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NOTATION: Outside Development Limits, Flood Zones 1, 2 & 3, Adjacent

Heritage Assets including listed buildings & Conservation Area,
Close to Ancient Monument, Adjacent Public Right of Way (PRoW
10_75), Adjacent Protected Lane.

REASON Major Application

THIS

APPLICATION

IS ON THE

AGENDA:

1. EXECUTIVE SUMMARY

1.1 Full planning permission is sought by the applicant (Artisan (UK)
Developments Limited and Turnwood Heritage Limited) for the erection of
10 dwellings alongside associated works including access, parking, and
landscaping.

1.2 The application site lies majority in Flood Zone 2 with a small section along

the frontage lying in Flood Zone 3. As demonstrated in this report, the
applicant has undertaken and constructed the necessary mitigation
measures to protect the proposed homes from flooding and ensure to
mitigate the effects of any new development from increasing the flood
risks to others. To mitigate the current risk of flooding, proposed ground
lowering works will be carried out to provide additional capacity and
storage including an on-site flood compensation area, and further ground
raising will mean that post development all dwellings are situated in Flood
Zone 1.



1.3

1.4

1.5

1.6

The application site lies outside the defined settlement boundary limits
and is thereby located within the countryside. Thereby the proposals are
contrary to Policies S7 of the Adopted Local Plan. However, as the
proposals cannot be tested against a fully up-to-date Development Plan,
and the Council are currently unable to demonstrate a 5-year housing land
supply and thereby paragraph 11 of the NPPF is engaged. As such, a
detailed “Planning Balance” has been undertaken of the proposals
against all relevant considerations.

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

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 extension of built form. This would have
limited to modest negative environmental effects. Furthermore, the
proposals would inevitably result in less than substantial harm to the
setting of the Clavering Conservation area which has been identified as
low to moderate harm on the spectrum.

Therefore, and taken together, weight to the adverse impacts have been
considered in respect of development and the conflict with development
plan policies. The benefits of granting planning permission would
significantly and demonstrably outweigh the identified adverse impacts of
development.

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)  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 Planning shall be authorised to REFUSE permission following

the expiration of a 6 month period from the date of Planning Committee.
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4.1

SITE LOCATION AND DESCRIPTION:

The area of land subject to this full planning application relates to the land
known as ‘Land West of Colehills Close, Middle Street, Clavering, Essex.’
The extent of the application site is as shown by the land edged in red on
the site location plan submitted in support of this application.

The application site is located on the northern side of Lower Way and the
western side of Colehills Close within the village of Clavering. The site
itself is irregular in shape with the front boundary following the curve of
the highway. The site has an area of approximately 0.96 hectares.

The site has previous history used for both agriculture and for gravel
extraction which is apparent in its topography which has a cut away
section stretching east-west across the middle of the site. The site rises
approximately 4.6m from the front boundary abutting Lower Way to the
rear.

The site is currently free of any established built form and is predominantly
arable land. Existing mature vegetation in the form of medium to large
trees and hedgerows are located along the boundaries of the site. No
vegetation is covered by tree preservation orders. A public byway runs
along the eastern boundary of the site.

Access to the site is gained off Lower Way to the south of the site. The
access sweeps west along the southern boundary before turning north
along part of the western boundary.

The application site is located outside the settlement boundary limits as
defined by the Adopted Local Plan on the northern edge of the settlement.
Located to the east, south and west are residential dwellings that mostly
comprises of detached double storey dwellings that vary in size and scale.
Large fields used for agriculture lie to the north of the site.

Clavering itself includes limited local services and amenities containing a
public house, church, primary school and village hall and supermarket.
playing fields.

The site is not within but abuts the Clavering Conservation Area and
several listed buildings are located to the southwest of the site. The site
lies predominantly with Flood Zone 2 with a small proportion of the site’s
frontage lying in Flood Zone 3 as identified by the Environmental Agency
Flood Risk Maps. The River Stort runs parallel to the southern boundary
of the site on the opposite side of Lower Way.

PROPOSAL

This application seeks full planning permission for the construction of 10
residential dwellings alongside associated access, parking, and
landscaping.
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Vehicle and pedestrian access are from Lower Way utilising the existing
vehicle crossover onto the site. Additional pedestrian access is proposed
from the byway to the east of the site that would link the on-site public
open space to the wider footpaths in the locality.

