
enhance the existing visual character of the area and to reduce the visual and 
environmental impacts of the development hereby permitted, in accordance 
with Policies GEN2, GEN8, GEN7, ENV3 and ENV8 of the Uttlesford Local 
Plan (adopted 2005). 

  
4 The development shall be carried out in accordance with the details of the Bus 

Stop Infrastructure as part of planning consent reference UTT/13/3385/DOC, 
unless otherwise agreed in writing by the Local Planning Authority. The 
development hereby permitted shall be implemented in accordance with the 
approved details. 
 
The measures and/or works shall be carried out strictly in accordance with the 
approved details and shall be retained in that manner thereafter. 
 
REASON: In the interests of the accessibility of the development in 
accordance with Policy GEN1 of the Uttlesford Local Plan (adopted 2005). 

  
5 If within a period of 10 years from the date of planting the tree (or any tree 

planted in replacement for it) is removed, uprooted, destroyed or dies or 
becomes, in the opinion of the local planning authority, seriously damaged or 
defective, another tree of the same size and species as that originally planted 
shall be planted at the same place within the first planting season following 
the removal, uprooting, destruction or death of the original tree unless the local 
planning authority gives its written consent to any variation. 
 



 

REASON: To ensure the suitable provision of landscaping within the site in 
accordance with Policies GEN2, GEN7, ENV3 and ENV8 of the Uttlesford 
Local Plan (adopted 2005). 

  
6 The development shall be carried out in accordance with the details of the 

Ecological & Mitigation Plan as part of planning consent reference 
UTT/13/0298/DOC, unless otherwise agreed in writing by the Local Planning 
Authority. The development hereby permitted shall be implemented in 
accordance with the approved details. 
 
The measures and/or works shall be carried out strictly in accordance with the 
approved details and shall be retained in that manner thereafter. 
 
REASON: In the interest of the protection of the wildlife value of the site in 
accordance with Policy GEN7. 

  
7 The development shall be carried out in accordance with the details of the 

Mitigation Strategy as part of planning consent reference UTT/13/0299/DOC, 
unless otherwise agreed in writing by the Local Planning Authority. The 
development hereby permitted shall be implemented in accordance with the 
approved details. 
 
The measures and/or works shall be carried out strictly in accordance with the 
approved details and shall be retained in that manner thereafter. 
 
REASON: In the interest of the protection of the wildlife value of the site in 
accordance with Policy GEN7 of the Uttlesford Local Plan (adopted 2005). 

  
8 No removal of hedgerows or trees shall be carried out on site between the 1st 

March and 31st August inclusive in any year, unless otherwise approved in 
writing by the local planning authority. 
 
REASON: To protect roosting birds which use the site in accordance with 
Policy GEN7 of the Uttlesford Local Plan (adopted 2005). 

  
9 The development hereby permitted shall be carried out in accordance with the 

approved Flood Risk Assessment (FRA) with accompanying appendices 
prepared by D J Barton Associates Limited, reference MX/2007/100297/01-
L01 dated 3 July 2007. 
 
These include the following mitigation measures detailed within the FRA: 
 
(i) Surface water shall be discharged from the site at a rate of 23.30 litres per 
second  for the 1 in 1 year storm, and 57.56 litres per second for the 1 in 100 
year storm, as detailed within section 5.0 of the submitted Flood Risk 
Assessment. 
(ii) Storage shall be provided on-site to accommodate the 1 in 100 year storm, 
plus 30% to account for climate change, as detailed within the FRA and 
accompanying calculations/drawings. 



 

(iii) Surface water storage shall be provided on-site through a storage 
attenuation area/pond, as indicated within the submitted FRA. 
 
REASON: To accommodate storm events up to and including the 1 in 100 
year storm event with climate change and to mimic the current discharge rates 
to ensure flood risk is not increased off site in accordance with Policy GEN3 
of the Uttlesford Local Plan (adopted 2005). 

