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1. EXECUTIVE SUMMARY 
  
1.1 Outline planning permission is sought by the Applicant (Catesby 

Promotions Ltd) for a residential development of up to 350 dwellings, 
including a Heritage Park, other public open space, up to 50sqm of shop 
and café floorspace and associated infrastructure on the site known as 
‘Land Between Walden Road and Newmarket Road, Great Chesterford, 
Essex’.  

  
1.2 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 Uttlesford District Local Plan and Policy 
GLCNP/1 of the Great & Little Chesterford Neighbourhood Plan. 

  
1.3 Although the Council can demonstrate a 5-year housing land supply 

(5.14 years), the proposals cannot be tested against a fully up-to-date 



Development Plan. Thereby paragraph 11 of the NPPF is engaged. As 
such, a detailed “Planning Balance” has been undertaken of the 
proposals against all relevant considerations. 

  
1.4 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 maintaining the Council’s 
housing supply including affordable units. Furthermore, weight has been 
given in respect to the biodiversity net gain, opportunities to understand 
the significance of the heritage assets through a new Heritage Park and 
open space provision, and new and improved sustainable transport 
measures. Thus, taken together, weight to the benefits of the 
development have been considered. Full details of the benefits of the 
proposals are provided within Section 16 of this report.   

  
1.5 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 significant 
negative environmental effects. Furthermore, the proposals would 
inevitably result in significant harm to the setting and experience of the 
designated heritage assets of the schedule monuments. 

  
1.6 Overall, it is considered that the harm to the openness and character of 

the countryside, and upon the heritage assets from the proposal 
significantly and demonstrably outweighs the benefits of the 
development when assessed against the Framework taken as a whole. 

  
2. RECOMMENDATION 

 
REFUSE for the reasons set out in section 17.  
 

  
3. SITE LOCATION AND DESCRIPTION: 
  
3.1 The application site as outlined in red on the supporting site plan dwg 

ref: 21/04/1 REV C is located to the north of the village of Great 
Chesterford and is bound by Walden Road (B184) to the east and 
Newmarket Road (B1383) to the west.  

  
3.2 The site is currently split into 3 distinctive fields of varying sizes, all free 

of any established built form and in arable production. It is irregular in 
shape as it wraps around the residential curtilage of the dwelling house 
known as ‘The Mill’ to the northeast corner with the eastern and western 
boundaries following the curvature of the highway boundaries. Its 
topography consists of undulating slopes falling across the site from the 
north to the south and is approximately 31.16 hectares in size.  

  
3.3 Apart from mature vegetation in the form of modest size trees and 

hedgerows located along a large proportion of the boundaries and 



between the fields, the site is free of any established vegetation. No 
vegetation is covered by tree preservation orders. 

  
3.4 The site is currently accessed off the Walden Road via a 10m wide 

agricultural gateway located approximately opposite the junction with 
Park Road. Access to the site is gained across a wide verge. Public 
Footpath 17-12 runs east-west through the southern part of the site and 
along part of the eastern edge connecting into Meadow Road and the 
Community Centre and recreation ground linking to Walden Road and 
Park Road to the east via Park Lane. 

  
3.5 Chesterford Community Centre, a recreation ground, allotments, a 

partially built day nursery building, and relatively modern post war 
development containing residential housing that front onto Hyll Close lies 
to the south of the site. There is also an existing watercourse to the 
southern edge along the boundary with Hyll Close. Large fields used for 
agriculture are located to the east and the M11 is located beyond the site 
to the northwest.  Directly to the west of the site are a number of 
residential homes sporadically sprawled along Walden Road.  

  
3.6 Two Ancient Schedule Monuments lie either within or in close 

proximately of the application site. The first of these known as ‘The 
‘Roman fort, Roman town, Roman and Anglo-Saxon cemeteries’ partly 
falls within the southwestern corner of the site and extends to the 
opposite side of Newmarket Road to the west around the property known 
as ‘Fairacre’. This is a large and complex multi-period scheduled 
monument, in three parts over 20ha in total size on the northern edge of 
Great Chesterford. The second Scheduled Monument lies approximately 
1km to the east (Romano-Celtic Temple). 

  
3.7 There are no local wildlife or nature conservation designations within, or 

in proximity to the site. The site is not located within, or adjacent to any 
conservation areas. There are no listed buildings on or adjacent to the 
site. The nearest listed building is along Carmen Street to the south of 
the recreation ground off Newmarket Road. The residential property 
known as ‘The Mills’ is a non-designated heritage asset and lies to the 
northeast of the site.   

  
3.8 According to the Environmental Agency’s Flood Map for Planning, most 

of the site is in Flood Zone 1 which is identified as having a low risk of 
flooding. The southern boundary of the site is within Flood Zones 2 and 
3 along the watercourse to the rear of Hyll Close. 

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

scale, layout, appearance, and landscaping reserved. The Applicant is 
seeking approval in principle to develop the site for up to 350 dwellings 
including a Heritage Park including historical interpretation boards and 
heritage trail and other public open space, up to 50sqm of a shop and 



café floorspace (Use Class E/F), sustainable urban drainage systems 
and associated infrastructure and for the details of Access to be granted 
consent.  

  
4.2 This will leave the approval of the scale, layout, appearance, and 

landscaping to be decided later when further applications (the reserved 
matters) will be submitted to the Council if this outline permission is 
granted.  

  
4.3 Although this application seeks outline planning permission, the 

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

  
4.4 The Framework Masterplan as provided in Figure 1 below illustrates and 

informs the design approach at this outline application stage, particularly 
in relation to the location of the developable area and open spaces. 

  
 

 

          

        

         
 Figure 1: Proposed Framework Masterplan 

  



4.5 Residential: 
  
4.6 The Applicant confirms that there will be a mixed density and character 

areas throughout the site. The net area of the proposed development 
amounts to 11.38 hectares (12.64 hectares -10% public ream areas) 
which creates an average density of approximately 31 dwellings per 
hectare.  

  
4.7 The development will provide a mix of dwellings in both size, type, and 

tenure.  
  
4.8 It is envisaged that a range of house types and tenures would be 

provided across the site. 40% of the total housing provision would be 
affordable housing (i.e., up to 140 homes) of which 25% would be First 
Homes (up to 35 units); 5% Shared Ownership housing (up to 7 units) 
and 70% affordable rented products (up to 98 units) to meet the latest 
Council and Government requirements.  

  
4.9 5% of the dwellings will be delivered as bungalows built to Building 

Regulations Part M 4(3) wheelchair adaptable standards. 
  
4.10 It is also envisaged that around 5% of the market dwellings 

(approximately 10 - 11 plots) will be provided as self-build units. 
  
4.11 The Indicative accommodation schedule is set out in below table: 
  
 House Type Market Affordable 

Rent, Shared 
Ownership & 
First Homes 

Total 

1 & 2 Bedroom 
Flats 
 

4 42 46 (13.1%) 

1 bedroom 
bungalow 
 

5 2 7 (2%) 

2-bedroom 
bungalow 
 

6 3 9 (2.6%) 

2-bedroom 
house 
 

9 50 59 (16.9%) 

3-bedroom 
house 
 

93 35 128 (36.6%) 

4-bedroom 
house 
 

68 8 76 (21.7%) 

5-bedroom 
house 

25 0 25 (7.1%) 



 
Total 
 

210 (60%) 140 (40%) 350 (100%) 

 Table 1: Indicative Housing Mix and Tenure. 

  
4.12 The final housing mix will provide a mix of sizes and tenures including 

bungalows and affordable homes to contribute towards identified local 
housing needs. This will be determined at reserve matter stage if outline 
consent is granted.  

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

a some two-and-a-half dwellings. The houses would be a mixture of 
detached, semi-detached and terrace houses and occasional apartment 
buildings. 

  
4.14 Access: 
  
4.15 As illustrated in Figure 1 above, two primary site access are proposed. 

This will involve a new 4-arm priority roundabout to be formalised off 
Walden Road which will form the principle access and a new priority 
junction along Newmarket Road which is proposed to be a secondary 
access. The two access points into the site form part of the details to be 
considered as part of this outline application.  

  
4.16 The two access points will be connected with a spine road extending in 

an east-west direction. It is envisioned that the spine road will include 
bus service provision with bus stops. The final configuration of the 
internal street network will be the subject of detailed design.  

  
4.17 Community Shop: 
  
4.18 A community café/shop is proposed within the development. As shown 

in Figure 1 above, it is envisaged this will be located by the park, close 
to the main access from Newmarket Road to serve the community. 

  
4.19 Public Open Space: 
  
4.20 Around 17.53 hectares of the Site (58%) will be provided for the 

accommodation of multi-functional green infrastructure areas. Full 
details of the type and specifications of the public open space is provided 
further within this report.  

  
4.21 Proposed Off Site Works: 
  
4.22 In addition to the on-site works as highlighted above, the following off site 

works also form part of the proposals:  
  
 • 3m wide footway/ cycleway on eastern side of Newmarket Road, 

between proposed site access and Carmen Street (DTA drawing 
22400-01-1D). 



• A new footway of varying width within public highway on Carmen 
Street, and to the north of the existing wall within Horse Field (DTA 
drawing 22400-01-1D). 

• New 2m wide footway with dropped kerb tactile paving at Walden 
Road / High Street/Cow Lane junction (DTA drawing 22400-4) to 
improve safety of pedestrians crossing Walden Road. 

• Widening of existing footway, to a 3m wide shared footway/ 
cycleway from Church Street to Station Approach (DTA drawing 
22400-07A). 

• New 2m footway along Walden Road (DTA Drawing 22400-08A) 
between the site access and Jacksons Lane. 

  
5. ENVIRONMENTAL IMPACT ASSESSMENT 
  
5.1 The proposals, subject of this application, do not fall within any 

categories of development within Schedule 1 and thus EIA is not required 
under these provisions. The proposal falls within 10(b) of Schedule 2 of 
the Town and Country Planning (Environmental Impact Assessment) 
Regulations 2017 (the EIA Regs).  

  
5.2 The proposal is for a relatively large 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. The application is supported by technical studies 
proportionate to the proposed development. 

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

planning history for the application site.  
  
6.3 Local Plan Promotion:  
  
6.4 The site was submitted to the recent Call for Sites in 2021 and 

representations were also made to the 2022 Issues and Options non-
statutory consultation. Whilst it is acknowledged that the emerging local 
plan (Regulation 18 version) carries negligible weight, owing to its early 
stage of production, the application site has not been taken forward for 
allocation.  

  
6.5 Surrounding Sites: 
  
6.6 Planning permission UTT/19/0573/OP was granted in June 2020 for 76 

homes to the west of London Road, extending south from the village, 
within Little Chesterford Parish. Reserved Matters Approval was given 
on 21 February 2022 and construction is underway. 



  
6.7 Outline planning permission UTT/20/2724/OP has recently been granted 

on 24 August 2022 for 124 homes to the east side of London Road, also 
within Little Chesterford Parish. 

  
6.8 Details following outline application UTT/20/2724/OP for 111 no. 

dwellings - details of appearance, landscaping, layout and scale were 
approved under reference UTT/23/1045/DFO on 15th September 2023.  

  
7. PREAPPLICATION ADVICE AND COMMUNITY CONSULTATION 
  
7.1 Pre-application Discussions: 
  
2.2 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. 

  
7.3 A pre-application request was submitted to UDC on the 14 February 

2022 via a Planning Performance Agreement. A series of meetings were 
held with relevant officers of the Uttlesford District Council, and statutory 
consultees including Essex County Council Place Services, Historic 
England, Environmental Agency, National Highways, and Anglian Water 
culminating in written advice. 

  
7.4 Officers confirmed that the key issues to be addressed included: 

countryside impact, significance and setting of heritage assets including 
archaeology, flooding and drainage, transportation and highway safety 
and biodiversity. Furthermore, design feedback was given to the 
illustrative proposals and suggestions concerning the preferred housing 
mix. It was confirmed that Paragraph 11 was fully engaged along with 
the ‘Titled Balance’ because of lack of an up-to-date Local Plan and in 
the absence of the Council at the time being unable to demonstrate a 5-
year housing land supply.  

  
7.5 On the 17 June 2022, the Applicant provided a presentation to members 

of Uttlesford District Council on the proposed development. 
  
7.6 Great Chesterford Parish Council:  
  
7.7 The Applicant met with Great Chesterford Parish Council on the 25 May 

2022. Prior to meeting, the Applicant had communicated with the Parish 
several times in relation to both the site and the emerging 
Neighbourhood Plan. 

  
7.8 Community Consultation: 
  
7.9 The Applicant held a public exhibition of plans on the 26 July 2022. Full 

details of the consultation exercise conducted is discussed within the 



supporting Statement of Community Involvement. The Applicant submits 
that they listened to all views expressed throughout the duration of the 
consultation and has made appropriate changes to the proposed 
development to address and mitigate concerns raised where possible. 

  
8. SUMMARY OF STATUTORY CONSULTEE RESPONSES 
  
8.1 Highways Agency – No Objection 
  
8.1.1 Within the vicinity of the proposed development, the primary junction of 

interest to National Highways is the M11 Junction 9A.  
  
8.1.2 After our last response, the agent provided additional material to review. 

National Highway’s framework consultant, AECOM has completed their 
review on our behalf. It is noted that the ‘‘Covid factor’ has now been 
applied to M11 Junction 9a western roundabout, which has been 
calculated and a summary of the modelling results were checked and 
reviewed. 

  
8.1.3 While the figures suggest that the A1301 east arm, which is located 

between the two roundabouts linked to the M11, could be exceeding 
capacity as a result of the development, it is noted that the link between 
the two roundabouts is approximately 150m long and could therefore 
accommodate the predicted queue of 13 PCUs (approximately 75m), 
with minimal risk that it would tail back to, and affect the operation of, the 
other roundabout at M11 J9a. 

  
8.1.4 National Highways are now content that there will be no significant 

capacity impacts on the SRN because of this development. Therefore, 
we are in a position to withdraw our existing holding recommendation 
and recommend no objection instead. 

  
8.2 Highway Authority – No Objections 
  
8.2.1 The highway authority confirmed that they have visited the site and 

reviewed all the supporting documentation. They confirmed that they 
have assessed the proposals in accordance with relevant guidance and 
considered matters of access and safety, capacity, the opportunities for 
sustainable transport, and mitigation measures. 

  
8.2.2 The highway authority concluded that from a highway and transportation 

perspective, the impact of the proposal is acceptable subject to imposing 
appropriate conditions and obligations if permission is approved. 

  
8.3 Local Flood Authority – No Objection 
  
8.3.1 Having reviewed the Flood Risk Assessment and the associated 

documents which accompanied the planning application, we do not 
object to the granting of planning permission subject to imposing 
conditions.  



  
8.4 Environment Agency – No Objection 
  
8.4.1 It was determined that, when reviewing the location plan document and 

illustrative master plan, all build development would be within flood zone 
1 and with no other constraints present we would not provide a formal 
consultation as this does not fall without our remit.  

  
8.5 Historic England - Object 
  
8.5.1 We consider the rural landscape setting of the monuments makes a 

major contribution to their significance. We consider the proposed 
development, that is located within the setting of both monuments, would 
have a detrimental impact on their setting.  

  
8.5.2 We consider this to be harmful to the significance of these scheduled 

monuments. Placing this in terms of the National Planning Policy 
Framework (NPPF), we have concluded this would be a severe level of 
harm, but less than substantial.  

  
8.5.3 This harm would be a very considerable disbenefit. We have considered 

the proposed mitigation in the form of the conservation management 
plan. We do not believe this is a sufficient heritage benefit to offset the 
harm that we have identified. 

  
8.6 Natural England – No objection.  
  
8.6.1 Based on the information provided with the planning application, it 

appears that the proposed development comprises approximately 30.17 
ha of agricultural land, however no Agricultural Land Surveys have been 
provided to determine how much of the site is classified as BMV (Grades 
1, 2 and 3a land in the Agricultural Land Classification (ALC) system). 

  
8.6.2 It is acknowledged that Natural England have requested a soil survey to 

determine what grade the soil is in respect BMV Land. As defined in the 
Applicant’s supporting planning statement, the application site is Grade 
2 land. As such, it is not regarded that a soil survey is required as 
confirmation has already been provided that the site is BMV agricultural 
land.  

  
8.7 Sport England – Object subject to securing obligations 
  
8.7.1 Outdoor Sports Provision: 
  
8.7.2 In view of the expected number of dwellings proposed generating less 

than a single pitch for every sport, securing a financial contribution 
towards off-site facilities would be considered appropriate as an 
alternative to on-site provision on this occasion although opportunities to 
extend the adjoining Great Chesterford Recreation Ground should be 
explored if feasible. 



  
8.7.3 In summary for natural turf pitches, this development would generate 

demand for the equivalent of 0.18 adult football pitches, 0.31 youth 
football pitches (including 9v9), 0.29 mini soccer pitches, 0.07 rugby 
union pitches and 0.25 cricket pitches. In relation to artificial grass 
pitches, the calculator estimates the development generates a demand 
for 0.03 hockey pitches and 0.04 3G football pitches. The total cost of 
providing these pitches is currently estimated to be £201,429. In terms 
of changing room provision to support the use of this pitch demand, the 
calculator estimates that the total demand generated will be equivalent 
to 1.48 changing rooms which would currently cost £262,776. 

  
8.7.4 Indoor Sports Provision: 
  
 The Sports Facilities Calculator SFC indicates that a population of 865 

in this local authority area will generate a demand for 0.06 sports halls 
£157,558), 0.04 swimming pools (£174,846), and 0.01 rinks in an indoor 
bowls centre (£5,574). 

  
8.7.5 Conclusion on Sports Facility Provision; 
  
8.7.6 As there are no confirmed proposals at this stage for meeting the 

development’s outdoor or indoor sports facility needs, an objection is 
made to the planning application in its current form. However, I would be 
willing to withdraw this objection in due course if it is confirmed that 
appropriate financial contributions, secured through a planning obligation 
as set out above, will be made towards the provision of these facilities 
and the expected level of the contributions is confirmed together with the 
projects that the contributions will used towards. 

  
8.7.7 Active Design: 
  
8.7.8 The development proposals offer opportunities for incorporating the 

active design principles and some of the proposals are welcomed and 
considered to be consistent with the principles. In particular, the 
indicative proposals to provide the Heritage Park and the other open 
spaces, the off-site footway and cycleway improvements proposed and 
the circular footpath around the periphery of the development. 

  
8.7.9 If the application is approved, to help ensure that designing to encourage 

physical activity is given appropriate consideration in practice when 
reserved matters applications are prepared, Sport England would 
request a planning condition to be imposed requiring details to be 
submitted and approved which demonstrate how promoting physical 
activity has been considered in the design and layout of the 
development. 

  
8.8 East of England Ambulance Service (NHS Trust) – No Objection 
  



8.8.1 The Health Service (NHS) confirmed that they identified that the 
development would give rise to a need for additional emergency and 
non-emergency healthcare provision to mitigate impacts arising from this 
development and other proposed developments in the local area. It is 
confirmed that the Capital Cost calculation of additional health services 
arising from the development would amount to £135,226.00.   

  
8.8.2 The capital required through developer contribution would form a 

proportion of the required funding for the provision of capacity to absorb 
the patient growth and demand generated by this development. 

  
8.9 National Health Service – No Objection 
  
8.9.1 The Hertfordshire and West Essex Integrated Care Board (HWE ICB) 

confirmed in their formal response that based on 350 dwellings, this 
would amount to an increase population of 840 residents.  

  
8.9.2 This development will have an impact on primary health care provision 

in the area, and its implications, if unmitigated, would be unsustainable 
for the NHS. To offset and to provide appropriate mitigation HWE ICB 
confirmed that a financial obligation in the sum of £452,200.00 is required 
and should be secured within the S106a if permission is approved.  

