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DUE: 
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CASE OFFICER: Mark Sawyers 
  
NOTATION: Outside Development Limits 

Metropolitan Green Belt 
Locally Listed Buildings 

  
REASON THIS 
CONSULTATION 
IS ON THE 
AGENDA:  

This is a report in relation to a major planning application 
submitted to the Planning Inspectorate (PINS) for determination.    
 
Uttlesford District Council (UDC) has been designated by 
Government for poor performance in relation to the quality of 
decisions making on major applications.   
 
This means that the Uttlesford District Council Planning 
Authority has the status of a consultee and is not the decision 
maker.  There is limited time to comment.  In total 21 days.   

__________________________________________________________________ 

 
1. RECOMMENDATION 
  

That the Strategic Director of Planning be authorised to advise the 
Planning Inspectorate that Uttlesford District Council make the following  
observations on this application: 
 
Details are to be outlined by the Planning Committee. 

  
2. SITE LOCATION AND DESCRIPTION 
  
2.1 The site is located on land west of Mill Lane, Hatfield Heath. It is on the 

north-west edge of Hatfield Heath and has existing residential 
development located to the west, south and east and a commercial site 
to the north. 

  



2.2 The site is characterised by a large number of rectangular single-storey 
buildings and a four-storey water tower arranged around an area of 
hardstanding, a further informal cluster of buildings and wooded areas. 
There is currently no public access through the site, although PROW 297-
9 runs adjacent to the eastern boundary of the site. 

  
2.3 Existing access to the site is via two points from Mill Lane. The first, which 

serves the southern portion of the site, is just north of the property known 
as the Hollies at the point where Mill Lane doglegs east. The other is via 
the northernmost extent of Mill Lane providing the existing access to 
Greenways Eggs. Mill Lane connects with Stortford Road (A1060), the 
main road through the village. 

  
3. PROPOSAL 
  
3.1 This full application proposal relates to the demolition of 10 no. existing 

structures, the conversion and restoration of 8 no. existing buildings to 
form 8 no. holiday cottages and 1 no. dwelling, the construction of 3 no. 
single storey dwellings. 

  
3.2 The proposal also seeks the creation of a pedestrian and cycle link path 

to link with the existing residential development within ‘Home Pastures’ to 
the east of the site. 

  
4. ENVIRONMENTAL IMPACT ASSESSMENT 
  
4.1 The development does not constitute 'EIA development' for the purposes 

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

  
5. RELEVANT SITE HISTORY 
  
5.1 Reference Proposal Decision 

UTT/16/3697/FUL Demolition of existing buildings 
and the development of 40 new 
dwellings and associated 
infrastructure. 

Withdrawn 

UTT/17/2499/FUL Demolition of existing buildings 
and the development of 26 new 
dwellings and associated 
infrastructure 

Non-
Determination 

UTT/18/0747/ACV Application to register as asset of 
community value 

Asset Community 
Value Not Listed 

UTT/22/1261/FUL The demolition of 10 no. 
existing structures, the 
conversion and restoration of 
8 no. existing buildings to form 
8 no. holiday cottages and 1 
no. dwelling, the construction 
of 3 no. single storey 

Refused 



dwellings. The creation of a 
pedestrian and cycle link path. 

  
6. PREAPPLICATION ADVICE AND/OR COMMUNITY CONSULTATION 
  
6.1 The LPA is unaware of any consultation exercise carried out by the 

applicant for this current proposal.  
  
7.  STATUTORY CONSULTEES 
  
7.1 All statutory consultees will write directly to PINS within the 21 days period 

being the 15th March 2024 and are thereby not mentioned within this 
report. 

  
8. PARISH COUNCIL COMMENTS 
  
8.1 These should be submitted by the Parish Council directly to PINS within 

the 21-day consultation period being the 15th March 2024 and are thereby 
not informed within this report. 

  
9. CONSULTEE RESPONSES 
  
9.1 All consultees’ comments should be submitted directly to PINS within the 

21-day consultation period being the 15th March 2024 and are thereby not 
informed within this report. 

  
10. REPRESENTATIONS 
  
10.1 
 
 
 
 
 
 
10.2 

The application was publicised by sending letters to adjoining and 
adjacent occupiers and by displaying a site notice. Anyone wishing to 
make a representation (whether supporting or objecting) are required to 
submit their comments directly to PINS within the 21-day consultation 
period ending the 15th March 2024. All representations should be 
submitted directly to PINS within the 21-day consultation period.  
 