The proposal incorporates a range of housing types including two-, three,
four- and five-bedroom houses. 40% of the proposed housing will be
affordable units (4no. dwellings). The proposed residential mix is set out
below.

2 - bed dwelling 2 0 2 (20%)

3 - bed dwelling 2 0 2 (20%)

4 - bed dwelling 0 1 1 (10%)

5 - bed dwelling 0 5 5 (50)
Total 40 (40%) 60 (60%) 100 (100%)

The dwellings would be two stories in height. Building styles within the
development would range from semi-detached to detached buildings that
contain different sizes and scale and have an assorted use of externally
finishing materials and detailing. Each of the dwellings within the
development has been provided with off street parking spaces and its own
private amenity space.

A public open space area of 0.2ha (2000sgm) is proposed fronting Lower
Way within the south eastern corner of the site. This area is to include
wildflower meadow and tree planting, and a Local Area of Play (LAP)
consisting of 100sgm.

ENVIRONMENTAL IMPACT ASSESSMENT

The proposal falls within 10(b) of Schedule 2 of the Town and Country
Planning (Environmental Impact Assessment) Regulations 2017 (the EIA
Regs). However, the proposal is for a relatively modest residential-led
development. There would be localised effects on the site and
surrounding area, but these would not likely result in significant effects on
the environment, either alone or cumulatively with other development.
Therefore, an Environmental Impact Assessment was not required as part
of this application.

RELEVANT SITE HISTORY

A search of Councils records indicates the following relevant recorded
planning history for the application site.



SWR/0291/69 Development of land Refused November
for five dwellings and 1969
garages

UTT/1141/80 Outline application for Refused November
three detached 1980
bungalows

UTT/0140/85 Outline application for Refused April 1985
residential
development and
construction of new
access

UTT/0242/90 Outline application for = Refused April 1990
residential
development and
construction of new
access

UTT/1082/95/FUL Widening of existing Approved November
pedestrian access 1996

UTT/0096/FUL Retention of Approved April 1996
hardstanding and

erection of gate
UTT/21/0977/OP  Outline application for Refused December
the erection of 10 no. 2021
dwellings  with  all
matters reserved
apart from access.

The most recent application ref: UTT/21/0977/OP was refused planning
permission under delegated powers on the 17" December 2021 for three
reasons of refusal. The application was refused on grounds of insufficient
information having been provided on heritage and highway matters and
the lack of a S106 agreement to secure affordable housing. Figure 1 show
the indicative site layout of the proposals that were refused as part of the
above application.
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Figure 1: Proposed layout of application ref: UTT/21/0977/OP which
was previously refused permission.

This application has been submitted in full rather than outline to address
the concerns raised and the reasons of refusal imposed on the previous
application by way of making amendments to the proposed layout and
through the provision of additional information/documentation.

PRE-APPLICATION ADVICE AND/OR COMMUNITY CONSULTATION

Paragraph 39 of the NPPF states that early engagement has significant
potential to improve the efficiency and effectiveness of the planning
application system for all parties and that good quality pre-application
discussions enable better coordination between public and private
resources, and improved results for the community.

This has included pre-application engagement including a programme of
meetings between the Applicant and officers of Uttlesford District Council.
In summary, the applicant has discussed their emerging proposals with
officers to clarify previous reasons of refusal and to seek advice on
planning policy and revisions to the design of the proposed development.

A consultation letter and a copy of the proposed layout was sent to
Clavering Parish Council, Hands off Clavering, and local residents living
close to the site on the 15t April 2022 inviting comments on the proposals
which closed on the 15" April 2022. In total 9 comments were received.

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

SUMMARY OF STATUTORY CONSULTEE RESPONSES

Highway Authority — No Objection

From a Highway and Transportation Perspective, the impact of the
proposal is acceptable to the highway authority subject to suggested
conditions. These conditions are provided in full within Section 17 of this
report.

Local Flood Authority — No Objection

Having reviewed the Flood Risk Assessment and the associated
documents which accompanied the planning application, we do not object
to the granting of planning permission subject to imposing conditions if
permission is granted. These conditions are suggested in full in Section
17 of this report.

Environment Agency — No Objection

Thank you for your consultation dated 17t June 2022. We have reviewed
the application as submitted and have no objection.