  
8.9.3 Subject to certainty that developer contributions are secured, the HWE 

ICB does not raise an objection to the proposed development. 
  
9. PARISH COUNCIL COMMENTS 
  
9.1 Great Chesterford Parish Council - Objects 
  
9.1.1 Whilst it is recognised that there is a presumption in favour of sustainable 

development within the district, the proposed development is considered 
to result in significant and demonstrable harm, including to assets of 
particular importance, which means that permission should not be 
granted. The proposal is considered to result in harm, or unknown harm, 
in respect of following matters: 
 

• Unknown Environmental Impact  
• Conflict with the Neighbourhood Plan 
• Heritage & Landscape Harm 
• Loss of BMV Agricultural Land  
• Flood Risk 
• Lack of BNG Evidence 
• Educational Needs 

  
 

9.2 South Cambridgeshire District Council – No Objections 
  



9.2.1 SCDC has no objection to the proposed development, subject to 
exploring the opportunity to connect the site to the nearby Wellcome 
Trust site with a dedicated footpath / cycleway. 

  
9.2.2 The Wellcome Trust site has planning permission (ref. S/4329/18/OL) for 

up to 150 000 sqm of office use and up to 1500 dwellings together with 
other supporting community uses and will provide a location for jobs, 
leisure and other uses for the residents of Great Chesterford. 

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

requirement as the site is for 350units. This amounts to 140 affordable 
housing units and it is expected that these properties will be delivered by 
one of the Council’s preferred Registered Providers. 

  
10.1.2 The mix for the affordable housing provision can be agreed at a later 

date if the outline application is approved. 
  
10.1.3 It is the Councils’ policy to require 5% of the whole scheme to be 

delivered as wheelchair accessible (building regulations, Part M, 
Category 3 homes) with the remaining properties meeting M4(2) 
standard. 

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

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

  
10.3 UDC Landscape Officer/Arborist – Objection 
  
10.3.1 The proposal would affect the existing settlement pattern, forming a 

significant development to the north of Great Chesterford. The illustrative 
masterplan shows a large open space provision between the existing 
village edge and the proposed housing. This provides a level of 
separation from Great Chesterford village and would reduce the 
appearance of the development being seen as a linear extension of the 
village 

  
10.3.2 It is clearly evident that the proposal would have significant impact on the 

existing rural character of the site. The change in landscape character 
would be particularly obvious in views taken from the B184 Walden Road 
to the east and the B1383 Newmarket Road to the west, resulting in a 
medium magnitude/moderate adverse effect. The visual impact of the 
development in the context of the broader landscape would be relatively 
limited. However, there is the issue of the impact of the development on 
the setting and interpretation of the Scheduled Ancient Monuments and 



their historic relationship in the context of the broad landscape. This has 
been raised in a detailed objection made by Heritage England. To some 
extent this impact would be mitigated by the broad open space provision 
between the new housing and the existing northern edge of the village 
as indicated in the illustrative masterplan. Overall, the development is 
judged to have less than substantial harm to the Scheduled Monuments.  

  
10.3.3 Some 8 individual trees, and a group of elms, are proposed to be 

removed, together with some sections of existing hedgerows. None of 
the trees proposed to be removed are considered to be of an amenity 
value worthy of being protected by a tree preservation order. 

  
10.4 UDC Urban Designer – No Objection  
  
10.4.1 Council’s urban design officer confirmed that they had no objections to 

the proposals subject to conditions being imposed to secure a LAP and 
LEAP as part of the proposals and confirmation of the details surrounding 
the public open space is confirmed by the Applicant in relation to parks 
and gardens, outdoor sport, amenity green space and play areas.  

  
10.5 UDC Natural Sciences Officer – No Objection 
  
10.5.1 The officer raises no objections subject to imposing conditions securing 

the protection of the special verge during both construction and 
operations phases of the development.  

  
10.6 UDC Planning Policy Officer – No Objections 
  
10.6.1 Planning Policy officers confirmed at the time of receiving their 

consultation response that in the absence of a five-year land supply, the 
tilted balance will apply as part of applying the presumption in favour of 
sustainable development. As such, there are no policy objections to the 
site per se, subject to any constraints, for example to the nearby 
Schedule Ancient Monuments, being capable of suitable mitigation. Is 
likely the site will be considered through the emerging Local Plan 
process, but that information won’t be available until the Reg 18 
consultation later this year 

  
10.6.2 Update: the LPA can currently demonstrate a 5YHLS. However, there 

are other ways that a Local Plan or specific policy can be out of date, 
such as if it no longer performs its intended role, or if certain material 
considerations (including the NPPF) mean that the policy can no longer 
be relied upon or given weight. These matters will need to be considered 
on a case by case basis and the level of weight given to them is a matter 
for the decision-taker. Compatibility with the NPPF is a key 
consideration. Inspector’s and the court may also have opined on certain 
policies and this should also be considered.  

  
10.7 Place Services (Conservation and Heritage) - Object 
  



10.7.1 The proposals to fail to preserve the setting of the Great Chesterford 
Conservation Area, the Scheduled Monuments and the non-designated 
heritage asset, The Mills. The proposals would fail to preserve the 
special interest of the listed building, contrary to Section 66(1) of the 
Planning (Listed Buildings and Conservation Areas) Act 1990. With 
regards to the NPPF, Paragraphs 202 and 203 would be relevant and I 
suggest the less than substantial harm to the Great Chesterford 
Conservation Area is low on the spectrum. 

  
10.8 Place Services (Ecology) – No Objections 
  
10.8.1 We support the proposed reasonable biodiversity enhancements 

including the provision of new wildflower meadows, woodland, and 
native trees as well as the installation of bird, bat and Hedgehog boxes, 
invertebrate houses and log piles, which have been recommended to  
secure net gains for biodiversity. 

  
10.8.2 Several conditions are suggested if any consent is allowed for a 

Farmland Bird Mitigation Strategy, a Construction Environmental 
Management Plan (CEMP) and a Wildlife Sensitive Lighting Strategy to 
be submitted and approved by the LPA prior to any works commencing 
on the site.  

  
10.9 Place Services (Archaeology) – No Objections 
  
10.9.1 The application will result in a significant change on the existing setting 

of the Scheduled Monuments, with the urbanisation of the rural 
agricultural landscape. The proposed visual corridor between the 
fort/town and the temple is supported along with the provision of the 
heritage park as this will retain some visual connection between the Fort 
and Temple sites. However, this visual corridor will be an artificial view 
relative to the existing open landscape between the monuments. 

  
10.9.2 The proposal will change the environment around the monuments and 

how they are experienced. The proposal will still result in a level of less 
than substantial harm with reference to paragraph 202 of the NPPF. The 
application does contain a Conservation Management Plan, however, 
this has been restricted to the small part of the Roman fort that is located 
within the Applicant’s ownership. Should this application be permitted I 
recommend a wider Conservation Management Plan, taking in the 
scheduled monument outside of the proposal site, is required to be 
funded by the Applicant to progress a more holistic approach. 

  
10.10 ECC Minerals and Waste - No Objections 
  
10.10.1 Have confirmed that they have reviewed the submission of a Minerals 

Resource Assessment (MRA), Waste Infrastructure Impact Assessment 
(WIIA) and a Site Waste Management Plan (SWMP) and concluded that 
they have no objections.  

  



10.11 ECC Infrastructure (Education) – No Objections 
  
10.11.1 Early Years and Childcare 
  
10.11.2 The demand generated by this development would create the need for 

31.5 EY&C places. A developer contribution of £611,888.00 index linked 
to January 2023, would be sought to mitigate its impact. 

  
10.11.3 Primary Education 
  
10.11.4 Due to the restriction on the current school site, it is not possible to 

expand Great Chesterford Primary School. Demand created by this 
development, and any other sites that may come forward in the vicinity, 
would need to be met through the expansion of school(s) much further 
away.  

  
10.11.5 The education authority proposes two options as mitigation. 
  
10.11.6 Option A 
  
10.11.7 The demand generated by this development would create the need for 

105 primary places. A developer contribution of £2,039,625.00 Index to 
January 2023 would be sought to mitigate its impact on the primary 
school education. This equates to £19,425.00 per place.  

  
10.11.8 This option to expand a school (not Great Chesterford Primary School) 

would require the provision of a bus service from the development to the 
primary school and a primary school transport contribution would be 
required. The cost of providing this is £2,322,379.50 Index Linked to 
2021, applying a cost per pupil £16.63. 

  
10.11.9 Option B 
  
10.11.10 Another option would be to seek a financial contribution for a new school, 

noting that a new school is proposed on the Welcome Genome Campus, 
and could meet demand created by this development.  

  
10.11.11 Secondary Education 
  
10.11.12 According to our forecasts, and information published in the latest Essex 

Childcare Sufficiency Assessment, there should be sufficient secondary 
places at a local school serving this development. 

  
10.11.13 School Transport 
  
10.11.14 The demand generated by this development would create the need for 

70 Secondary School transport places. A developer contribution of 
£348,460.00 Index linked to January 2021, would be sought to mitigate 
its impact on the secondary school transport school provision. 

  



10.11.15 Libraries 
  
10.11.16 The suggested population increase brought about by the proposed 

development is expected to create additional usage. A developer 
contribution of £27,230.00 is therefore considered necessary to improve, 
enhance and extend the facilities and services provided. This equates to 
£77.80 per unit. 

  
10.11.17 In summary, Essex County Council that if planning permission for this 

development is granted it should be subject to a section 106 agreement 
to mitigate its impact on EY&C, Primary School Education, Secondary 
School Transport and Libraries. 

  
10.12 Affinity Water – No Objections 
  
10.12.1 Water quality: 
  
10.12.2 The construction works and operation of the proposed development site 

should be done in accordance with the relevant British Standards and 
Best Management Practices, thereby significantly reducing the 
groundwater pollution risk. It should be noted that the construction works 
may exacerbate any existing pollution. If any pollution is found at the site, 
then the appropriate monitoring and remediation methods will need to be 
undertaken. 

  
10.12.3 For further information we refer you to CIRIA Publication C532 "Control 

of water pollution from construction - guidance for consultants and 
contractors" 

  
10.12.4 Water efficiency: 
  
10.12.5 Being within a water stressed area, we expect that the development 

includes water efficient fixtures and fittings. Measures such as rainwater 
harvesting, and grey water recycling help the environment by reducing 
pressure for abstractions. They also minimise potable water use by 
reducing the amount of potable water used for washing, cleaning and 
watering gardens. This in turn reduces the carbon emissions associated 
with treating this water to a standard suitable for drinking and will help in 
our efforts to get emissions down in the borough. 

  
10.12.6 Infrastructure connections and diversions: 
  
10.12.7 There are potentially water mains running through or near to part of 

proposed development site. If the development goes ahead as 
proposed, the applicant/developer will need to get in contact with our 
Developer Services Team to discuss asset protection or diversionary 
measures. Due to its location, Affinity Water will supply drinking water to 
the development in the event that it is constructed. 

  
10.13 Anglian Water – No Objections 



  
10.13.1 Assets Affected: 
  
10.13.2 Anglian Water has assets close to or crossing this site or there are assets 

subject to an adoption agreement. Therefore, the site layout should take 
this into account and accommodate those assets within either 
prospectively adoptable highways or public open space 

  
10.13.3 The development site is within 15 metres of a sewage pumping station. 

This asset requires access for maintenance and will have sewerage 
infrastructure leading to it. For practical reasons therefore it cannot be 
easily relocated. 

  
10.13.4 The site layout should take this into account and accommodate this 

infrastructure type through a necessary cordon sanitaire, through public 
space or highway infrastructure to ensure that no development within 15 
metres from the boundary of a sewage pumping station if the 
development is potentially sensitive to noise or other disturbance or to 
ensure future amenity issues are not created 

  
10.13.5 Used Water Network: 
  
10.13.6 The sewerage system at present has available capacity for these flows. 

If the developer wishes to connect to our sewerage network, they should 
serve notice under Section 106 of the Water Industry Act 1991. We will 
then advise them of the most suitable point of connection. 

  
10.13.7 Wastewater Treatment: 
  
10.13.8 The foul drainage from this development is in the catchment of Great 

Chesterford Water Recycling Centre that will have available capacity for 
these flows.  

  
10.13.9 Surface Water Disposal: 
  
10.13.10 The preferred method of surface water disposal would be to a 

sustainable drainage system (SuDS). From the details submitted to 
support the planning application the proposed method of surface water 
management does not relate to Anglian Water operated assets. As such, 
we are unable to provide comments in the suitability of the surface water 
management. The Local Planning Authority should seek the advice of 
the Lead Local Flood Authority or the Internal Drainage Board. 

  
10.14 Crime Prevention Officer – No Objections 
  
10.14.1 Whilst there are no apparent concerns with the layout an illustration was 

noted within the Design and Access Statement which showed a ground 
floor apartment with French doors opening almost directly into public 
space. Such apartment design would have a high risk of crime and fear 
of crime relating to it as especially during summer months when these 



doors are left open, and anyone would be able to walk in off the street or 
families protect their children from entering the street.  

  
10.14.2 To comment further we would require the finer detail such as the 

proposed lighting, boundary treatments and physical security measures. 
We would welcome the opportunity to consult on this development to 
assist the developer demonstrate their compliance with this policy by 
achieving a Secured by Design Homes award. An SBD award is only 
achieved by compliance with the requirements of the relevant Design 
Guide ensuring that risk commensurate security is built into each 
property and the development as a whole. 

  
10.15 NEOS Network - Comments 
  
10.15.1 Neos Network have provided advice for the Applicant in that they have 

attached a plan showing the location of Neos Networks apparatus in the 
proposed work area for their information. They confirmed that of the 
Applicant is laying their own services, to use the map provided showing 
NEOS apparatus and follow their safe dig procedures. There is no need 
to contact NEOS for permission to dig or arrange any supervision. If the 
Applicant have determined that their works may impact NEOS existing 
apparatus, then please contact alterations@neosnetworks.com for a 
Budget Estimate. 

  
10.16 UK Power Networks - Comments 
  
10.16.1 UK Power have provided advice for the Applicant in that they have 

enclosed a copy of their records which show the electrical lines and/or 
electrical plant and a copy of a fact sheet which contains important 
information regarding the use of UK Powers plans and working around 
their equipment. Should the Applicants excavation affect UK Powers 
Extra High Voltage equipment (6.6 KV, 22 KV, 33 KV or 132 KV), the 
Applicant should contact UK Power to obtain a copy of the primary route 
drawings and associated cross sections. 

  
10.17 Cadent Gas – No Objections 
  
10.17.1 Confirmed that they have no objections to the proposals and advised that 

an informative be placed on the decision if permission is approved 
advising the Applicant of their legal responsibilities when constructing 
close to their assets.  

  
10.18 Gigaclear - Comments 
  
10.18.1 Gigaclear has provided advice for the Applicant in that they have 

provided plan(s) showing the approximate location known to be in the 
vicinity of the Applicants scheme and that it is strongly advised that the 
Applicant undertakes hand dug trial holes prior to commencing any of 
their works. It was advised that the Applicant contact Gigaclear using this 



email address diversions@gigaclear.com for requests for diversionary 
Estimates, or for queries with the data provided. 

  
11. REPRESENTATIONS 
  
11.1 The application has been notified to the public by sending letters to 

adjoining landowners/occupiers, displaying site notices, and placing 
advertisements in local newspapers. The Council have received 
representations objecting to the proposals. The main concerns raised 
within the representations are summarised below: 

  
 • Character: -  

o The appearance of the local village areas will be lost. 
o The development is out of proportion with the existing village. 
o The development, if permitted, will result in establishment of a 

satellite dormitory estate disconnected from the existing Village. 
 

• Countryside: -  
o It will result in further loss of green area. 
o The proposals would lead to urban sprawl in open countryside.  
 

• Agricultural land: -  
o The houses are to be sighted on prime agricultural land which is 

at a premium for a country that cannot feed itself. 
 
• Drainage: -  

o The sewage system is already under stress and malodorous at 
the pumping station adjacent to the proposed development. 

o The local water system can hardly support the population as it 
stands. 

 
• Flooding: -  

o The adjoining recreation area has flooded significantly. 
o The proposals would lead to further flood risk.  

 
• Education: -  

o The local primary school and pre-school are already over-
subscribed. New dwellings would add to the existing pressures.  

 
• Health: -  

o The two GP surgeries already struggle to meet demand. New 
dwellings would add to the existing pressures. 

 
• Highway & Transportation: -  

o The proposals involving up to 350 new dwellings would increase 
the intensification of the amount of traffic movements within the 
village and thus resulting in further congestion, particular at peak 
hours, increase pressure on parking within the village and result 
in a detrimental impact upon highway safety.  



o A cycle path along the Walden Road between the Genome 
Campus and Great Chesterford would be welcomed. 

o Off site works including paths and crossings are not safe. 
 
• Sustainability: -  

o Building more energy efficient houses should be standard 
practice. It is not a reason to go ahead and build 350 new houses 
on the side of an existing village. 

o It encourages driving. 
o There are no provisions in the plans for provision of new 

infrastructure, schools, doctors’ surgeries, dentists. 
 
• Neighbourhood Plan: -  

o The site does not form part of the Local Neighbourhood Plan. 
o The Application breaches this Policy requirement in every 

respect, and is wholly inconsistent with the Neighbourhood Plan 
 
• Affordable Housing: -  

o The houses will still be too expensive for many people to afford. 
Even a one or two bedroom property is often more than many 
people in the area can afford. 

 
• Community Shop: -  

o The proposed community shop/café would nowhere near meet 
the needs of residents. 

 
• Heritage: -  

o The proposals would lead to a significant detrimental impact to 
local and nationally important archaeology and heritage assets.  

 
• Vegetation: -  

o The proposals would result in the removal of some mature trees 
that are important to wildlife.  

 
• Cumulative Impact: -  

o This application needs to be viewed in the context of pre-existing 
development at the Southern end of Great Chesterford 
consisting of some 150 dwellings and the 1,500 dwellings at the 
Hinxton Genome development. The existing dwellings there 
together with the 350 now applied for will result in a total of 
around 2000 dwellings. 

o Cumulatively this will significantly impact upon the local roads 
and access to the M11 as people will be seeking employment in 
the local area and beyond. 

o The village has already taken its fair share of new housing. 
  
11.4 Comment 
  
11.4.1 The above concerns have been fully assessed in detail within the main 

assessment of this report.  



  
12. MATERIAL CONSIDERATIONS  
  
12.1.1 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.   

  
12.1.2 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. 
  
12.1.3 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. 

  
12.2 The Development Plan 
  
12.2.1 Uttlesford District Local Plan (adopted 2005) 

Essex Minerals Local Plan (adopted July 2014) 
Great Dunmow Neighbourhood Plan (made December 2016) 
Essex and Southend-on-Sea Waste Local Plan (adopted July 2017) 
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 11 October 2022) 
Ashdon Neighbourhood Plan (made 6 December 2022) 
Great & Little Chesterford Neighbourhood Plan (made 2 February 2023)  

  
 

13. POLICY 



  
13.1 National Policies  
  
13.1.1 National Planning Policy Framework (2023) 
  
13.1.2 The National Planning Policy Framework (hereafter “the NPPF”) was first 

published in 2012 and was revised in September 2023. 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. 

  
13.2 National Planning Policy Guidance 
  
13.2.1 The Planning Practice Guidance (PPG) sits alongside the NPPF and 

aims to provide more technical support. It is regularly updated to ensure 
it remains up to date. Any relevant sections are referenced through this 
report. 

