UTT/17/2832/OP (SAFFRON WALDEN)
(Major)
PROPOSAL:

Outline application (with all matters reserved except access) for up
to 100 dwellings, including affordable accommodation, in
additional to the provision of land to facilitate an extension to the
approved primary school (Planning Application ref:
UTT/13/3467/OP) and associated open space, drainage,
landscaping, access and parking

LOCATION:

Land North of Shire Hill Farm Shire Hill Saffron Walden

APPLICANT:

Dianthus Land Limited

AGENT:

Iceni Projects

EXPIRY DATE:

12 January 2018 (extension of time agreed)

CASE OFFICER:

Maria Shoesmith

1.

NOTATION

1.1

Outside Development Limits, Airport Safeguarding

2.

DESCRIPTION OF SITE

2.1

The application site is located west of Shire Hill Industrial Estate, south of the
Manor Oak/Linden Homes site and to the north of the Kier site. The site sits
effectively land locked between the two sites. There is a 1950/60s housing estate
to the southwest of the site which is accessed from Rylestone Way off Thaxted
Road.

2.2

Access is proposed to be taken from the adjacent site to the north via Radwinter
Road and Shire Hill.

2.3

The application site covers an area of 7.05 hectares. The site is of arable fields
(Grade 2 agricultural land) and lies within the rolling landscape of the River
Cam/Granta. The M11 is to the west of the town and 5km from Audley End
Station.

2.4

The character of the area surrounding the application site changes from one which
is of an urban nature, to countryside, to one that is commercial/industrial.

2.5

The ground level of the site slopes south to north with the southern part of the site
being on the highest point, on a ridge which then plateaus and then slopes
towards the south and western boundaries. The application site is at a higher
ground level in comparison to the adjacent Kier site. The ground levels vary from
98m above Ordinance Datum (AOD), where it boarders the western edge of the
farm, to 88m and 89m at the north-eastern and north-western corners.

2.6

There is a bridleway which run along the southern perimeter of the site and
separates this site from the Kier site to the south. This bridleway leads into Shire
Hill Lane to the west. There is strong landscaping around the west, south and

eastern boundaries of the site.
2.7

The application site is near a designated Air Quality Management Area which is
located at the junction with Thaxted Road/Radwinter Road.

3.

PROPOSAL

3.1

The application is for outline application with all matters reserved except access
taken from the adjacent site to the north then onto Radwinter Road and/or Shire
Hill. The scheme would provide for up to 100 dwellings, which would including
affordable accommodation. The provision of land to facilitate an extension to the
approved primary school which form part of the wider Manor Oak/Linden Homes
application (UTT/13/3467/OP) is also proposed as a part of the application in order
to enable a 2 form entry school by providing an additional 0.9ha of land as
opposed to the single form entry (1.2ha) which was originally approved. As a part
of the development there would also be associated open space, drainage,
landscaping, access and parking.

3.2

The application is referred to a second phase of residential development, an
extension to the Linden site.

3.3

40% affordable housing is stated would be provided. There would be a mix of
dwellings types including detached and semi-detached houses, with short terraces
and flat blocks at key locations.

3.4

The proposed public open spaces would incorporate SUDs and other recreational
facilities such as play areas both formal and informal.

4.

ENVIRONMENTAL IMPACT ASSESSMENT

4.1

Town and Country Planning (Environmental Assessment): The proposal is not a
Schedule 1 development, exceeds the threshold criteria of Schedule 2, however
the application has been screened and an Environmental Assessment is not
required.

4.2

Human Rights Act considerations: There may be implications under Article 1 and
Article 8 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.

5.

APPLICANT’S CASE

5.1

The following documents have been submitted in support of the application;










Planning Statement (Iceni, September 2017)
Sustainability Assessment (Iceni, September 2017);
Design and Access Statement (Iceni);
Transport Assessment (Iceni);
Statement of Community Involvement (Iceni);
Landscape and Visual Assessment (Enplan);
Arboriculture Impact Assessment (Aspect Arboriculture);
Phase 1 Environmental Assessment (EAME);
Flood Risk Assessment and Drainage Strategy (Stomor Limited);









Ecological Appraisal (Aspect Ecology);
Essex Biodiversity Validation Checklist (Aspect Ecology);
Agricultural Land Classification Study (Reading Agricultural
Consultants);
Noise Assessment (ACCON UK)

Location Plan;
Concept Masterplan (Illustrative);
Parameter Plans

5.2

The application site has been stated would enable the provision of a two form
entry school and unlocking the site so an alternative site does not have to be found
in Saffron Walden. The school would be in the heart of the existing development
site at Linden and the proposed application site.

5.3

The Planning Statement states “The landscape formed an important consideration
in the design of the new settlement. A framework of open spaces will be
structured to respond to existing landscape features such as the hedgerows and
the slopes. This would be strengthened by enhanced planting.”

5.4

The Statement goes onto state “The development presents an opportunity to
create a stronger edge, whilst responding to its existing residential character and
providing for a new primary school. The masterplan will ensure the residential
layout is designed to integrate with Saffron View (the consented Linden Homes
scheme) housing to the north. The layout of the housing, the landscape structure
and the hierarchy of streets, will ensure this integration is done seamlessly and the
character areas blend into each other.”

5.5

Within the supporting Planning Statement the applicant argues that the council do
not have a 5 year housing supply and that 20% buffer should be applied as per 2
appeal decisions stating that the housing supply sits at 2.6 years engaging
paragraph 14 of the 2012 NPPF and the need outweighs any impact.

5.6

Statement of Community Engagement:
In terms of the engagement process the following is stated to have been
undertaken:






A presentation to Saffron Walden Town Council at their meeting 14th
September 2017;
A new article in the local papers – Walden Local and Saffron Walden
Reporter – promoting the consultation and outlining the proposals;
The distribution of a residents newsletter to 929 households and
subsequent public exhibition held on 20th September 2017;
And dedicated consultation email, telephone number and freepost address
Pre-application meeting was held with Essex County Council relating to
Education

5.7

It is stated within the SoCE that ongoing engagement will continue with the local
community and third party stakeholders and that the methodology undertaken
either meets or exceeds policy requirements.

6.

RELEVANT SITE HISTORY

6.1

There is a long planning history for the surrounding area which is considered to be
material considerations; the most relevant planning applications are listed below;
Kier Site:
UTT/13/2060/OP - Outline application with all matters reserved except access for
residential development of up to 300 dwellings, pavilion building, extension to
skate park and provision of land for open space/recreation use, including an option
for a new primary school on a 2.4 ha site – Refused 02 May 2014, dismissed at
appeal


The planning application was refused on the following grounds;
1.

The proposal is considered to be an unsustainable form of
development in this location as it lies outside the development limits of
Saffron Walden within the Countryside, contrary to policies S1 and S7
of the Uttlesford Local Plan 2005.

2.

The proposal would result in the loss of Grade 2 agricultural land
which forms a traditional open space on the approach to Saffron
Walden, contrary to policies S7, ENV3 and ENV5 of the Uttlesford
Local Plan 2005.

3.

The proposal by reason of its size and scale would give rise to
unacceptable levels of air quality within Saffron Walden which can
have a harmful impact on human health, contrary to policy ENV13 of
the Uttlesford Local Plan 2005.

4.

The development hereby permitted would increase the pressure on the
local infrastructure within the district, as listed within the schedule of
Heads of Terms of the Addendum report presented to the 30th April
Planning Committee (page 7 ·& 8). In the absence of any legal
agreement to address this, the application fails to fully mitigate the
impacts of the development contrary to Policy GEN6 of the Uttlesford
Local Plan 2005.

 In terms of the appeal decision it concluded the following;
 Would not have a significant adverse effect on the character and
appearance of the area. It would not conflict with those aims of
local plan policy S7 that seek to protect the intrinsic character and
beauty of the countryside.
 The DLP Inspector was concerned that the function and
specification of the link road and its benefits had not been
explained. However, the traffic modelling evidence for the appeal
shows that it would assist in providing relief to the Thaxted
Road/Radwinter Road junction and the local highway authority
indicates that the intention is to channel traffic away from the town
centre, forming a new cross town route. This would be in
conjunction with a range of junction improvements around the town
but I have indicated above my misgivings about these. With the
withdrawal of the plan and no planning application for the central
section of the Policy 1 allocation, there is no clear timescale for the
delivery of the full link road.

 Overall, I can attach only very limited weight to the provision made
for the link road in the appeal scheme or to any benefits that might
result from the full route in the light of the uncertainties about
delivery.

 Development should only be prevented or refused on transport
grounds where the residual cumulative impacts of that development
are severe. Given the number of junctions in the town that would be
affected and the existing peak hour congestion, it has not been
satisfactorily demonstrated that this would not be the case here. My
conclusion is therefore that the proposed development would have
a materially adverse effect on the efficient operation of the local
highway network. In that regard it would conflict with the aims of LP
Policy GEN1 which, amongst other things, seeks to ensure that
traffic generated by development is capable of being
accommodated by the surrounding highway network.
 No material adverse effect on air quality in Saffron Walden in
accordance with Local Plan Policy ENV13 and the NPPF
 No unacceptable noise and disturbance would result to nearby
residents due to the skate park as the design is a reserved matter
and any disruption from construction could be mitigated through
condition.
 The Saffron Walden site allocations (2013) were found to be sound
by the DLP Inspector. Whilst the loss of best and most versatile
land would be modest in the context of general quality of
agricultural land in the District, it is considered to be a dis-benefit,
however in the circumstances would only carry limited weight but is
in conflict with ENV5.
 “The Uttlesford Open Space, Sport Facility and Playing Pitch
Strategy (2012) identify a District-wide need for some, but not all,
types of sports pitches. However, while local sports clubs identified
specific issues and aspirations for their organisations, there is no
overall quantitative needs assessment for further provision in
Saffron Walden itself........Overall, in the light of these
considerations, I conclude that the proposed development would
not have a significant adverse effect on local infrastructure and
services. It would therefore accord with the aims of LP Policy GEN6
which seeks to ensure that provision is made for infrastructure
made necessary by development.”
 The DLP Inspector for the Draft 2013 Withdrawn Plan when finding
the site allocation sound found no location concerns relating to
sustainable transport and access to services.
 “The distances to several facilities are further than desirable but
there is a reasonable range within a preferred maximum according
to Institution of Highways and Transportation guidelines. The
existing leisure centre and an Aldi supermarket, under construction,
are adjacent to the site and there are employment opportunities at

Shire Hill industrial estate.” There are no dedicated cycling facilities
in Saffron Walden. Contribution towards Wenden Road cycle way
facility whilst outside of the town would assist in access to the
railway station, everything else is at a reasonable cycling distance.
 On balance the application was refused on the basis of highway
impact upon the network as quotes in paragraphs 36-39.

Little Walden Road:
UTT/16/2210/OP - Outline planning permission for up to 85 residential dwellings
(including 40% affordable housing), introduction of structural planting and
landscaping, informal public open space and children's play area, surface water
flood mitigation and attenuation, vehicular access point from Little Walden Road
and associated ancillary works. All matters to be reserved with the exception of the
main site access. Refused 23 December 2016, allowed on appeal 21 August 2017
Limes Avenue:
UTT/17/0255/FUL - Erection of 31 no. Dwellings with associated roads, car
parking and landscaping - Approved 04 December 2017
Linden Homes:
UTT/13/3467/OP - Outline planning application for either a residential development
of up to 230 dwellings; Class B1 Business floorspace, extra care housing within
Class C2, provision of public open space or for development of up to 200
dwellings, Class B1 Business floorspace, extra care housing within Class C2,
provision of public open space, provision of land for a one form entry primary
school; together with associated infrastructure including roads, drainage, access
details from Radwinter Road and Shire Hill, with all matters reserved except
access – Approved 26 May 2015
UTT/16/1856/DFO - Application for the approval of matters reserved by outline
planning permission UTT/13/3467/OP comprising the erection of 200 dwellings of
mixed size and tenure, including link road, residential access roads, public open
space, surface water attenuation areas and landscaping, and access to and
preparation of land for a one form entry primary school - Approved 13 January
2017
UTT/17/3426/OP – Outline application, with all matters reserved except for access,
for Extra Care Housing (Use Class C2) together with associated infrastructure
including road, drainage and access – resolved to be approved, awaiting S106
UTT/17/3429/OP - Outline planning application, with all matters reserved except
for access, for Business Use (Use Class B1) together with associated
infrastructure including roads, drainage, access details from Shire Hill. - resolved
to be approved, awaiting S106
Kilns:
UTT/13/1937/OP – Outline application for up to 52 dwellings with all matters
reserved except access – approved October 2013
UTT/16/1444/OP – Outline application, with all matters reserved except for access,
for a residential development of up to 49 dwellings. Previously approved under
UTT/13/1937/OP – Approved 16 November 2016

UTT/17/3038/DFO - Details following outline approval UTT/16/1444/OP for 35 no.
dwellings comprising 21 market homes and 14 affordable homes. Details of
appearance, landscaping, layout and scale. - Approved 15 February 2018
TIPTOFFS:
UTT/13/2615/FUL - Highbank And Hillview Thaxted Road - Erection of 2 No.
detached replacement dwellings – approved 25.11.2013
UTT/15/1955/FUL - Tiptofts Lane (formerly Land Adj To Hill View Thaxted Road) Erection of 5 no. dwellings and 3 no. garages (amended scheme to that approved
under planning permission UTT/15/0026/FUL)- approved August 2015
Ridgeons:
UTT/13/2423/OP – Outline application for redevelopment of the site to provide up
to 1.25 hectares of land to be used as a Builders Merchant and Yard (Use Class
B8), up to 0.47 hectares of land to be used as Offices (B1(a)), up to 0.4 hectares
of land to be used for Offices and/or Research and Development and/or Light
Industrial (Use Class B1 (a), (b) and (c)), up to 1.16ha of land for use as Business,
General Industrial and Storage and Distribution uses (Use Classes B1, B2 and/or
B8), a Local Centre of up to 0.86ha for uses falling within Use Class A1, including
a local retail store (with the net A1 retail floor space limited to 279m2), a
cafe/restaurant/public house (Use Classes A3 and A4), a hotel (Use Class C1), up
to 167 dwellings including affordable housing (Use Class C3) to be provided on
4.78 ha of land, together with public open space, landscaping and the provision of
supporting infrastructure including replacement substations, and the demolition of
existing buildings, with all matters reserved except for access. - Approved 26
November 2014
UTT/15/0455/DFO - Reserved matters following outline application
UTT/13/2423/OP, for replacement Ridgeons building, commercial access road,
and bus turning area together with fencing, retaining walls, fuel tank, cycle parking,
substations external racking and associated works. - Approved 2 July 2015
UTT/16/2701/DFO - Reserved Matters (appearance, landscaping, layout and
scale) pursuant to UTT/13/2423/OP for Phases 1b, 2 and 4 to provide 160 dwelling
houses with associated car and cycle parking, hard and soft landscaping, 5-a-side
football pitch and utilities & infrastructure including details pursuant to conditions 4
(accessibility), 11 (sub-station), 18 (electronic vehicle charging points) and 27
(rainwater harvesting) of outline permission UTT/13/2423/OP - Approved 13
February 2017
Granite Site:
UTT/18/1299/FUL - Amendments to planning application UTT/13/0268/FUL,
incorporating amendments approved under UTT/17/1782/FUL to allow the change
of use of Unit 3 from Class A1 retail to Class D2 Gym - Approved subject to
conditions and S106 Agreement
UTT/18/1303/FUL - Application to vary condition 7 of planning permission
UTT/17/1782/FUL (Amendment to application UTT/13/0268/FUL in terms of design
and layout, variation of conditions 8 and 27 to amend the control over retail space
details relating to materials, landscaping, cycle parking energy efficiency, lighting,
drainage and remediation included) to allow for the unrestricted sale of Class A1

goods (non-food only) and the insertion of a mezzanine floor. Approved subject to
conditions and S106 Agreement
Planning permission was recently granted for “Amendment to application
UTT/13/0268/FUL in terms of design and layout, variation of conditions 8 and 27 to
amend control over retail space details relating to materials, landscaping, cycle
parking” This was granted planning permission 19 December 2017, subject to
conditions and S106 Agreement. (UTT/17/1782/FUL).
Planning permission was granted for “Demolition of the existing buildings and
redevelopment to comprise retail warehouse units and associated garden centre
(Class A1), a discount foodstore (Class A1), and a cafe (Class A3), including
associated landscaping, car park, access, internal roads and cycle/footway,
including the provision of access to adjoining land.” (UTT/13/0268/FUL, 10 May
2013).
UTT/18/2366/FUL – Construction of Use Class C1 hotel with ancillary restaurant;
provision of car parking; landscaping; relocation of substation; and associated
development - pending consideration
Material outstanding applications for consideration;
UTT/18/0824/OP - Outline planning application for the development of up to 150
dwellings (Use Class C3) with all matters reserved except access - Land East of
Thaxted Road Saffron Walden
6.2

It should be noted that the application site, the subject of this application once
formed part of a larger draft allocation site which included the Linden Homes site
to the north and the adjacent Kier site as part of the withdrawn 2014 draft local
plan.