PARISH COUNCIL COMMENTS

Clavering Parish Council Objects to the application for the following
reasons:

e The application sites lies within a flood zone and is known to flood from
the River Stort. It is the responsibility of the District Council to manage
the flood risk for this development which includes determining the
safety and acceptability of the proposals.

e The proposed safe refuse of the housing detailed in this proposed
application does not illustrate how at flood times, the dwellings may be
accessed by emergency services.

e The Council should be reminded that previous planning applications
were refused on grounds of flood risk.

e The Council have rejected the site in its call for sites process in 2015
and 2018 for reasons including flood risk.

e The applicant has shown inadequate modelling relating to flood risk.

e There has been no effective community engagement.

¢ The development would result in a significant change to the site and
the countryside.

e The proposals would impact upon the Protected Lane.

¢ No swept path analyses have been shown in this application.

e No street scene plans have been included in comparison to the
bungalow that adjoins the site.
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¢ The site plans do not appear to show the topography of the site.

e There is no daily public transport to nearby rail stations.

e The proposals fail to comply with the three strands of sustainable
development.

CONSULTEE RESPONSES

UDC Housing Enabling Officer

The housing officer confirms that that there is a need for 4 on-site
affordable units to comply with local policy and stipulates that the mix and
tenure should comprise of 3 affordable rent properties and 1 first homes
property.

The submitted application includes a parking court for plots 1 to 3 whereas
the preference is for on plot parking. The 2-bedroom houses do not meet
the NDSS. The bin location for plot 3 is also not ideal as it results in the
bins being too far away for collection.

In respect to the above comments, the applicant has made some slight
revisions to the proposals to accommodate on plot parking and improve
bin collection points. For confirmation, all dwellings meet the National
Described Space Standards, and this was a miss calculation by the
housing officer.

UDC Environmental Health — No Objection

Council’s Environmental Health Officer confirmed that they have no
objections to the proposals subject to imposing conditions on the decision
if permission is approved relating to construction management plans,
contamination, external lighting and air quality. These conditions are
suggested in full in Section 17 of this report.

UDC Landscape Officer/Arborist
No comments received.
UDC Emergency Planning Officer

UDC Emergency Planning would always react to ensure that public safety
and welfare is protected, and we work closely with emergency services
and other agencies. We do have Rest Centre Plan and can open them to
provide refuge to residents who need to leave their home but this would
be on the basis of either a Severe Flood Warning being issued (which is
a step higher than a Flood Warning and indicates danger to life), on the
recommendation of an evacuation advised by Essex Police, or if a home
becomes uninhabitable due to an emergency. Flooding of an access road
is not a trigger to activate these plans.
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ECC Place Services (Conservation and Heritage)

The conservation officer notes the revisions made to the scheme from the
original previous advice given 19t July 2022 and that in part the revisions
are an improvement. However, concerns remain particular in relation to
the design of the dwellings and their scale and massing.

The conservation officer raises no objection regarding the principle of the
development of the site, however, the proposals would result in a level of
less than substantial harm to the Clavering Conservation Area. The harm
has been identified as a low to medium level on the spectrum of less than
substantial harm.

ECC Place Services (Ecology) — No Objection.

Place Services confirmed that they have reviewed all the supporting
documentation relating to the likely impacts of development on designated
sites, protected species and priority species & habitats and identification
of appropriate mitigation measures.

They concluded that the mitigation measures identified the Ecological
Appraisal was appropriate and should be secured by a condition of any
consent and implemented in full.

It was also concluded that they support the proposed biodiversity
enhancements including new native planting, the creation of wildflower
grassland, wetland features and log piles, the installation of bat boxes,
hedgerow nest domes, bird boxes and bee bricks which have been
recommended to secure net gains for biodiversity and should also be
secured by way of imposing planning conditions.

Place Services conclude that impacts arising from the development will
be minimal such that the proposals are acceptable subject conditions.
These conditions are suggested in Section 17 of this report.

Thames Water — No Objection

Surface Water Drainage

Thames Water would advise that it the developer follows the sequential
approach to the disposal of surface water we would have no objection.
Management of surface water from the development should follow the
guidance under section 167 & 168 in the National Planning Policy
Framework. Where the developer proposes to discharge to a public
sewer, prior approval from Thames Water Developer Service will be
required.
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Waste Water Network and Sewage Treatment Works

We would not have an objection to the above planning application based
on the information provided. With regard to water supply, this comes
within the area covered by the Affinity Water Company.

London Stansted Airport (MAG) - No Objection
The Safeguarding Authority for Stansted Airport has assessed this
proposal and its potential to conflict aerodrome Safeguarding criteria. We

have no objections to this development.