  
13.3 Uttlesford District Plan 2005 
  
13.3.1 Uttlesford Local Plan (2005) – Provides the basis for all planning 

decisions within the district. It contains policies relating to the location of 
development and protection of environmental features. 

  
13.3.2 Relevant development plan policies and material considerations: 
  
 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 
H9 - Affordable Housing 
H10 - Housing Mix   
ENV1 - Design of Development within Conservation Areas 
ENV3 - Open Space and Trees  
ENV4 - Ancient monuments and Sites of Archaeological Importance  
ENV5 - Protection of Agricultural Land 
ENV10 - Noise Sensitive Development  
ENV12 - Noise Generators 
ENV13 - Exposure to Poor Air Quality  
ENV14 - Contaminated Land   
LC3 - Community Facilities 
RST1 - Access to Retail and Other Services in Rural Areas 

  
13.4 Great & Little Chesterford Neighbourhood Plan 
  



13.4.1 The Great & Little Chesterford Neighbourhood Plan was made in 
February 2023 and the most relevant policies and material consideration 
include: 
 
GLCNP/1 – Overall Spatial Strategy 
GLCNP/2 – Settlement Pattern and Separation 
GLCNP/3 – Getting Around 
GLCNP/4a – Landscape Character 
GLCNP/4b – Views 
GLCNP/5 – Historic Environment 
GLCNP/6 – Valued Community Spaces and Facilities 
GLCNP/7 – Local Green Spaces 
GLCNP/9 – Housing 

  
13.5 Supplementary Planning Document or Guidance  
  
13.5.1 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) 

  
13.6 COUNCIL 5-YEAR HOUSING LAND SUPPLY POSITION 
  
13.6.1 At the time of preparing this committee report that as per the latest 

‘Housing Trajectory and Five-Year Land Supply 1st April 2023 (published 
9th October 2023)’, the 5YHLS position for the district is 5.14 years for 
the 2023/4-2027/8 five-year period.  

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

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

  



14.3 A) Principle of Development  
  
14.3.1 The development plan for the site is the Uttlesford District Local Plan 

(2005) (the Local Plan). Work has commenced on a new Local Plan, but 
at the time of preparing this report, this has not yet been released for 
Regulation 18 Preferred Options consultation and therefore it carries 
negligible weight when considering the proposed development. As such 
the relevant saved policies contained within the Local Plan are the most 
relevant to the assessment of this application. Those of most relevance 
should be given due weight according to their degree of consistency with 
the NPPF under paragraph 219. 

  
14.3.2 The Great and Little Chesterford Neighbourhood Plan was made by UDC 

in February 2023 and as a result full weight when considering the 
proposed development is given the policies contained within as per 
paragraphs 12 to 14 of the NPPF.  

  
14.3.3 Although the Council can demonstrate a 5YHLS (5.14 years), the 

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

  
14.3.4 Paragraph 11 requires the decision maker to grant planning permission 

unless having undertaken a balancing exercise there are (a) adverse 
impacts and (b) such impacts would ‘significantly and demonstrably’ 
outweigh the benefits of the proposal. 

  
14.3.5 The “Planning Balance” is undertaken further below in this report, but 

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

  
14.3.6 The application site is located outside the development limits of Great 

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

  
14.3.7 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.  

  



14.3.8 It is not considered that the development would meet the requirements 
of Policy S7 of the Local Plan and that, consequently the proposal is 
contrary to that policy. This should be afforded weight in the planning 
balance. 

  
14.3.9 Furthermore, Policy GLCNP/1 ‘overall spatial strategy’ of the Great and 

Little Chesterford Neighbourhood Plan is to encourage new development 
to be within development limits of Great Chesterford or to the proposed 
allocated site at Little Chesterford. It does not restrict new development 
outside of these areas but refers to that new development in these areas 
should recognise, preserved, and enhanced the intrinsic rural character 
of the countryside. This is in general conformity with the NPPF. 

  
14.3.10 The application site is outside the Great Chesterford Development 

Limits. However, this does not on its own deem the proposals to be 
contrary in principle to Policy GLCNP/1 of the Neighbourhood Plan as an 
assessment is required as to whether any new development would 
recognise, preserved, and enhanced the intrinsic rural character of the 
countryside. This assessment is made further below in this report.  

  
14.3.11 It is acknowledged that previously the site was not considered to be 

suitable for development as part of the previous ‘call for sites’ process as 
part of the withdrawn Local Plan. Although the site was deemed to be 
available for development, the achievability was uncertain due to the 
southern edge of the site falling within flood zones 2 & 3 as identified by 
the Environmental Agency and thereby issues surrounding flooding. 
Furthermore, concerns were raised with regards to the potential 
significant harm upon nearby heritage assets as the site contains in part 
and abuts two schedule monuments. 

  
14.3.12 Also, at the time of the assessment of the suitability of the site, the site 

would lie within close proximity to North Uttlesford Garden Community 
and would lead to reducing the separation of the village and Garden 
Community. For these reasons, the site was considered unsuitable as 
development on the site would not contribute to sustainable patterns of 
development. 

  
14.3.13 Initial consultation with the Council’s policy team has confirmed that the 

site had not been fully assessed as part of the most recent ‘call for sites’ 
process. However, prior to the submission of this outline application, the 
Applicant undertook extensive pre-application discussions with the 
Council, whereby planning policy officers made their initial findings as 
per below: 

  
 • It is a greenfield site.  

• It is adjacent to the development limits and adjoins the settlement 
boundary. It is outside the green belt. 

• It does not insect with the countryside protection zone. • It has 
reasonable proximity to a special verge.  

• The site < 50% intersects with Flood risk zone 2 or 3.  



• The site may be affected by noise issues, such as from the major 
motorway junction  

• It is possible that any development could increase movements 
through the Air Quality Management Area (AQMA) of Saffron 
Walden.  

• The site lies within a Zone 1 groundwater source protection zone.  
• It is in close proximity to the Great Chesterford / Little Chesterford 

B184.  
• There is a TPO on site (3/99/05)  
• Very close proximity to the Roman fort, Roman town, Roman and 

Anglo-Saxon cemeteries at Great Chesterford, archaeological 
site.  

• The site has a range of accessibility issues for secondary school, 
six form, hospital, local facilities, by walking, cycling and public 
transport and access to bus and rail networks. 

  
14.3.14 Having done this assessment now for the purposes of this pre-

application submission, the policy team hinted that the suitability and 
therefore the achievability of this site does look difficult given the high 
landscape and heritage sensitivity and flood risk concerns on part of the 
site. 

  
14.3.15 The full assessment and conclusion by the Councils policy team will be 

forthcoming and published as part of the Regulation 18 local plan which 
has recently been made public and consulted on. 

  
14.4 B) Suitability and Location 
  
14.4.1 The National Planning Policy Framework (NPPF) provides a framework 

for the development of locally prepared plans and the government’s 
planning policies and how these are expected to be applied.  

  
14.4.2 Paragraph 7 of the NPPF states that: ‘the purpose of the planning system 

is to contribute to the achievement of sustainable development’. It 
identifies that to deliver sustainable development, the planning system 
must perform three distinct objectives, these being social, economic, and 
environmental and that these must be taken collectively in decision 
making and not in isolation. 

  
14.4.3 Furthermore, Planning Practice Guidance (PPG) provides additional 

advice on various planning issues associated with development, 
including those linked to sustainability and underpins the policies within 
the NPPF. 

  
14.4.4 The application site lies outside the settlement development boundary 

limits of Great Chesterford. It is identified within the Local Plan settlement 
hierarchy as being “Key Rural Settlement” where it is recognised that 
these settlements are located on main transport networks as well as 
there being local employment opportunities. 

  



14.4.5 In most ‘Key Rural Settlements’ including Great Chesterford, it is the 
intention to protect and strengthen the role of these communities where 
there is the potential to encourage people to live and work locally and 
allow for the potential of further limited employment and residential 
development. 

  
14.4.6 Although outside the settlement boundaries of the village of Great 

Chesterford, the new built form would be constructed to the northern 
edge of the village and adjacent to the Chesterford Community Centre, 
recreation ground, allotments, a partially built day nursery building, and 
relatively modern post war development containing residential housing. 
Therefore, to a limited extent, the proposals could be perceived to 
provide a logical relationship with the existing village.   

  
14.4.7 Local Amenities and Facilities: 
  
14.4.8 The village of Great Chesterford has a modest number of local services 

and amenities that are within walking/cycling distance from the 
application site including but not limited to: 

  
 Local Services Distance From Site 

Days Bakery and Food Hall 0.7km 
Bitesize Bakehouse 1.1km 
The Crown & Thistle Public 
House 

0.9km 

The Plough Public House 1.2km 
Chesterford Community Centre 0.4km 
Great Chesterford Recreational 
Ground 

0.4km 

Great Chesterford Surgery 1.0km 
School Street Surgery 0.8km 
The Chesterford Pre School 0.4km 
Great Chesterford Primary School 0.8km 

 Table 2: Amenities and their distance to application site.  

  
14.4.9 The recreation ground accommodates a Scout Hut, cricket oval, a bowls 

green and associated clubhouse; multi-sports court; a skate park, 
outdoor gym equipment area and children’s playground. 

  
14.4.10 In addition to local facilities, there is also a mix of employment 

opportunities in the village and locally at the ‘Chesterford Research Park’ 
and across the Cambridgeshire border to the north at the ‘Wellcome 
Trust Campus’ in the neighbouring village of Hinxton. 

  
14.4.11 Pedestrian and Cycling:  
  
14.4.12 Currently there is an existing footpath along Newmarket Road extending 

from the southwestern boundary of the site and continues south towards 
the village centre and linking to Great Chesterford Rail Station. There are 



also several Public Rights of Way in the vicinity as described in Section 
3 of this report.  

  
14.4.13 In addition to the existing footpath, it is also proposed to provide various 

off-site modifications to improve the overall permeability of the site by 
improving, modifying, and constructing new footpaths as described in 
paragraph 4.22 of this report. 

  
14.4.14 Public Transport:  
  
14.4.15 Great Chesterford is served by one regular bus service; the Stagecoach 

East number 7 runs on an hourly frequency in the peak periods between 
Cambridge and Saffron Walden.  The nearest bus stops to the 
application site are located on South Street, approximately 800m south 
of the site, and Ickleton Road, approximately 850m south west of the 
site.  The Ickleton Road bus stop is also served by route 101 operating 
a return journey on Tuesdays between Whittlesford and Saffron Walden.  
Service 132 operates every two hours on a Sunday serving places 
similar to route 7. 

  
14.4.16 In addition to the public bus services, there are also two private bus 

services Chesterford Research Park which includes a morning and 
evening shuttle bus service to and from Great Chesterford Station. 
Additionally, the Wellcome Trust Genome Campus to the north of the site 
and outside of the district also has free campus buses via Great 
Chesterford Station. 

  
14.4.17 The nearest train station is Great Chesterford Rail Station, located 

approximately 1km southwest of the site and is accessible via footways 
on Newmarket Road.  The West Anglia Main Line serves the station 
connecting Cambridge to London and trains operate once an hour with 
additional trains serving Great Chesterford. 

  
14.4.18 Other Opportunities:  
  
14.4.19 Great Chesterford lies approximately 6.8km northwest of the town of 

Saffron Waldon. The nearest city is Cambridge, situated approximately 
18km northwest. These larger towns would provide further opportunities 
for future residents of the development to access larger amenities and 
services to meet their daily requirements.  

  
14.4.20 Summary on local amenities and public transport links:  
  
14.4.21 It is considered that the site is close to existing services and amenities 

that are typically required by future residents on a daily basis. 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. 



  
14.4.22 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 Great Chesterford. 

  
14.4.23 Social and Economic Benefits: 
  
14.4.24 This is a case to which paragraph 78 of the NPPF applies. The purpose 

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

  
14.4.25 The allowance of 50sqm of floorspace for a community café and shop 

provide jobs for those in the community, supporting local economic 
activity. 

  
14.4.26 The proposals will retain and include large areas of multi-functional green 

infrastructure areas, including a heritage park and additional areas of 
public open spaces with recreational play. These areas will help provide 
social connections and interaction for both existing and future residents 
and encourage health lifestyles.  

  
14.4.27 The development will offer a range of housing types including 40% 

affordable housing of which 25% will be First Homes. The proposal also 
provides the opportunity to provide 5% custom/self-build homes which 
will offer a choice to the housing market. In the context of maintaining 
housing supply, the contribution that this site can make through the 
delivery of up 350 new market and affordable homes is a positive benefit.  

  
14.4.28 Therefore, the development will contribute to sustainable development 

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

  
 Environmental Benefits: 
  
14.4.29 The Applicant submits that the proposed buildings will be designed to 

make use of sustainable materials to reduce environmental impacts of 
construction through the use of energy hierarchy, using a fabric first 
approach to design to reduce energy demand, helping mitigate the 
effects of climate change. Further details regarding this are provided 
further in this report.  

  



14.4.30 The provision of measures to protect on-site ecology and enhancement 
measures to deliver a biodiversity net gain, which also helps reduce the 
impact of climate change on site habitats. A number of ecological 
enhancements have been proposed, which would improve the quality of 
the site for native flora and fauna. Further details are provided in Section 
‘L’ of this report.  

  
14.4.31 The opportunity to increase public awareness of the Scheduled 

Monuments in context through the design and layout of the site as a 
heritage park will enable a greater appreciation of the Scheduled 
Monuments. 

  
14.4.32 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. 

  
14.5 C) Countryside Impact 
  
14.5.1 Landscape Character is defined as 'a distinct, recognisable and 

consistent pattern of elements in the landscape that makes one 
landscape different from another, rather than better or worse'. The 
landscape character is that which makes an area unique. 

  
14.5.2 Landscape character assessment is not a tool designed to resist all 

change within the landscape, rather, it recognises that landscapes are 
continually evolving. Understanding of character will aid decision-making 
in the planning sphere and can be used to ensure that any change or 
development does not undermine whatever is valued or characteristic in 
a particular landscape. It is linked to the idea of a sustainable 
environment in which our social and economic needs, and natural 
resources, are recognised. 

  
14.5.3 It can be reasonably be perceived that Great Chesterford has developed 

over time as a nucleated or clustered settlement whereby the 
development pattern generally contains houses which are grouped 
closely together, around the central features of the local amenities within 
the village such as the local church, pubs, and school. 

  
14.5.4 The application site is located to the north of Great Chesterford and 

comprises approximately 31 hectares of arable farmland subdivided into 
three medium-to-large size fields that are generally enclosed by 
hedgerows and trees. The proposals would be in the surroundings of 
twentieth century development to the south along Hyll Close, Meadow 
Road and Jacksons Lane and is separated from the historic centre of the 
village.  



  
14.5.5 The site a rural setting and approach to Great Chesterford, and the 

scenic quality of green space along the historic settlement edge. The site 
has an open character, with long views to and from Great Chesterfield 
across the rolling countryside. The importance of views from the historic 
settlement edge into open countryside across pasture fields to the north 
are also noted in the Conservation Area Appraisal for Great Chesterford.  

  
14.5.6 The site is not within any landscape designation and is not part of a 

valued landscape for the purposes of paragraph 174(a) of the National 
Planning Policy Framework (NPPF). However, the site is clearly a locally 
valued landscape for residents and users of the countryside in the 
surrounding area. The site makes a key contribution to that local value 
through the public rights of way present, its proximity to the settlement 
edge and the transitional role between the urban and rural character that 
it provides. 

  
14.5.7 Character Assessments: 
  
14.5.8 Although not formally adopted as part of the Local Plan or forms a 

Supplementary Planning Document, the Council as part of the 
preparation of the previous Local Plan prepared a character assessment 
which provides the detailed ‘profiles’ of Landscape Character Areas 
within Uttlesford District, known as ‘Landscape Characters of Uttlesford 
Council’. 

  
14.5.9 The site lies within the character area known ‘The Cam River Valley’.  

The character assessment stipulates that this area is sensitive to change 
stating:  

  
14.5.10 ‘Sensitive key characteristics and landscape elements within this 

character area include the patchwork pattern of pasture and plantation 
woodlands, which would be sensitive to changes in land management. 
The open skyline of the valley slopes is visually sensitive, with new 
development potentially being highly visible within panoramic inter and 
cross-valley views. Intimate views from lower slopes to the wooded river 
valley floor and views to the valley sides from adjacent Landscape 
Character Areas are also sensitive’. 

  
14.5.11 It concludes that overall, this character area has relatively high sensitivity 

to change. 
  
14.5.12 More recently and as part of the preparation of the evidence base for the 

new Local Plan, the Council commissioned in June 2021 to prepare a 
‘Landscape Sensitivity Assessment’ to consider whether the landscape 
around towns and villages in the district would be appropriate, as well as 
sites for new settlements.  

  
14.5.13 The purpose of this assessment was to provide a robust and up-to-date 

evidence base to inform the appropriate scale, form, and location of 



future development to minimise harm to landscape and the setting of 
settlements. 

  
14.5.14 The overall results of the ‘Landscape Sensitivity Assessment’ defines the 

site, identified as GC2, as being a site that is highly sensitive to 
residential development as shown in Figure 2 below.  

  
 

 
 

 Figure 2: Overall Landscape Sensitivity to Residential Development. (Extract of Figure 3.1 
of Landscape Sensitivity Assessment). 

  
14.5.15 With regards to Landscape Sensitivity Assessment, it states that the area 

in which this site falls within is as follows:  
  
14.5.16 'GC2 is assessed as having a high overall sensitivity to future change 

from residential development due to its smaller scale (particularly along 
the Cam), strong natural character, time, depth, open character and rural 
setting it provides to the village, particularly its importance to the historic 
character of the village (including the pasture fields north of Jackson’s 
Lane and the well-vegetated river bank and meadows along the Cam). 
However, the modern settlement edge to the south-east and south-west, 
and the land adjacent to the railway line have a moderate sensitivity to 
residential development due to their more developed nature and harsh 
settlement edges. Sensitivity to mixed use development was assessed 
as high, due to the small scale and open character of the landscape and 
general pattern of the current built form. Areas adjacent to commercial 
development at the railway station would have a lower sensitivity. The 
parcel will have a moderate-high sensitivity to sports facility development 
due to levels of dark night skies which are impacted by the proximity of 
the M11.' 

  
14.5.17 Further evidence as to the sensitivity of the site is the recent ‘Landscape 

Character Assessment’ that was completed in February 2017 by 
Hankinson Duckett Associates in preparation of the Great and Little 
Chesterford Neighbourhood Plan. 

  
14.5.18 As confirmed within the Neighbourhood Plan, the report assessed 13 

parish character areas and awarded sensitivity and value ratings ranging 



from major, substantial, moderate to slight. Areas judged to have major 
or substantial sensitivity or value indicate that development would have 
a significant detrimental effect on the character of the landscape.  

  
14.5.19 The Neighbourhood Plan refers that of the 13 parish character areas 

assessed, one has major sensitivity, seven have substantial sensitivity, 
four have moderate sensitivity, and there is one character area with slight 
sensitivity as shown in Figure 3 below:  

  
  

 
 

 Figure 3: Extract of Figure 3.1 of Great and Little Chesterford Neighbourhood Plan.  

  
14.5.20 The Neighbourhood Plan also refers that the landscape value of the 

character areas is also mixed, with one area being assessed as having 
substantial landscape value, nine areas having moderate landscape 
value and three areas having slight landscape value. 

  
14.5.21 The Neighbourhood Plan in summary because of the conclusions of the 

Landscape Character Assessment stipulates that a large proportion of 
the landscape in and around Great and Little Chesterford parishes has 
substantial landscape sensitivity and moderate landscape value. 
Therefore, in a landscape terms large areas in and around Great and 
Little Chesterford will have negligible/low to low/medium landscape 
capacity for future development. 