7.

POLICIES

7.1

National Policies
- National Planning Policy Framework

7.2

Uttlesford Local Plan (2005)

-

S7
GEN1
GEN2
GEN3
GEN4
GEN5
GEN6
GEN7
GEN8
ENV4
ENV5
ENV12
ENV13
ENV14
ENV15

Countryside
Access
Design
Flood Risk
Good Neighbourliness
Light Pollution
Infrastructure Provision to Support Development
Nature Conservation
Vehicle Parking Standards
Ancient Monuments and Sites of Archaeological Importance
Protection of Agricultural Land
Protection of Water Resources
Exposure to Poor Air Quality
Contaminated Land
Renewable Energy

H9
Affordable Housing
H10
Housing Mix
LC2
Access to Leisure and Cultural Facilities
LC3
Community Facility
LC4
Provision of Outdoor Sports and Recreation Facilities
Beyond Development Limits
Emerging Draft Local Plan – Regulation 19 (Pre-Submission Stage)
Policy SP 1 - Presumption in Favour of Sustainable Development
Policy SP 2 - The Spatial Strategy 2011-2033
Policy H 1 - Housing Density
Policy H 2 - Housing Mix
Policy H 6 - Affordable Housing
Policy H 10 - Accessible and Adaptable Homes
Policy D 1 - High Quality Design
Policy D 8 - Sustainable Design and Construction
Policy D 9 - Minimising Carbon Dioxide Emissions
Policy INF 1 - Infrastructure Delivery
Policy TA 1 - Accessible Development
Policy TA2 - Sustainable Transport
Policy TA 3 - Vehicle Parking Standards
Policy TA 4 - New Transport Infrastructure or Measures
Policy EN5 - Scheduled Monuments and Sites of Archaeological
Importance
Policy EN 7 - Protecting and Enhancing the Natural Environment
Policy EN 10 - Minimising Flood Risk
Policy EN 11 - Surface Water Flooding
Policy EN 12 - Protection of Water Resources
Policy EN 14 - Pollutants
Policy EN 15 - Air Quality
Policy EN 16 - Contaminated Land
Policy EN 18 - Light Pollution
Policy C 1 - Protection of Landscape Character
Policy SAF 1 - Land north of Thaxted Road
8.

TOWN COUNCIL COMMENTS

8.1

That the Town Council does not support the development to the east of the town
until specific information and strategies are known and adopted which mitigate
against and address problems and concerns around infrastructure, traffic, air
pollution and air quality management.

9.

CONSULTATIONS
Anglian Water

9.1

Development may lead to an unacceptable risk of flooding downstream. A
drainage strategy will need to be prepared in consultation with Anglian Water to
determine mitigation measures. We will request a condition requiring the drainage
strategy covering the issue(s) to be agreed. The preferred method of surface
water disposal would be to a sustainable drainage system (SuDS) with connection
to sewer seen as the last option. Building Regulations (Part H) on Drainage and
Waste Disposal for England includes a surface water drainage hierarchy, with

infiltration on site as the preferred disposal option, followed by discharge to
watercourse and then connection to a sewer. The surface water strategy/flood risk
assessment submitted with the planning application relevant to Anglian Water is
unacceptable. We would therefore recommend that the applicant needs to consult
with Anglian Water and the Lead Local Flood Authority (LLFA). We request a
condition requiring a drainage strategy covering the issue(s) to be agreed. Anglian
Water would therefore recommend the following planning condition if the Local
Planning Authority is mindful to grant planning approval.
ECC SUDS
9.2

9.3

Having reviewed the drainage strategy and associated documents which
accompanied the planning application, we do not object to the granting of planning
permission subject to conditions.
ECC Highway
Dated 9.11.2017
Please find below my comments on the above application, I would be grateful if
you would pass them onto the applicant. A full transport assessment has not been
s submitted yet, therefore my comments are quite brief at this stage.
The transport assessment does not include an analysis of the highway impact of
the development. The document states that a Highway Impact Assessment will be
provided a separate report. A full assessment of the application by the Highway
Authority cannot undertaken until this is provided. The analysis should take into
account the likely distribution of the site and assess the key junctions effected. It
should be noted that Saffron Walden Town centre is an Air Quality Management
Area and many of the junctions are approaching capacity. Schemes for reducing
impact, including sustainable transport, should be considered and put forward as
mitigation in the assessment.
Access to the site
Four vehicular accesses are shown to the site from the proposed development to
the north, these should be rationalised to provide access from fewer routes and
have the other routes as walking and cycling routes. The highway Authority would
want a sustainable access to the south for bus/cyclist s and pedestrians. The link
to the south of the site for pedestrians and cyclists should be provided on to
bridleway 44/19 and improvements along it to form a high quality link to Thaxted
Road and onto the cycleway to the retail centre. Consideration should be given to
creating a link to the south for the use buses.
Bus services
Please show the bus services on a table showing frequency of service. A planning
obligation for the site to north (Saffron View) is a bus service through the site. This
should also be taken into account within the TA and support for the service be
considered in its initial stages.
Accident data
Although the accident data for the last 6 years is shown on in summary within the
main text the main text of table the appendix only show 13 months' worth of data.
The minimum shown should be 3 years, the details of the accidents and their
position on a map should be provided.

9.3.1

Dated 31.10.2018
With the National Planning Policy Framework in mind, the Highway Authority has

reviewed the planning application and supporting transport assessment against its
own Development Management Policies to ensure the proposal site can be
accessed safely and any additional trips would not be detrimental to highway
safety and capacity as well as to ensure as far as possible the proposal site is
accessible by more sustainable modes of transport such as public transport,
cycling and walking.
The Highway Authority has visited the proposal site and assessed its suitability
against its own knowledge of the highway network and information it holds in this
regard.
The Highway Authority is content the proposal would not be detrimental to highway
safety and capacity and would be accessible by public transport, cycling and
walking.
With the above in mind, from a highway and transportation perspective the impact
of the proposal is acceptable to the Highway Authority subject to conditions.
9.3.2

Were the Local Planning Authority minded to grant planning permission, the
Highway Authority would advise to also do so for adjoining planning application
UTT/18/0824/OP, thereby enabling the creation of a link road between Radwinter
Road and Thaxted Road. This would enable traffic to route away from the existing
highway network, in particular the Radwinter Road/Thaxted Road/East
Street/Chaters Hill traffic signal controlled junction. The above requirements
should be imposed by way of negative planning conditions or planning obligation
agreements as appropriate. In making this recommendation the Highway
Authority has treated all planning application.
ECC Infrastructure

9.4

The proposed development is located within the Saffron Walden Shire Ward.
According to ECC’s childcare sufficiency data, published in July 2017, there are
nine providers of early years and child care in the area. Of these, two are full-day
care nurseries; three are child-minders; two are pre-schools with an independent
school and one-school based nursery. Overall, a total of zero unfilled places were
recorded. Given the close links with to this pre-application and the Manor Oak
(UTT/13/3467) application, an Early Years and Childcare (EY&C) developer
contribution of £17,608 per EY&C place generated by the development would be
sought to mitigate this proposed development’s impact on local EY&C provision.
This sum would be index linked to April 2013, and is payable in additional to any
offer of land by the developer.

9.4.1

As at May 2017, the primary schools in Saffron Walden had a total of 1,446 pupils
on roll, which is already slightly in excess of their current official capacity (1,385
places). The demand for places is also forecast to rise with 225 pupils expected to
require a Reception place in the area for the 2020/21 academic year against the
210 places currently offered each year. This figure includes just eight places to
serve housing development that has planning permission and additional numbers
will need to be added to our official forecasts once Uttlesford District Council
publish a regulation 19 draft Local Plan. Long term, Local Education Authorities
are encouraged to plan for up to 5% surplus provision to accommodate mid-year
admissions and facilitate parental choice. Essex County Council are, thereby,
working with the Department for Education to support the delivery of the proposed
two form entry Free School that will serve Saffron Walden.

9.4.2

Given the close links to this outline application and the Manor Oak (UTT/13/3467)
application, a primary education developer would be contribution of £17,105 per
primary school place generated by the development would be sought to mitigate
this development’s impact on local primary school provision. This sum would be
index linked to April 2013, and is payable in addition to any offer of land by the
developer.

9.4.3

At secondary school level, Saffron Walden County High is full in every year group.
The next nearest school, The Joyce Frankland Academy, is also filling and, to
ensure sufficient places across the area, additional places have been offered for
September 2017. As with primary school numbers, demand across the area is
forecast to rise significantly, even before full account is taken of potential Local
Plan growth. By 2021 these forecasts suggest a need for 506 Year 7 places (the
first year of secondary school level) against the 490 available this September. A
secondary education developer contribution of £19,345 per secondary school
place generated by the development would be sought to mitigate this
development’s impact on local primary school provision. This sum would be index
linked to April 2017.

9.4.4

With this application featuring the possibility of a school land offer to Essex County
Council, it is noted that the applicant has submitted a Land Compliance report on
the land being offered. Further information on this can be found within ‘The Essex
County Council Developers’ Guide to Contributions (2016).

9.4.5

Having reviewed the proximity of the site to the nearest primary and secondary
schools, Essex County Council would not seek a school transport contribution,
however the developer should ensure that safe direct walking and cycling routes to
local schools are available.

9.4.6

In view of the above, I request on behalf of Essex County Council that any
permission for the development is granted subject to a section 106 agreement to
mitigate its impact on childcare, primary education and secondary education. Our
standard formula s106 agreement clauses that ensure the contribution would be
fairly and reasonably related in scale and kind to the development are available
from Essex Legal Services.
NHS CCG

9.5

A developer contribution will be required to mitigate the impacts of this proposal.
West Essex CCG calculates the level of contribution required, in this instance to
be £39,422. Payment should be made before the development commences.
West Essex CCG therefore requests that this sum be secured through a planning
obligation linked to any grant of planning permission, in the form of a Section 106
planning obligation.
Environmental Health

9.6

Scheme in isolation
Air Quality
The location of the proposal by Dianthus Land Ltd for up to 100 dwellings is within
300m of the south eastern extent of Saffron Walden Air Quality Management Area,
declared due to NO2 exceedances of national air quality objectives at some
junctions in the town centre. Additional traffic as a result of the proposal will impact
on these junctions, and very careful analysis, based on available national
guidance, is required of the potential for an adverse effect on air quality and

human health and the extent to which it can be mitigated.
9.6.1

To inform the analysis, UDC commissioned a peer review of the technical aspects
of the Air Quality Assessment supporting the application, prepared by Accon UK
ref : A3099/AQ/002. The review was carried out by Air Quality Experts Global Ltd
(AQEG) and included examination of the suitability of input data, processing and
set up of the dispersion model used by Accon to predict levels of emissions in the
opening year of the proposed development. AQEG went on to undertake their own
modelling using the available data to test the performance of the Accon model and
consider the level of uncertainty associated with the conclusions. The report of the
review will be submitted. It has highlighted a number of areas of uncertainty in the
modelling.

9.6.2

Model input files were requested from the applicant to evaluate the suitability of the
data used and replicate the assessment reported. As these were not made
available, AQEG attempted a model replica by detailed dispersion modelling using
the information available.

9.6.3

With regard to traffic flows and speeds for baseline conditions, it was found that
reduced AADT values compared to other collected data sets for the same roads
were used, namely application UTT/18/0824/OP.

9.6.4

This may be due to the fact that different locations, days of the week and calendar
months, as well as precise locations of sampling were different between the two
traffic surveys undertaken for each planning application.

9.6.5

The effect of lower traffic counts would have been to underestimate sources of
emissions. Equal speed data was assigned to both the 2023 opening year of the
study and the 2016 baseline scenario, an approach which may be unrealistic due
to additional congestion on the local road network, and in turn may underestimate
future emissions. To add to the uncertainty, key features of the AQMA such as
queuing at traffic signals, notably at the Thaxted Rd/ Radwinter Road junction, and
the effects of street canyons where dispersion is impeded by the geography of the
road in relation to buildings alongside, have not been explicitly modelled.

9.6.6

Part of the assessment process requires addition of the new source of NO2
emissions as a result of the proposal, to background levels of NO2 which are
expected to be present in the opening year. Locally monitored background
concentrations where available are preferable, as these tend to be more accurate
and higher than values estimated by Defra. The model has used Defra values, and
is conservative in this respect as the road component of the total will be
proportionately greater. It is considered best practice now to keep future
background values equal to baseline conditions, especially when the opening year
is no more than 5 years distant from baseline. This is to reflect background
concentrations levels not falling as initially predicted by Defra within their data for
UK background levels provided for future years. UDC has not observed a clear
decline at its background monitoring sites over recent years. The AQA has instead
used 2023 background concentrations for the opening year, which will be a smaller
component of the total; therefore the model has not adopted a conservative
approach in this respect.

9.6.7

The performance of a model must be verified, and adjusted if necessary, against
monitored data. The model was verified against data from four monitoring
locations in Saffron Walden, one of which was considered by the peer review to be
unsuitable. Review of the model adjustment and verification process against

monitored data calculated the uncertainty using RMSE to be plus or minus +/- 10
ug/m3 which is 25% of the air quality objective. This level of uncertainty is not
suitable to process the model results, and Defra guidance advises revisiting the
model set up and input data. The peer review value differed from the reported
value, indicating discrepancies in the calculations reported. Uncertainty would
have been reduced by using a wider range of monitored data for verification and
adjustment of results.
9.6.8

Replication of the process by the peer review identified significant under estimation
of concentrations in the opening year when compared to monitored data, however
in view of the small magnitude of change the impact is negligible, except at
receptor ER7 in East Street, where the impact is predicted needs to be reevaluated and analysed in the context of the uncertainty of the model – it could
range from slight to moderate adverse.