UDC has no role in co-ordinating or receiving any representations made 
about this application.  It will be for PINS to decide whether to accept any 
representations that are made later than 21 days. 

  
11. MATERIAL CONSIDERATIONS  
  
11.1 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.   

  



11.2 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. 
  
11.3 The Development Plan 
  
11.3.1 Essex Minerals Local Plan (adopted July 2014) 

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

  
12. POLICY 
  
12.1 National Policies  
  
12.1.1 National Planning Policy Framework (2023) 
  
12.2 Uttlesford District Plan 2005 
  
12.2.1 S6 Metropolitan Green Belt 

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 
ENV3 Open Space and Trees 
ENV4 Ancient Monuments and Sites of Archaeological Importance 
ENV5 Protection of Agricultural Land 
ENV7 Protection of the Natural Environment 
ENV8 Other Landscape Elements of Importance  



ENV10 Noise Sensitive Development 
ENV12 Groundwater Protection 
ENV13 Exposure to Poor Air Quality 
ENV14  Contaminated land 

  
12.3 State name of relevant Neighbourhood Plan in this title 
  
12.3.1 There is not ‘made’ Neighbourhood Plan for the area. 
  
12.4 Supplementary Planning Document or Guidance  
  
12.4.1 Uttlesford Local Residential Parking Standards (2013)  

Essex County Council Parking Standards (2009)  
Supplementary Planning Document – Accessible homes and playspace 
Supplementary Planning Document – Developer’s contributions 
Essex Design Guide  
Uttlesford Interim Climate Change Policy (2021) 

  
13. CONSIDERATIONS AND ASSESSMENT 
  
13.1 The issues to consider in the determination of this application are:  
  
13.2 A) Principle of Development 

B) Design, Layout, Scale and Appearance 
C) Heritage 
D) Impact on Neighbours and Amenity 
E) Accessibility 
F) Highways Authority and Parking Standards 
G) Flood Protection 
H) Environmental Health 
I) Protected species and biodiversity 
J) Landscaping 
K) Housing Mix 
L) Affordable Housing 
M) Planning Balance 
N) Other matters 

  
13.3 A)  Principle of Development  
  
13.3.1 
 
 
 
 
 
 
13.3.2 

The Local Plan places the site beyond the defined Development Limits of 
Hatfield Heath within the Metropolitan Green Belt (Policy S6), which states 
that development will only be permitted it if accords with national policy 
on Green Belts. Any development should preserve the openness or 
permanence of the greenbelt, and its scale, design and siting should be 
such that the character of the countryside is not harmed. 
 
The location of the application site is to the northern part of the village of 
Hatfield Heath. 
 



A recent planning application on this site for dwellings (UTT/22/1261/FUL) 
was refused by the planning committee for the following reasons: 
 
• The proposed development would constitute inappropriate 

development within the Green Belt and additional harm would result 
from the loss of openness. The harm by reason of its 
inappropriateness and loss of openness is not clearly outweighed by 
other considerations. There are no very special circumstances 
associated with this proposal that would outweigh the harm identified, 
therefore it fails to meet the tests found within paragraphs 147, 148 
and 149(g) of the National Planning Policy Framework (2023) 
 
The proposal is therefore contrary to Policy S6 of the Uttlesford Local 
Plan 2005 and National Planning Policy Framework (2023). 

  
13.3.3 The NPPF is clear that achieving sustainable development, the social 

objective seeks to ensure that a sufficient number and range of homes 
can be provided to meet the needs of present and future generations. 
Paragraph 83 sets out to promote sustainable development in rural areas 
advising that housing should be located where it will enhance or maintain 
the vitality of rural communities and provide opportunities for villages to 
grow and thrive, especially where this will support local services. 

  
13.3.4 Appeal decision – UTT/17/2499/FUL, considered if the proposal would be 

inappropriate development, whether the harm by reason of 
inappropriateness, and any other harm, is clearly outweighed by other 
considerations so as to amount to the very special circumstances 
necessary to justify it. 