  
14.5.22 However, as distinguished in Figure 3 above, the site is commonly known 

as ‘Mill House Farmland’ or area 13 as highlighted in purple is recognised 
as a landscape that has moderate value. Although of a moderate value 
in reference to landscape capacity, the Neighbourhood Plan refers to the 
site as being “There are three grazing fields to the north of Carmen Street 
and Jacksons Lane. These fields bring a rural influence to the village 
core and make an important contribution to its landscape character, thus 
potential development on these fields should be resisted”.  



  
14.5.23 In summary, the Council’s assessment of the landscape value of the site 

is supported by the ‘Landscape Characters of Uttlesford Council’, the 
Landscape Sensitivity Assessment’ prepared by LUC, September 2021. 

  
14.5.24 The findings of these assessments relate to both the wider landscape 

area and the site and forms part of the yet to be tested evidence base 
for an emerging Local Plan. However, this does not necessarily mean 
those findings have limited or no relevance to a landscape assessment 
of a site within the local area or limit any support it may lend to it. 
Referring to the Landscape Character Assessment’ that was completed 
in February 2017 by Hankinson Duckett Associates, given that this 
provided evidence for the now ‘made’ Neighbourhood Plan, this 
document is deemed to provide significant value in assessing the 
landscape character of the site and locality.   

  
14.5.25 These three documents thereby provide considerable evidence as to 

landscape character and value of the site. Combined they refer to the 
site as either having a ‘medium to high sensitivity’ to change. The 
Landscape Sensitivity Assessment’ prepared by LUC, September 2021 
stipulates that landscapes that are highly sensitive to change are unlikely 
to be able to accommodate the proposed change without significant 
character change/adverse effects. 

  
14.5.26 Applicant’s Evidence: 
  
14.5.27 A Landscape and Visual Impact Assessment has been prepared by LDA 

Design in support of the application which describes the existing 
landscape character and visual amenity of the site and its surrounding 
context and considers the likely impacts on the landscape character and 
visual amenity of the area.  

  
14.5.28 The report finds that the effects on the landscape character would be 

greatest within the site itself, however, this will reduce beyond the site 
boundaries. The effects on landscape character would diminish with 
distance, reducing to ‘low-negligible magnitude’ and ‘Slight’ or ‘Minimal’ 
effect on the wider study area. Overall, the development would be seen 
within the context of Cam valley to the north of Great Chesterford. 

  
14.5.29 The assessment concludes that the development would be considered 

appropriate to the character and appearance of the site and the 
surrounding landscape in terms of the proposals mass, scale, and form. 

  
14.5.30 Relevant Policy Consideration: 
  
14.5.31 A core principle of the NPPF is to recognise the intrinsic and beauty of 

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

  



14.5.32 Policy S7 Uttlesford District Local Plan seeks to restrict development in 
the open countryside directing it to the main urban areas. The policy has 
three strands: firstly, to identify land outside of the settlement limits, 
secondly, to protect the countryside for ‘its own sake’, and thirdly, to only 
allow development where its appearance protects or enhances the 
particular character of the countryside within which it is set, or if there are 
special reasons why such development needs to be in that location.  

  
14.5.33 A Compatibility Assessment prepared by Ann Skippers Planning (July 

2012) reviewed Policy S7 for its compatibility with the NPPF has 
concluded that it is partially compatible with Paragraph 174(b) of the 
NPPF as it sets out to protect and recognise the intrinsic character and 
beauty of the countryside. Modest weight should be given to Policy S7 
of the Uttlesford District Local Plan as Adopted (2005). 

  
14.5.34 Policy GLCNP/1 of the Great and Little Chesterford Neighbourhood Plan 

stipulates that new development proposals should be within the 
development limits of Great Chesterford village, and for proposals that 
lies outside of the development limits, the intrinsic character, rural nature, 
and beauty of the area should be recognised, preserved, and enhanced. 
It continues to state that any development proposals should relate to 
uses that: either need to be located in the countryside; are appropriate 
to exception sites; or are employment uses. 

  
14.5.35 To confirm the neither the site or the proposals are one of which needs 

to take place in the countryside, is an exception site, or provides 
employment as its primary use. However, a detailed assessment in 
accordance with Policy GLCNP/1 as to whether the proposals would 
result in harm of a significant degree needs to be assessed and provided 
further below.   

  
14.5.36 Policy GLCNP/2 of the Great and Little Chesterford Neighbourhood Plan 

refers to the Settlement Pattern and Separation Outside the village 
development limits. The policy specifically refers to 4 different separation 
zones around the two villages as shown in Figure 4 below: 

  



 

 
 

 Figure 4: Separation Zones overview as identified in the Great and Little Chesterford 
Neighbourhood Plan. 

  
14.5.37 The application site falls within the Northern Gateway Separation Zone 

(light green) as shown in Figure 4. As with all Separation Zones, Policy 
GLCNP/2 stipulates that development proposals in the Separation Zones 
should either be appropriate to a location outside a settlement, or 
otherwise avoid significant harm to the purpose of the Separation Zone 
in providing a rural buffer or visual break between settlements and/or 
protecting the character and rural setting of settlements.  

  
14.5.38 The Neighbourhood Plan specifies that the purpose of the Northern 

Gateway Separation Zone is to provide and serve as a rural buffer or 
visual break between Great Chesterford and the consented very large 
development to the north at Hinxton (shown in light blue and outside the 
district). It is to prevent coalescence between settlements and to provide 
a transition between the village of Great Chesterford and the national 
road infrastructure M11.  

  
14.5.39 Countryside/landscape Assessment: 
  
14.5.40 For ease of reference, the assessment of potential landscape impact 

taking into account the above can be, but not limited to, the following four 
themes. 

  
 
 



14.5.41 Experience: 
  
14.5.42 This relates to the importance placed on the experience of the viewer as 

they move through the landscape of the site and the effect of the 
proposals on that. Having had regard to the both the Applicant’s 
supporting LVIA and other supporting documentation, and the Council’s 
own character assessments, the site can be assessed as being an open 
rural landscape.  

  
14.5.43 Users of PRoW (Footpath 17_12) which transitions across the site from 

east to west generally experience their surroundings of one which is rural 
with a defined separation of the village to the south and rural open 
countryside to the north. The site therefore provides an important 
transitional visual experience of moving from the low density, built form 
of the Great Chesterford settlement edge to the open rural landscape 
and countryside. This would be substantially diminished and irrevocably 
changed by the proposals. 

  
14.5.44 It is acknowledged that the development proposes a large open space 

area (commonly referred to as the heritage park) within the southern 
portion of the site, however, it is considered that the scheme would be 
unlikely to replicate this transitional relationship and experience between 
the character of the existing settlement edge and the open rural 
countryside through the proposed development. Therefore, it would 
result in significant visual harm in terms of how the site and surrounding 
area is experienced, particularly in terms of that visual and physical 
transitional role. 

  
14.5.45 Settlement edge:  
  
14.5.46 This relates to the visually soft nature of the settlement edge and the 

impact of the appeal scheme on it. The proposals would change the 
character and appearance of the existing settlement edge to the north of 
Great Chesterford.  It is currently viewed as a softened edge due to the 
low-density housing, community buildings and playing fields screened by 
mature and substantial trees and large hedgerows. This results in a 
settlement edge that draws from the features of the landscape and limits 
or softens the visual and physical contrast between the built form and 
rural character of the local landscape.  

  
14.5.47 Notwithstanding the indicative open space areas, boundary landscaping, 

and buffer zones proposed in mitigation along the edge of the application 
site, it is considered that this would not replicate or suitably replace the 
softened nature of the settlement edge which already exists. 

  
14.5.48 It is considered that the scheme would not result in coalescence between 

the village of Great Chesterford and the new development for a mixed 
development including 1,500 dwellings near the village of Hinxton and 
the Wellcome Genome Trust Campus.  

  



14.5.49 However, it is considered that the scheme will appear as a substantial 
extension into the countryside and one which would result in an 
inappropriate extension visually due to the sloping topography and open 
character of the landscape. The built form of the development would 
protrude substantially beyond the existing physical and visual edge of 
Great Chesterford and at the highest point of the site where the ridgelines 
of the development would be at their highest.  

  
14.5.50 This protrusion would be more visually prominent when viewed from 

those points to the south owing to the increase in sloping topography of 
the site from south to north and away from the existing settlement edge 
and when one views from the site along both Walden and Newmarket 
Roads. As a result, the existing softened settlement edge would be lost. 
This would be significantly detrimental to the landscape character and 
appearance of the site and the local area.  

  
14.5.51 As the application seeks outline consent, it is acknowledged that only 

indicative drawings in relation of the proposed landscaping, scale and 
layout have been provided. Nonetheless, from this, it is considered that 
the adverse impact of the scheme on the character of, and the visual 
change to the settlement edge in short and medium range views from 
the south, southwest, and southeast, would be significant and 
unacceptable. 

  
14.5.52 Characteristics:  
  
14.5.53 This relates to whether the nature of the development would be 

characteristic of the area and in keeping with the wider settlement and 
landscape or would lead to the loss of key localised features.  

  
14.5.54 The Applicant states that the proposals would predominantly comprise 

of two storey dwellings. This is illustrated in the indicative sketch 
drawings submitted as part of the application submission.  

  
14.5.55 Existing dwellings adjacent to the site are a mix of individually designed 

one and two storey properties, particularly along the settlement edge 
along Hyll Close which are positioned on good sized plots. Moreover, the 
open rural character of the countryside and landscape and its transitional 
interaction with the existing settlement are intrinsic aspects of the 
character of the area to which the site forms a part.  

  
14.5.56 As reference above, no details of the finalised proposals for house types, 

building heights and layouts for the scheme have been submitted. 
Nonetheless, given the location and proposed scale of the scheme and 
noting the illustrative plans and visuals provided, it is not foreseen that 
the scheme would be out of keeping to the characteristic of, and in 
keeping with, its existing surroundings in terms of the aspects. 

  
14.5.57 However, due to the constraints of the site and the need to keep an open 

aspect/view in the attempt to preserve and enhance the setting of the 



heritage assets (ancient schedule monuments), there is a need to 
provide a large expansive open space between the proposed built form 
to along the northern portion of the site and that of the settlement edge 
to the south.  

  
14.5.58 Although the built form of the proposals would not necessarily result in 

the housing being isolated, it would however provide a level of separation 
from Great Chesterford village and would reduce the appearance of the 
development being seen as an extension or one of which forms part of 
the village.   

  
14.5.59 The development as such would not be seen to be in-keeping with the 

existing settlement form and vernacular considering specific local 
information including the Neighbourhood Plan. The development would 
have a poor relationship with the existing settlement form/pattern/shape 
and would adversely affect an existing settlement edge failing to provide 
a sense of place or distinctiveness.   

  
14.5.60 New development should relate well to existing form of the settlement 

shape and form rather than an elongated extension as in this case.   
  
14.5.61 Therefore, the scheme would be uncharacteristic and discordant with its 

surroundings in terms of the open rural countryside landscape and the 
adjacent low-density of individually designed properties present on the 
existing settlement edge. As such, it would inevitably, but significantly, 
harm the character of the landscape and surrounding area which would 
also be partially lost as a result. 

  
14.5.62 Mitigation:  
  
14.5.63 This relates to the assessment of whether the mitigation proposed would 

effectively replicate or replace the intrinsic value of what is an inherently 
rural site. 

  
14.5.64 Consideration has been given in respect to the points made by the 

Applicant by way of mitigation that will limit the inevitable adverse 
landscape impacts of the scheme and provide facilities and spaces that 
otherwise would have not been publicly available including the public 
open spaces, buffer zones, and landscaped corridors. 

  
14.5.65 However, whilst this and substantial boundary landscaping can be 

provided, such measures cannot replicate or adequately replace the loss 
of value that the site has to the local community as part of an open rural 
landscape. 

  
14.5.66 Furthermore, it is regarded that such mitigation as indicated in the 

application submission would not adequately replicate or replace the key 
local features and characteristics of the site and its surroundings, 
including the existing soft settlement edge and its transitional role from 
low-density settlement edge to open rural landscape.  



  
14.5.67 Although the site is not part of a designated valued landscape in the 

terms of the NPPF, it is clearly a locally valued landscape for residents 
and users of the countryside in the surrounding area. The site makes a 
key contribution to that local value through the public rights of way 
present (PRoW 17_12), its proximity to the settlement edge and the 
transitional role between the urban and rural character that it provides. It 
is thereby considered that the local value placed on the site is substantial 
and the mitigation proposed would not make the impact of the scheme 
acceptable.  

  
14.5.68 Summary on landscape character and visual impact:  
  
14.5.69 Considering the combined assessment of the four themes above, it is 

regarded that the adverse impact of the scheme on the experience of the 
site and local area by local people, and the impact it would have on the 
character of the settlement edge and wider landscape, is significant.  

  
14.5.70 The presence of dwellings to the northern proportion of the site would 

appear as an incongruous imposition of built development in the open 
countryside and would erode the currently gentle transition from the built 
form of Great Chesterford settlement edge to the open countryside 
around it.  

  
14.5.71 Consideration has also been given of the Applicants point that such 

impacts would be localised and limited to short and medium views from 
the wider area rather than long distance views. However, the identified 
impacts as per above are of great significance to those who would be 
affected most by the scheme and are a material consideration in this 
application. 

  
14.5.72 It is considered that the scheme would have a significant adverse effect 

on the landscape, character and appearance of the site and surrounding 
area. It would significantly diminish the local value of the landscape and 
would neither protect nor enhance the natural and local environment, in 
the context of the NPPF. It would have a significant adverse visual impact 
on the character and appearance of not only the site but also the wider 
countryside and surrounding area.  

  
14.5.73 Having had regard to the above and all other related landscape matters, 

it is concluded that that the scheme would have a significant adverse 
effect on the character and appearance of the surrounding landscape 
and area. It would not protect or enhance the natural and local 
environment and would fail to recognise the intrinsic character of the 
countryside. As a result, the scheme would not comply with to the advice 
in paragraphs 174(b) and 130(c) in terms of the landscape and visual 
harm a, Policy S7 of the Uttlesford District Local Plan (as adopted) and 
Polices GLCNP/1 and GLCNP/2 of the Great and Little Chesterford 
Neighbourhood Plan. As such, this provides negative weight to the 
overall planning balance.  



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

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

  
14.6.2 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, heritage assets, noise 
assessment mitigation measures and surface water drainage strategies.  

  
14.6.3 This is an outline application where appearance, layout, scale, and 

landscaping are reserved matters. The application includes a number of 
indicative plans that indicate the key aspects of the design and layout 
such as access, position of housing, open space and landscape features. 

  
14.6.4 Layout: 
  
14.6.5 Whilst the layout of the development is a matter reserved for 

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

  
14.6.6 The constraints of the site with the combination of heritage and 

archaeological features, as well as surface water flooding, public 
footpath and hedgerows provided limitations to the use of the southern 
parts of the site to open space uses only.   

  
14.6.7 This open space area is to consist of a heritage park with the majority of 

this space kept open to retain intervisibility between the Fort and Temple 
and a central and southern amenity space that will include a network of 
surfaced and mown paths, integrated drainage basins designed for 
biodiversity, and the opportunity for extended orchard and allotment 
provisions.  

  
14.6.8 Although this public open space area was intentionally designed around 

the constraints of the site, and most noticeably due to the need of 
preserving the transitional cross views of the heritage assets, the 
Applicant submits that the open space in the southern portion of the site 
would present an opportunity to extend the established existing 



community, leisure and recreation uses at the recreation ground into the 
site forming a much larger parkland area. 

  
14.6.9 As with the provision of open space, the illustrative layout and structure 

of the proposed residential units and community shop within the site has 
been directly informed by the approach to heritage and landscape 
constraints.  

  
14.6.10 The main built form would be primary located within the northern portion 

and comprise of development clusters. A proposed central green 
routeway corridor positioned between the two main development parcels 
is to provide landscaping at the heart of the development and would 
connect the north and public open space areas.  

  
14.6.11 Around the periphery of the built form, it is proposed to provide green 

edges including retained and enhanced boundary planting to help 
integrate the development into the landscape and to provide a buffer 
from surrounding highways.  

  
14.6.12 A variation in densities between development parcels will be provided 

across this part of the site to support character, placemaking, and to 
provide appropriate housing mix requirements. 

  
14.6.13 The Applicant submits that the frontage of the buildings will largely follow 

other development in the vicinity. The new buildings along the internal 
highways of the development are to be 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.  

  
14.6.14 Passing through the heart of the development area is the main street that 

serves as the organising spine linking Walden Road and Newmarket 
Road and providing access to all other streets within the development. 

  
14.6.15 The layout positively responds to the site constraints and the 

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

  
14.6.16 It is concluded that the proposals would likely be able to accommodate 

the required standards, however, this would be addressed when the 
reserve matters applications are submitted if outline consent is granted.  

  
14.6.17 Scale: 
  
14.6.18 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.  



  
14.6.19 The Applicant has suggested as per within the supporting Design and 

Access Statement that the height of residential development will 
generally be two storeys, with a some two-and-a-half dwellings and 
single storey bungalows. The houses would be a mixture of detached, 
semi-detached and terrace houses and occasional apartment buildings.  

  
14.6.20 Appearance: 
  
14.6.21 The Applicant submits that the design of the dwellings would reflect the 

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

  
14.7 E) Heritage 
  
14.7.1 Heritage Assets: 
  
14.7.2 The application site does not lie within or abut the Great Chesterford 

Conservation Area. Although there are many listed buildings within the 
village of Great Chesterford, due to the significant separation the site is 
located away from these listed buildings, the site will have no direct 
influence on these assets.   

  
14.7.3 As identified in Figure 5 below, there are two ancient schedule 

monuments which are in part within, and in proximity to, the site. 
  
14.7.4 The ‘Roman fort, Roman town, Roman and Anglo-Saxon cemeteries’ at 

Great Chesterford is a large and complex multi-period scheduled 
monument, in three parts over 20ha in total size on the northern edge of 
Great Chesterford. 

  
14.7.5 There is a further scheduled monument known as ‘Romano-Celtic 

temple’ 400m south of ‘Dell's Farm’ 1.18ha. in size, which is located 
850m to the east of the scheduled fort. 

  
  



 
 

 Figure 5: Location of Schedule Monuments (extract from Applicants Heritage Appraisal). 

  
14.7.6 These two scheduled monuments are heritage assets of the highest 

significance, and they are of historical and archaeological importance. 
  
14.7.7 Relevant Policy Consideration: 
  
14.7.8 Policy ENV4 (Ancient Monuments and Sites of Archaeological 

Importance) states that where archaeological remains are affected by 
proposed development there will be a presumption in favour of their 
preservation in situ. It further states that the preservation in situ of locally 
important archaeological remains will be sought unless the need for the 
development outweighs the importance of the archaeology. 

  
14.7.9 Policy GLCNP/5 – Historic Environment of the Great Chesterford 

Neighbourhood Plan stipulates amongst many criterion that 
development proposals should conserve and enhance the historic 
environment and take account of the open visibility between the 
Scheduled Monuments comprising the Roman town and Fort, and the 
Romano-Celtic Temple and the open aspect of the Romano-Celtic 
Temple area should both be conserved and that development along 



Newmarket Road should avoid any significant detrimental impact on 
views into the designated Scheduled Monuments. 

  
14.7.10 The guidance contained within Section 16 of the NPPF, ‘Conserving and 

enhancing the historic environment’, relates to the historic environment, 
and developments which may have an effect upon it. 