9.6.9

As no exceedances at sensitive receptors are predicted by the AQA, no mitigation
is proposed. The areas of uncertainty identified suggest the conclusions of the
assessment in placing reliance on expected vehicular emissions reductions are not
acceptable. The impact on air quality at sensitive receptors within the town centre
must therefore be ascertained and minimised to avoid an adverse impact on the
AQMA.

9.6.10

The principles of the NPPF require development to contribute towards national
objectives for pollutants, taking account of the presence of an AQMA and the
cumulative impacts on air quality from individual sites, and measures should be
sought designed to offset the impact arising from the development by minimising
additional vehicles on the road network and supporting use of low emission
vehicles.

9.6.11

In support of local policies, the peer review has suggested the following are
considered:
1. Traffic data are checked, and suitable values are used in the assessment
of the likely impacts of the proposed development on local air quality. Data
must reflect 2016 baseline conditions to enable a robust verification
exercise and opening year of the proposed development;
2. A suitable prediction of impacts is submitted with an acceptable RMSE to
enable robust conclusions to be made
3. Mitigation is sought from the applicant to remove the additional NOx
emissions per year resulting from the operation of the proposed
development. This can be achieved via a S106 contribution to improvement
schemes within the AQMA, based on damage calculations. The value can
only be firmed once the impacts of the proposal on local air quality are
suitably estimated.
4. The need to fully analyse and quantify the cumulative impacts of the
current application with other significant developments within the area of
influence of the proposed development (e.g. UTT/18/0824/OP), especially
at sensitive areas within the AQMA.

9.6.12

The potential for adverse impact on the AQMA is too great to approve this
proposal without road network and other mitigation measures. Should other
considerations make a recommendation for approval for the proposal likely,
consent should also be considered for the proposal under UTT/18/0824/OP to
allow the delivery of a road between Thaxted Road and Radwinter Road linking at
the boundary of the two proposal sites, and constructed to Essex Highway

specification. An analysis of the cumulative impact on air quality has been carried
out, the findings of which will be provided under separate documentation, and
concludes that routeing of traffic through the link would offer some air quality
benefits to the AQMA. No other effective traffic management measures are
realistic, and whilst measures to encourage use of low emission vehicles and
promote non car travel must be provided, these alone will not be sufficient to
reduce the risk to adverse impact on air quality to an acceptable level.

9.6.13

9.6.14

Construction phase
Additional vehicles on local road network during the construction phase will impact
on road users and residents, and the phase itself has the potential to raise fine
particulate levels and give rise to loss of amenity due to dust. Careful management
is needed to reduce the risk, and the AQA sets out details of how this will be
mitigated.
A condition to ensure this takes place is recommended:
Before the commencement of development on a plot or phase, a detailed scheme
Construction Environmental Management Plan including measures to protect air
quality during the construction of that plot or phase shall be submitted to and
approved in writing by the Local Planning Authority and thereafter implemented in
accordance with the scheme. The plan must include:
1. The access and route arrangements to the plot or phase in connection
with the construction of the development
2. Wheel cleaning facilities for the duration of the development on that plot or
phase to prevent the deposition of mud and other debris onto the local road
network and public areas
3. Storage and loading/unloading of plant and materials used in constructing
the development
4. Arrangements for monitoring levels of dust emitted during the construction
phase

9.6.15

Lighting
The development has the potential to cause loss of amenity due to a new source
of artificial lighting in the neighbourhood. The applicant should demonstrate that
lighting will be at the minimum level necessary to achieve it’s purpose, with
minimal glare and light spill. The following condition is requested to protect against
loss of amenity:

9.6.16

“No fixed lighting shall be installed until a detailed lighting scheme has been
submitted to and approved in writing by the Local Planning Authority. The lighting
scheme shall include details of the height of the lighting posts, intensity of the
lights (specified in Lux levels), spread of light including approximate spillage to the
rear of the lighting posts or disturbance through glare. The development shall be
carried out in accordance with the approved details”

9.6.17

Contamination
A Phase I Environmental Assessment prepared by EAME has been submitted. The
itself is undeveloped agricultural land with a low risk of contamination being
present. Surrounding land within 250m has historical industrial activity, and there is
a current potentially contaminative use within 70m at Shire Hill to the west,
including UDC depot and vehicle maintenance garages. The risk of migration of
ground contaminants from nearby land has been adequately assessed, and no
remediation or further investigation is necessary.

9.6.18

It is recommended that a condition as follows is applied to safeguard against the
discovery of unforeseen contamination :

9.6.19

No comments are visible from the Environment Agency, and as the site has been
identified as being within a total catchment source protection zone overlying a
principal aquifer, a condition to require measures for pollution prevention and
control is recommended, to avoid any harm to the water environment:
“Prior to the commencement of any development, a scheme for the provision and
implementation of water pollution control shall be submitted and agreed in writing
with the Local Authority. The development hereby permitted shall be constructed
and completed in accordance with the approved plans/specifications”

9.6.20

9.6.21

Noise
The principle sources of noise which may impact on the proposal site are traffic on
Radwinter Road to the north, commercial/industrial activity from Shire Hill
Industrial
Estate to the north west and the Recycling Centre more than 250m to the south.
Acceptable source assessment of the commercial noise sources has been
carried out, and modelling of the impact at future receptors. Traffic noise will be
reduced by the barrier effect of committed development between the site and
Radwinter Road. The assessment has demonstrated that available standards and
guidelines for acceptable living conditions within the dwellings and at external
amenity areas can be met, and no mitigation is necessary other than that provided
by standard construction.
Cumulative Impact
Air Quality
As referred to in my comments dated 28th November, analysis and quantification of
the cumulative air quality impacts of the proposal with other significant
developments, including the proposal under UTT/18/0824/OP Land east of
Thaxted Road, has been carried out. Included in the analysis are the potential
benefits of a proposed spine road linking Thaxted Road and Radwinter Road
through the proposal site and the site defined in UTT/18/0824/OP.

9.6.22

UDC has commissioned Air Quality Experts Global Ltd (AQEG) to carry out the
analysis, the summary of findings from which are appended to these comments.
The full report of the analysis will be submitted once it is received by this section.

9.6.23

To inform the analysis, detailed emissions dispersion modelling was carried out to
compare scenarios without development, development without mitigation, and
development with mitigation in the form of a spine road. Traffic data for model
input has been provided on behalf of both proposals for queuing conditions at
traffic signals and congested junctions, which are a feature of the Air Quality
Management Area (AQMA). The model has adopted a conservative approach for
an opening year of 2023, and has a maximum uncertainty of plus or minus 2.4
ugm3

9.6.24

The proposed spine road delivers improvement in air quality at some sites within
the AQMA compared to no development. A minor worsening of concentrations is
likely to occur outside the AQMA ,back from the junction of the spine road and
Radwinter Road, close to the care home development approved under
UTT/17/3426/FUL. This is due to potential queuing of re-routed traffic. As the
resultant levels in 2023 are predicted to be 9.6 ugm3 here, against a nitrogen

dioxide air quality objective of 40 ugm3, the impact is negligible. The largest
reduction in concentrations (-0.49 ugm3) within the AQMA, is predicted at Thaxted
Road close to Shire Hill.
9.6.25

A sensitivity test has been carried out where no HGV traffic is allowed through the
spine road, and has been found to deliver imperceptible improvements. As a
result, no HGV restriction is necessary.

9.6.26

A slight adverse impact is predicted at the receptor 1 (R1) at the narrow part of
Bridge Street just north of the junction with Castle Street, however the predicted
resultant level of 31.2 ugm3 is well below the objective and falls further in 2024
onwards due to improved vehicle emissions and declining background levels of
nitrogen dioxide. A minimal increase has been predicted at R2, located on the
corner of Bridge Street and Castle Street background levels of nitrogen dioxide.
However, the receptor location is at the corner kerb of the junction and there will
be a further reduction of concentrations at the façade of the nearest residence at
first floor level in Castle Street.

9.6.27

In addition to the spine road, mitigation can be achieved through delivery of local
traffic management measures, including parking restrictions at sensitive locations
to improve traffic flow.Such measures are beyond the control of the developers,
and a S106 contribution should be sought to fund such schemes and other traffic
management measures identified by Essex Highways as appropriate to reduce
levels of traffic and traffic emissions within the AQMA.

9.6.28

Should consent be considered for both proposals, the following conditions are
recommended for the proposal under UTT/17/2832/OP, in addition to the delivery
of the spine road:

1. All dwellings with garages/car ports shall be provided with vehicle electric
charging points. 20% of parking bays shall be provided with EV charging
points, with additional 40% having capacity for future conversion. All points
shall be fully wired and connected, ready to use before first occupation of
the site and retained thereafter.
2. A robust travel information pack shall be provided to each householder to
encourage the use of low emission/ zero emission vehicles and promote
non car /single occupancy car travel.
3. Cycle / powered two wheeler parking shall be provided at each dwelling.
The parking shall be secure, convenient, covered and provided prior to
occupation.
4. Before the commencement of development, details of the provision of
pedestrian and cycle access on to Monks Hill, to consist of a shared
usefootway/cycleway 3.5m wide, shall be submitted to and approved in
writing by the Local Planning Authority, in consultation with the Highway
Authority, and thereafter implemented in accordance with the approved
details.
5. Details of the provision of pedestrian and cyclist signs at key points along
the appropriate routes to the town centre and rail railway station from the
site, shall be submitted to and approved in writing by the Local Planning
Authority in consultation with the Highway Authority, prior to the

commencement of the development and thereafter implemented in
accordance with the approved details.
6. All domestic boilers provided at dwellings shall incorporate best available
technology to reduce nitrogen dioxide emissions. Details of the boilers shall
be submitted to the Local Planning Authority prior to installation.
CLH Pipeline
9.7

We can confirm that your proposals are not directly impacting upon our client's
apparatus as shown on our plan attached to this email detailing the approximate
location of the pipeline.
UDC Internal Housing

9.8

The delivery of affordable housing is one of the Councils’ corporate priorities and
will be negotiated on all sites for housing. The Councils policy requires 40% on all
schemes over 0.5 ha or 15 or more units and 20% on schemes 11-14 units.
The affordable housing provision on this site will attract the 40% policy
requirement as the site is for 100 (net) units. This amounts to 40 affordable
housing units and it is expected that these properties will be delivered by one of
the Council’s preferred Registered Providers.
The Council also requires 5% of all units to be delivered as bungalows and 5% of
all homes to be fully wheelchair accessible. The number of bungalows for this
scheme amount to 2 for affordable housing and 3 for market dwellings.
The mix and tenure split of the properties are given below; this mix should be
indistinguishable from the market housing, in clusters of no more than 10 with
good integration within the scheme and be predominately houses with parking
spaces.

Name of Scheme

Affordable Rent
Shared Ownership
Sub Total
Affordable Rent (bungalows)
Shared Ownership
(bungalows)
Sub Total
Grand Total
Market Bungalows

Land North of Shire Hill Farm. Saffron Walden
UTT/17/2832/OP
1 bed
3
1
5

2 bed
11
4
15
1

0

1

0
5

2
17

3 bed
11
5
15

4 bed
2
1
3

Totals
27
11
38
1
1

0
15

0
3

2
40
3

Natural England
9.9

No comments
ECC Archaeology

9.10

No objection subject to conditions relating to Archaeological Programme of Trial
Trenching followed by Open Area Excavation.

ECC Ecology
9.11

No objections subject to condition to secure ecological mitigation measures and
enhancements
The submitted Ecological Appraisal (Aspect Ecology, September 2017) includes
sufficient information to assess the impacts of development on Priority habitats
and species. However to make the development acceptable, it will require
submission of details for compensation at Reserved Matters stage so a condition
is recommended.
BAA

9.12

The proposed development has been examined for aerodrome safeguarding, this
proposal does not conflict with any safeguarding criteria. Accordingly, Stansted
Airport has no safeguarding objections to the proposal.
NATS

9.13

The proposed development has been examined from a technical safeguarding
aspect and does not conflict with our safeguarding criteria. Accordingly, NATS (En
Route) Public Limited Company ("NERL") has no safeguarding objection to the
proposal. However, please be aware that this response applies specifically to the
above consultation and only reflects the position of NATS (that is responsible for
the management of en route air traffic) based on the information supplied at the
time of this application. This letter does not provide any indication of the position of
any other party, whether they be an airport, airspace user or otherwise. It remains
your responsibility to ensure that all the appropriate consultees are properly
consulted. If any changes are proposed to the information supplied to NATS in
regard to this application which become the basis of a revised, amended or further
application for approval, then as a statutory consultee NERL requires that it be
further consulted on any such changes prior to any planning permission or any
consent being granted.
Affinity Water

9.14

Thank you for notification of the above planning application. Planning applications
are referred to us where our input on issues relating to water quality or quantity
may be required. You should be aware that the proposed development site is
located within an Environment Agency defined groundwater Source Protection
Zone (GPZ) corresponding to Debden Road Pumping Station. This is a public
water supply, comprising a number of Chalk abstraction boreholes, operated by
Affinity Water Ltd. The construction works and operation of the proposed
development site should be conducted 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. For
further information we refer you to CIRIA Publication C532 "Control of water
pollution from construction - guidance for consultants and contractors".
UK Power Network

9.15

I have enclosed a copy of our records which show the electrical lines and/or

electrical plant. I hope you find the information useful. I have also enclosed a fact
sheet which contains important information regarding the use of our plans and
working around our equipment. Safety around our equipment is our number one
priority so please ensure you have completed all workplace risk assessments
before you begin any works. Should your excavation affect our Extra High Voltage
equipment (6.6 KV, 22 KV, 33 KV or 132 KV), please contact us to obtain a copy
of the primary route drawings and associated cross sections.
HSE
9.16

The proposed development site which you have identified does not currently lie
within the consultation distance (CD) of a major hazard site or major accident
hazard pipeline; therefore at present HSE does not need to be consulted on any
developments on this site. However, should there be a delay submitting a planning
application for the proposed development on this site, you may wish to approach
HSE again to ensure that there have been no changes to CDs in this area in the
intervening period.
Landscape Officer

9.17

No objections. In broad agreement with the conclusions of Enplan’s Landscape
and Visual Appraisal report (dated Sep 2017) in that overall the magnitude of the
effect of the landscape character is considered to be moderate.
Essex Wildlife Trust

9.18

No objections subject to conditions outlined by ECC Ecology.
Essex County Council Minerals & Waste

9.19

No objection against application as the area of development is located within chalk
Mineral Safeguarding Area below the minimum threshold of 3ha.

10.