REPRESENTATIONS

The application was notified to the public by displaying a site notice on
site, sending letters to nearby residents, and advertising the application in
the local paper. A number of representations were received who objected
to the proposals for the following reasons:

Object

e Highways/Access - The proposals as a result of increase traffic
generation would result in harm to highway safety and traffic congestion
along the surrounding highway network.

e |t would result in the widening of a protected lane.

¢ Unstainable - The village is not a sustainable location with poor access
to shops, local services, and employment for residents of the houses
other than by car.

¢ Flooding/Drainage — The surrounding area is prone to flooding. The
proposals would result in further potential for flooding.

e Countryside Impact - The development of this site would result in
additional buildings in the countryside which would be detrimental to the
open and rural character of the surrounding countryside.

¢ Air Pollution — Increase traffic would result in increased impacts upon air
pollution.

e Play Area — There is already a public park in the village and thereby the
new play area will not provide any additional benefits.

e Scale — The size of the proposals is out of proportion with the size of the
village.

¢ Biodiversity — The proposals would impact upon local wildlife and their
habitats.

e Precedence - The site has not been listed as appropriate for potential
development by Uttlesford DC and approval would set a dangerous
precedent and encourage other non-compliant proposals

Comment

The above concerns raised within the representations have been fully
considered and are addressed in the main assessment of this report.
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MATERIAL CONSIDERATIONS

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.

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.

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.

The Development Plan

Essex Minerals Local Plan (adopted July 2014)

Essex and Southend-on-Sea Waste Local Plan (adopted July 2017)
Uttlesford District Local Plan (adopted 2005)

Great Dunmow Neighbourhood Plan (made December 2016)

Thaxted Neighbourhood Plan (made February 2019)

Felsted Neighbourhood Plan (made Feb 2020)

Newport and Quendon and Rickling Neighbourhood Plan (made June
2021)

Stebbing Neighbourhood Plan (made 19 July 2022)

Saffron Walden Neighbourhood Plan (made November 2022)

Ashdon Neighbourhood Plan (Made December 2022)

Great & Little Chesterford Neighbourhood Plan (Made February 2023)
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POLICY
National Policies

The National Planning Policy Framework (hereafter “the NPPF”) was
first published in 2012 and was revised in July 2021. It sets out the
Government’s national planning policies for England. It identifies the
Government’s vision, objectives and goals for the planning system and
provides a series of aids in the determination of planning applications.

Uttlesford District Plan 2005

e Policy S7 — The Countryside

¢ Policy GEN1- Access

¢ Policy GEN2 — Design

¢ Policy GEN3 - Flood Protection

¢ Policy GEN4 - Good Neighbourliness

e Policy GENS5 — Light Pollution

¢ Policy GENG - Infrastructure Provision

¢ Policy GEN7 - Nature Conservation

¢ Policy GENS8 - Vehicle Parking Standards

¢ Policy H9 - Affordable Housing

¢ Policy H10 - Housing Mix

¢ Policy ENV1 - Design of Development within Conservation Areas

¢ Policy ENV2 - Development affecting Listed Buildings

¢ Policy ENV3 - Open Space and Trees

e Policy ENV4 - Ancient monuments and Sites of Archaeological
Importance

¢ Policy ENV5 - Protection of Agricultural Land

¢ Policy ENV10 - Noise Sensitive Development

e Policy ENV13 - Exposure to Poor Air Quality

¢ Policy ENV14 - Contaminated Land

Supplementary Planning Document or Guidance

¢ Uttlesford Local Residential Parking Standards (2013)

e Essex County Council Parking Standards (2009)

¢ Supplementary Planning Document- Accessible homes and play space
homes Essex Design Guide

¢ Uttlesford Interim Climate Change Policy (2021)

CONSIDERATIONS AND ASSESSMENT

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

Principle of Development

Suitability and Location (GEN1 and the NPPF)
Countryside Impact (S7, and the NPPF)
Character and Design (GEN2 and the NPPF)

cSowp
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14.3.2

14.3.3

14.3.4

14.3.5

E. Heritage (ENV2 and the NPPF)

F. Housing Mix and Tenure (H9, H10 and the NPPF)

G. Neighbouring Amenity (GEN2, GEN4, ENV11 and the NPPF)
H. Parking and Access (GEN1, GEN8, and the NPPF)

. Landscaping, Arboriculture, Open Space (GEN2, ENV3, ENV8
and the NPPF)

J. Nature Conservation (GEN7 and the NPPF)

K. Contamination (ENV14 and the NPPF)

L. Flooding & Drainage (GEN3, and the NPPF)

M. Planning Obligations (the NPPF)

N. Other Issues

A) Principle of development

The application site is located outside the development limits of Clavering
within open countryside and is therefore located within the Countryside
where policy S7 applies.