  
13.3.5 In regard to transport, Appeal decision – UTT/17/2499/FUL noted that, the 

proposal for 26-no new dwellings would not impact Highway Safety and 
that a footpath and cycle link would also be provided within the 
development alongside Mill Lane. 

  
13.3.6 
 
 
 
 
13.3.7 

In conclusion, and in light of the recent decision of the Planning 
Committee into consideration, the principle and location of the proposed 
development, with the introduction of the dwellings into the Green Belt 
setting would be in conflict with ULP Policy S6. 
 
However, it must be noted that the location of dwellings would support 
services in village and other nearby settlements, also the reliance on the 
use of private vehicle it would not be a matter that would weigh against 
the proposal in this case. 

  
13.4 B) Design, Layout, Scale and Appearance 
  
13.4.1 The application proposes the conversion and restoration of 8 no. existing 

buildings to form 8 no. holiday cottages along with 1 no. new dwelling. 
  



13.4.2 The proposal also seeks the construction of 3 no. single storey dwellings 
along with the creation of a pedestrian and cycle link path. 

  
13.4.3 Plot no. Ground floor 

footprint 
(m2) 

Eaves 
height 

(m) 

Ridge 
height 

(m) 

Building 
width at 
widest 

point (m) 

Building 
depth at 
deepest 
point (m) 

      
Unit 1 87m2 2m 3.4m 14.7 5.9m 
Unit 2 98m2 2.4m 4m 16.6 5.9m 
Unit 3 87m2 2.2m 3.7m 14.8m 5.9m 
Unit 4 80m2 2.2m 3.6m 15.1m 5.9m 
Unit 5 66m2 2.4m 3.8m 11.2m 5.9m 
Unit 6 66m2 2.3m 3.8m 11.2m 5.9m 
Unit 7 77m2 2.3m 3.7m 13m 5.9m 
Unit 8 112m2 2.4m 3.7m 19m 5.9m 

      
Plot 1 361m2 2.8m 3.5m 43.2m 11.5m 
Plot 2 361m2 2.8m 3.5m 43.2m 11.5m 
Plot 3 361m2 2.8m 3.5m 43.2m 11.5m 
Plot 4 53.5m2 13.2m 13.2m 7.9m 8.9m 

  
13.4.4 The dwellings would comprise of single storey dwellings, holiday lets 

along with the conversion of a 4-storey water tower. 
  
13.4.5 It is acknowledged that the built form within the site will be increasing, 

however the majority of the structures with the exception of the water 
tower conversion benefit from low ridge heights which would minimise the 
visual impact of the proposal. 

  
13.4.6 The proposal as submitted would introduce 3-no. new single storey 

dwellings, plot 3 would be to the left of the main access road as you enter 
the site, with the other 2-no. dwellings being situated in the top north 
western part of the application site. The water tower resides to the top of 
the site with the former officer huts to be redeveloped residing to the north 
eastern corner adjacent to Mill Lane. 

  
13.4.7 The Essex Design Guide recommends that dwellings with 2 bedrooms 

should have private amenity spaces of 50m2, 3-bedrooms should have 
75m2 and 4-bedroom and above should provide 100m2. 

  
13.4.8 Each plot would have sufficient garden amenity space in excess of the 

amenity standards to serve the property they serve. 
There would be sufficient separation distances between the proposed 
dwellings, whilst no overlooking or overshadowing issues would arise as 
a result of the development. 

  
13.4.9 Each plot would have sufficient parking provision for the dwellings. There 

is also sufficient visitor parking provided across the development. 
  



13.4.10 There are a mixture of styles in the locality, the agent seeks to provide 
modern housing in the form of a villa style of housing that takes its form 
from the original officers buildings within the POW camp. Due to the 
history and former use of the site, it would not be appropriate for a 
standard house design type as it would be at odds with the existing 
buildings. 

  
13.4.11 The range of materials presented is considered to be acceptable and 

appropriate for the site’s countryside setting. 
  
13.4.12 Currently the site provides a sense of openness throughout the 

development. Minimal trees are proposed to be removed under this 
application in order to safeguard the environmental features of the site. 

  
13.5 C) Heritage 
  
13.5.1 With regards to heritage and the protection of Non-designated Heritage 

Assets. The guidance contained within the National Planning Policy 
Framework (NPPF) 2023  
 
The guidance contained within Section 12 - Achieving well-designed 
places p.135 and Section 16 - Conserving and enhancing the historic 
environment p209, these relate to the historic environment, and 
developments which may have an effect upon it. 