  
14.7.11 Paragraph 200 states that any harm to, or loss of, the significance of a 

designated heritage asset (from its alteration or destruction, or from 
development within its setting), should require clear and convincing 
justification. 

  
14.7.12 Paragraphs 201 and 202 address the balancing of harm against public 

benefits. If a balancing exercise is necessary (i.e. if there is any harm to 
the asset), considerable weight should be applied to the statutory duty 
where it arises. Proposals that would result in substantial harm or total 
loss of significance should be refused, unless it can be demonstrated 
that the substantial harm or loss is necessary to achieve substantial 
public benefits that outweigh that harm or loss (as per Paragraph 201). 
Whereas Paragraph 202 emphasises that where less than substantial 
harm will arise as a result of a proposed development, this harm should 
be weighed against the public benefits of a proposal, including securing 
its optimum viable use.  

  
14.7.13 The Monuments and their Significance: 
  
14.7.14 The Applicant has submitted a detailed ‘Landscape and Heritage 

Appraisal’ prepared by LDA Design (September 2022) which identifies 
the Monuments & their significance, the contribution the setting makes 
upon the Monuments and provides an analysis of the opportunities for 
the site and in conclusion sets out recommendations to inform the master 
planning and design of the proposed development.  

  
14.7.15 The application was consulted to Historic England and the Conservation 

Officer at Place Services who also like that of the Applicant’s ‘Landscape 
and Heritage Appraisal’ provides details of significance of the 
monuments in their formal consultation response. The summaries 
contained within the ‘Landscape and Heritage Appraisal’ and those of 
the historical officers’ assessments are generally similar in respect to the 
role and significance of the Monuments.  

  
14.7.16 Roman fort, Roman town, Roman and Anglo-Saxon cemeteries: 
  
14.7.17 The scheduled ‘Roman fort, Roman town, Roman and Anglo-Saxon 

cemeteries at Great Chesterford’ has been recognised as an important 
archaeological site for over 400 years. 

  
14.7.18 The Scheduled Monument comprises three separate areas (parcels) 

(see Figure 5 above).  
 



• Parcel A is located in the south-western corner of the site, and 
immediately to the north of Chesterfords Community Centre and 
car park.  

• Parcel B is located to the south of Parcel A, with a rectangular 
quarry separating it from  

• Parcel C to the north. Parcel B is immediately south of the site 
and north-west and west of the built-up area of Great Chesterford.  

• Parcel C is located to the north-west of the site and the built-up 
area of Great Chesterford, between Newmarket Road and the 
M11.  

  
14.7.19 The Roman fort at Great Chesterford is one of the very rare examples of 

its type in the south-east of England and it is one of only four in Essex. 
As one of a small group of Roman military monuments, which are 
important in representing army strategy and therefore government 
policy, forts are of particular significance to our understanding of the 
Roman period. 

  
14.7.20 The construction of a fort, and subsequent Roman town, at this location 

in the 1st century AD was highly strategic – and relates to the 
topographical significance of this location. The fort occupied an important 
strategic location in the landscape, from which the movement of people 
and goods could be managed. 

  
14.7.21 The land around the scheduled monument, and especially the remaining 

open land to the north - the location of the proposed development – is, 
therefore, particularly important for understanding and also appreciating 
the siting of the fort in the wider landscape. 

  
14.7.22 The Roman fort was deliberately dismantled and incorporated into a 

substantial enclosed, and later defended, town. The town was 
surrounded by cemeteries, industrial areas and suburbs. The 
establishment of the Roman town on the site of the early fort is itself a 
matter of great interest and illustrates the continuity between military and 
civilian rule in the Roman period. 

  
14.7.23 The presence of a large pagan Anglo-Saxon cemetery on the north side 

of the Roman town is also of great significance and offers important 
insights into the continued settlement and status of the site in the 
immediate post Roman period. This is situated to the west of the B1383 
Newmarket Road, directly opposite the application site, and also part of 
the scheduled monument. This is one of only a very small number of 
Anglo-Saxon cemeteries to be scheduled in the country. 

  
14.7.24 Romano-Celtic temple: 
  
14.7.25 During the Roman period, the major focus of religious observance was 

located c.800m to the east of the Roman fort and settlement, on the site 
of an earlier shrine that served the late Iron Age community. This is the 
scheduled ‘Romano-Celtic temple 400m south of Dell's Farm’. 



  
14.7.26 The Roman temple is a nationally rare feature in its own right. It is also 

exceptionally unusual to find one surviving in close proximity to a well-
preserved town, to which it quite clearly served, and within an open and 
undeveloped landscape setting. 

  
14.7.27 The Roman temple is situated on rising ground within a side valley that 

slopes gently upwards and eastwards, away from the River Cam. The 
temple would have been a prominent reference in the landscape, 
commanding long views out across the valley and towards the Roman 
town. 

  
14.7.28 These monuments have a particular spatial arrangement, and 

separation, in the landscape. They are deliberately set some distance 
apart and they would have been linked by the creation of views that were 
designed to have a particular, and no doubt powerful, effect on the 
population. These provide important information for the understanding of 
this period, and the relationship with the earlier occupation and use of 
space. 

  
14.7.29 Consideration of the contribution of setting to the significance of the 

scheduled monuments: 
  
14.7.30 When considering the impact of a proposed development on the 

significance of a designated heritage asset, great weight attaches to the 
asset’s conservation; the more important the asset, the greater that 
weight should be. (Parag 199 of the NPPF). 

  
14.7.31 Applicants Advice: 
  
14.7.32 The Heritage Impact Assessment submitted in support of the application 

provides analyst of contributions to the significance of the monuments.  
  
14.7.33 The Assessment concludes that the setting of the scheduled monument 

Roman fort, Roman town, Roman and Anglo-Saxon cemeteries 
functions on a number of levels. The relationship between the scheduled 
monument and the areas of undesignated archaeological assets that 
make up the remainder of the Roman town, including the western 
cemetery and south-western cemetery areas, the extra-mural settlement 
to the south-east and south-west and the second walled enclosure 
underneath the Church of All Saints and Bishops House also contributes 
to the setting of the scheduled monument. 

  
14.7.34 The Assessment continues to confirm that the strategic position of the 

temple within the wider rural landscape to the east of the walled town is 
intentional. The integrity of the setting makes a major positive 
contribution to the significance of the heritage asset. This aspect of the 
setting also includes the existing residential development off Jacksons 
Lane and Hyll Close, which is closer to the temple than the proposed 
development would be, as well as other structures such as electricity 



pylons. These modern structures have changed the setting from its 
original form, but they do not detract from the contribution that the 
extensive views make to the appreciation of the wider landscape setting 
of the Romano-Celtic temple c.400m south of Dell’s Farm 

  
14.7.35 The Assessment concludes that there is a defined relationship between 

the Roman town and the temple. They were contemporaneous and 
interlinked. Intervisibility between the temple and walled town would 
have been more pronounced in the past, without the intervening 
development in the area of Carmen Street and Jacksons Lane.  

  
14.7.36 The Assessment stipulates that this relationship makes a ‘moderate to 

major positive’ contribution to both monuments. The views from the 
temple area back towards the scheduled Roman town make a moderate 
positive contribution to the ability to experience and appreciate the 
setting and significance of the relationship between the scheduled 
temple and the scheduled Roman town including the topographical 
position of Land at Great Chesterford and the temple in relation to the 
town and the rural character of the temple’s wider setting, including the 
spacing between the two sites. 

  
14.7.37 Historic England Advice:  
  
14.7.38 We consider the rural landscape setting of the monuments makes a 

major contribution to their significance. 
  
14.7.39 The two scheduled monuments form part of a fascinating, complex, and 

multi-layered historic landscape at Great Chesterford. The use, and 
importance, of space, on a landscape scale, is critical to the significance 
and understanding of the scheduled monuments and in shaping their 
appreciation and understanding today. Both monuments, therefore, draw 
a considerable amount of significance from how they are experienced, 
and experienced together, in the landscape. 

  
14.7.40 Although the monuments are no longer visible as earthworks or above 

ground remains, they still retain a landscape setting and context – the 
surroundings in which an asset is experienced. This is in accordance 
with the approach set out in Historic Environment Good Practice Advice 
in Planning Note 3, The Setting of Heritage Assets.  

  
14.7.41 The setting of the scheduled monuments makes a strong positive 

contribution to their significance. Like other examples of their type in this 
part of England, the scheduled monuments were constructed in the rural 
landscape. Whilst field boundaries and roads in this vicinity have 
changed over time and development has taken place to the south of the 
scheduled ‘Roman fort, Roman town, Roman and Anglo-Saxon 
cemeteries at Great Chesterford, the fundamental agrarian land use in 
the vicinity of both the scheduled monuments has remained. 

  



14.7.42 The open and rural setting of both scheduled monuments makes a major 
positive contribution to their significance, in terms of appearance and 
ambience, and the monuments draw a considerable amount of 
significance from how they are experienced, and how they relate to each 
other, in the rural landscape. 

  
14.7.43 The landscape character provides a strong sense of open space, with 

long, uninterrupted views to the north and east of the scheduled ‘Roman 
fort, Roman town, Roman and Anglo-Saxon cemeteries at Great 
Chesterford’, that enables the strategic nature of the scheduled 
monument’s location, and it’s place in the landscape, to be readily 
experienced and appreciated. We consider this is critical to the setting of 
the monument and critical to how the monument’s strategic position is 
experienced and appreciated. 

  
14.7.44 The scheduled ‘Romano-Celtic temple 400m south of Dell's Farm’ also 

draws a considerable amount of significance from how it is experienced 
in the landscape, with long open rural views to the west and towards the 
scheduled Roman fort and town. 

  
14.7.45 The spatial relationship of these scheduled monuments to each other in 

the rural landscape is a very rare survival. The visual and functional links 
of these sites, and the rare survival of this relationship, adds to the 
significance of both within the wider historic landscape.  

  
14.7.46 It should be acknowledged that the Conservation Officer from Essex 

County Council in their formal response agreed with the conclusions 
provided by Historic England in that the proposals would amount to ‘less 
than substantial harm’. However, they did not provide any indication as 
to severity of the harm in respect to the spectrum of harm.  

  
14.7.47 Design Response:  
  
14.7.48 Following the assessment of the significance of the schedule 

monuments and the contribution of setting to the significance the 
supporting Heritage Impact Assessment submitted by the Applicant 
provided three recommendations that should be considered in the final 
master planning of the site as detailed below: 

  
 • Recommendation 1: Southern Limit of Built Development: A 

maximum southern limit of built development should be 
established that includes the full extent of the Scheduled area of 
the Roman fort within the site and that retains an open, green 
corridor to retain the intervisibility between the site of the 
Scheduled Roman Town, fort and cemetery in its river valley 
location and the Scheduled Romano-Celtic temple located on 
rising land to the east. 

• Recommendation 2: Built Form and Grain: The masterplan should 
be based on a suitably scaled and aligned pattern of streets and 
spaces that reflects the underlying pattern of historic fields, roads 



and trackways which themselves reflect the topographic setting of 
the village. Consideration should be given to making a feature of 
the alignment of the trackways, with suitable interpretation 
provided on site. 

• Recommendation 3: Heritage Park: The green corridor should 
include a ‘heritage park’. The heritage park will be accessible and 
provide suitably located interpretation of the Scheduled Roman 
town, fort and cemeteries and Scheduled Romano-Celtic temple, 
including their strategic location as well as other sites and features 
pertinent to the site and context- such as the alignment of 
prehistoric and historic routes and trackways within the site. The 
fort should be demarcated to show its location and extent within 
the heritage park. The park should be open (i.e, not heavily treed 
or wooded) to respect the prevailing character of the landscape 
locally and retain the intervisibility of the Scheduled Roman town, 
fort and cemeteries and the Romano-Celtic temple. 

  
14.7.49 These recommendations are followed in the creation of the concept 

masterplan as generally shown in Figure 6 below.  
  
 

 
 Figure 6: Layou Influences as per recommendations suggested within Applicants 

Heritage Impact Assessment.  
  
14.7.50 Public Benefits:  
  
14.7.51 Planning Policy Guidance notes some examples of heritage benefits 

including sustaining or enhancing the significance of a heritage asset and 
the contribution of its setting; reducing or removing risks to a heritage 
asset; and securing the optimum viable use of a heritage asset in support 
of its long-term conservation (Paragraph: 020 Reference ID: 18a-020-
20190723). 



  
14.7.52 A detailed Conservation Management Plan (CMP) was submitted with 

the planning application which outlines the public benefits of the scheme 
and as set out below: 

  
 • Taking the part of the scheduled Roman fort that is within the red 

line area of the proposed development out of the plough thereby 
preventing further plough damage to below ground features within 
this part of the scheduled monument. 

• Demarcation of the Roman fort through new stonework. 
• The opportunity to increase public awareness of the Scheduled 

Monument in context through the design and layout of the site as 
a heritage park. 

• the proposed heritage trail comprising historical interpretation 
boards coupled with a sensitive demarcation of the below ground 
history through appropriate landscape strategy will greatly 
increase public awareness and access to the new open space will 
enable a greater appreciation of the Scheduled Monument.  

• Website to host historic information about Great Chesterford. 
• Permanent display case in association with Saffron Walden 

Museum and Cambridge University. 
• Museum of Anthropology and Archaeology. 

  
14.7.53 Impact of the proposals on the historic environment: 
  
14.7.54 Applicants Conclusion:  
  
14.7.55 The Heritage Impact Assessment report submitted with the application 

considers the potential effects of the scheme in detail. This concludes 
that proposed development would have a minor adverse effect on the 
setting of the area of the scheduled monument Roman fort, Roman town, 
Roman and Anglo-Saxon cemeteries (NHLE1013484) which is located 
within the study site, in its south-western corner. It is further concluded 
that the proposed development would have no impact on the significance 
of the other two areas of the scheduled monument Roman fort, Roman 
town, Roman and Anglo-Saxon cemeteries which are located 
immediately to the west/south-west of the study site and on the Romano-
Celtic temple 400m south of Dell’s Farm, which is located c.400m east 
of the site. 

  
14.7.56 Historic England Conclusion: 
  
14.7.57 The proposed development would introduce residential development on 

the previously undeveloped north and east side of the scheduled 
monument. It would also significantly increase the quantum of 
development around the scheduled ‘Roman fort, Roman town, Roman 
and Anglo-Saxon cemeteries at Great Chesterford’. 

  
14.7.58 We note the provision of open space (heritage park) between the edge 

(and including part) of the scheduled monument and the residential 



development to north. In our view, however, the open space does not 
ameliorate the scheme. We consider the proposed construction of 350 
new dwellings to the north and east of it would fundamentally change the 
setting of the scheduled monument from a rural to an urban context.  

  
14.7.59 This is because a significant amount of development has been proposed 

- in the form of new roads, dwellings, swales/ponds and associated 
landscaping and planting. The activity associated with these – for 
example, lighting, vehicle movement, and noise – would also detract 
from the current rural character of the setting. We consider this activity 
would be unmitigable in any meaningful way. 

  
14.7.60 The proposed access road into the development from the west, off the 

B1383 Newmarket Road, would be located less than 50m to the north of 
that part of the scheduled monument within the application site. It would 
be even closer to the area of equivalent heritage significance covering 
the extra-mural occupation and settlement around the fort, defined by the 
Applicant’s archaeological assessment.  

  
14.7.61 The location of this proposed access, and the residential development, 

would be located directly opposite that part of the scheduled monument 
on the west side of the B1383 Newmarket Road. 

  
14.7.62 The loss of the rural landscape to the north of the scheduled ‘Roman fort, 

Roman town, Roman and Anglo-Saxon cemeteries at Great Chesterford’ 
and change of its character, from an open rural landscape to a built 
environment, would in our view be dramatic.  

  
14.7.63 The proposed development would be visually intrusive because it 

occupies a prominent position within the setting of the scheduled 
monument that enables its strategic location in the landscape to be 
readily appreciated. It would, therefore, harm the way it is experienced 
and appreciated in the landscape, in terms of proximity, location, scale 
and prominence of the proposed development in relation to the 
monument.  

  
14.7.64 From an open and rural landscape that has existed since late prehistory, 

it would change to one of built urban form, with new surroundings that 
would be intrusive and alien. The change would lead to a sustained level 
of permanent and residual harm. 

  
14.7.65 The development would also effectively sandwich the monument 

between the existing and historic settlement to the south and new 
residential development to the north.  From being situated on the edge 
of Great Chesterford, where it’s strategic location can be readily 
appreciated, the quantum of the proposed new development on the north 
side would place the scheduled monument in the centre of the 
settlement. 

  



14.7.66 The proposed residential development would be located to the west and 
north-west of the scheduled ‘Romano-Celtic temple 400m south of Dell’s 
Farm’. The new access road into the residential development, on the 
east side, would lead off a new roundabout constructed on the B184 
Walden Road, less than 500m to the west of the monument across a 
large open field. The new development would be located beyond this, to 
the west and north-west of the scheduled temple and across towards the 
scheduled ‘Roman fort, Roman town, Roman and Anglo-Saxon 
cemeteries at Great Chesterford’. 

  
14.7.67 We consider the proposed development would harm the significance of 

the scheduled ‘Romano-Celtic temple 400m south of Dell’s Farm’. The 
proposed development would intrude into the views from the scheduled 
‘Romano-Celtic temple 400m south of Dell's Farm’. It would harm how 
this monument is experienced in the rural landscape. The change would 
lead to a sustained level of permanent and residual harm.  

  
14.7.68 The proposed development would also harm the way the two 

monuments are experienced and appreciated together in the landscape, 
which makes a major contribution to their significance. This is because 
the proposed development would introduce a large quantum of new built 
urban form into their setting, and between the monuments, which has 
been an open rural landscape since late prehistory. Again, the change 
would lead to a sustained level of permanent and residual harm. 

  
14.7.69 We do not believe that the design, layout, density, and planting within the 

proposal would serve to mitigate its effects. Moreover, we do not believe 
the design of the development is capable of sufficient adjustment to avoid 
or significantly reduce the harm that we have identified. 

  
14.7.70 Placing this in terms of the National Planning Policy Framework (NPPF), 

we have concluded this would be a severe level of harm, but less than 
substantial. This harm would be a very considerable disbenefit.  

  
14.7.71 We have considered the proposed mitigation in the form of the 

conservation management plan. We do not believe this is a sufficient 
heritage benefit to offset the harm that we have identified. 

  
14.7.72 Assessment: 
  
14.7.73 Annex 2 of the Framework defines setting as: “The surroundings in which 

a heritage asset is experienced. Its extent is not fixed and may change 
as the asset and its surroundings evolve. Elements of a setting may 
make a positive or negative contribution to the significance of an asset, 
may affect the ability to appreciate that significance or may be neutral.” 

  
14.7.74 The significance of a heritage asset is defined in the NPPF as its value 

to this and future generations because of its heritage interest. That 
interest may be archaeological, architectural, artistic, or historic. 
Significance derives not only from a heritage asset’s physical presence, 



but also from its setting. Significance may be harmed by a development 
and it is necessary to determine the degree of harm that may be caused. 

  
14.7.75 The PPG advises that all heritage assets have a setting, irrespective of 

the form in which they survive and whether they are designated or not. It 
stresses that whilst the extent and importance of setting is often 
expressed by reference to the visual relationships, other non-visual 
factors also affect the way in which it is experienced. It goes on to state 
that this can also include an understanding of the historic relationship 
between places. For example, buildings that are in close proximity but 
are not visible from each other may have a historic or aesthetic 
connection that amplifies the way in which their significance is 
experienced. 