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

The proposal cannot be tested against a fully up-to-date Development
Plan, and the Council are currently unable to demonstrate a 5-year
housing land supply. In either scenario or both, in this case, paragraph 11
is fully engaged along with the "tilted balance" in favour of the proposals.

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.

The “Planning Balance” is undertaken further below, but before doing so
we have undertaken a wider assessment of the proposal against all
relevant considerations to determine if there are impacts, before moving
to consider if these impacts are adverse and would ‘significantly and
demonstrably’ outweigh the benefits of the proposal in the planning
balance.
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B) Suitability and Location (GEN1 and the NPPF)

The site lies outside the settlement development boundary limits of
Clavering. It is identified within the Local Plan settlement hierarchy as
being “Other Village” where it is recognised that there is some limited
potential for future development within the settlement boundary or on
previously developed land.

Although outside the settlement boundaries of the village of Clavering, the
new built form would be constructed adjacent to the northern western
edge of the village and adjacent to existing housing, therefore to a limited
extent, the proposals provide a logical relationship with the existing
village.

The village of Clavering has a limited number of local services and
amenities that are within walking/cycling distance from the application site
including but not limited to:

¢ Fox and Hound Public House (300m)
¢ Primary and Pre-School (600m)

e Local Supermarket (700m)

e Two Churches (500M & 800m)

¢ Village Hall (1km)

¢ Recreation Ground (1.1km)

Although there are limited amenities within the settlement of Clavering,
the town of Newport is located 6km to the northeast of the application site
and the large town of Saffron Walden is located 11km to the west whereby
other local facilities such as health facilities and employment opportunities
can be located.

It is recognised that the public transport links are limited to local bus
services providing accessibility to children to schools in nearby larger
towns.

The application site is situated within an accessible and sustainable
location, close to local amenities and facilities including; schools; retail
outlets; health and cultural facilities; sports and recreational fields; and
employment opportunities to meet the needs of existing and future
occupiers.

As such it is regarded that the application site would not be significantly
divorced or isolated and that it would be capable of accommodating the
development proposed in that it could be planned in a comprehensive and
inclusive manner in relation to the wider area of Clavering.

This is a case to which paragraph 78 of the NPPF applies. The purpose
of paragraph 78 is to support new development in rural areas, in
recognition of the benefits it can bring to rural communities. New homes
create additional population, and rural populations support rural services
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through spending (helping to sustain economic activity) and through
participation (in clubs and societies for example). There is no reason to
suppose that the additional occupants of the properties on the application
site would not use local facilities and participate in village life in the same
way that other residents do.

Therefore, the development will contribute to sustainable development by
providing exactly the sort of social and economic benefits to the local
community that paragraph 78 envisages. The scale of that benefit will
obviously be commensurate to the limited scale of the development itself
(10 properties), but that does not diminish the benefit or render paragraph
78 inapplicable. Through the additional population and activity generated,
the application scheme contributes to the social and economic objectives
of sustainable development.

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

This is also a case to which paragraphs 103 and 108 of the NPPF apply.
When one properly takes account of the rural context, the application site
is actually in a relatively sustainable location because it offers options for
accessing local facilities by non-car modes (particularly walking &
cycling). Where car trips are required (which is common for rural areas),
local facilities mean this can be short trips. In the context of development
in the rural areas, the application scheme will also contribute to the
environmental ‘limb’ of sustainability.

For all of the above reasons, it is submitted that the application scheme
accords with national policy relating to support for rural communities as
set out in the NPPF and contributes to sustainable development.

C) Countryside Impact (S7, and the NPPF)

A core principle of the NPPF is to recognise the intrinsic and beauty of the
countryside. Paragraph 174 of the Framework further states that the
planning system should contribute to and enhance the natural and local
environment by protecting and enhancing valued landscapes.