REPRESENTATIONS

10.1

The application has been advertised on site and within the local press.
Neighbouring residential occupiers have also been consulted of the application.
As a result the following points have been raised:














Object
Lack of infrastructure SW cannot cope
No provision for doctors surgery/health centre
Traffic
congestion
Pollution over legal limit
By-pass required
Using Shire Hill as a access causes problems with parking, deliveries
impacting on neighbouring roads
Shire hill lane as a cycle path will conflict with current walkers to nursery
and dogs and now with vehicles
Cumulative impact with other developments
Loss of agricultural land
Ecology
Impact on barn owl box installed by the barn owl trust





















11.

very ancient bridleway
Impact on landscape
Impact on heritage
Transport Assessment not undertaken
Shire Hill access cannot cope with more traffic and HGV
Parking issues on shire hill resulting in highway safety
Used as a cut through for tescos
Accidents maps should look at 3 and 5 years
Not the right location for the primary school
Impact on bridleway landscape
Privacy protected to prevent overlooking
Impact on businesses access from shire hill
Drainage
Flooding
If development is granted access should be from Thaxted rd. nor Aldi
Impact on rural area
Enjoyment of the area
Scale of development
Light pollution
Impact upon residential and visual amenity

APPRAISAL

The issues to consider in the determination of the application are:
A
B
C
D
E
F
G
H
I
J

Principle
Principleofofdevelopment
development
Design
Design
Mix
MixofofHousing
Housingand
andAffordable
AffordableHousing
Housing
Amenity
Amenity&&Air
AirPollution
Pollution
Highways
Highways
Landscaping
Landscapingand
andEcology
Ecology
Flood
FloodRisk
Riskand
andDrainage
Drainage
Archaeology
Archaeology
Infrastructure
Infrastructureprovision
provisiontotosupport
supportthe
thedevelopment
development
Other
Othermaterial
materialconsiderations
considerations

A

Principle of development

11.1

The Draft Local Plan is still at an early stage and has some but limited weight. At
the present time the adopted Local Plan policies are still in force. However, the
National Planning Policy Framework (NPPF) is a material planning consideration
and this has a strong presumption in favour of sustainable development.

11.2

The application site is located outside the development limits of Saffron Walden
and is therefore located within the Countryside where ULP Policy S7 applies. This
specifies that the countryside will be protected for its own sake and planning
permission will only be given for development that needs to take place there or is
appropriate to a rural area. Development will only be permitted if its appearance
protects or enhances the particular character of the part of the countryside within
which it is set or there are special reasons why the development in the form
proposed needs to be there. It is not considered that the development would meet
the requirements of Policy S7 of the Local Plan and that, as a consequence, the
proposal is contrary to Policy S7 of the 2005 Local Plan.

11.3

A review of the Council’s adopted policies and their compatibility with the NPPF
has been carried out on behalf of the Council by Ann Skippers Planning. Whilst
this compatibility report relates to the 2012 NPPF the thrust of the conclusions is
still considered relevant. Policy S7 is found to be partly consistent with the NPPF.
The protection and enhancement of the natural environment is an important part of
the environmental dimension of sustainable development, but the NPPF takes a
positive approach, rather than a protective one, to appropriate development in
rural areas. The policy strictly controls new building whereas the NPPF supports
well designed new buildings to support sustainable growth and expansion of all
types of business and enterprise in rural areas. As such this reduces the weight
given to the restraint implied by Policy S7 and this must be weighed against the
other sustainability principles.

11.4

The applicants have argued that Uttlesford cannot demonstrate an adequate 5
year supply of housing land. The Council recognises that it has a shortfall, and that
it should consider favourably applications for sustainable residential development
which will make a positive contribution towards meeting housing need. This
position has not significantly altered since the historical applications in 2013 and
the demand to meet the shortfall of housing has increasingly become critical.

11.5

The Housing Trajectory And 5-Year Land Supply Statement was released October
2018. The estimated number of completions each year is shown in the tables
below.

11.6

Housing Trajectory And 5-Year Land Supply Statement states that “The Council’s
overall target over the next 5 year period is 4747 dwellings. The Council estimates
that from sites with planning permission and windfall sites 2496 dwellings will be
delivered over the next 5 years which provides the District with 3.46 years of
supply.

11.7

If the draft allocations are included in the supply the Council estimates that 3210
dwellings will be delivered over the next 5 years which provides the District with
4.45 years of supply.” In order to meet the 5 year housing supply between periods
2018/19 – 2022/23 sites with Planning permission, windfall allowance and sites
with draft allocation are taken into consideration.

11.8

The application site is not located within the emerging draft local plan, which is
currently at Regulation 19 stage.

11.9

As a consequence the Council still remains without a deliverable 5 year supply of
housing land and therefore applications have to be considered against the
guidance set out in the NPPF. The Council has accepted this previously and has
considered and determined planning applications in this light. As a consequence,
planning permission has been granted for residential development outside
development limits where appropriate, on sites that are identified for potential
future development in the emerging Local Plan and on sites which are not
identified but which are considered to be sustainable. This is especially true for
proposals on draft allocation sites, as is the subject of this application, but others
as well, to ensure delivery in the future and to ensure that the level of housing
supply is robust.

11.10

The NPPF sets out a presumption in favour of sustainable development. This is
reflected in emerging draft Policy SP1.

11.11

The core principles of the NPPF set out the three strands of sustainable
development. These are the economic role, social role and environmental role.
The NPPF specifically states that these roles should not be undertaken in
isolation, because they are mutually dependent. To achieve sustainable
development economic, social and environmental gains should be sought jointly
and simultaneously. It is therefore necessary to consider these three principles.

11.12

Economic strand;
The NPPF identifies this as contributing to building a strong, responsive and
competitive economy, by ensuring that sufficient land of the right types is available
in the right places and at the right time to support growth, innovation and improved
productivity; and by identifying and coordinating the provision of infrastructure.
Whilst the proposed development does not directly provide employment the
proposed development of residential dwelling would provide short term
employment for locals during the construction of the site, however it would also
support existing local services and provide the possibility of small start-up
businesses. The proposed development would assist in the economic vitality and
viability of the town and surrounding local area. The site is near Shire Hill
Industrial Estate and Granite Retail Warehousing Estate, which would provide
employment opportunities plus be economically supported by the proposed new
dwellings. The Planning Statement highlights that the proposed development
would contribute to housing supply as well as affordable housing, improve resident
expenditure, providing a balanced community and promoting healthy living through
the provision of improved infrastructure.

11.13

It is stated within the Planning Statement that the proposed development would
inject significant levels of private sector investment into Saffron Walden. It is
estimated to create 440 direct and indirect construction related jobs supporting
across a range of roles and skill levels. The two form entry school would provide
64 part time and full time jobs. It is s stated that the new population has the
potential to generate around £6.1million in GVA (gross value added). With
spending power from new residents being approximately £2.75m per year that
would support the town and local businesses.

11.14

The improved infrastructure as a result of the proposed development would
facilitate ease of movement and links to other employment areas within Saffron
Walden. The improved infrastructure could include more bus stop links and new
footpath and cycle routes. This would increase the potential for the use of
alternative means of travel to areas of employment. This proposal would help

deliver an economic role.

11.15

Social role:
The NPPF identifies this as to support strong, vibrant and healthy communities, by
ensuring that a sufficient number and range of homes can be provided to meet the
needs of present and future generations; and by fostering a well-designed and
safe built environment, with accessible services and open spaces that reflect
current and future needs and support communities’ health, social and cultural wellbeing. The proposal would make a contribution towards the delivery of the
housing needed for the district, including a provision of affordable housing, mixed
tenure and housing designed to Part M Building Regulations. Whilst design is a
reserved matter, the illustrative Master Plan indicates a development that reflects
the adjacent pattern of development. Landscaping would be used to reduce the
visual impacts and some landscaping elements would introduce additional facilities
required for health, social and cultural well-being. These include proposed open
spaces; children play spaces, recreation, new footpaths and cycle routes. The
application site is located in the most sustainable locality within the District which is
adjacent to employment, and near retail, leisure and bus services. With the Town
Centre a walkable distance away, this offers a further abundance of facilities and
services. Financial contributions are proposed towards education (plus provision
of 0.9ha of land), and health provision to mitigate the impact of the proposed
development.

11.16

The application emphasises that primary schools in Saffron Walden are operating
above capacity and that the additional provision of school land would enable a two
form entry school as opposed to the approved single form entry school to come
forward to serve Saffron Walden support the additional housing developments in
the area, which would otherwise have required development in the region of 1,4002000 in order for such a facility to have been delivered.

11.17

The scheme would facilitate social cohesion as it would enable the provision of a
mix of housing for local people near the town centre. This proposal would help to
deliver a social role.

11.18

Environmental role:
The NPPF identifies this as contributing to protecting and enhancing our natural,
built and historic environment, including making effective use of land, helping to
improve biodiversity, using natural resources prudently, minimising waste and
pollution, and mitigating and adapting to climate change, including moving to a low
carbon economy. Whilst layout, scale, design and landscaping are to be reserved
matters, there is sufficient detail within the illustrative Master Plan and the Design
and Access Statement to demonstrate how landscaping and biodiversity would be
enhanced and preserved.

11.19

The scheme would integrate the proposed development with the existing built form
and public footpaths. It is proposed that Shire Hill Lane would be upgraded to
facilitate in improving pedestrian access to the town centre. There is easy access
to bus services from the site encouraging non car based journeys, with
opportunities to provide extension/further bus routes through the site, enhancing
connections. This proposal would help to deliver an environmental role. It is also
stated that the habitats on site would be improved through a landscaping scheme
encouraging biodiversity.

11.20

The proposals would help to fulfil the three principles of sustainable development.
As such the proposals would comply with the positive stance towards sustainable

development as set out in the NPPF and the presumption in favour of approval,
unless material considerations indicate otherwise. I attach significant weight to this
and consider that the more recent national policy set out in the NPPF should take
precedence over Policy S7 of the Local Plan.
11.21

Emerging Draft Local Plan Policy SP2 states that development will be distributed
primarily to the major towns such as Saffron Walden, then towards the key
villages. This is also reflected in adopted Local Plan Policy S1.

11.22

The application site does not form part of the draft Regulation 19 allocations.

11.23

The proposal will involve the loss of best and most versatile agricultural land,
Grade 2 (very good). This is defined both by the Local Plan and the NPPF. A
Statement of Agricultural Land Classification has been submitted as part of the
application. The Statement which assesses the structure of the soil and confirms
the Grade of the agricultural land.

11.24

The application will result in the permanent loss of some site area of 7.05
hectares. Local Plan Policy ENV5 does not seek to prevent the loss of Best and
Most Versatile land (BMV) agricultural land if there is no lower value land
available. The fact that there is a shortage in the 5 year land supply and the fact
that the Council is looking at releasing greenfield sites in the countryside to meet it
housing needs shows that there is insufficient land available within settlement
boundaries or brownfield sites.

11.25

It is stated within the Planning Statement that the land is left fallow and it is not
currently in productive use. It should be noted that this was not the case at the
time of assessing the previous adjacent site in 2013/2014. The Statement goes
not to highlight that 97% of the land within the district is agricultural of which 80%
is designated Grade 2, therefore the loss of 7.05ha is not considered to be a
significant loss of agricultural land in this context.

11.26

It is acknowledged within the Planning Statement that the application is in conflict
with Policy S7 and ENV5. In consideration of the above there is insufficient lower
grade agricultural land that is sustainably related to existing settlement to meet
needs and therefore it is not considered that there is conflict with Policy ENV5.
The development is considered to be sustainable development and therefore the
principle of the proposal is acceptable. The benefit is considered to outweigh the
harm in respect of housing need and principle of the development in this location.

B.

Design

11.27

With regards to the proposed design of the scheme the NPPF and Local Plan
Policy GEN2 seeks for quality design, ensuring that development is compatible in
scale, form, layout, appearance and materials. The policies aim to protect and
enhance the quality, character and amenity value of the countryside and urban
areas as a whole seeking high quality design.

11.28

As to whether the scheme would be compatible with the character of the
settlement area and countryside, the scheme would see development on the urban
fringe of the Saffron Walden, outside Development Limits. However, the site sits
between the Rylstone Way Estate to the west, with Shire Hill Industrial Estate to
the north of that. To the north of the application is the Linden Homes (Manor Oak)
construction site whereby 200 dwellings are under development, with Tesco
beyond. To the east of the site are countryside and the main Shire Hill Farm.

South of the application is the Kier application site which forms a material
consideration in the determination of this application.
11.29

Whilst the design of the proposed development is a reserved matter illustrative
plans have been submitted as party of the application to demonstrate how the
scheme could be implemented.

11.30

Within the Design and Access Statement the residential areas have been zoned.
These key location areas are stated to be The School Square, The Pocket Park (to
the south of the site) and The Farm Lane. The D & A also highlights that there
would be distinctive areas known as ‘The Clusters’ (pockets of development),
‘Edge Lane 1’ (fronting existing landscape) and ‘Edge Lane 2’ (fronting existing
housing). It is stated that the scheme would seamlessly integrate with the
adjacent Linden Homes site. The heights of the dwellings are stated to be up to 2
storeys.

11.31

Due to the siting of the development it would not be out of keeping with the
surrounding environment and built form.

11.32

Any visual amenity impact upon the residential occupiers of Upshers can be
mitigated. The impact from this would need to be assessed separately at a
detailed application stage for the school.

11.33

Details of the design in terms of size, scale, layout, appearance, levels, garden
sizes, back to back distances to ensure that there would be no overlooking, also
level of park parking provision would be dealt with at reserved matters stage
should planning permission be granted. The application is for up to 100 dwellings,
with a density of approximately 14.2 dwellings per hectare, therefore the site is
considered capable of providing this level of housing subject to complying with
design requirements.

11.34

Whilst the dwellings per hectare appear to be low not all of the land is likely to be
developable due to open space provision and areas of land which would have
steep ground levels and landscaping. The site is on the edge of Saffron Walden in
countryside location the density would need to reflect the emerging draft Policy H1
which states that within the town development limits densities should be between
35-60 dph. This would need to be clarified at reserved matters stage.

11.35

Through the incorporation of design techniques and principles the proposal will be
able to discourage and minimise the risk of crime and anti-social behaviour
through natural and informal surveillance. The proposed dwellings would meet
energy efficiency standards through the use of insulation and minimising energy
use. The proposed dwellings would be ensured to meet Part M of the Building
Regulations in terms of accessibility. This is in accordance with Local Plan Policy
GEN2 and the NPPF, also emerging draft Policies H10 (Accessible and Adaptable
Homes), D1 (High Quality Design), D8 (Sustainable Design and Construction), D9
(Minimising Carbon Dioxide Emissions) and EN12 regarding reducing water
consumption.

C

Mix of Housing and Affordable Housing

11.36

Adopted Local Plan Policy H9 and emerging draft Policy H6 requires that 40%
affordable housing is provided on sites having regard to market and site
conditions. Emerging Draft Local Plan Policy H2 states “New housing
developments will provide for a mix of house types and sizes to meet the different

needs of the local area and the District as a whole including a significant
proportion of 3 and 4+ bedroom market housing and 2 and 3 bedroom affordable
housing to meet the needs of families as evidenced by the most recent Strategic
Housing Market Assessment having regard to local character, significance of
heritage assets and the viability of the development which will be assessed on a
site by site basis”
11.37

The applicants have confirmed that the development would provide 40%
affordable housing, which would equate to a maximum of 40 dwellings out of the
full 100 dwellings provision.

11.38

The applicants have also confirmed that the mix and location of the units would be
agreed at the reserved matters stage. It would need to be assured that the
development would provide 5% bungalows (equating to 5 units) to meet
wheelchair accessible housing need. It would also need to be assured that there
would be 70% (affordable rent) and 30% (shared ownership) division on the
proposed properties to be created. This would be secured through any Section
106 Obligation should planning permission be granted. No objection has been
raised by the UDC Housing Enabling Officer subject to meeting the above.

11.39

The final design, number and size of units would be determined at the reserved
matters stage but it is considered that the application proposes an acceptable level
of affordable housing on the site and is capable of providing an acceptable mix of
dwellings. As such the application complies with Policies H9 and H10 of the Local
Plan.