  
13.5.2 The Council’s Heritage Officer has noted that whilst “the application lacks 

basic design details and information to illustrate the development in 
context” that within the Planning, Design and Landscaping Statement it 
“refers to high quality and sustainable design however there is no 
information to support this statement.” 
 
They have also commented that “a fire safety strategy is not referenced 
in the application documents. The proposed design for the Plot 4 Water 
Tower (as submitted), is not compliant with Building Regulations.” 

  
13.5.3 Within the Council’s Heritage Officers response, they have put forwards 

the following considerations for further design development: 
 

• Proposed materials schedule 
• Construction details of key features i.e. green roof, prefabricated 

units, landscaping (non-exhaustive list of key features) 
• Building Regulations applicable to access for new builds / existing 
• Building Regulations applicable to life safety (fire) requires review 
• Fire safety strategy should be used to aid design development, and 

integrated into design details 
  
13.5.4 The Council’s Heritage Officer has concluded from their assessment of 

the proposal that: “The principle of the development is considered 
acceptable. Further information and design details are required to review 
if on balance, a development in this location that affects the non-



designated heritage assets can be justified, paragraph 209 of the NPPF 
being relevant. 

  
13.6 D) Impact on Neighbours and Amenity 
  
13.6.1 Taking into account The Essex Design Guide, which represents non 

adopted but useful a guidance, it is considered the proposed scheme 
could include appropriately sized rear amenity space and that there would 
be no significant effects on amenity of neighbouring properties with 
respect to daylight, privacy or overbearing impacts, due to the single story 
nature of the dwellings, the conversion of the water tower is considered 
to have sufficient separation in order to maintain privacy. 

  
13.6.2 The introduction of the dwellings and holiday lets will result in an increase 

of noise and disturbance, mainly due to the increase of vehicular 
movement within the site and noise from the residential use of the site. 
However, conditions from Environmental Health, Landscaping and the 
Highways Authority would seek to mitigate such impacts of the 
development. 

  
13.7 E) Accessibility 
  
13.7.1 Policy GEN2 and the SPD entitled 'Accessible Homes and Playspace' 

require compliance with the Lifetime Homes standards. However, these 
standards have effectively been superseded by the optional requirements 
at Part M of the Building Regulations, as explained in the PPG. 
Compliance with these requirements could be secured using a condition. 

  
13.8 F) Highways Authority and Parking Standards 
  
13.8.1 Local Plan Policy GEN1 states “development will only be permitted if it 

meets all of the following criteria; 
 
a) Access to the main road network must be capable of carrying the traffic 
generated by the development safely. 
 
b) The traffic generated by the development must be capable of being 
accommodated on the surrounding transport network. 
 
c) The design of the site must not compromise road safety and must take  
account of the needs of cyclists, pedestrians, public transport users,  
horse riders and people whose mobility is impaired. 
 
d) It must be designed to meet the needs of people with disabilities if it is  
development to which the general public expects to have access. 
 
e) The development encourages movement by means other than driving  
a car.” 

  
13.8.2 Local Plan Policy GEN1 seeks sustainable modes of transport which is  



reflected within National Planning Policy Framework. 
  
13.8.3 The site location on the edge of the village ensures that the residents of  

the development would have reasonable access to a range of services 
and facilities, including schooling, public houses and local shops. It is 
noted the site does have access to sustainable transport options which 
gives the occupiers of the proposed dwellings the option of not solely 
relying on car to access most services, facilities and employment 
opportunities. 

  
13.8.4 There is no conflict with the more up-to-date policy at Paragraph 109 of 

the NPPF which advises that ‘opportunities to maximise sustainable 
transport solutions will vary between urban and rural areas’ with rural 
areas naturally much more likely to have to make use of a car. Therefore, 
whilst not a positive for the proposed development the lack of sustainable 
transport options cannot be seen as a major negative either.  
Due to the location of the site and close by to available local facilities, this  
should be considered positive and that the proposed development would 
help to support these local services. The transport and access issues 
were not upheld in the previous planning appeal and to be consistent with 
this it is considered the development therefore, subject to condition, will 
be in accordance with ULP Policy GEN1 and the NPPF. 