It is acknowledged that there are some open views over the existing
countryside from the north. In outlying views from the countryside towards
the site, are in many cases interrupted by buildings and vegetation. The
visual envelope, i.e., the area from which the site can be seen, is relatively
small due to the position of the site.
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The proposed scheme is for 10 residential units which will optimise the
use of an underutilised parcel of land whilst at the same time taking careful
consideration to its locality. A lower density scheme such as this scheme
in this location would not be out of place with the surrounding character
due to its design concept taking into account the wider natural and built
environment.

The proposed layout presents a loose knit and spacious layout with
significant areas of soft landscaping interspersed between the buildings
and towards the front of the site. The setback of the frontage properties
will maintain a green collar that presents visual relief to the development
and filters views through newly planted vegetation into the application site
along the surrounding highways. The relatively low density of the site
similar the adjoining residential development within the locality, and the
allowance for visual separation between built forms is such that the
proposed development would not be a significant prominent addition in
the local area and the effect on the local landscape.

It would nestle into a largely contained and framed site next to existing
housing associated on Lower Way and Colehills Close and the
established and proposed vegetation on the boundaries would have
limited influence beyond the site itself and its immediate setting.

Except for the front boundary, the proposed layout will preserve and the
existing boundaries through the retention of the existing trees and
hedgerows along all other boundaries. The proposed widening of the
existing highway to improve accessibility and safety would result in the
removal of the vegetation along the front boundary, however, this would
be replaced and enhanced with new mature vegetation as detailed on the
submitted drawings. The application sites boundaries will, therefore,
provide substantive containment and concealment of the application site
and help reduce the prominence of any built form outside its immediate
boundaries.

In outlying views from the countryside from the north and along the public
footpath towards the site, the development would form part of the
backdrop of the existing buildings and the settlement of Clavering
resulting in only a low level of visual effect. The landscape and visual
implications of this proposed development are of a low level and modest
nature for a development such as this.

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

D) Character and Design (GEN2 and the NPPF)

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.

The design and access statement provides details of the rationale behind
the proposed development. This follows an assessment of the constraints
and opportunities of the site, the design and appearance of the residential
units, landscape objectives, noise assessment mitigation measures and
surface water drainage strategies.

Layout:

The site is characterised by a single spine road extending from the
existing vehicle access off Lower Way and meandering around the
western portion of the site leading up to the rear. The access and spine
road will form the main ingress point for vehicles and pedestrians. The
layout which effectively creates a new cul-de-sac development is not at
odds to the general character and layout of the area. Colehills Close to
the east of the site is a cul-de-sac and thereby sets a precedence in this
regard.

Due to the risk of flooding at the lower levels of the site, the layout of the
housing has been generally located on the back high plateau at the back
of the site and to the west where there are higher land levels.

The frontage of the buildings largely follows other development in the
vicinity with the new buildings along the internal highways being sited at
the back edge of the public footways allowing for car parking to be sited
where possible between houses or within garages reducing the visual
impact of on-site parked cars and allows as much private rear gardens as
possible to the rear of the dwellings. In addition, the siting of the dwellings
within the development have been arranged to follow the curve of the
highways within the site which allows more harmonious street scene
appearance.

The layout positively responds to the site constraints and the arrangement
of buildings has considered the site’s specific context, specifically with
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respect to providing an appropriate interface between the proposed
residential development, drainage and flooding, and the surrounding
historic and natural environment.

Scale:

The Applicant has applied careful consideration in the design rationale
behind the scale of the development considering the constraints of the
site, the surrounding buildings, and the natural environment. In terms of
height, all the new dwellings will be two storeys with single storey garages
to the market houses. The market housing to the rear of the site will all
consist of detached forms whilst the 2 pairs of semi-detached buildings
forming the affordable units will be constructed in steps to reflect the rising
levels as it goes up the site.

The scale of the dwellings is appropriate in relation to the character and
appearance of the surrounding area. The dwellings have been sensitively
integrated within the tradition-built context using proportions, roof forms
and details similar to surrounding buildings ensuring subservient and well-
proportioned buildings.

Appearance:

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

The dwellings are of a traditional design with roof pitches generally step
ranging from 40-50 degrees and extending over the narrow plan in
keeping with surrounding properties and the Essex Design Guide.

The external finishing materials of the new dwellings consist of a mix
palette of materials which include slate, pantile and plain tile roofing,
horizontal weatherboarding cladding or render to the walls with red brick
plinths. The external materials are like those found in the general locality
on surrounding properties.

The architectural treatment has been designed to provide a cohesive
development, whilst creating individuality to the dwellings and interest in
the local area and is considered to comply with existing policy.

The scheme pr