D

Amenity & Air Pollution

11.40

The design layout shows an indicative illustration of how the scheme could be laid
out. It is considered that there is sufficient land to ensure back to back distances
are adhered to preventing overlooking both between existing and proposed
dwellings, and that there would be sufficient amenity space in accordance with the
Essex Design Guide. Various types of open space have been designed as can
been seen from the illustrative plan. These will be in the form of landscaped areas,
Sustainable Drainage (SUDs) features and play space areas. The design of the
open spaces would be further detailed at reserved matter stage should planning
permission be granted.

11.41

The existing residents would be far enough removed from the new housing so that
there would be no issues of overlooking or overshadowing. However, the
relationship of the proposed dwellings with those approved on the Linden Homes
site currently under construction would need to be looked at in more detail at
reserved matters stage should planning permission be granted.

11.42

A Noise survey was undertaken and submitted as part of the application.
Monitoring was undertaken at sensitive locations of noise generation. This
identified that the site is of negligible to low risk of being affected from existing
noise sources, such as from the adjacent Shire Hill Industrial Estate. The site was
found to be below external noise target levels of 55dB LAeq, 16hr, and that target
internal noise levels could be achieved with open window ventilation. As a result
no noise mitigation is required.

11.43

No objection was raised by Environmental Health confirming that no mitigation is
required. The development is therefore considered to accord with Local Plan
Policy GEN2 and GEN4, and the NPPF.

11.44

Details of lighting both in terms of ecological, countryside, design and amenity
impact would be assessed at reserved matters stage should planning permission
be approved. This has been confirmed by Environmental Health who has
requested a condition be imposed for details to be submitted for approval. This is
in accordance with Local Plan Policy GEN4 and draft Policy EN18.

11.45

With regards to air quality Draft Policy EN15 states;
“Development will be permitted where:
1.
It can be demonstrated that it does not lead to significant adverse effects
on health, the environment or amenity from emissions to air; or
2.
Where a development is a sensitive end-use, that there will not be any
significant adverse effects on health, the environment or amenity arising from
existing poor air quality,
Applicants must demonstrate that:
3.
There is no adverse effect on air quality in an Air Quality Management Area
(AQMA) from the development;
4.
Pollution levels within the AQMA will not have a significant adverse effect
on the proposed use/users;
5.

Development has regard to relevant UDC Air Quality Technical Guidance;

6.
Development within or affecting an Air Quality Management Area (AQMA)
will also be expected to contribute to a reduction in levels of air pollutants within
the AQMA;
7.
Development will not lead to an increase in emissions, degradation of air
quality or increase in exposure to pollutants at or above the health based air
quality objective;
8.
Any impacts on the proposed use from existing poor air quality are
appropriately mitigated; and
9.
The development promotes sustainable transport measures and use of low
emission vehicles in order to reduce air quality impacts of vehicles.
Applicants shall, where appropriate prepare and submit with their application, a
relevant assessment, taking into account guidance current at the time of
application.
Where development proposals would be subject to unacceptable air quality
standards or would have an unacceptable impact on air quality standards they will
be refused.
11.46

Paragraph 181 of the NPPF states “Planning policies and decisions should sustain
and contribute towards compliance with relevant limit values or national objectives
for pollutants, taking into account the presence of Air Quality Management Areas
and Clean Air Zones, and the cumulative impacts from individual sites in local
areas. Opportunities to improve air quality or mitigate impacts should be identified,
such as through traffic and travel management, and green infrastructure provision

and enhancement. So far as possible these opportunities should be considered at
the plan-making stage, to ensure a strategic approach and limit the need for issues
to be reconsidered when determining individual applications. Planning decisions
should ensure that any new development in Air Quality Management Areas and
Clean Air Zones is consistent with the local air quality action plan.”
11.47

Where emissions from the proposed development approach EU Limit values or
national objectives the applicant will need to assess the impact on local air quality
by undertaking an appropriate air quality assessment. The assessment shall have
regard to guidance current at the time of the application to show that the national
objectives will still be achieved.

11.48

Larger development proposals that require a Travel Plan and Transport
Assessments/Statements as set out in Policy TA1 will be required to produce a
site based Low Emission Strategy. This will be a condition on any planning
permission given for any proposed development which may result in the
deterioration of local air quality and will be required to ensure the implementation
of suitable mitigation measures.”

11.49

The application site is located within close proximity to a declared Air Quality
Management Area in Saffron Walden which is likely to be impacted upon as a
result of the proposed development.

11.50

An Air Quality Assessment has been submitted as part of the application. The air
quality report outlined that the estimated background concentrations for the annual
mean of NO2 and PM10 used in the assessment are significantly below the annual
mean limit of 40g/m3 in 2016.

11.51

Modelling has been undertaken for 2023 with and without development. It has
been predicted that the proposed development would have a negligible impact on
all existing and proposed development receptors at between 7.4g/m3 and
10.2g/m3. Based on the on-site receptors predicted annual mean concentration
levels the hourly exceedances would not be expected.

11.52

In terms of the 2023 annual mean particulate concentrations, with development the
existing receptors would range from 14.1g/m3 and 14.7g/m3 at multiple
receptors. The impact of the proposed development has been assessed as having
a negligible impact on all existing receptors. The proposed receptors would range
between 14.0mg/m3 and 14.g/m3 .These are stated to be significantly below
Objective Level.

11.53

The annual mean PM2.5 concentrations were also predicated to have a negligible
impact on existing receptors.

11.54

The report concluded that “Overall, in terms of the construction phase, the
estimated risk associated with the Proposed Development, assuming the
mitigation measures are implemented is Negligible. During the operation phase,
the Breeze Roads modelling calculations have predicted that NO2 and PM10
concentrations will not exceed the NAQO’s. Additionally, the development is
predicted to have a Negligible impact on all existing sensitive receptors. Therefore,
no additional mitigation is required.”

11.55

Environmental Health has looked and fully assessed the information submitted
which has also been considered by an appointed external Air Quality consultant.
Following the analysis of the Air Quality Assessment in line with the Highway

impact assessments their comments are fully detailed in Section 9.6.
11.56

It has been concluded however that “The potential for adverse impact on the
AQMA is too great to approve this proposal without road network and other
mitigation measures. Should other considerations make a recommendation
for approval for the proposal likely, consent should also be considered for
the proposal under UTT/18/0824/OP to allow the delivery of a road between
Thaxted Road and Radwinter Road linking at the boundary of the two
proposal sites, and constructed to Essex Highway specification. An analysis
of the cumulative impact on air quality has been carried out, the findings of which
will be provided under separate documentation, and concludes that routeing of
traffic through the link would offer some air quality benefits to the AQMA. No other
effective traffic management measures are realistic, and whilst measures to
encourage use of low emission vehicles and promote non car travel must be
provided, these alone will not be sufficient to reduce the risk to adverse impact on
air quality to an acceptable level.”

11.57

As a result of the above a cumulative impact assessment has been undertaken in
considering this site and the application for the land to the south. Again, the
findings for these have been outlined in Section 9.6 above. This has concluded
that “The proposed spine road delivers improvement in air quality at some sites
within the AQMA compared to no development. A minor worsening of
concentrations is likely to occur outside the AQMA ,back from the junction of the
spine road and Radwinter Road, close to the care home development approved
under UTT/17/3426/FUL. This is due to potential queuing of re-routed traffic. As
the resultant levels in 2023 are predicted to be 9.6 ugm3 here, against a nitrogen
dioxide air quality objective of 40 ugm3, the impact is negligible. The largest
reduction in concentrations (-0.49 ugm3 ) within the AQMA, is predicted at Thaxted
Road close to Shire Hill.”

11.58

Fundamentally no objection has been raised subject to both schemes being
approved in order to secure the provision of the spine road through both sites and
linking up with the Linden Homes site located to the north, also subject to
conditions. The scheme therefore in this respect in considered to accord with
Policies ENV13 of the adopted Local Plan and Policy EN15 of the emerging Draft
Local Plan, and the NPPF.

E

Highways

11.59

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.”

11.60

Local Plan Policy GEN1 seeks sustainable modes of transport which is reflected
within National Planning Policy Framework.

11.61

Emerging Draft Policy TA1 states the following;
“Development and transport planning will be co-ordinated to reduce the need to
travel by car, increase public transport use, cycling and walking and improve
accessibility and safety in the District while accepting the rural nature of the
District. The overall need to travel (especially by car) to meet the day to day
service needs will be minimised. Development proposals will be located in close
proximity to services and make use of sustainable forms of travel (walking, cycling
and public transport) to fulfil day to day travel needs as a first requirement. To
achieve this:
1. The capacity of the access to the main road network and the capacity of the
road network itself must be capable of accommodating the development safely
and without causing severe congestion;
2. Development will maintain or improve road safety and take account of the needs
of all users, including mobility impaired users;
3. New development should be located where it can be linked to services and
facilities by a range of transport options including safe and well-designed footpaths
and cycle networks, public transport and the private car;
4. Development should be located where it can provide safe, attractive,
direct walking and cycling routes between new developments and schools/ other
community infrastructure, together with appropriate design for these new facilities
that encourages and delivers sustainable travel;
5. Existing rights of way, cycling and equestrian routes (designated and nondesignated routes and, where there is evidence of regular public usage, informal
provision) will be protected and, should diversion prove unavoidable, provide
suitable, appealing replacement routes to equal or enhanced standards ensuring
provision for the long-term maintenance of any of the above;
6. A Transport Assessment will be required on all developments creating
significant impact on the highway to assess the impact and potential mitigation
required; and
7. Appropriate and safe networks, as defined by the Essex Local Transport Plan,
will be provided to allow for increasingly independent travel by vulnerable road
users to allow such individuals to provide for their own travel needs.”

11.62

Draft Policy TA2 amongst other things seeks “Sustainable modes of transport
should be facilitated through new developments to promote accessibility and
integration into the wider community and existing networks. Priority should be
given to cycle and pedestrian movements and access to public transport……”

11.63

Emerging Draft Policy TA4 amongst other things seeks “…The District Council will
continue to work with Essex County Council to deliver transport measures in
Saffron Walden to support movement across town and more sustainable travel
behaviour especially to provide opportunities for traffic to avoid the centre.” The
securing of infrastructure delivery to address cumulative impacts and the needs
from the development is highlighted in Draft Policy INF1.

11.64

Paragraph 109 of the NPPF states “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.”
11.65

The site is in a sustainable location close to existing residential areas, employment
and local facilities. Saffron Walden is the largest town in the District and it is
considered to be sustainable as there are bus routes which are located and going
through Saffron Walden. Further bus shelters are proposed to be constructed
following the granting of pervious planning application to the north on the Linden
Homes site.

11.66

There are opportunities for sustainable travel to retail, leisure, education and
employment locations. The site lies adjacent and near to Public Byway 18 and
Bridleway 19 which can be connected to and in conjunction with the proposed
adjacent development on the Kier site.

11.67

There are a number of bus routes which serve Saffron Walden and some which
operate on Thaxted Road (500m) and Radwinter Road (approx. 400m) in the
vicinity of the site.

11.68

Audley End Station is located 5km to cross country services including to London.
Bus services between the station and town centre run every hour.

11.69

Pedestrian movements along Thaxted Road are via a shared cycle/footway
approx. 3m wide adjacent to the site. The cycle/footpath narrows to 2m at Thaxted/
Peaslands Rd mini roundabout.

11.70

The B184 Thaxted Road provides links from Saffron Walden to Thaxted and then
Great Dunmow. To the north of the site the B184 links to B1053 Radwinter Road
which links to Great Chesterford and Junction 9a of the M11.

11.71

The site is located within 5 minute walk to the local leisure centre, 5/10 minute
walk to key employment sites, a large food store and a 10/15 minute walk the
community hospital, schools and the edge of the historic town centre.

11.72

The Public Rights of Way including bridleway which runs along the west and south
of the site which would be unaffected by the proposed development but yet could
be connected to and could be linked up with proposed cycle and pedestrian
footpaths.

11.73

The proposed primary road that would run through the site could abut to the south
-southwestern boundary that would allow connection with any future development
of land to the south. This would allow for increased permeability and reduced car
journeys. This is would facilitate in dispersing vehicle movement from the
proposed scheme and mitigate the impact upon more sensitive junctions within
Saffron Walden such as Radwinter Road/Thaxted Road junction. The possibility of
this has been considered in conjunction with the adjacent planning application to
the south which for 150 dwellings (Kier site UTT/18/0824/OP) and the additional
consented 200 dwellings to the north of the application site (Linden Homes site
UTT/13/3467/OP). There are also opportunities for future bus services to extend
through the site linking up with the adjacent sites. A bus services has been
secured as part of the Section 106 Obligations that have been agreed under
UTT/13/3467/OP. The connection to this service would allow for improve and
sustainable travel and a better strategic transport network as opposed to contrived
piecemeal development. Integrated green routes could also be provided and
achieved improving connectivity.

11.74

The neighbouring application under consideration for up to 150 dwellings together
with the implementation of the Manor Oak site is considered to alleviate the Appeal
Inspector (for the Kier 2013 application) misgivings in terms of delivery should
planning permission be granted and a link road was considered to be acceptable.
This was the fundamental and sole reason for dismissing the appeal relating to the
application for 300 dwellings.

11.75

The provision of such a spine road linking up all three sites would omit the
unacceptable situation that would see 200 dwellings, a care home, employment
site, school traffic (all approved under UTT/13/3467/OP) plus the subject of this
application if approved in isolation exiting and entering onto Shire Hill Industrial
Estate. This is considered to be an unpractical arrangement that was only
envisaged to be temporary traffic of which would be currently forced to use
Radwinter Road and in turn impact upon the AQMA at the Thaxted
Road/Radwinter Road junction. The provision of a spine road would only be able
to come forward with the development of the adjacent Kier site. This will be
discussed and assessed further within the report.

11.76

A Transport Assessment (TA), a micro-simulation modelling report, a Safety Audit
and a Residential Travel Plan have been submitted as part of the application to
assess the impacts of the proposed development as well as cumulative impacts.

11.77

The TA was robustly assessed by ECC Highways and their appointed consultants
Ringway Jacobs, in the knowledge of the background highway studies which have
been undertaken as part of the draft Local Plan. The proposed development both
in isolation and cumulatively together with the Kier application, and in terms of
other committed development in Saffron Walden has been considered.

11.78

As part of the development the means of access proposed is from Shire Hill
Industrial Estate and Radwinter Road, which would be through the approved
Linden Homes site.

11.79

It has been stated within the Planning Statement that accident data was obtained
from the surrounding study area which highlighted that there no concentrations or
patterns to the accidents recorded over a six year period. It should be noted that
the adjacent development is not fully completed or occupied therefore the data
would not take account of this.

11.80

Nonetheless, the Transport Assessment is stated to be robust and worst case
scenario. Each of the main junctions in Saffron Walden has been considered as
part of the TA in considering the predicted impacts from the proposed
development. Further modelling work (VISSIM report) has been undertaken at the
request of ECC Highways relating to B184 High street/Castle street junction, B184
George Street/High Street/Abbey Lane junction and the areas in between.

11.81

It is stated that only one junction, Radwinter Road/Elizabeth Way/Horn Brook,
would be affected with a traffic impact increase of 2.2% which equates to an
additional 34 vehicles per hour (approx. one every two minutes). It is also stated
that the rest of the network is affected by less than 2% increase in some cases
less than one vehicle every four minutes.

11.82

The TA highlighted that the proposed development would generate 56 two-way
trips in the morning peak and 60 two-way in the afternoon peak.