  
13.8.5 The decision of the previous planning application did not refuse the 

application on Highways grounds. It is considered that the majority of 
journeys by future residents are likely to be by private vehicle, the 
proposal also seeks to create a cycle link into the adjacent residential 
estate of ‘Home Pastures’. However, given the range of services and 
public transport available locally and the benefits to these services that 
would accrue, the likelihood of a reliance on private vehicles is not a 
matter that would weigh against the proposal. 

  
13.8.6 Due to the particular nature of this application process; wherein comments  

are to be provided directly to the Planning Inspectorate for decision 
making, no comments have been received from the Highways Authority. 
Although this is the case it is not considered the proposal will have any 
undesirable effects on pedestrian movements in the area and it will 
continue to provide connectivity to the surrounding pedestrian network. 

  
13.8.7 Adequate parking provision is capable of being provided on site in 

accordance with adopted parking standards, Local Plan Policy GEN8, 
Local Residential Parking Standards (adopted February 2013) and will be 
considered as part of reserved matters. 

  
13.9 G) Flood Protection 
  
13.9.1 Policy GEN3 contains the Local plan for flooding, although this has 

effectively been superseded by the more up to date flood risk polices in 
the NPPF. The application site is located in Flood Zone 1 where 



development is considered appropriate. The application includes a flood 
risk assessment and proposed drainage scheme. 

  
13.9.2 A Flood Risk Assessment and Drainage Strategy has been submitted with  

this application. 
  
13.9.3 Taking into consideration the details submitted with the application it is 

considered the development accords with ULP Policy GEN3 and the 
development will not result in any flood risk subject to the imposition of 
conditions and mitigation measures. 

  
13.10 H) Environmental Health 
  
13.10.1 Due to the particular nature of this application process; wherein comments  

are to be provided directly to the Planning Inspectorate for decision 
making, no comments have been received from Environmental Health at 
this time, it is considered that subject to conditions it is unlikely that the 
development would have significant adverse effects on human health or 
the surrounding neighbours. 

  
13.11 I) Protected species and biodiversity 
  
13.11.1 Policy GEN7 and paragraph 180 of the NPPF seeks to ensure that 

development would not have a harmful effect on wildlife and Biodiversity. 
Appropriate mitigation measures must be implemented to secure the 
long-term protection of protected species. 

  
13.11.2 Due to the particular nature of this application process; wherein comments  

are to be provided directly to the Planning Inspectorate for decision 
making, no comments have been received from the Councils Ecological 
Consultant at this time, it is considered that subject to conditions it is 
unlikely that the development would have significant adverse effects on 
any protected species or valuable habitat. It is therefore concluded that 
the proposal accords with the above policies. 

  
13.12 J) Landscaping 
  
13.12.1 Due to the particular nature of this application process; wherein comments  

are to be provided directly to the Planning Inspectorate for decision 
making, no comments have been received from the Highways Authority. 
Although this is the case it is not considered the proposal will have any 
undesirable effects on pedestrian movements in the area and it will 
continue to provide connectivity to the surrounding pedestrian network. 

  
13.13 K) Housing Mix 
  
13.13.1 Policy H10 seeks to ensure all new developments of 3 or more dwellings 

include a significant proportion of market housing comprising small 
properties. With a proposed development consisting of 1-no. two-bed 
dwelling and 3-no. four-bed dwellings the proposal is considered to have 



a housing mix and would accord with the aims of Policy H10 of the 
Adopted Local Plan. 

  
13.14 L) Affordable Housing 
  
13.14.1 
 
 
13.14.2 

Due to the size of the development, there is a 40% affordable housing 
policy requirement in order to comply with Policy H9. 
 
Given the setting within the Green Belt the applicant may want to consider 
an off-site contribution for the affordable housing provision rather than 
direct delivery of affordable housing upon the site. 

  
13.15 M) Planning Balance 
  
13.15.1 In October 2023, the Local Planning Authority (LPA) published a 5YHLS 

figure of 5.14 years with the necessary 5% buffer. However, there is a 
more recent position that reflects the recent government update of the 
Housing Delivery Test (HDT). 

  
13.15.2 As a result of the recent update, housing completions within the district 

made up 58% of the required number of homes for the most recent HDT 
period (01 April 2019 to 31 March 2022 in comparison to 99% in the 
previous period). This means that whilst a significant number of residential 
permissions have been granted in recent years, many have not yet been 
built and so are not accounted for in the backwards looking HDT. 