  
10 The development shall be carried out in accordance with the details of the 

External Materials as part of planning consent references UTT/13/1661/DOC, 
UTT/13/3249/DOC, UTT/18/0400/DOC & UTT/13/3306/DOC, unless 
otherwise agreed in writing by the Local Planning Authority. The development 
hereby permitted shall be implemented in accordance with the approved 
details. 
 
The measures and/or works shall be carried out strictly in accordance with the 
approved details and shall be retained in that manner thereafter. 
 
REASON: To ensure a satisfactory standard of development in the interests 
of visual amenity in accordance with Policy GEN2 of the Uttlesford Local Plan 
(adopted 2005). 

  
11 The development shall be carried out in accordance with the plans and 

particulars approved as part of application UTT/13/1663/DFO relating to 
condition 1 of UTT/2507/11/OP and the details of the location and design of 
the refuse bin and recycling materials storage areas and collection points, 
unless otherwise agreed in writing by the Local Planning Authority. 
 
The refuse storage and collection facilities shall be provided prior to the first 
occupation of the units to which they relate and shall be retained thereafter. 
 
REASON: To meet the requirements for recycling, to prevent the unsightly 
storage of refuse containers and in the interests of amenity and sustainability, 
in accordance with Policies GEN1, GEN2 and GEN4 of the Uttlesford Local 
Plan (adopted 2005). 

  
12 The development shall be carried out in accordance with the plans and 

particulars approved as part of application UTT/13/1663/DFO relating to 
condition 1 of UTT/2507/11/OP and accessibility statement/drawings. The 
details submitted shall set out measures to ensure that the dwellings are 
accessible to all sectors of the community. The dwellings shall be designed as 
"Lifetime Homes" and shall be adaptable for wheelchair use. All the measures 
that are approved shall be incorporated in the development before occupation, 
unless otherwise agreed in writing by the Local Planning Authority. 
 
REASON: To ensure that the district's housing stock is accessible to all and 
to meet the requirements contained in adopted SPD Accessible Homes and 
Playspace Adopted November 2005 in accordance with Policy GEN2 of the 
Uttlesford Local Plan (adopted 2005) 

  



 

13 The development shall be carried out in accordance with the plans and 
particulars approved as part of application UTT/13/1663/DFO relating to 
condition 1 of UTT/2507/11/OP and the scheme for water efficiency within the 
development. The scheme shall be implemented in accordance with the 
agreed details, unless otherwise agreed in writing by the Local Planning 
Authority. 
 
REASON: In the interests of sustainable development and prudent use of 
natural resources in accordance with Policy GEN2 of the Uttlesford Local Plan 
(adopted 2005). 

  
14 If, during development, contamination not previously identified is found to be 

present at the site then no further development (unless otherwise agreed in 
writing by the local planning authority) shall be carried out until the developer 
has submitted and obtained written approval from the local planning authority 
for a remediation strategy detailing how this unsuspected contamination shall 
be dealt with. 
 
REASON: To ensure that the proposed development does not cause pollution 
of Controlled Waters and that development complies with approved details in 
the interests of protection of Controlled Waters and in accordance with ULP 
Policy ENV14 of the Uttlesford Local Plan (adopted 2005). 

  
15 The development shall be carried out in accordance with the details of the 

Highways Works as part of planning consent references UTT/13/1741/DOC & 
UTT/17/2252/DOC, unless otherwise agreed in writing by the Local Planning 
Authority. The development hereby permitted shall be implemented in 
accordance with the approved details. 
 
The measures and/or works shall be carried out strictly in accordance with the 
approved details and shall be retained in that manner thereafter. 
 
REASON: In the interests of highway safety in accordance with Policy GEN1 
of the Uttlesford Local Plan (adopted 2005). 

  
16 The development shall be carried out in accordance with the details of the 

Parking Provision as part of planning consent reference UTT/13/1742/DOC, 
unless otherwise agreed in writing by the Local Planning Authority. The 
development hereby permitted shall be implemented in accordance with the 
approved details. 
 