11.83

The trip generation with the school was considered as part of the adjacent
development. However, in considering the increased size of the trip generation it
was fundamentally seen as local movement that is within walking distance, plus
the school would have its own travel plan to manage this. There would also be a
residential travel plan. Therefore, the trip generation with the school was not
included within the TA as it was seen as double counting and is a much needed
infrastructure. This approach has been generally accepted in principle by ECC
Highways.

11.84

The proposed development would not increase traffic by over 2.2%, of which an
increase of +10% in peak hour is considered to be material in highway terms.
Therefore it is concluded within the TA that the additional vehicle movements
generated by the proposed development is not considered to create a severe
impact.

11.85

Following thorough assessment from ECC Highways and their appointed Highway
consultants they have not objected to the proposed development subject to
conditions. ECC Highways has stated the following “We are content both planning
applications, if treated as standalone, would not have a severe impact in highway
capacity terms, subject to the mitigation as set out in my recommendations.
However … we would urge you to recommend that both planning applications are
approved thereby providing a link road between Radwinter Road and Thaxted
Road. More technical work could be carried out regarding the likely impact of a link
road however our professional advice, based on many years of experience and
having seen similar situations elsewhere, is that the link road would enable
development related traffic to avoid parts of the existing highway network, in
particular the Radwinter Road/Thaxted Road junction and would likely also bring
benefit to other highway users as well.”

11.86

It has been concluded that based on the cumulative impact from the two schemes
and in order to facilitate the ease of movement between the two sites the provision
of a link road to join the two would also mitigate impact from the surrounding
highway network, particularly to the improvement of the Thaxted Road/Radwinter
Road junctions and the surrounding AQMA. The scheme is therefore considered
to be in accordance with policy subject to conditions and both the applications
being approved.

11.87

Parking
It has been confirmed within the submission that the proposed scheme would
accord with current local parking standards. A mixture of parking methods would
be proposed through the scheme, however it should be noted that this is a
reserved matter for further consideration at a later date. The scheme is therefore
capable of according with Local Plan Policy GEN8 and The Essex Parking
Standards (2009), and Local Residential Parking Standards adopted (February
2013), also in accordance with Draft Policy TA3.

F

Landscaping and Ecology

11.88

Local Plan Policy ENV8 highlights that development that would adversely affect
landscape elements will only be permitted if the need outweighs the harm and
mitigation measures are provided.

11.89

Draft Policy C1 seeks the protection of landscape character in terms of preserves
and enhances the landscape pattern and important views.

11.90

Similarly, Paragraph 170 of the NPPF states “Planning policies and decisions
should contribute to and enhance the natural and local environment by:
a) protecting and enhancing valued landscapes, sites of biodiversity or
geological value and soils (in a manner commensurate with their statutory
status or identified quality in the development plan);
b) recognising the intrinsic character and beauty of the countryside, and the
wider benefits from natural capital and ecosystem services – including the
economic and other benefits of the best and most versatile agricultural
land, and of trees and woodland;
c) maintaining the character of the undeveloped coast, while improving public
access to it where appropriate;
d) minimising impacts on and providing net gains for biodiversity, including by
establishing coherent ecological networks that are more resilient to current
and future pressures;
e) preventing new and existing development from contributing to, being put at
unacceptable risk from, or being adversely affected by, unacceptable levels
of soil, air, water or noise pollution or land instability. Development should,
wherever possible, help to improve local environmental conditions such as
air and water quality, taking into account relevant information such as river
basin management plans; and
f)

remediating and mitigating”

11.91

Approximately 1.64ha of the application site would be use for green infrastructure
and public open space. It is stated that the proposed perimeter planting and
landscaping of the open space would be beneficial to various species including
bats, birds and reptiles. The proposed landscaping is stated would respond to the
existing landscape features such as hedgerows and slopes. Whilst landscaping is
a reserved matter there is indication that some existing landscaping would be
removed to allow for the proposed development.

11.92

A Landscape and Visual Assessment has been undertaken and submitted in
support of the application.

11.93

The application site has mature and heavy screening along the southern, eastern
and part of the western boundaries.

11.94

It is stated that a visual impact assessment identified that one viewpoint out of 13
has resulted in a major/moderate significant adverse visual effect, but it is stated
within the report that this would improve to not significant as landscaping will
mature along the boundaries. It has been concluded that the proposal would not
affect the landscape character and the magnitude on completion is stated to be
moderate. It is considered that whilst the proposed development is on higher
ground levels and would be visible from surrounding wider views it would blend in
with the existing surrounding urban built form including that of the recently
approved Linden Homes site. Ground levels would to be subject to reserved
matters should planning permission be approved. It has been stated that sensitive
design measures could facilitate the impacts of the scheme so there is no material
detrimental landscape or visual effects.

11.95

An Arboriculture Assessment has been submitted as part of the application. This
provides a tree survey of existing landscaping and the contribution and value of
the trees. The reports highlights that there are 8 individual trees, 11 groups of
trees, and 2 hedgerows. The trees of more value are stated to fall within Category
B covering English Oak, Hybrid Black Poplar and Balsam Poplar. The rest of the
tree coverage is stated to fall within Category C a lower arboricultural quality.
There are no Tree Preservation Orders on the site. Even though the application is
outline with landscaping matters reserved it is stated within the submission and
indicated on the illustrative plans that there would be an element of landscaping
that would be removed. It is stated that the removal would be mitigated with
further tree planting with improved quality replacements. It has been confirmed
that no trees of value would be removed and the loss of low quality trees would
facilitate the provision of pedestrian access within the site. Nonetheless, this
would need to be assessed at reserved matters stage should planning permission
be granted.

11.96

Based on the above no objection has been raised by the Landscape Officer,
therefore the application is in accordance with Local Plan Policies S7, GEN2,
GEN7, ENV3 and ENV8, also the NPPF in terms of landscaping.

11.97

Local Plan Policy GEN7 for nature conservation seeks that development that
would have harmful effects upon wildlife or geological features will not be
permitted unless the need for development outweighs the harm. It also seeks that
a conservation survey be sought for sites that are likely to be ecologically sensitive
with associated mitigation measures. This is in line with draft Policy EN7.

11.98

In addition to biodiversity and protected species being a material planning
consideration, there are statutory duties imposed on local planning authorities.

11.99

The site does not have any protected designation. Nearest being approx. 3km
away northeast of site Hales and Shadwell Woods SSSI and National Nature
Reserve.

11.100

There is no statutory nature conservation designation. Nearest such site being
Roos Hill Protected Bergen’s LWS approx.1km southwest of the site.

11.101

It has been confirmed within the application that clearance works would be outside
of the bird nesting season, and an ecologist would be present during this period.

11.102

In terms of ecology an Ecological Appraisal has been submitted as part of the
application. This highlighted that the site is dominated by habitats of negligible to
low ecological value, and those of greater value would be sought to be retained
and off-set any losses in conjunction with a landscaping scheme. There is the
potential for roosting and foraging/commuting bats, Badgers, Brown Hare and
birds. Mitigation measures have been proposed to minimise the risk of harm to the
protected species with compensation measures. This would be in the form of the
provision of bat and bird boxes, increasing permeability for mammals such as
hedgehogs. This would also be achieved through the creation of habitats through
the new planting, provision of wildflowers and wetland features within the
development. Mitigation measures during the construction period have been
proposed in the form of landscape protection, updated surveys, retention of dark
corridors and badger safeguards, the timing of the works and site clearance. Due
to this no harm to biodiversity is considered and no objection has been raised by
Natural England and ECC Ecology has raised no objection subject to conditions.
This is therefore in accordance with Policy GEN7.

G

Flood Risk and Drainage

11.103

Local Plan Policy GEN3 seeks the protection of functional floodplains and
buildings would not be permitted unless there is an exceptional need. It goes onto
state “Within areas of flood risk, within the development limit, development will
normally be permitted where the conclusions of a flood risk assessment
demonstrate an adequate standard of flood protection and there is no increased
risk of flooding elsewhere…….Outside flood risk areas development must not
increase the risk of flooding through surface water run-off. A flood risk assessment
will be required to demonstrate this. Sustainable Drainage Systems should also be
considered as an appropriate flood mitigation measure in the first instance.”

11.104

Draft Policy EN10 for minimising Flood Risk takes a stronger approach in terms of
minimising flood risk in line with more up to date national policy, such as the
NPPF. It states that “All new development will need to demonstrate that there is
no increased risk of flooding to existing properties, and proposed development is
(or can be) safe and shall seek to improve existing flood risk management.”

11.105

Draft Policy EN11 seeks for SuDS to be submitted that would provide optimum
water run-off rates and volumes taking into account relevant policies and
legislation, without creating a risk of bird strike compromising the safety of
operations of London Stansted Airport or risking archaeological assets.

11.106

Due to the scale of the proposed development a Flood Risk Assessment has been
undertaken and submitted as part of the application, in accordance with Policy
requirements. The application site falls within Flood Risk Zone 1 where there is low
probability of flooding from tidal or fluvial sources. The assessment has been
undertaken to demonstrate that the proposed development would not increase the
risk of flooding outside of the application site.

11.107

The nearest designated watercourse located to the site is the River Slade which is
400m to the west of the site and there is an ordinary watercourse located 180m
south of the site, and another to the south of Radwinter Road.

11.108

Whilst infiltration tests were not carried out at outline stage geological tests
indicate that the site could have a practical soakage rate. However, for the
purposes of the report and using a worst case scenario the infiltration rate has
been assumed to be poor and alternative methods would be looked at to drain the
whole site, in the form of SUDs, swales, soakaways, permeable surfaces and
tanked systems.

11.109

As a result of the proposed development there would be an increased
impermeable area. An indicative drainage plans has been submitted as part of the
application, which considers flood routing, with overland flood routes identified on
the proposed drainage strategy. As part of the drainage strategy Sustainable
Drainage Systems (SUDs) have been incorporated to provide sufficient source
control and storage to avoid flooding within the site during all storms up to and
including 1 in 100 year storm plus 40% allowance for climate change.

11.110

The application site would connect to the southern shared boundary with Linden
Homes surface water connections together with connecting to their foul water
system should planning permission be granted. It is stated that sufficient capacity
has been allowed for in the adjacent site’s system.

11.111

Anglia Water had raised concerns about the surface water strategy/flood risk
assessment submitted with the planning application and recommend that the
applicant needs to consult with Anglian Water and the Lead Local Flood Authority
(LLFA) and that a condition is imposed. No objections have been raised by SUDs
subject to conditions. The development is considered to accord with Policy GEN3
of the adopted Local Plan, Policies EN10 and EN11 of the emerging draft Local
Plan and the NPPF.

H

Archaeology

11.112

Local Plan Policy ENV4 seeks the protection of archaeological remains. This is
also reflected in emerging draft Policy EN5.

11.113

An Archaeological Desk Based Assessment has been undertaken. This
highlighted that there is low potential for the site to contain pre-historic, Roman or
Medieval remains and there is no potential remains of national significance. No
objection has been raised by ECC Archaeology subject to conditions.

11.114

The County Archaeologist has raised no objection to the works and the finds
subject to a condition. This is in accordance with Local Plan Policy ENV4 and the
NPPF.

I

Infrastructure provision to support the development

11.115

Local Plan Policy GEN6 states that “Development will not be permitted unless it
makes provision at the appropriate time for the community facilities, school
capacity, public services, transport provision, drainage and other infrastructure that
are made necessary by the proposed development. In localities where the
cumulative impact of the developments necessitates such provision, developers
may be required to contribute to the cost of such provision by the relevant statutory
authority.”

11.116

11.117

11.118

Open space
The details relating to public open space land situated within the residential part of
the development is a reserved matter however it is clear that such would be
provided as part of the proposed development. This would need to be transferred
to the Town Council or management company, together with any associated
maintenance fees.
Community and Sports Facilities
During the course of the application discussions have been undertaken with the
Town Council in terms of pressures upon community facilities including sports and
recreation. In terms of identifying need, unfortunately, the Sports Strategy, as part
of the draft local plan, is still ongoing and would not be finalised until approximately
March/April 2019. It is unclear from discussions with the Town Council what the
need is however it is agreed that the cumulative impact from the development
would place pressure in such facilities which would need to be mitigated. In terms
of policy compliance there appears to be a case for a contribution towards the
community centre as there is an identified need, following submission of an
application by the Town Council and the site that is being looked is supported by
Local Plan Policy SW7 and LC6, as identified below,
Policy LC6 - Land West of Little Walden Road Saffron Walden
A site west of Little Walden Road, Saffron Walden has been identified to provide a
community centre and playing fields as part of a mixed development scheme as

proposed by Policy SW7.
11.119

Policy SW7 - Land West of Little Walden Road
Land at Little Walden Road identified on the proposals map (5.2ha) is allocated for
a community centre, playing fields and up to 15 units of affordable housing.
Development of the site will be subject to the approval of a Master Plan setting out
location of the various uses and Flood Risk and Traffic Impact Assessments.

11.120

Also, policies LC2-LC4 are considered to be relevant in terms of community
facilities and recreation facilities.

11.121

Policy LC2 - Access to Leisure and Cultural Facilities
Development proposals for sports facilities, arts and leisure buildings, hotel and
tourist facilities, will be required to provide inclusive access to all sections of the
community, regardless of disability, age or gender.

11.122

Policy LC3 - Community Facilities
Community facilities will be permitted on a site outside settlements if all the
following criteria are met:
a) The need for the facility can be demonstrated;
b) The need cannot be met on a site within the boundaries;
c) The site is well related to a settlement.

11.123

Policy LC4 - Provision of Outdoor Sport and Recreational Facilities Beyond
Development limits
The following developments will be permitted:
a) Outdoor sports and recreational facilities, including associated buildings such as
changing rooms and club-houses;
b) Suitable recreational after use of mineral workings.

11.124

In terms of the draft local plan this states “8.12 New residential development will
need to provide formal and informal play space and sports facilities which meet
open space standards and sports facilities (Indoor and outdoor) as set out in the
Sports Strategy. All provision needs to be in an accessible location to the users.”

11.125

Policy INF2 states amongst other things “….Uttlesford District Council has,
working with Sport England, commissioned a Sports Strategy. Development
proposals will take into account the findings of this study and provide new sports
facilities in line with the recommendations from this study. Where the Sports
Strategy identifies a community need which can be met through existing school
and college sports facilities, this will be encouraged. In accordance with the most
up to date Sport Strategy new development will be required to make appropriate
on-site provision or financial contributions to off-site provision of indoor and
outdoor sports facilities. Unless specified in the relevant site allocation policy,
publicly accessible open space or improvement to existing accessible open space
provision will be in accordance with the following standards. Financial support for
the continued maintenance of the facility will be secured by planning obligation.”

11.126

In terms of open space provision the draft plans outlines the following;

11.127

No doubt should planning permission be granted the reserved matters would
identify land for open spaces, LEAPs and LAPs which would address the above
draft policy.

11.128

The draft local plan states “The provision of open space, sports facilities and
playing pitches should be considered in consultation with the local community.”
This is also reflected in the adopted local plan.

11.129

Whilst there is no current policy for sports provision, however, the above is the
direction of travel for the draft local plan and has little but some weight. Based on
the above it would be sensible for some form of contribution to be provided
towards recreation subject to the identified need being demonstrated by the Town
Council and the amount to be agreed.