  
14.7.76 The site, in conjunction with the adjacent fields, provides a soft, open, 

and undeveloped edge to schedule monuments. There are hedges/trees 
and some existing built form which partly interrupt the views between 
these schedule monuments, but to the passer-by the site and adjacent 
fields are devoid of buildings, and hence it does not visually compete 
with the designated heritage assets. The site and other agricultural land 
adds positively to the significance of the designated heritage assets. In 
respect to them the proposed development would unacceptably sever 
the link between such assets and the open landscape setting. The 
scheme would lead to a significant urbanising effect which would 
eviscerate the agricultural setting of the open fields and severely curtail 
its relationship with the wider landscape. 

  
14.7.77 For the above reasons, it is concluded that the proposed development 

would not preserve the setting of designated heritage assets. In respect 
of the harm caused to the designated heritage assets, it would be severe 
on the spectrum of less than substantial.  

  
14.7.78 It is agreed that the scheme would not cause direct physical harm to any 

heritage assets, rather, the disputed level of harm solely relates to how 
the proposal would affect their setting. The Applicant accepts that “minor 
adverse effects” level of less than substantial harm would be caused to 
the setting of the ancient monuments whilst the Council finds that there 
would be a “severe” harm to their respective settings based on the advice 
provided by Historic England. 

  
14.7.79 However, one thing that can be agreed upon is that the proposals would 

amount to ‘less than substantial’ within the meaning of the Framework. 
  
14.7.80 When considering the impact of a proposed development on the 

significance of a designated heritage asset, great weight attaches to the 
asset’s conservation; the more important the asset, the greater that 
weight should be. (Para. 199 of the NPPF).  

  
14.7.81 Having established that the harm resulting from the proposed 

Development is a severe level of ‘less than substantial’, it is then 



necessary to weigh this level of less than substantial harm against the 
public benefits of the Proposed Development in accordance with 
Paragraph 202 of the Framework. Planning Practice Guidance (ID: 18a-
020-20190723) explains:  

  
14.7.82 “Public benefits may follow from many developments and could be 

anything that delivers economic, social or environmental objectives as 
described in the National Planning Policy Framework (paragraph 8). 
Public benefits should flow from the proposed development. They should 
be of a nature or scale to be of benefit to the public at large and not just 
be a private benefit. However, benefits do not always have to be visible 
or accessible to the public in order to be genuine public benefits, for 
example, works to a listed private dwelling which secure its future as a 
designated heritage asset could be a public benefit”. 

  
14.7.83 To do this in a comprehensive and efficient manner, these benefits as 

identified in paragraph 14.7.51 alongside the wider planning benefits, 
need to be set out in full. There would be public benefits arising from the 
proposal including the provision of affordable homes and the provision 
of market housing in the context that the LPA is unable to demonstrate 
a deliverable five-year supply of housing sites. However, neither this, nor 
the provision of new or retained landscaping, open space areas social 
and economic befits would outweigh the ‘less than substantial harm’ 
caused to the significance of the designated heritage assets. The severe 
harm that would be caused to the setting of the ancient schedule 
monuments will nevertheless be weighed in the wider basket of harms 
within the planning balance.  

  
14.7.84 In summary, it is considered that the resulting severe harm to the 

heritage assets and should be afforded significant (negative) weight in 
the planning balance. The public benefit should be afforded moderate 
(positive) weight in the planning balance. 

  
14.7.85 Taken together, it is considered that the overall harm that significantly 

weighs against the scheme and that this would be contrary to policy 
ENV4 of the Uttlesford District Local Plan and Policy GLCNP/5 of the 
Great Chesterford Neighbourhood Plan.  

  
14.7.86 It is also necessary to consider the impact on the non-designated 

heritage assets. The Mills is a residential property located along Walden 
Road and is in separate ownership. It comprises a two-storey flint 
property with extensive mature gardens/orchard area to the west. The 
proposed development area would bring built form close to its north and 
southern boundaries. 

  
14.7.87 Unlike designated heritage assets, Paragraph 203 of the Framework 

only requires a balanced judgement to be reached regarding the scale 
of any harm and the significance of such assets. 

  



14.7.88 It is regarded that any development impacts can be mitigated by the 
detailed layout and design considerations through future reserved 
matters stages. The supporting Design and Access Statement includes 
a design code which sets an appropriate character area for the lower-
density custom build plots to the north and the residential parcel to the 
immediate south of the curtilage of The Mills. 

  
114.8 F) Archaeological 
  
14.8.1 With regards to heritage, the latest evidence Uttlesford District Heritage 

Sensitivity Assessment Stage 1: Towns and Key Villages (October 2021) 
identifies the site falling within an area as GCA6 (Great Chesterford 
Roman Town). It concludes within this report: 

  
14.8.2 “This is a highly sensitive historical and archaeological area. 

Development could result in the loss of national significant 
archaeological remains. Further archaeological investigation would likely 
be required ahead of any development to clarify the nature, extent and 
significance of archaeological in this area. Development in this area 
could also harm the setting of Great Chesterford Conservation Area and 
designated heritage assets lying in the village”. 

  
14.8.3 In accordance with Policy ENV4 of the Local Plan, the preservation of 

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

  
14.8.4 The Essex Historic Environment Record indicates that the proposed 

development is located within a highly sensitive area of archaeological 
deposits comprising two Scheduled Monuments containing the Roman 
Town, Roman Fort and Anglo-Saxon cemeteries. These are located on 
both sides of the development and within the southern half of the 
application site. The application area contains the north-eastern corner 
of the Roman fort.  

  
14.8.5 An Archaeological Conservation Management Plan, geophysical survey 

and field evaluation in the form of trial trenching has been submitted in 
support of the application in relation to the historic environment issues. 
The evaluation fieldwork comprised the excavation of 166 trenches, the 
majority of these being 30m by 2m.  

  
14.8.6 The evaluation recorded a predominantly agricultural landscape with 

transit routes to the north and east, two small stock enclosures, a single 
burial and a probable Roman quarry. Despite its proximity to the Roman 
town immediately to the west no evidence for the town extending into the 
study site has been found. Roman and Anglo-Saxon cemeteries are 



recorded in the immediate vicinity of the study site, however, apart from 
one burial, no evidence for further burials or cremations was found within 
any of the trenches. Artefactual and environmental assemblages were 
limited and of little significance. Two linear features, a holloway and a 
boundary ditch, are potentially of a Middle Bronze Age date, with the 
remainder of the features thought to date to the 1st to 3rd centuries. 
Limited medieval and post-medieval activity was observed, with an area 
of gravel quarrying close to Newmarket Road. 

  
14.8.7 Prior to the submission of the application, it is acknowledged that the 

Applicant had discussions with Historic Environment Advisor at the 
County Council about the nature of how the archaeology of this area can 
be presented to the new and existing community both physically and also 
via on-site and internet based interpretative material in which the details 
of this are set out in the Archaeological Conservation Management Plan.  

  
14.8.8 The application was consulted to Essex County Councils Historic 

Environment Advisor who acknowledged that a programme of 
archaeological geophysics was submitted in support of the application 
which identified a range of features some of which have been found to 
relate to the Roman town. The geophysics was followed by a programme 
of trial trenching covering the total development area. 

  
14.8.9 The Historic Environment Advisor acknowledge that a Conservation 

Management Plan has been submitted in support of the proposals, 
however, this has been restricted to the small part of the Roman fort that 
is located within the Applicant’s ownership. As such, the Historic 
Environment Advisor has suggested that a wider Conservation 
Management Plan, taking in the scheduled monument outside of the 
proposal site, and that this is required to be funded by the Applicant to 
progress a more holistic approach. 

  
14.8.10 In summary, no objections were raised subject to the imposition of 

conditions of permission were to be granted to include further details 
prior to the commencement of works to include a further mitigation 
strategy detailing the excavation / preservation strategy, a post 
excavation assessment, further completion of fieldwork, and a 
Conservation Management Plan to include the long-term preservation 
and promotion of the Scheduled Monument. 

  
14.8.11 In summary, it is thereby concluded that the proposals would comply with 

Policy ENV4 of the Local Plan and the NPPF and that weight should be 
given to the public heritage benefits that the proposals provide in respect 
to archaeology. 

  
14.9 G) Loss of Agricultural Land 
  
14.9.1 Paragraph 174(b) of the Framework, places value on recognising the 

intrinsic character and beauty of the countryside including best and most 
versatile agricultural land. The Planning Practice Guidance requires local 



planning authorities to aim to protect BMV agricultural land from 
significant, inappropriate or unstainable development proposals.  

  
14.9.2 ULP Policy ENV5 (Protection of Agricultural Land) states that 

development of the best and most versatile agricultural land will only be 
permitted where opportunities have been assessed for accommodating 
development on previously developed sites or within existing 
development limits. Where development of agricultural land is required, 
developers should seek to use areas of poorer quality except where 
other sustainability considerations suggest otherwise.  

  
14.9.3 The Framework defines the Best and Most Versatile (BMV) agricultural 

land as being in Grades 1, 2 and 3a. 
  
14.9.4 The site is Grade 2 based on the Applicant’s planning statement 

submitted and the proposed development would result in the permanent 
loss of 31.16 hectares of cultivated land area. 

  
14.9.5 The Framework sets out that economic and other benefits of BMV 

agricultural land should be recognised. Footnote 58 indicates that where 
significant development of agricultural land is demonstrated to be 
necessary, areas of poorer quality land should be preferred to those of a 
higher quality.  

  
14.9.6 Accordingly, both local and national policy encourage development to 

take place on land of poorer quality wherever that is practicable. In that 
regard, the scheme is not fully compliant with policy. Therefore, 
implications of using BMV farming land against any alternatives available 
need to be fully justified. 

  
14.9.7 The Applicant argues that opportunities for accommodating new housing 

development within the Development Limits of towns and villages within 
the district including Great Chesterford are limited, and that most of the 
district is classified as being BMV land. As such, to meet the housing 
needs of the district, the loss of Grade 2 land is unavoidable.  It is further 
submitted that the sustainability credentials of the proposed 
development are high, and on that basis, there is no real conflict with 
Policy ENV5. The Applicant accepts that there will be a loss of Grade 2 
agricultural land, however, this should be given limited (adverse) weight 
in the planning balance. 

  
14.9.8 Based on the illustrative masterplan (ref :12D) around two thirds of the 

existing site would be lost to residential development and the remainder 
would be used for landscaping, flood attenuation and public open space. 
As a consequence, it would no longer be feasible for any commercial 
farming within the site. 

  
14.9.9 The application was consulted to Natural England who confirmed that 

they had no objections.  
  



14.9.10 There could be the potential for soils to be recycled for use within 
individual gardens and the undeveloped parts of the site could be used 
for small scale crop growing such as the proposed allotments as 
indicated on the illustrative masterplan.  

  
14.9.11 Nevertheless, the loss of agricultural land carries moderate negative 

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

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

  
14.10.2 On 24th May 2021, the Government published a Written Ministerial 

Statement1 that set out plans for delivery of a new type of affordable 
home ownership product called First Homes. First Homes are the 
Government's preferred discounted market tenure and should account 
for a minimum 25% of affordable housing secured through planning 
obligations.  

  
14.10.3 Uttlesford District Council requires the provision of 40% of the total 

number of residential units to meet the national definition of 'affordable 
housing' within all new residential developments that comprise 15 or 
more residential units or a site of 0.5 hectares and above. To meet 
housing need the 40% affordable housing policy requirement must 
incorporate 70% affordable housing for rent, provided as either social or 
affordable rented housing. The remaining 30% required to meet demand 
for affordable shared home ownership. The First Homes Requirement 
(25%) can be accounted for within the 30% affordable home ownership 
element of the contribution. As such, the following affordable housing 
contribution will be considered policy compliant:  
 

• 70% of the affordable units will be required as affordable housing 
for rent. 

• 25% of the affordable units on new residential developments will 
be required as First Homes.  

• 5% of the affordable units on new residential developments will 
be required as Shared Ownership Housing. 

  
14.10.4 Policy H10 requires that developments of 3 or more dwellings should 

provide a significant proportion of small 2 and 3 bedroom market 
dwellings. However, since the policy was adopted, the Council in joint 
partnership with Braintree District Council have issued the ‘Housing for 



New Communities in Uttlesford and Braintree (ARK Consultancy, June 
2020)’.  

  
14.10.5 Based on 350 units, the Council housing officer has confirmed that that 

the proposals should contain 40 affordable and 210 market. The 
affordable will need to be 98 affordable rent, 35 First Homes, and 7 
shared ownerships. Table 1 in this report confirms that indictive housing 
mix and tenure. As this is an outline application with layout reserved, the 
accommodation mix would be assessed at reserved matter stage if 
permission were to be consented for this outline application and it is 
advised that the Applicant refers to the above accommodate needs. 

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

delivered as fully wheelchair accessible (building regulations, Part M, 
Category 3 homes). The Council’s Housing Strategy 2021-26 also aims 
for 5% of all units to be bungalows delivered as 1- and 2-bedroom units. 
This would amount to 16 bungalows across the whole site delivered as 
5 affordable properties and 11 for open market. The Applicant has 
acknowledged this requirement, and this will form part of the S106 
Agreement to ensure an appropriate mix. 

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

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

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

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

  
14.11.3 However, in respect to layout, it is regarded that the site is well distanced 

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

  
14.11.4 In relation to the proposed community building, relevant conditions could 

be imposed in respect to sound installation, hours of use to prevent 
unwanted noise and disturbance from this building. 

  
14.11.5 Furthermore, a condition could be imposed in respect to the submission 

of a Construction Environmental Management Plan to ensure that there 
would not be a significant adverse impact to surround occupiers in 
relation to noise and disturbance during the construction phase of the 
development.  

  



14.11.6 Appearance and scale are set for reserve matters and thereby currently 
there is no indication in respect to the size and window positioning on 
each of the dwellings. As such, details such as visual blight, loss of 
privacy and light would need to be assessed as part of future reserve 
matters applications. 

  
14.12 J) Access and Parking 
  
14.12.1 Relevant Policy: 
  
14.12.2 Paragraph 111 of the NPPF states that: "Development should only be 

prevented or refused on highways grounds if there would be an 
unacceptable impact on highway safety, or the residual cumulative 
impacts on the road network would be severe”. 

  
14.12.3 Paragraph 112 of the NPPF continues to stipulate that development 

should give priority first to pedestrian and cycle movements, both within 
the scheme and with neighbouring areas, address the needs of all users, 
create places that are safe, secure, and attractive, allows efficient 
delivery of service and emergency vehicles and designed to cater for 
charging of plug-in and other low emission vehicles.  

  
14.12.4 Policy GEN1 of the Uttlesford District Local Plan is broadly consistent 

with the aims and objectives of the NPPF as set out above. It 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 encourage 
movement by means other than a vehicle. 

  
14.12.5 Policy GLCNP/3 (Getting Around) of the Neighbourhood Plan aims to 

promote safe and sustainable transport by promoting pedestrian use of 
railway station, safe pedestrian, and cycle access to village services and 
between villages, road safety for all in village streets and promoting and 
enhancing cycling routes south to Saffron Walden and north towards 
Cambridge. 

  
14.12.6 Overview of Road Network: 
  
14.12.7 As shown in Figure 7 below, the application site is bordered by Walden 

Road (B184) to the east and Newmarket Road (B1383) to the west.  
  
14.12.8 Walden Road (B184) extends between the town of Saffron Walden to the 

south and the A11/M11 at Junction 9A. It thereafter extends into the 
A1301 which runs to Cambridge. Walden Road is subject to a 50-mph 
speed limit where it adjoins the site and passes the fringe of the village. 

  
14.12.9 Newmarket Road (B1383) runs broadly parallel to Walden Road and 

routes in a north-south direction connecting to the M11 J9a via the B184 
Stump Cross to the north and Bishop’s Stortford to the south. The speed 



limit at the site frontage is 50mph for vehicles travelling south, reducing 
to 30mph close to the site’s southwestern boundary. 

  
14.12.10 The M11 passes within 450m of the site, running to the west of the 

village. At Junction 9, a dual carriageway, still designated as the M11, 
diverges. This continues as the dual carriageway A11 trunk road beyond 
Junction 9a. 

 
 

 

 
 Figure 7: Surrounding Highway Network. (Extract from Applicant’s Transport Statement.  

  
14.12.11 Proposed Vehicle Access: 
  
14.12.12 Vehicular access to the site will be formed on Walden Road and 

Newmarket Road, as shown on DTA Drawings 22400-01b-1 and 22400-
3. The two access points into the site are included in detail for approval 
as part of the outline application.  

  
14.12.13 The principal access will be from Walden Road in the form of a new 4-

arm priority roundabout. The junction achieves visibility splays of 2.4m x 
160m in both directions. This will also provide a pedestrian refuge for 
safer crossing of Walden Road to Park Road for Public Footpath 12-17. 

  
14.12.14 Secondary access is proposed onto Newmarket Road which comprises 

of a new simple form priority junction. This will be positioned south of a 
residential property (named ‘Fairacre’). The access arm will be 6.1m 



wide and incorporate a 10m wide corner kerb. The junction achieves 
visibility splays 2.4m x 163m to the north and 2.4m x 153m to the south. 

  
14.12.15 Both accesses will be appropriately lit and ultimately offered up for formal 

adoption as part of the public highway network. It is proposed that a 
development spine road will be constructed through the site connecting 
both access points. 

  
14.12.16 Travel Patterns & Trip Generation: 
  
14.12.17 Patterns of movement for people are integral to well-designed places. 

They include walking and cycling, access to facilities, employment and 
servicing, parking, and the convenience of public transport. They 
contribute to making high quality places for people to enjoy. They also 
form a crucial component of urban character. Their success is measured 
by how they contribute to the quality and character of the place, not only 
how well they function. 

  
14.12.18 A Transport Assessment (TA) has been prepared by David Tucker 

Associates and submitted in support of the application, a Highways 
Technical Note and a Transport Addendum. 

  
14.12.19 The Assessment relies on information based on the 2011 Census 

‘Method of travel to work’ which provides data on the travel patterns for 
residents who live near site. This confirms that 56.6% of the existing 
population travel to/from work by car, 26.5% by sustainable transport 
trips, of which 11% are taken by public transport, 9.9% are pedestrians 
and 1.6% are cycle trips and that a total of 16.1% of residents in the area 
work from home. 

  
14.12.20 The Neighbourhood Plan provided some evidence as to the frequency 

of the use of public transport links for those who live locally. It confirms 
that the railway station is frequently or occasionally used by 68% of 
respondents to the Great Chesterford Survey. However, the bus service 
between Saffron Walden and Cambridge which stops in the centre of the 
village of Great Chesterford it is not well used, with 77% of respondents 
to the Survey saying that they never or hardly ever use it. 

  
14.12.21 The Assessment also establish the current traffic levels on the local road 

network with Automated Traffic Counts (ATC’s) which were undertaken 
near the proposed site access points on the B184 Walden Road and the 
B183 Newmarket Road over seven consecutive days starting Monday 
7th March 2022. 

  
14.12.22 It was established that the results of the surveys showed that the B184 

typically caters for circa 1,000 vehicles per hour during weekday peak 
hours, whilst the B1383 caters for around 500 vehicles per hour during 
weekday peak hours. This averages to approximately 4-8 vehicles per 
minute in each direction. 

  



14.12.23 It is proposed to develop the site with up to 350 residential dwellings and 
to predict the likely levels of car trips that the site would generate 
because of the development, the Assessment has based its calculations 
on TRICS which is a nationally accepted database and, on the journey, 
to work data from the 2011 Census.  

  
14.12.24 'Person trip rates' are how many people will be travelling from site. The 

proposed development as confirmed within the Transport Assessment is 
predicted to generate 332 people movements from the site in the 
morning peak and 306 in the afternoon peak hour in which 67.5% of 
those movement will be 'car drivers'. This results in 224 vehicle 
movements in the morning and 207 vehicle movements in the afternoon 
peak times. As a result, it is predicated that 108 people movements will 
leave the site by other modes, such as public transport, walking and 
cycling.  