The measures and/or works shall be carried out strictly in accordance with the 
approved details and shall be retained in that manner thereafter. 
 
REASON: In the interests of highway safety, efficiency and accessibility in 
accordance with Policy GEN1 of the Uttlesford Local Plan (adopted 2005). 

  
17 Surface water shall be discharged from the site at the calculated Greenfield 

runoff rates as detailed within the submitted Flood Risk Assessment as part 
of application UTT/2507/11/OP. 



 

 
REASON: To ensure that flood risk on and off-site will not be increased as a 
result of the development in accordance with Policy GEN2 of the Uttlesford 
Local Plan (adopted 2005). 

  
18 Surface water storage shall be provided on site within a dry storage area to 

accommodate the 1 in 100 year storm, inclusive of climate change. 
 
REASON: To ensure that flood risk on and off-site will not be increased as a 
result of the development in accordance with Policy GEN2 of the Uttlesford 
Local Plan (adopted 2005). 

  
19 The development shall be carried out in accordance with the details of the 

Maintenance Schedule as part of planning consent reference 
UTT/13/1743/DOC, unless otherwise agreed in writing by the Local Planning 
Authority. 
 
The measures and/or works shall be carried out strictly in accordance with the 
approved details and shall be retained in that manner thereafter. 
 
REASON: To ensure that the scheme will be maintained at its design standard 
in perpetuity in accordance with Policy GEN2 of the Uttlesford Local Plan 
(adopted 2005). 

  
20 Prior to the commencement of development other than the highway works as 

referred to in the description of development, the small spur on the B184 
roundabout between B184 south of roundabout and the spur for the North 
West Bypass shall be permanently closed. 
 
REASON: In the interests of highway safety, efficiency and accessibility in 
accordance with policy GEN1 of the Uttlesford Local Plan (adopted 2005). 

  
21 The development shall be carried out in accordance with the details of the 

Ecological & Mitigation Plan as part of planning consent reference 
UTT/13/0300/DOC, unless otherwise agreed in writing by the Local Planning 
Authority. The development hereby permitted shall be implemented in 
accordance with the approved details. 
 
The measures and/or works shall be carried out strictly in accordance with the 
approved details and shall be retained in that manner. 
 
REASON: In the interests of proper planning and ecological protection in 
accordance with policies GEN2 and GEN7 of the Uttlesford Local Plan 
(adopted 2005). 

  
22 During demolition & construction robust measures must be taken to control 

dust and smoke clouds. 
 



 

REASON: Flight safety – dust and smoke are hazardous to aircraft engines; 
dust and smoke clouds can present a visual hazard to pilots and air traffic 
controllers. 

  
23 During construction, robust measures to be taken to prevent species of birds 

that are hazardous to aircraft being attracted to the site. No pools of water 
should occur; earthworks should only be carried out on a ‘just in time’ basis, 
and not left bare for significant periods; measures should be taken to prevent 
scavenging of any detritus. 
 
REASON: Flight safety – Birdstrike risk avoidance; to prevent any increase in 
the number of hazardous birds in the vicinity of Stansted Airport (STN) that 
would increase the risk of a Birdstrike to aircraft using STN. 

  
24 During construction, robust measures to be taken to prevent species of birds 

that are hazardous to aircraft being attracted to the site. No pools of water 
should occur; earthworks should only be carried out on a ‘just in time’ basis, 
and not left bare for significant periods; measures should be taken to prevent 
scavenging of any detritus. 
 
REASON: Flight safety – Birdstrike risk avoidance; to prevent any increase in 
the number of hazardous birds in the vicinity of Stansted Airport (STN) that 
would increase the risk of a Birdstrike to aircraft using STN. 

  
25 Prior to the first 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, an electric vehicle charge 
point) 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. 

 
 
 
 
 
 



 

 
Appendix 1 – Internal / External / Statutory Consultee Reponses 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 



 

 



 

 



 

 



 

 



 

 



 

 



 

 



 

 



 

 



 

 



 

 



 

 



 

 



 

 



 

 



 

 



 

 