11.130

Highways
Whilst the highway implication have been discussed above in Section E in terms of
mitigating the proposed development and providing in some areas betterment, the
following proposed works and contributions are proposed;
a) A continuation of the spine road being provided as part of planning
permission UTT/13/3467/OP to provide access to the proposal site;
b) A minimum 3 metre wide footpath/cycleway between Monks Hill and the
proposal site (utilising Uttlesford District Council owned open space);
c) Improvements to aid pedestrians to cross at the Thaxted Road/Peaslands
Road mini roundabout (details shall be agreed with the Local Planning
Authority prior to commencement of the development);
d) Improvements to the Bridleway between Shire Hill and the proposal site
and Footpath between Thaxted Road and the proposal site (details shall be
agreed with the Local Planning Authority prior to commencement of the
development);
e) Pedestrian and cycle signs at key points along the appropriate routes
between the town centre, railway station and proposal site (details shall be
agreed with the Local Planning Authority prior to commencement of the
development);
f) Residential Travel Information Packs in accordance with Essex County
Council guidance.

g) Provision of a spine road, between the spine road being provided as part of
planning permission UTT/13/3467/OP and the proposal site’s southernmost
boundary. Spine road shall have a minimum 6.75 metre wide carriageway,
a minimum 2 metre wide footway on one side, a minimum 3 metre wide
footway/cycleway on the other and a minimum two bus stops, each to
current Essex County Council specification
h) Prior to occupation of the 50th dwelling a bus service shall be provided into
and/or through the proposal site to provide an hourly service off peak and
an enhanced service to the town centre at peak periods (details shall be
agreed with the Local Planning Authority prior to commencement of the
development)

11.131

11.132

Affordable Housing
40% affordable housing would be provided in accordance with Local Plan Policy
H9. 5% wheelchair accessible housing would be sought in the form of bungalows.
This would accordance with the emerging Draft Policy H6.
Education
A payment of an education contribution relating to the number of school places
generated by the application will be paid.
 A contribution of £17,608 per place is required and based demand
generated from the proposal
 In terms of primary school provision £17,105 per place
 In terms of secondary £19,345 per place

11.133

Together with the above an additional 0.9ha of land is proposed to go towards
creating a two form entry primary school in association with land provided under
UTT/13/3467/OP to provide approximately 420 school places. Whilst this is not
strictly in compliance with CIL Regulations 122 this facilitates in mitigating a
cumulative impact upon education.

11.134

This will address the education capacity issues that have been raised.

11.135

11.136

Health
As part of the contribution package which the scheme offers is a financial
contribution of towards healthcare facilities. Based upon 100 dwellings a sum of
£39,422 is required to mitigate the development and in order to make the scheme
sustainable. Using a formula based approach £394.22 per dwelling will be
provided. This accords with the request from NHS.
Travel Plan
Any contribution that the travel plan will make in this regard is likely to be very
modest. Nonetheless, this would need to form part of any S106 Obligation
together with a monitoring fee.

11.137

In view of the above, it is evident that the necessary infrastructure can be provided
to meet the needs of the development, in accordance with Policy GEN6 of the
Local Plan.

J

Other material considerations

11.138

Draft Policy EN12 and EN14 seek the prevention of water contamination. Draft

Policy EN16 seeks for Risk Assessments to be undertaken and submitted as part
of applications and then should planning permission be granted the sites
remediated to reduce the potential of the risk of pollution of controlled waters
including ground water.
11.139

Section 15 of the NPPF seeks the protection and enhancement of the natural and
local environment. It seeks the prevention of pollution of the water environment
and the remediation and mitigation of contaminated land.

11.140

A Phase 1 Contamination survey has been undertaken as part of the application.
It is stated that the risk of contamination from agricultural and neighbouring
activities is considered to be low, and that site specific Construction Environmental
Management Plan (CEMP) should be adhere to. No objection has been raised by
Environmental Health subject to a condition should unforeseen contamination be
discovered during construction

11.141

Affinity Water have highlighted within their response that the site lies within a
defined groundwater protection zone and that any works would need to be
undertaken to British Standards and Best Management Practices. ECC SUDs
have not raised any objections in this respect, however Environmental Health have
sought a condition be imposed to prevent any contamination of watercourses
should planning permission be granted.

11.142

This is in accordance with Policy ENV14 of the adopted Local Plan and Draft
Policies EN12, EN14, and EN16 and the NPPF.

11.143

No objections or concerns have been raised by the Health and Safety Executive or
utility companies, regarding infrastructure and high pressure pipelines. There is
also no aerodrome safeguarding objection.

12.

CONCLUSION

12.1

The Draft Local Plan is still at an early stage and has limited weight. At the present
time the adopted Local Plan policies are still in force. However, the National
Planning Policy Framework (NPPF) is a material planning consideration and this
has a strong presumption in favour of sustainable development. The applicants
have argued that Uttlesford cannot demonstrate an adequate 5 year supply of
housing land. The Council recognises that it has a shortfall, and that it should
consider favourably applications for sustainable residential development which will
make a positive contribution towards meeting housing need. There is a shortfall of
dwellings and as a result the Council re-mains without a deliverable 5 year land
supply. It is important that the Council considers appropriate sites.

12.2

The proposed development will provide an economic, social and environmental
role. The application site and proposal is sustainable and the scheme will further
increase its level of sustainability, particularly through proposed highway
improvements.

12.3

There is not considered to be sufficient lower grade agricultural land available that
sustainably relates to the existing settlement. Therefore the application accords
with Local Plan Policy ENV5.

12.4

Whilst the design is a reserved matter the development is capable of meeting
Essex Design Guide standards, being compatible with its surroundings, providing
ample playspaces, meeting Secure by Design, Part M of the Building Regulations

and is therefore in accordance with Local Plan Policy GEN2.
12.5

The final design, number and size of units would be determined at the reserved
matters stage but it is considered that the application proposes an acceptable level
of affordable housing on the site and is capable of providing an acceptable mix of
dwellings. As such the application complies with Policies H9 and H10 of the Local
Plan.

12.6

Any amenity impact upon existing residents can be mitigated at reserved matters
stage should planning permission be granted. There is negligible to low impact
that would arise from the generation of noise from existing noise sources upon
future residents. No objection was raised by Environmental Health confirming that
no mitigation is required. The development is therefore considered to accord with
Local Plan Policy GEN2 and GEN4, and the NPPF.

12.7

Details of lighting both in terms of ecological, countryside, design and amenity
impact would be assessed at reserved matters stage should planning permission
be approved. This has been confirmed by Environmental Health who has
requested a condition be imposed for details to be submitted for approval. This is
in accordance with Local Plan Policy GEN4 and draft Policy EN18.

12.8

In terms of Air Quality, no objection was raised regarding the methodology used
within the submitted Air Quality Assessment or the information submitted, the
impact of which is stated to be small. A robust assessment of the Air Quality
Assessment has highlighted that “It has been concluded however that “The
potential for adverse impact on the AQMA is too great to approve this proposal
without road network and other mitigation measures. Should other considerations
make a recommendation for approval for the proposal likely, consent should also
be considered for the proposal under UTT/18/0824/OP to allow the delivery of a
road between Thaxted Road and Radwinter Road linking at the boundary of the
two proposal sites, and constructed to Essex Highway specification. An analysis of
the cumulative impact on air quality has been carried out, the findings of which will
be provided under separate documentation, and concludes that routeing of traffic
through the link would offer some air quality benefits to the AQMA. No other
effective traffic management measures are realistic, and whilst measures to
encourage use of low emission vehicles and promote non car travel must be
provided, these alone will not be sufficient to reduce the risk to adverse impact on
air quality to an acceptable level.”

12.9

As a result of the above a cumulative impact assessment has been undertaken in
considering this site and the application for the land to the south. Again, the
findings for these have been outlined in Section 9.6 above. This has concluded
that “The proposed spine road delivers improvement in air quality at some sites
within the AQMA compared to no development. A minor worsening of
concentrations is likely to occur outside the AQMA ,back from the junction of the
spine road and Radwinter Road, close to the care home development approved
under UTT/17/3426/FUL. This is due to potential queuing of re-routed traffic. As
the resultant levels in 2023 are predicted to be 9.6 ugm3 here, against a nitrogen
dioxide air quality objective of 40 ugm3, the impact is negligible. The largest
reduction in concentrations (-0.49 ugm3 ) within the AQMA, is predicted at Thaxted
Road close to Shire Hill.”

12.10

Fundamentally no objection has been raised subject to both schemes being
approved in order to secure the provision of the spine road through both sites and
linking up with the Linden Homes site located to the north, also subject to

conditions. The scheme therefore in this respect in considered to accord with
Policies ENV13 of the adopted Local Plan and Policy EN15 of the emerging Draft
Local Plan, and the NPPF.
12.11

Following thorough assessment from ECC Highways and their appointed Highway
consultants they have not objected to the proposed development subject to
conditions. ECC Highways has stated the following “We are content both planning
applications, if treated as standalone, would not have a severe impact in highway
capacity terms, subject to the mitigation as set out in my recommendations.
However … we would urge you to recommend that both planning applications are
approved thereby providing a link road between Radwinter Road and Thaxted
Road. More technical work could be carried out regarding the likely impact of a link
road however our professional advice, based on many years of experience and
having seen similar situations elsewhere, is that the link road would enable
development related traffic to avoid parts of the existing highway network, in
particular the Radwinter Road/Thaxted Road junction and would likely also bring
benefit to other highway users as well.”

12.12

It has been concluded that based on the cumulative impact from the two schemes
and in order to facilitate the ease of movement between the two sites the provision
of a link road to join the two would also mitigate impact from the surrounding
highway network, particularly to the improvement of the Thaxted Road/Radwinter
Road junctions and the surrounding AQMA. The scheme is therefore considered
to be in accordance with policy subject to conditions and both the applications
being approved.

12.13

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 Draft Local Plan Policy TA3.

12.14

The proposal would provide 40% affordable housing with 5% provision of
wheelchair accessible units in accordance with policy. In terms of local
infrastructure the proposed development would contribute towards education and
healthcare provision. Open space for recreation purposes is proposed to be
offered this would be supported with a financial contribution towards maintenance,
community facilities also highway works on and off site. This is in accordance with
Local Plan Policy GEN6 of the Local Plan.

12.15

An Arboriculture Assessment has been submitted as part of the application. It has
been confirmed that no trees of value would be removed and the loss of low
quality trees would facilitate the provision of pedestrian access within the site.
Nonetheless, this would need to be assessed at reserved matters stage should
planning permission be granted. Based on the above no objection has been
raised by the Landscape Officer, therefore the application is in accordance with
Local Plan Policy GEN7 and S7 in terms of landscaping.

12.16

The ecological assessment submitted as part of the application concluded that the
site is of low ecological value the proposed development would provide
enhancements through SUDs features, strengthened and enhanced landscaping.
No objection has been raised by ECC Ecology, and Natural England subject to
conditions and carrying the mitigation measures identified within the submitted
ecological report. The scheme is therefore in accordance with Policy GEN7 of the
adopted Local Plan, also Draft Local Plan Policy EN7.

12.17

The application site is located in Flood Risk Zone 1 and has a low probability of the

risk of flooding. The scheme would incorporate sustainable drainage systems
through the inclusion of ponds, and underground storage, which will be subject to
reserved matters and conditions should planning permission be granted. No
objection has been raised by ECC SUDs subject to conditions. The scheme
therefore accords with Local Plan Policy GEN3 of the adopted Local Plan and
Policy EN10 of the Draft Local Plan.
12.18

The County Archaeologist has raised no objection to the works and the finds
subject to a condition. This is in accordance with Local Plan Policy ENV4 and the
NPPF.

12.19

No objection has been raised regarding contamination subject to condition should
planning permission be granted. This is considered to accord with Local Plan
Policies ENV14 and ENV12, also Policies EN12, EN14 and EN16 of the Draft
Local Plan.

RECOMMENDATION – CONDITIONAL APPROVAL SUBJECT TO S106 LEGAL
OBLIGATION AND THE JOINT APPROVAL OF UTT/18/0824/OP
(I) The applicant be informed that the committee would be minded to refuse
planning permission for the reasons set out in paragraph (III) unless by the 29 March
2019 the freehold owner enters into a binding obligation to cover the matters set out
below under Section 106 of the Town and Country Planning Act 1990, as amended by
the Planning and Compensation Act 1991, in a form to be prepared by the Head of
Legal Finance, in which case he shall be authorised to conclude such an obligation to
secure the following:
(i)
Submission of Residential travel plan
(ii)
Payment of monies relating to travel plan monitoring
(iii)
Highway Works (as specified in paragraph 11.130 of the main report)
(iv)
Education Contribution
(v)
NHS contribution
(iv)
40% Affordable Housing & 5% to be wheelchair accessible
(vi)
Provision of Open Space
(vii)
Contribution towards the maintenance of open space for 5 years if the land is
to be maintained by Town Council
(viii)
Contribution towards the provision of community facilities in Saffron Walden
(ix)
Pay Councils reasonable costs
(x)
Pay monitoring costs
(II) In the event of such an obligation being made, the Assistant Director Planning
shall be authorised to grant permission subject to the conditions set out below:
(III) If the freehold owner shall fail to enter into such an obligation, the Assistant
Director Planning shall be authorised to refuse permission in his discretion at any
time thereafter for the following reason:
(i)
(ii)
(iii)
(iv)
(v)
(iv)
(vi)
(vii)

Submission of travel plan
Payment of monies relating to travel plan monitoring
Highway works
Education Contribution
NHS contribution
Affordable Housing
Provision of Open Space
Contribution towards the maintenance of open space

(viii) Contribution towards the provision of community facilities in Saffron
Walden

Conditions
1.

Approval of the details of the layout, strategic highway master plan for the spine
road, scale, public open space, landscaping and appearance (hereafter called "the
Reserved Matters") shall be obtained from the Local Planning Authority in writing
before development commences and the development shall be carried out as
approved.
REASON: To comply with the provisions of Article 3 of the Town and Country
Planning (General Development Procedure) Order 1995 and Section 92 of the Town
and Country Planning Act 1990 as amended by Section 51 of the Planning and
Compulsory Purchase Act 2004.

2.

(A)
Application for approval of the Reserved Matters shall be made to the Local
Planning Authority not later than the expiration of 3 years from the date of this
permission.
(B)
The development hereby permitted shall be begun no later than the
expiration of 2 years from the date of approval of the last of the Reserved Matters to
be approved.
REASON: To comply with the provisions of Article 3 of the Town and Country
Planning (General Development Procedure) Order 1995 and Section 92 of the Town
and Country Planning Act 1990 as amended by Section 51 of the Planning and
Compulsory Purchase Act 2004.

3.

Prior to the erection of any individual building or individual phase hereby approved
samples of the materials to be used in the construction of the external surfaces of
the development hereby permitted shall been submitted to and approved in writing
by the Local Planning Authority. Thereafter the development shall be carried out in
accordance with the approved details.
REASON: In the interests of the appearance of the development in accordance with
Policy GEN2 of the Uttlesford Local Plan (adopted 2005).

4.

All hard and soft landscape works shall be carried out in accordance with the
approved details. The works shall be carried out before any part of the development
is occupied or in accordance with the programme agreed with the local planning
authority.
REASON: In the interests of the appearance of the site and area in accordance with
Policies GEN2, GEN7, ENV3 and ENV8 of the Uttlesford Local Plan (adopted
2005).

5.

Prior to the development of any individual building or individual phase hereby
approved a plan indicating the positions, design, materials and type of boundary
treatment to be erected shall be submitted to and approved in writing by the Local
Planning Authority. The boundary treatment(s) shall be completed before the use
hereby permitted individual building or individual phase is commenced.
Development shall thereafter be carried out in accordance with the approved details.