  
14.12.25 The Transport Assessment has undertaken an extensive assessment of 

the impact of the proposed development on the capacity of the 
surrounding junctions and existing traffic levels. It concludes that there is 
likely to be a marginal increase on the A11 / M11 J9A Northbound Slips 
Junction and the B184 High Street / George Street / Abbey Lane which 
will exceed capacity, however this is not significant.  

  
14.12.26 Mitigation and Off-Site Works: 
  
14.12.27 The site is generally accessible as detailed in Section B of this report. 

However, to help improve the overall permeability of the site and to 
reduce the need for vehicle movements generated from the development 
as the main option of travel to and from the site, the Applicant has made 
available several sustainable access and transport measures to be 
incorporated into the development. The following off site measures is 
proposed as part of the development: 

  
14.12.28 • 3m wide footway/ cycleway on eastern side of Newmarket Road, 

between proposed site access and Carmen Street (DTA drawing 
22400-01b-1). 

• A new footway of varying width within public highway on Carmen 
Street, and to the north of the existing wall within Horse Field (DTA 
drawing 22400-01b-1). 

• New 2m wide footway with dropped kerb tactile paving at Walden 
Road / High Street/Cow Lane junction (DTA drawing 22400-4) to 
improve safety of pedestrians crossing Walden Road. 

• Widening of existing footway, to a 3m wide shared footway/ 
cycleway from Church Street to Station Approach (DTA drawing 
22400-07). 

• New 2m footway along Walden Road (DTA Drawing 22400-08) 
between the site access and Jacksons Lane. 

  
14.12.29 The proposed development will ensure that good connections are made 

from the site into the Great Chesterford and throughout the site. The 



proposals will make walking and cycling a practical choice linking to the 
range of services and facilities within the village.  

  
14.12.30 A Travel Plan has been prepared by David Tucker Associates (DTA) to 

support the application. It aims to reduce the need for unnecessary 
travel, minimise the number of single occupancy car traffic movements, 
encourage the use of public transport, cycling, walking and car sharing 
and provide for those with mobility difficulties. In addition, it aims to 
monitor travel patterns and identify further opportunities to encourage 
sustainable modes of travel. 

  
14.12.31 Based on the objectives and targets set out in the Travel Plan, it is 

considered that one can reasonably assume that there would be a 
reduction of the number of vehicle movements generated from the 
development from 56% to 50% within 5 years of the completion of the 
development.  

  
14.12.32 A Travel Plan Co-ordinator (TPC) will be appointed prior to the 

occupation of the development and be employed continuously for the 
duration of the Travel Plan which is for the period of five years following 
100% occupation. 

  
14.12.33 Proposed Bus Service: 
  
14.12.34 Great Chesterford is served by one regular bus service; the Stagecoach 

East number 7 runs on an hourly frequency in the peak periods between 
Cambridge and Saffron Walden. Currently the nearest set of bus stops 
to the site are located on South Street, circa 1km south (or circa 13 
minutes’ walk) of the site. 

  
14.12.35 The Applicant has confirmed that they have had detailed discussions 

with Stagecoach who operate the bus service and that it has been 
agreed in principle to reroute the existing bus service if permission were 
to be approved. 

  
14.12.36 As shown in Figure 8 below, the preferred option would be to reroute bus 

route 7 into the site off Newmarket Road. The service would continue 
through the site and exit from the eastern access on Walden Road. From 
here, the route would travel north, join Newmarket Road and travel south 
to re-join its existing route on Ickleton Road. 

  
  



 
 Figure 8: Indicative reroute of bus service 7 between Cambridge and Saffron Walden 

  
14.12.37 As a Public Transport Strategy develops, new bus stops will be allocated 

as part of the final site layout. The new stops will be located; where 
possible, within a 400m walking distance of each of the dwellings. 
Requirements for bus stop provision, including equipment and location 
will be addressed during the detailed design stage if outline permission 
were to be approved.  

  
14.12.38 Assessment: 
  
14.12.39 Highway safety and congestions is a significant concern of the Parish 

Council, residents and interested parties. The primary focus of concern 
is centred on the additional traffic generated by the proposals and the 
congestion that this potential inflicts on the three main internal 
thoroughfares within the village being the High Street, School Street, and 
Carmen and Carmel Streets. The amount of traffic generated in this area, 
particularly at school drop off and pick up times, has raised several 
concerns. 

  
14.12.40 It is acknowledged that the scheme would add further traffic on to the 

local highway network and increase the capacity of the surrounding 
junctions marginally.  

  
 The question, then, is whether such an increase in traffic levels here and 

on the adjacent highways would increase the risk of accidents 
happening. 

  



14.12.41 There is evidence that the area has experienced several incidents in 
recent years and an accident record has been submitted summarising 
these in the Applicant’s supporting Transport Assessment. Personal 
Injury Collision (PIC) data for the roads surrounding the development has 
been obtained from ECC for the most recent five-year period from 1st 
February 2017 to 31st January 2022. 

  
14.12.42 A total six collisions were recorded within the study area, of which three 

were ‘slight’ and three ‘serious’ in severity, with no fatal. Of the collisions 
in the study area, three involved a vulnerable road user. Two of these 
collisions resulted in the injury of a pedestrian and one resulted in the 
injury of a cyclist. A single collision was recorded on Newmarket Road, 
involving two vehicles and one casualty. The causation factor for the 
collisions were recorded as driver error and not due to a particular 
highway design issue. 

  
15.12.43 However, when considering the severity of those accidents which have 

resulted in some leading to serious injury, whilst the quantity may be low, 
the serious nature of them is moderate. Whilst it is accepted that 
individual incidences of driver error are difficult to mitigate against, one 
could reasonably presume that due to more traffic in an area, on the 
balance of probability, this may lead to more accidents. However, this 
based on probability and not as a fact. 

  
14.12.44 Although there would be an increase in traffic movements on the local 

highway network, it is considered that because of appropriate mitigation 
and improved highway works including new and enhanced cycle and 
pedestrian links, along with the rerouting of the bus service, there would 
not be a significant increased conflict between vehicles, cyclists, and 
pedestrians, particularly at certain busy times of the day.  

  
14.12.45 Pedestrian crossing points are proposed including new footpaths along 

both Newmarket and Walden Road and thereafter extending into the 
village. It is regarded that priority is given to pedestrians and cyclists and 
that safe and suitable access is in place for all users. 

  
14.12.46 The application was consulted to Essex County Council who are the lead 

local highway authority. The Applicant undertook extensive pre-
application discussions with the highway authority prior and post 
submission of the application. The highway authority confirmed that they 
have visited the site and reviewed all the supporting documentation. 
They also confirmed that they have assessed the proposals in 
accordance with relevant guidance and considered matters of access 
and safety, capacity, the opportunities for sustainable transport and 
mitigation measures. 

  
  
14.12.47 The highway authority concluded that from a highway and transportation 

perspective, the impact of the proposal is acceptable subject to imposing 
appropriate conditions and obligations if permission is approved. 



  
14.12.48 Suggested conditions include securing on and off-site highway works 

including those along Newmarket Road and Walden Road, and securing 
obligations such as a finical contribution towards the bus service and 
providing relevant infrastructure.  

  
14.12.49 National Highways have also confirmed that they are content that there 

will be no significant capacity impacts on the surrounding road network 
and particular junction 9a of the M11 due this development. 

  
14.12.50 Consequently, having had due regard to the above and all other related 

matters, it is considered that scheme would not have a severe cumulative 
effect on the free flow of traffic on the local highway network and along 
Newmarket Road and Walden Road in particular. It has been 
appropriately demonstrated that safe and suitable access can be 
achieved for all people: the vehicular access design conforms with 
design standards, whilst foot and cycle connections provide routes 
through to surrounding areas. 

  
14.12.51 The additional traffic generated by the scheme is inconsequential and 

that the proposed mitigation such as the rerouting of the bus service and 
the construction and enhancement of new and existing paths will help to 
offset the need of travel by private vehicles and promote sustainable 
transport. 

  
14.12.52 The proposed mitigation for impacts of the proposed development 

generated by vehicle movements carries neutral weight in the planning 
balance. The scheme proposes several improvements to the existing 
public path network that should be afforded some positive weight in the 
planning balance. 

  
14.12.53 Pedestrian and Cycle Movement: 
  
14.12.54 Successful development depends upon a movement network that makes 

connections to destinations, places, and communities, both within the 
site and beyond its boundaries.  

  
14.12.55 Well-designed places have a hierarchy of well-connected routes, such 

as boulevards, streets, roads, avenues, mews, and courts. New 
developments help to reinforce or extend the movement network. For 
pedestrians and cyclists, direct links create good connections to public 
transport and promote active travel, particularly where they are along 
routes with low levels of vehicular traffic. 

  
14.12.56 Prioritising pedestrians and cyclists mean creating routes that are safe, 

direct, convenient, and accessible for people of all abilities. These are 
designed as part of attractive spaces with good sightlines, and well-
chosen junctions and crossings, so that people want to use them. Public 
rights of way are protected, enhanced and well-linked into the wider 
network of pedestrian and cycle routes. 



  
14.12.57 It is acknowledged that the scheme is seeking permission in principle for 

the residential development of the site and as such the finer details have 
not been finalised. However, the Applicant confirms that the internal 
layout of the site will be designed to provide a road network in which 
pedestrian and cyclist movements are prioritised, with a series of 
permeable pedestrian and cycle routes which will connect the entire site. 
There is no reason to dispute this fact.  

  
14.12.58 The off-site works also support walking and cycling to key destinations 

such as the Great Chesterford train station, the village centre and 
primary school, and nearby local employment centres and provides a 
wider benefit to the local community. They also enhance the existing 
network and utilise existing public rights of way which will help people 
wanting to use them.  

  
14.12.59 Refuse and Service Vehicles: 
  
14.12.60 It has been stipulated by the Applicant that the site access points, and 

the internal road network will be designed to accommodate refuse and 
emergency vehicles as appropriate to meet servicing standards. Space 
will be created within the site layout to allow manageable reversing and 
turning manoeuvres.  

  
14.12.61 Parking: 
  
14.12.62 Policy GEN8 of the Local Plan states that development will not be 

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

  
14.12.63 The adopted Council parking standards recommended for at least 1 

vehicle space for each 1-bedroom unit and at least 2 vehicle spaces for 
dwellings consisting of two or three bedroom dwellings and three spaces 
for a four or more bedroom dwelling house along with additional visitor 
parking. One visitor space is also required for every 4 residential units. 
In addition, each dwelling should be provided with at least 1 secure cycle 
covered space.  

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

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

  
14.12.65 The Applicant states that the proposals will include the provision of 

Electric Vehicle charging infrastructure for each residential unit. The 
proposed café/retail space will also include this facility. 

  



14.12.66 Great Chesterford Special Roadside Verge: 
  
14.12.67 Great Chesterford Roadside Verge is on the east side of the B184 

Walden Road between located approximately 100m to the south of the 
site adjacent to the built form of the village. This verge supports species 
rich chalk grassland and rich flora, and this habitat is now very rare in the 
UK.  The Special Roadside Verges scheme for Essex seeks to safeguard 
the last verge sites in the county where rare plants still grow. 

  
14.12.68 The Councils Natural Science Officer has confirmed that the proposed 

highway works will not affect the special roadside verge (UTT24A), 
however, protection will be needed during any period of construction 
works. If permission is granted, this can be controlled by way of an 
appropriately worded planning condition.  

  
14.13 K) Landscaping, Arboriculture, and Open Space  
  
14.13.1 Landscaping is set as a reserve matter; however, all larger developments 

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

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

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

  
14.13.3 Arboriculture:  
  
14.13.4 It is understood that the proposals would include where possible the 

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

  
14.13.5 Open Space: 
  



14.13.6 Open space areas should be suitably located and have appropriate 
proportions to their use and setting. Narrow or peripheral areas, which 
are difficult to access or maintain will not be considered appropriate. 
Open space provisions should form an integral part of the design and 
layout and meet the need generated by the development. This should be 
considered in respect to the final design of the layout. 

  
14.13.7 Around 17.53 hectares of the Site (58%) will be provided for the 

accommodation of multi-functional green infrastructure areas.  
  
14.13.8 Figure 9 below highlights the illustrative landscape master plan defining 

the different areas of open space across the site.  
  
 

 
 Figure 9: Illustrative Landscape Master Plan.  

  
14.13.9 The main feature is the proposed east-to west ‘Heritage Park’ as 

identified as point 1 above. Most of this space will be kept open to retain 
intervisibility between the schedule monuments of the Fort and the 
Temple, made up of groups of tree planting on outer edge and provide 
amenity space events and community activities. 



  
14.13.10 To the south of the Heritage Park is an area of amenity open space. This 

will contrast with the Heritage Park and adjacent Great Chesterford 
Recreation Ground by being an area offering a more diverse mosaic of 
trees, scrub, grassland, and wetland as indicated as point 3 above.  

  
14.13.11 The main development parcels would be separated by a north-south 

‘Green Spine’ as indicated as point 2 above. The aim is to provide an 
attractive, multi-functional landscape at the heart of the development The 
green spine will be a focus for children’s play provision and pedestrian 
routes.  

  
14.13.12 The proposals include a landscape buffer to the north, east and west of 

the site to maintain a degree of enclosure around the housing parcels 
and to help integrate the development into the landscape. The open 
space to the north of the site will consist of community orchards.  

  
14.13.13 Recreation: 
  
14.13.14 Residential developments should normally be required to meet the need 

for play provision generated by the development on site, as an integral 
part of the design. Play areas must be sited within an open space 
sufficient to accommodate the provision and its required buffer zone to 
ensure residential amenity is maintained. The Council use guidance from 
the ‘Fields of Trust’ in respect to the provision and location of play areas 
and this should be followed. 

  
14.13.15 An indicative play strategy has been designed that provides a policy 

compliant amount of play space, while also adhering to Fields in Trust 
guidance for minimum sizes for different types / walking catchments for 
different types of play spaces. 

  
14.13.16 As referred in Figure 10 below, two Local Equipped Area of Play (LEAPs) 

are proposed within the Green Spine. It is anticipated that these will be 
timber-based, naturalistic play spaces, ensuring they are well integrated 
into the landscape. Five incidental play spaces are suggested within and 
around the development, providing small scale play features equivalent 
to a LAP that are integrated into the landscape 

  



 

 
 Figure 10: Indicative Childrens Play Strategy.  

  
14.13.17 In addition to play areas and equipment, pedestrian routes are proposed 

throughout the site providing opportunities for recreation and potential 
connectivity with surrounding spaces and routes. Footpaths will typically 
be surfaced for maximum usability, but will include informal mown routes 
in key areas, such as the Heritage Park and Amenity Open Space Area. 
Signage and interpretation boards will be provided at important points 
around the site allowing the heritage and landscape to be revealed, 
interpreted, and better understood. 

  
14.14 L) Nature Conservation 
  
14.14.1 ULP Policy GEN2 applies a general requirement that development 

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

  
14.14.2 Paragraph 180 (a) of the Framework states that if significant harm to 

biodiversity resulting from a development cannot be avoided, adequately 
mitigated, or compensated for, then planning permission should be 
refused.  

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

conservation designation being largely used for agriculture. 
  
14.14.4 The Applicant has submitted an Ecological Impact Assessment (Ramm 

Sanderson, October 2022) in support of the proposals.  
  



14.14.5 The Assessment confirmed that most habitats on site are generally of 
limited ecological value, dominated by freshly ploughed arable land. The 
value of habitats was largely noted in their potential to support a range 
of protected / priority species and that some trees could offer the 
potential habitat for a range of nesting birds, roosting bats, and 
invertebrates. 

  
14.14.6 It continued to state that there are limited habitats for birds, hazel 

dormouse, great crested newts, and reptiles on the site, and that there 
were no badger setts or field signs recorded on the site. 

  
14.14.7 The Applicant stipulates that the landscape and planting strategy for the 

proposed development, including the plots, parkland and general 
amenity areas offers an opportunity to improve the habitats and nature 
conservation on site from the established agricultural use.  

  
14.14.8 The submitted Ecological Impact Assessment has calculated that there 

could be a 41% net gain in habitats and an 88% net gain in linear features 
(such as hedgerows) via a collection of measures using the latest Natural 
England ‘metric’. The proposals therefore contribute towards significant 
biodiversity net gains, well above the NPPF guidance of 10%. 

  
14.14.9 Place Services ecologist confirmed that they have reviewed the 

supporting documentation submitted in support of the proposals in detail 
and have assessed the likely impacts on protected and priority species 
& habitats and, with appropriate mitigation measures secured, the 
development can be made acceptable. 

  
14.14.10 The Ecologist also confirm that the mitigation measures identified in the 

Ecological Impact Assessment should be secured and implemented in 
full. They also stipulated that they support the proposed reasonable 
biodiversity enhancements which have been recommended to secure 
measurable net gains for biodiversity, as outlined under Paragraph 170d 
of the National Planning Policy Framework.   

  
14.14.11 It is thereby deemed that it is possible to retain the trees with bat roosting 

potential and much of the other boundary vegetation. Lighting measures 
can be sympathetic not just for bats and birds, but other species groups 
too.  Additional planting and the use of bat/bird boxes would provide 
ecological enhancements. Such measures can be secured by condition 
as part of a landscape and ecology management plan.  

  
14.14.12 Therefore, the development would have an acceptable and beneficial 

effect on ecology and thus the proposed development complies with 
Policies GEN7 and accords with paragraph 180 of the Framework.  

  
 
 

14.15 M) Contamination 
  



14.15.1 Although the Council has no reason to believe the proposed site is 
contaminated and is not aware of any potentially contaminative past use 
on the site in question. It is the developer's responsibility to ensure that 
final ground conditions are fit for the end use of the site in accordance 
with Policy ENV14 of the adopted Local Plan. 

  
14.15.2 A Phase 1 investigation has been submitted with the application. It shows 

that the site has been used for arable farming for and is a low risk for 
contaminated land. There is however a low risk of contamination from 
pesticides and herbicides at the site which requires further investigation 
and if permission were to be approved, appropriately worded conditions 
would be imposed on the decision notice.  

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

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

  
14.16.2 The Environment Agency’s (EA) indicative Fluvial and Tidal Flood 

Mapping demonstrates that the proposed development is primarily 
located within Flood Zone 1 in accordance with the Flood Risk and 
Coastal Change PPG as per Figure 11 below. However, a small portion 
of the site falls within Flood Zone 2 and 3. No housing is proposed within 
this area on any of the illustrative masterplans and the route into and out 
of the site would also avoid this area. 

  
  

 
 Figure 11: Environment Agency 'Flood map for planning’. 

  



14.16.3 The NPPF sets out the need of Sequential Testing. The Sequential Test 
aims to direct new development to areas with the lowest probability of 
flooding. The development area of the site has been identified as located 
within Flood Zone 1. It is therefore considered to pass the Sequential 
Test and the need for Exception Testing is not required. 

  
14.16.4 New major development for housing need to include a flood risk 

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

  
14.16.5 The scale of the proposals has the potential to cause an increase in 

impermeable area, an associated increase in surface water runoff rates 
and volumes, and a consequent potential increase in downstream flood 
risk due to overloading of sewers, watercourses, culverts, and other 
drainage infrastructure. To demonstrate that sewer and surface water 
flooding is not exacerbated, surface water should be considered within 
the design of the site. This demonstrates that any additional surface 
water and overland flows are managed correctly, to minimise flood risk 
to the site and the surrounding area. The proposed surface water 
network on the site should be designed to show exceedance of the 
network has been considered. As this application seeks the development 
of the site in principle, full details of the design of the SuD’s infrastructure 
to minimise the risk of on site or off-site flood risk has not been finalised.  