  
13.15.3 Following paragraph 79(c) of the National Planning Policy Framework 

(NPPF), a 20% buffer must be added to the LPA’s housing requirement 
because of the updated HDT. This means that the current 5YHLS is 4.50 
years (instead of 5.14 years). 

  
13.15.4 In line with the presumption in favour of sustainable development set out 

in the NPPF - paragraph 11 (d) (ii). In this case the tilted balance is 
engaged, the NPPF states amongst other things: 
 
“Where there are no development plan policies, or the polices which are 
most important for determining the application are out-of-date, granting 
permission unless: 
 
i. the application of policies in this Framework that protect areas or assets 
of particular importance provides a clear reason for refusing the 
development proposed, 
 
ii. any adverse impacts of doing so would significantly and demonstrably 
outweigh the benefits, when assessed against the policies in this 
Framework taken as a whole. 

  
13.15.5 The decision of the previously dismissed planning appeal – 

(UTT/17/2499/FUL) provides a material consideration for this proposal. 
 



The key points made by the inspector in summing up his decision include; 
 
• The proposed development: 
• Would not harm highway safety. 
• Harm the Green Belt. 
• Harm the Heritage Assets. 
• Harm to the character and appearance of the area contrary to the 

development plan and national policy. 
  
13.15.6 Benefits of the development: 
  
 • Result in a small level of economic and social benefit during the build.  

• Holiday lets will create a small number of jobs within the district. 
• The site is currently closed off to the public, this proposal would 

enable the site to be reopened to the public. 
• The addition of 4 no. new dwelling in this location it would contribute to 

the Local Planning Authority land supply. 
• The development would provide an offsite contribution towards 

Affordable Housing within the locality. 
  
13.15.7 Adverse impacts of the development: 
  
 • Impact on the openness of the Green Belt. 

• Harm towards the existing POW camp. 
• Detrimental impact and harm to the rural character of the site. 
• Urbanising and domesticating the site unduly. 

  
13.16 N) Other matters 
  
13.16.1  From 1 October 2013 the Growth and Infrastructure Act inserted two new 

provisions into the Town and Country Planning Act (1990) (‘the Act’). 
Section 62A allows major applications for planning permission, consents 
and orders to be made directly to the Planning Inspectorate (acting on 
behalf of the Secretary of State) where a local planning authority has been 
designated for this purpose. 

  
13.16.2 The Planning Inspectorate will appoint an Inspector to determine the 

application. The Inspector will be provided with the application 
documents, representations and any other relevant documents including 
the development plan policies. Consultation with statutory consultees and 
the designated LPA will be carried out by the Planning Inspectorate. 

  
13.16.3 The LPA also must carry out its normal notification duties, which may 

include erecting a site notice and/or writing to the owners/occupiers of 
adjoining land. 

  
13.16.4 The LPA is also a statutory consultee and must provide a substantive 

response to the consultation within 21 days, in this case by 15th March 
2024. This should include a recommendation, with reasons, for whether 



planning permission should be granted or refused, and a list of conditions 
if planning permission is granted. 

  
13.16.5 The Planning Inspectorate will issue a formal decision notice 

incorporating a statement setting out the reasons for the decision. If the 
application is approved the decision will also list any conditions which are 
considered necessary. There is no right to appeal. 

  
14. CONCLUSION 
  
14.1 Due to the nature of this application process, it is not possible to provide 

a detailed assessment of any traffic and transportation, design 
considerations relating to this proposal. Neither have any neighbour 
considerations been factored into this assessment. 

  
14.2 Following the above assessment and tilted balancing exercise, the harm 

caused by the proposed development is considered to outweigh the 
overall benefits of the scheme due to its impact on the Green Belt, when 
assessed against the policies in this Framework taken as a whole (NPPF 
Paragraph 11d (ii). In the circumstances, the proposal would represent 
sustainable development in accordance with the NPPF. 

  
14.3 The unique application process that is presented by this submission, 

requires the Local Planning Authority to advise the Planning Inspectorate 
whether or not it objects to this proposal. Having regard to the limited 
opportunity to consider the proposals the Planning Committee is invited 
to provide its comments on this proposal. 
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