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

Flood Risk Assessment. This concludes that the proposed development 
incorporates a sustainable drainage system including three large 
attenuation ponds to the south of the site. To prevent flooding, both on 
and off-site attenuation and controlled discharged will be utilised to 
control surface water flows. These features will be designed to store the 
volume of water associated with a 1 in 100-year rainfall event, plus an 
additional allowance to account for increase rainfall due to climate 
change.  

  
14.16.7 The drainage strategy proposes additional features including permeable 

paving located on various private roads and parking bay areas and 
swales are to be utilised alongside roads to convey runoff through the 
drainage network to the various attenuation features. The exact layout 
and extents of these features will need to be determined once a more 
detailed site layout is proposed.  

  
14.16.8 The application was consulted to both the Environmental Agency and 

Essex County Council who are the Lead Local Flooding Authority who 
both confirmed that they have no objections to the proposed 
development subject to imposing conditions if permission is approved.  

  



14.16.9 Concluding on this issue, the proposed development would have an 
acceptable effect on flood risk. Therefore, it would accord with Policy 
GEN3 which, amongst other things, supports development which is 
located and appropriately designed to adapt to climate change in terms 
of flooding and drainage. It has also been shown that the development 
will be safe without increasing flood risk elsewhere. 

  
14.17 O) Planning Obligations  
  
14.17.1 Paragraph 56 of the NPPF sets out that planning obligations should only 

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

  
14.17.2 Housing: 

• Affordable Housing: 40% affordable housing (split across the 
affordable rent, intermediate tenures and first homes) 

• 5% of the whole scheme to be delivered as fully wheelchair 
accessible (building regulations, Part M, Category 3 homes).  

• 5% of all units to be bungalows delivered as 1- and 2-bedroom 
units. This would amount to 16 bungalows across the whole site 
delivered as 5 affordable properties and 11 for open market.  

• The delivery of 10 plots for custom/self-build residential units. 

 
Education: 
 

• Early Years Education: if required the provision of an appropriate 
contributions towards Early Years education facilities as agreed 
with the County Council. (Financial contribution of £17,268.00 per 
place Total contribution = £543,942.00) 

• Primary Education: if required the provision of an appropriate 
contributions towards Primary education facilities as agreed with 
the County Council. (Financial contribution of £19,425.00 per 
place Total contribution = £2,039,625.00) 

• School Transport: Primary School £2,322,379.50 and Secondary 
School £348,460.00. Total contribution = £2,670,839.50 

• Libraries contributions: if required the provision of an appropriate 
contributions towards library facilities as agreed with the County 
Council. Financial contribution of £77.80 per unit, Total 
contribution = £27,230.00) 

 
Sports Provision: 
 



• Outdoor playing fields and pitches: The total cost of providing 
these pitches is currently estimated to be £201,429.00. 

• Changing Rooms: The total cost of providing changing rooms 
would cost £262,776.00. 

• Indoor Sports: The Sports Facility Strategy indicates that a 
population of 865 in this local authority area will generate a 
demand for 0.06 sports halls (£157,558.00), 0.04 swimming pools 
(£174,846.00), and 0.01 rinks in an indoor bowls centre 
(£5,574.00). 

 
Open Space: 
 

• Open Space: the provision of an appropriate amount of open 
space, which provides a significant area of open space for 
recreation for all age ranges, allotments, a community orchard, 
play areas and trim trial. The open space will be subject to an 
appropriate management regime.  Play facilities: the provision of 
play equipment which will be subject to an appropriate 
management regime.  

 
Healthcare: 
 

• Healthcare contributions: if required the provision of an 
appropriate contributions towards healthcare facilities as agreed 
with the CCG. (Financial contribution of £452,200.00). 

• The capital required to create additional ambulance services to 
support the population arising from the proposed development is 
calculated to be £135,226.00.  
 

Highways and Transportation: 
 

• Bus stops: Prior to any occupation the provision of new bus stops 
on the through road between Walden Road and Newmarket Road 
shall comprise of (but not limited to) the flowing facilities: shelters, 
seating, raised kerbs, bus stop markings, pole, flag and timetable 
information.  

• A financial contribution of £1,075,000 to fund improvements to 
enhance bus services between the development and local 
amenities and/or key towns to improve frequency, quality and 
geographic cover of bus routes serving the site.  

• A financial contribution £220,000 provided to Stagecoach for year 
1 prior to the construction of the 75th dwelling or 2 years 
whichever is soonest and then £110,000 for the following 6 
months.  

• The spine road complete prior to the construction of the 75th 
dwelling to enable the bus to divert through the site.  

• A free month bus pass for residents which is currently £98, and 
they would match a free month, so residents get 2 months free 
travel. 



• Residential Travel Plans. The residential travel plan shall be 
actively implemented by a travel plan co-ordinator for a minimum 
period from first occupation of the development until 5 years after 
final occupation. It shall be accompanied by an annual monitoring 
fee of £1596.00 per annum (index linked), to be paid to Essex 
County Council. 

• Great Chesterford Cycle Route – A finical contribution to support 
the delivery of the proposed Great Chesterford Cycle Route 
Scheme. (Sum to be agreed). 

Community Centre & Shop/Retail Unit: 

• The provision of an on-site building to contain a shop/retail unit 
(100 square meters floor area) and its future management. 

• Great Chesterford Community Centre – Financial contributions 
towards extension/improvements to the community centre if 
required (details to be agreed).  

Other: 

• Payment of the council’s reasonable legal costs. 
• Payment of monitoring fee. 

  
14.17.3 No legal mechanism exists by the way of a Section 106 Agreement or by 

way of a unilateral undertaking to secure the above identified obligations 
to mitigate the harm arsing as a result of the proposed scheme has been 
submitted in support of the application. The proposed development 
thereby is contrary to Policies H9, LC3, ENV3 GEN1 and GEN6 of the 
Uttlesford Local Plan (Adopted 2005).  

  
14.18 P) Other Issues 
  
14.18.1 Energy and Sustainability: 
  
14.18.2 Council’s Supplementary Planning Document ‘Uttlesford Interim Climate 

Change Policy (2021)’ seeks new development proposals to 
demonstrate the optimum use of energy conservation and incorporate 
energy conservation and efficiency measure. The Applicant has provided 
a Sustainability Statement which outlines potential technologies and 
strategies to achieve and met the targets in the SPD. 

  
14.18.3 The Sustainability Statement accompanying the application sets out the 

sustainability measures incorporated at this outline application stage as 
well as those considerations to be made at the detailed design stages 
with particular focus towards delivery of low carbon homes. 

  
14.18.4 In summary the rage of design measures the development aims to 

achieve include: 
 



• Utilising sustainable materials in the building design to reduce the 
environmental impacts of construction. 

• Buildings designed to reduce carbon emissions meeting the 
requirements, delivering at least 75% reduction in carbon 
emissions beyond Part L 2013 through a range of fabric, energy 
efficiency and low carbon renewable energy measures. 

• Orientation and design of homes to allow the installation of Solar 
PV on all homes. 

• Design which aims to optimise natural daylight. 
• Specification of water efficient fittings to reduce water 

consumption to 110 litres per person per day in line with the 
government’s higher water efficiency standard. 

• Providing EV charging infrastructure for dwellings. 
• Incorporating high efficiency lighting targeting 100% of all light 

fittings as low energy lighting.  
• Use of high efficiency heating systems appropriate to the building 

use to reduce energy consumption.  
• Installation of Mechanical Ventilation and Heat Recovery. 
• Use of Waste Water Heat Recovery systems. 

  
14.18.5 The potential methods and techniques incorporated into the final design 

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

  
14.18.6 However, it should be acknowledged that measures such as 

Incorporating high efficiency lighting, use of high efficiency heating 
systems, water control, and requiring EV charging infrastructure for 
dwellings are all required under the current building regulations. Other 
measures including the installation of Mechanical Ventilation and Heat 
Recovery systems are also encourage as part of the building regulations.  

  
14.18.7 The Applicant suggests that the development is Net Zero Ready.  This 

means the development would deliver low carbon housing meeting the 
requirements of the 2025 Future Homes Standard before they come into 
force, delivering homes which achieve a 75% carbon reduction beyond 
the current regulations, which are Net Zero Ready 

  
14.18.8 The 2025 ‘net zero ready’ standard just means that new homes will be 

heated by electricity rather than fossil fuels. This is so that as and when 
grid electricity is zero carbon, so will electrically heated homes be. 
Technically any home without gas or oil is already ‘net zero ready’. 
The Building Regulations are already heavily weighted in favour of 
electric (Heat Pump) systems as grid electricity is much lower in 
emissions than gas or oil.  

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

Interim Climate Change Planning Policy (2021), however, most of these 



would be required as per the current Building Regulations. As such 
limited positive wight can be given to the additional measures. 

  
14.18.10 Air Quality: 
  
14.18.11 Policy ENV13 ‘Exposure to poor air quality’ seeks to protect users 

(occupiers) from extended long-term exposure from the M11 corridor 
amongst other issues. 

  
14.18.12 The air quality assessment by RSK concludes that there will be negligible 

impact from the M11, the site being located 170m at its closet point and 
well beyond the 100m ‘exclusion’ zone measured from the centre of the 
carriageway. 

  
14.18.13 having regard to the potential level of increased traffic movements 

through the AQMA of Saffron Walden, the assessment has considered 
the construction impacts and the operational impacts of the 
development, using the predicted number of daily trips set out in the 
Transport Assessment. The associated impact upon the AQMA would 
be negligible at all receptor locations. 

  
14.18.14 The overall impact in terms of air quality issues is neutral and this is 

confirmed by the Council’s Environmental Health Officer who raised no 
objections in respect to air quality.  

  
14.18.15 Potential Extension to Community Centre: 
  
14.18.16 As part of the community consultation prior to the submission of the 

application, the Applicant confirms that they met with Trustees of the 
Great Chesterford Community Centre 22nd August 2022.  

  
14.18.17 It was within this meeting that the Trust explained to the Applicant that 

Chesterfords Community Centre would be looking at a future extension 
to the existing Community Centre building in order to accommodate the 
increased demand due to a much larger village population from this 
proposed development and also the cumulative effect from the proposed 
housing developments on London Road. 

  
14.18.18 As such, the Applicant has suggested that they are willing to provide a 

financial contribution to the extension/improvements to the community 
centre if this is required subject to the Trust providing a feasibility study 
to demonstrate the additional need and expansion.  

  
14.18.19 Subsequently, the Trust commissioned the original Architect, BCR-

Infinity Architects, to develop a feasibility study, together with a detailed 
cost plan for three different options to extend the building.  

  
14.18.20 The Applicant has confirmed in their draft Head of Terms contained in 

the Planning Statement that they are willing to provide contributions 
towards extension/improvements to the community centre, however the 



final details would need to be agreed. If such a contribution was secured, 
this would result in moderate positive benefits in favour of the proposals.   

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

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

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

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

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

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

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

  
16. PLANNING BALANCE AND CONCLUSION 
  
16.1 Although the Uttlesford District Council can demonstrate a 5-year 

housing land supply, there is currently no up-to-date Local Plan.   
  
16.2 As a consequence, NPPF paragraph 11(d) is triggered as the policies 

most important for determining the proposal are out of date. NPPF 
paragraph 11(d)(i) is not relevant as there are no policies in the NPPF 
that protect areas or assets of particular importance which provide a 
clear reason for refusing the development. Instead, NPPF paragraph 
11(d)(ii) states that planning permission should be granted unless any 
adverse impacts of doing so would significantly and demonstrably 
outweigh the benefits when assessed against the policies in the NPPF 
taken as a whole. 

  



16.3 Benefits of the development: 
  
16.4 The development would result the delivery of up to 350 dwellings. The 

Council can demonstrate a 5-year housing land supply although it is 
acknowledged that this is marginal and just over the required supply 
being 5.14 years. The number of dwellings proposed would make a 
meaningful contribution to maintaining the supply of housing locally.  

  
16.5 It could also start delivering units in the next 6 years based on the time 

limits as set out by the Applicant. Therefore, the benefit of general 
housing delivery is given limited to moderate positive weight.  

  
16.6 The development would provide up to 140 affordable housing units 

based on a 40% requirement Policy H9 and the terms of the S106. While 
this level of provision is a policy requirement, significant positive 
weight can be afforded to the delivery of affordable housing.  

  
16.7 The delivery of 10 plots for custom/self-build residential units has been 

considered to provide moderate positive weight.  
  
16.8 The development would secure investment and employment at the 

construction phase, to benefit local people and businesses. An increase 
in demand for council services from occupants of the development might 
offset any benefits from increased council tax receipts, but there would 
also be more expenditure in local services and facilities from new 
residents. Therefore, the economic benefits of the development carry 
moderate positive weight. 

  
16.9 One of the related main benefits that this specific development would 

provide through the Heritage Park is a better appreciation of the heritage 
assets and improvements in their setting through the proposed Heritage 
Park including interpretation boards and trails. This will open the 
opportunities to understand the significance of the heritage assets which 
would benefit the new residents as well as the existing residents of Great 
Chesterford. This public benefit is afforded moderate positive weight. 

  
16.10 The forecast level of biodiversity net gain would be greater than any 

current development plan or legal target and would result in ecological 
enhancements. The provision of public open space and play facilities 
would benefit the wider community as well as new residents and in the 
case of public open space could go beyond the Council’s minimum 
requirements based on the illustrative masterplans. These benefits can 
be afforded moderate positive weight.  

  
16.11 Improvements to on-site drainage represent a moderate positive 

weight although are largely designed in response to the proposed 
development rather than explicitly addressing an existing issue. 

  
16.12 The provision of future bus links through the site, upgrades to existing 

and new bus stops would enhance and encourage people to use 



sustainable modes of transport. Therefore, moderate positive weight 
can be afforded to this benefit. 

  
16.13 It is acknowledged that some of the proposed off-site highway 

improvements are required to mitigate the impacts of the development. 
However, there are some additional upgrades and improvements to the 
existing public path network that offer a betterment can be given limited 
positive weight. 

  
16.14 Limited Positive weight has been given to the commitments towards 

achieving the optimum use of energy conservation and efficiency 
measures beyond the requirements of that stipulated within the Council’s 
corporate Interim Climate Change Planning Policy (2021).  

  
16.15 Adverse impacts of the development: 
  
16.16 The development would have a significant negative effect on the 

landscape, character and appearance of the site and surrounding area. 
It would significantly diminish the local value of the landscape and would 
neither protect nor enhance the natural and local environment, in the 
context of the NPPF. It would have a significant negative effect on 
visual impact on the character and appearance of not only the site but 
also the wider countryside and surrounding area. 

  
16.17 For the reasons outline in this report it has been concluded that the 

setting of the scheduled monuments Roman fort, Roman town, Roman 
and Anglo-Saxon cemeteries, and the Romano-Celtic temple would 
result in “severe/significant harm” on the spectrum of ‘less than 
substantial harm’. This harm has a significant negative weight. 

  
16.18 The proposed development would result in the permanent loss of 31.16 

hectares of cultivated land area that is defined as the Best and Most 
Versatile (BMV) agricultural land Grade 2. The development would have 
a moderate negative effect on the provision of agricultural land and 
result in some conflict with Policy ENV5.  

  
16.19 Neutral Factors:  
  
16.20 All other factors relating to the proposed development have been 

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

  
 

16.21 Summary:  
  
16.22 It is acknowledged that the ‘tilted balance’ identified within the 

Framework is engaged. In the case of this application, this means 
granting planning permission unless any adverse impacts of doing so 



would significantly and demonstrably outweigh the benefits when 
assessed against the policies in the Framework taken as a whole. 

  
16.23 Overall, it is considered that the harm to the openness and character of 

the countryside, and upon the heritage assets from the proposal 
significantly and demonstrably outweighs the benefits of the 
development when assessed against the Framework taken as a whole.  

  
16.24 The proposals are contrary to Policies S7, ENV4, and GEN6 of the 

Uttlesford District Local Plan 2005 (as Adopted), policies GLCNP/1, 
GLCNP/2, GLCNP/4a, GLCNP/4b and GLCNP/5 of the Great and Little 
Chesterford Neighbourhood Plan and the National Planning Policy 
Framework. It is therefore recommended that the application be refused 
subject to the following reasons of refusal.  

  
 
17. REASONS FOR REFUSAL 
  
1 The application site lies outside the defined settlement development limits 

of any village or town as defined by the Uttlesford District Local Plan as 
Adopted (2005) and is thereby located within the countryside. The 
proposal would introduce a sizeable new development to an area of open 
countryside to the north of the village of Great Chesterford. The proposals 
by reason of its sitting, size and scale would have an unacceptable 
harmful impact upon the rural character and appearance of the area. 
There is no substantive justification for the proposal specifically relating 
to the developments needs to take place there or being appropriate in the 
countryside.  

 
The proposals would significantly harm the intrinsic character and beauty 
of the countryside resulting in landscape and visual effects from a number 
of publicly accessible viewpoints and failing to perform the environmental 
role of sustainability, contrary to the scheme would not comply with to the 
advice in paragraphs 174(b) and 130(c), Policy S7 of the Uttlesford District 
Local Plan (as adopted) and Polices GLCNP/1,  GLCNP/2, GLCNP/4a, 
and GLCNP/4b of the Great and Little Chesterford Neighbourhood Plan. 

  
2 Two Ancient Schedule Monuments lie either within or in close proximately 

of the application site. The first of these being the ‘Roman fort, Roman 
town, Roman and Anglo-Saxon Romano-Celtic temple cemeteries’ and 
the second being ‘Romano-Celtic temple’. 
 
The Local Planning Authority has a duty under Section 66(1) 72(1) of the 
Planning (Listed Buildings and Conservation Areas) Act 1990 to have 
special regard to the desirability of preserving the setting and significance 
of any features of special architectural or historical interest.  
   
The proposed development by way of the construction of 350 dwellings 
alongside associated works would result in ‘less than substantial harm’ 
which is ‘significant’ on the spectrum of harm. The development would 



fundamentally change the setting of the scheduled monuments from a 
rural to an urban context and by way they are experienced and 
appreciated in the landscape, in terms of proposals proximity, location, 
scale and prominence in relation to the schedule monuments. The 
proposed development would also harm the way the two monuments are 
experienced and appreciated together in the landscape, which makes a 
major contribution to their significance. 
 
Having regard to the guidance in Paragraph 202 of the National Planning 
Policy Framework, the Local Planning Authority has considered the public 
benefits associated with the development but concludes that these would 
not outweigh the harm caused to the setting of the designated heritage 
asset.  The proposals are thereby contrary to paragraph 202 of the 
National Planning Policy Framework, Policy ENV4 of the Uttlesford 
District Local Plan and Policy GLCNP/5 of the Great Chesterford 
Neighbourhood Plan. 

  
3 The proposed development would trigger the requirement to secure on 

and off-site works and financial contributions by way of obligations to 
mitigate the harm arsing as a result of the proposals through the provision 
of a Section 106 Agreement.  
 
No legal mechanism exists by the way of a Section 106 agreement or by 
way of a Unilateral Undertaking to secure the identified obligations to 
mitigate the harm arsing as a result of the proposals has been submitted 
in support of the application. The proposed development thereby is 
contrary to Policies H9, LC3, ENV3, GEN1 and GEN6 of the Uttlesford 
Local Plan (Adopted 2005) and paragraphs 55 and 57 of the National 
Planning Policy Framework.  
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East of England Ambulance Service (NHS Trust) 
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