REASON: In the interests of the appearance of the site and area in accordance with
Policy GEN2 of the Uttlesford Local Plan (adopted 2005).
6.

If within a period of 5 years from the date of planting the tree (or any tree planted in
replacement for it) is removed, uprooted, destroyed or dies or becomes, in the
opinion of the local planning authority, seriously damaged or defective, another tree
of the same size and species as that originally planted shall be planted at the same
place within the first planting season following the removal, uprooting, destruction or
death of the original tree unless the local planning authority gives its written consent
to any variation.
REASON: To ensure the suitable provision of landscaping within the site in
accordance with Policies GEN2, GEN7 and ENV8 of the Uttlesford Local Plan
(adopted 2005).

7.

No fixed lighting shall be installed until a detailed lighting scheme has been
submitted to and approved in writing by the Local Planning Authority. The lighting
scheme shall include details of the height of the lighting posts, intensity of the lights
specified in Lux levels), spread of light including approximate spillage to the rear of
the lighting posts or disturbance through glare. The development shall be carried out
in accordance with the approved details.
REASON: To protect the amenity of neighbouring residents, in accordance with
Policy GEN2 and GEN4 of the Uttlesford Local Plan (adopted 2005) and the NPPF.

8.

Prior to the commencement of any individual building or individual phase hereby
approved, including any ground works or demolition, a detailed construction
environmental management plan shall be submitted to and approved in writing by
the Local Planning Authority, and the plan shall include the following:
•
The construction programme and phasing
•
Hours of operation, delivery and storage of plant and materials used in
constructing the development
•
Parking of site operatives and visitors and loading arrangements of plant and
materials
•
Details of hoarding
•
Management of traffic to reduce congestion
•
Control of dust and dirt on the public highway
•
Arrangements for monitoring levels of dust emitted during the construction
phase
•
Details of consultation and complaint management with local businesses and
neighbours
•
Waste management proposals
•
Mechanisms to deal with environmental impacts such as noise, air quality,
light and odour.
•
wheel and underbody washing facilities
The development shall thereafter be implemented in accordance with the approved
details.
REASON: In the interests of highway safety and the control of environmental
impacts, in accordance with policy GEN2, GEN1, GEN8, ENV13, ENV14 and GEN4
of the Uttlesford Local Plan (adopted 2005) and the NPPF. Also, to ensure that onstreet parking of these vehicles in the adjoining streets does not occur and to ensure
that loose materials and spoil are not brought out onto the highway in the interests
of highway safety and Policy DM1 of the Highway Authority’s Development

Management Policies February 2011.
9.

The parking provision shall be in accordance with those standards set down within
Essex County Council’s Parking Standards Design and Good Practice, September
2009 and Uttlesford Local Residential Parking Standards February 2013.
REASON: To ensure that appropriate parking is provided in the interests of highway
safety and efficiency in accordance with policy DM8 of the Development Management Policies as adopted as County Council Supplementary Guidance in February
2011 and in accordance with Policy GEN8 of the Uttlesford Local Plan (adopted
2005).

10.

5% of the dwellings approved by this permission shall be built to Category 3
(wheelchair user) housing M4(3)(2)(a) wheelchair adaptable. The remaining
dwellings approved by this permission shall be built to Category 2: Accessible and
adaptable dwellings M4(2) of the Building Regulations 2010 Approved Document M,
Volume 1 2015 edition.
REASON: To ensure compliance with Policy GEN2 (c) of the Uttlesford Local Plan
2005 and the subsequent SPD on Accessible Homes and Playspace.

11.

No development shall commence until a foul water strategy has been submitted to
and approved in writing by the Local Planning Authority. No dwellings shall be
occupied until the works have been carried out in accordance with the foul water
strategy so approved unless otherwise approved in writing by the Local Planning
Authority.
REASON: To prevent environmental and amenity problems arising from flooding.
This is in accordance with Policy GEN3 of the Uttlesford Local Plan and the NPPF.

12.

No works shall take place until a detailed surface water drainage scheme for the
site, based on sustainable drainage principles and an assessment of the
hydrological and hydro geological context of the development, has been submitted
to and approved in writing by the local planning authority. The scheme should
include but not be limited to:
• Infiltration and groundwater testing in line with BRE 365. If infiltration is
demonstrated to be unviable, discharge rates should be limited to 4l/s from the site
for all storm events up to an including the 1 in 100 year rate plus 40% allowance for
climate change. This is subject to demonstrating that there is suitable permission in
place to discharge at this rate into the development to the north and discharging
surface water to any particular outfalls is following the natural drainage regime and
is not increasing flood risk off site.
• Provide sufficient storage to ensure no off site flooding as a result of the
development during all storm events up to and including the 1 in 100 year plus 40%
climate change event. Provision in storage should also be made for the effect of
urban creep and have a suitable half-drain time.
• Final modelling and calculations for all areas of the drainage system.
• The appropriate level of treatment for all runoff leaving the site, in line with the
CIRIA SuDS Manual C753.
• Detailed engineering drawings of each component of the drainage scheme.
• A final drainage plan which details exceedance and conveyance routes, FFL and
ground levels, and location and sizing of any drainage features.
• A written report summarising the final strategy
The scheme shall subsequently be implemented prior to occupation.

Reason
• To prevent flooding by ensuring the satisfactory storage of/disposal of surface
water from the site.
• To ensure the effective operation of SuDS features over the lifetime of the
development.
• To provide mitigation of any environmental harm which may be caused to the local
water environment
• Failure to provide the above required information before commencement of works
may result in a system being installed that is not sufficient to deal with surface water
occurring during rainfall events and may lead to increased flood risk and pollution
hazard from the site.
REASON: The National Planning Policy Framework paragraph 103 and paragraph
109 state that local planning authorities should ensure development does not
increase flood risk elsewhere and does not contribute to water pollution.
Construction may lead to excess water being discharged from the site. If dewatering
takes place to allow for construction to take place below groundwater level, this will
cause additional water to be discharged. Furthermore the removal of topsoils during
construction may limit the ability of the site to intercept rainfall and may lead to
increased runoff rates. To mitigate increased flood risk to the surrounding area
during construction there needs to be satisfactory storage of/disposal of surface
water and groundwater which needs to be agreed before commencement of the
development. Construction may also lead to polluted water being allowed to leave
the site. Methods for preventing or mitigating this should be proposed. This is in
accordance with Policy GEN3 of the Uttlesford Local Plan and the NPPF.
13.

No works shall take place until a scheme to minimise the risk of offsite flooding
caused by surface water run-off and groundwater during construction works and
prevent pollution has been submitted to, and approved in writing by, the local
planning authority. The scheme shall subsequently be implemented as approved.
REASON: The National Planning Policy Framework paragraph 103 and paragraph
109 state that local planning authorities should ensure development does not
increase flood risk elsewhere and does not contribute to water pollution.
Construction may lead to excess water being discharged from the site. If dewatering
takes place to allow for construction to take place below groundwater level, this will
cause additional water to be discharged. Furthermore the removal of topsoils during
construction may limit the ability of the site to intercept rainfall and may lead to
increased runoff rates. To mitigate increased flood risk to the surrounding area
during construction there needs to be satisfactory storage of/disposal of surface
water and groundwater which needs to be agreed before commencement of the
development. Construction may also lead to polluted water being allowed to leave
the site. Methods for preventing or mitigating this should be proposed. This is in
accordance with Policy GEN3 of the Uttlesford Local Plan and the NPPF.

14.

No works shall take place until a Maintenance Plan detailing the maintenance
arrangements including who is responsible for different elements of the surface
water drainage system and the maintenance activities/frequencies, has been
submitted to and agreed, in writing, by the Local Planning Authority. Should any
part be maintainable by a maintenance company, details of long term funding
arrangements should be provided.
REASON: To ensure appropriate maintenance arrangements are put in place to
enable the surface water drainage system to function as intended to ensure
mitigation against flood risk.

Failure to provide the above required information before commencement of works
may result in the installation of a system that is not properly maintained and may
increase flood risk or pollution hazard from the site. This is in accordance with Policy
GEN3 of the Uttlesford Local Plan and the NPPF.
15.

The applicant or any successor in title must maintain yearly logs of maintenance
which should be carried out in accordance with any approved Maintenance Plan.
These must be available for inspection upon a request by the Local Planning
Authority.
REASON: To ensure the SuDS are maintained for the lifetime of the development
as outlined in any approved Maintenance Plan so that they continue to function as
intended to ensure mitigation against flood risk. This is in accordance with Policy
GEN3 of the Uttlesford Local Plan and the NPPF.

16.

No development or preliminary groundworks can commence until a programme of
archaeological trial trenching has been secured and undertaken in accordance with
a written scheme of investigation which has been submitted by the applicant, and
approved by the planning authority.
REASON: The Historic Environment Record and the desk top study submitted with
the application indicate that the proposed development lies within a potentially
sensitive area of heritage assets. Immediately to the south of the application area
geophysical survey has identified the site of probable burial mounds (EHER 48520).
The size and shape of the features indicate these probably relate to Bronze Age
burial sites. Field walking of the adjacent development area to the south has also
identified quantities of post medieval tile to the south has also identified quantities of
post medieval tile indicating a potential settlement area. A programme of
archaeological investigation of all areas of proposed ground disturbance will be
required to fully assess the surviving heritage assets on the site. This is in
accordance with Policy ENV4 of the Uttlesford Local Plan (adopted 2005).

17.

A mitigation strategy detailing the excavation/preservation strategy shall be
submitted to the local planning authority following the completion of this work and
before any reserved matters are agreed.
REASON: The Historic Environment Record and the desk top study submitted with
the application indicate that the proposed development lies within a potentially
sensitive area of heritage assets. Immediately to the south of the application area
geophysical survey has identified the site of probable burial mounds (EHER 48520).
The size and shape of the features indicate these probably relate to Bronze Age
burial sites. Field walking of the adjacent development area to the south has also
identified quantities of post medieval tile to the south has also identified quantities of
post medieval tile indicating a potential settlement area. A programme of
archaeological investigation of all areas of proposed ground disturbance will be
required to fully assess the surviving heritage assets on the site. This is in
accordance with Policy ENV4 of the Uttlesford Local Plan (adopted 2005).

18.

No development or preliminary groundworks can commence on those areas
containing archaeological deposits until the satisfactory completion of fieldwork, as
detailed in the mitigation strategy, and which has been signed off by the local
planning authority through its historic environment advisors.
REASON: The Historic Environment Record and the desk top study submitted with
the application indicate that the proposed development lies within a potentially

sensitive area of heritage assets. Immediately to the south of the application area
geophysical survey has identified the site of probable burial mounds (EHER 48520).
The size and shape of the features indicate these probably relate to Bronze Age
burial sites. Field walking of the adjacent development area to the south has also
identified quantities of post medieval tile to the south has also identified quantities of
post medieval tile indicating a potential settlement area. A programme of
archaeological investigation of all areas of proposed ground disturbance will be
required to fully assess the surviving heritage assets on the site. This is in
accordance with Policy ENV4 of the Uttlesford Local Plan (adopted 2005).
19.

The developer shall submit to the local planning authority a post-excavation
assessment (to be submitted within three months of the completion of fieldwork,
unless otherwise agreed in advance with the Planning Authority). This will result in
the completion of post-excavation analysis, preparation of a full site archive and
report ready for deposition at the local museum, and submission of a publication
report.
REASON: The Historic Environment Record and the desk top study submitted with
the application indicate that the proposed development lies within a potentially
sensitive area of heritage assets. Immediately to the south of the application area
geophysical survey has identified the site of probable burial mounds (EHER 48520).
The size and shape of the features indicate these probably relate to Bronze Age
burial sites. Field walking of the adjacent development area to the south has also
identified quantities of post medieval tile to the south has also identified quantities of
post medieval tile indicating a potential settlement area. A programme of
archaeological investigation of all areas of proposed ground disturbance will be
required to fully assess the surviving heritage assets on the site. This is in
accordance with Policy ENV4 of the Uttlesford Local Plan (adopted 2005).

20.

A biodiversity mitigation and enhancement strategy shall be submitted and
approved in writing by the local planning authority and implemented in full. This
should include a method statement to deliver all the ecological mitigation measures
and/or works detailed in the Ecological Appraisal, Aspect Ecology (September 2017)
plus suitable enhancement measures suggested, including the provision of swift
nest boxes. This should also include a plan of how and where the loss of hedgerows
and woodlands will be compensated and managed under LEMP.
REASON: To ensure all protected and priority species constraints are dealt with in a
lawful manner, in accordance with Policy GEN7 of the Uttlesford Local Plan
(adopted 2005) and the National Planning Policy Framework.

21.

A farmland bird mitigation strategy shall be submitted for approval in writing by the
local planning authority and implemented in full to mitigate the loss of nesting
habitat.
REASON: To allow the LPA to discharge its duties under s40 of the NERC Act 2006
(Priority habitats & species) and in accordance with Policy GEN7 of the Uttlesford
Local Plan (adopted 2005) and the National Planning Policy Framework.

22.

Prior to occupation, a lighting design scheme for biodiversity shall be submitted to
and approved in writing by the local planning authority. The scheme shall identify
those features on site that are particularly sensitive for bats and that are likely to
cause disturbance along important routes used for foraging; and show how and
where external lighting will be installed (through the provision of appropriate lighting
contour plans and technical specifications) so that it can be clearly demonstrated

that areas to be lit will not disturb or prevent bats using their territory.
The lighting scheme shall include details of the height of the lighting posts, intensity
of the lights (specified in Lux levels), spread of light including approximate spillage
to the rear of the lighting posts or disturbance through glare.
All external lighting shall be installed in accordance with the specifications and
locations set out in the scheme and maintained thereafter in accordance with the
scheme. Under no circumstances should any other external lighting be installed
without prior consent from the local planning authority.
REASON: To allow the LPA to discharge its duties under s40 of the NERC Act 2006
(Priority habitats & species) and in accordance with Policy GEN7 of the Uttlesford
Local Plan (adopted 2005) and the National Planning Policy Framework. Also, to
protect the amenity of neighbouring residents, in accordance with Policy GEN2 and
GEN4 of the Uttlesford Local Plan (adopted 2005) and the NPPF.
23.

3 months after commencement, a landscape and ecological management plan
(LEMP) shall be submitted to, and be approved in writing by, the local planning
authority prior occupation of the development. The content of the LEMP shall
include the following.
a)
Description and evaluation of features to be managed.
b)
Ecological trends and constraints on site that might influence management.
c)
Aims and objectives of management.
d)
Appropriate management options for achieving aims and objectives.
e)
Prescriptions for management actions.
f)
Preparation of a work schedule (including an annual work plan capable of
being rolled forward over a five-year period).
g)
Details of the body or organization responsible for implementation of the
plan.
h)
Ongoing monitoring and remedial measures.
The LEMP shall also include details of the legal and funding mechanism(s) by which
the long-term implementation of the plan will be secured by the developer with the
management body(ies) responsible for its delivery. The plan shall also set out
(where the results from monitoring show that conservation aims and objectives of
the LEMP are not being met) how contingencies and/or remedial action will be
identified, agreed and implemented so that the development still delivers the fully
functioning biodiversity objectives of the originally approved scheme. The approved
plan will be implemented in accordance with the approved details.
REASON: To conserve and enhance Protected and Priority species and allow the
LPA to discharge its duties under the UK Habitats Regulations, the Wildlife &
Countryside Act 1981 as amended and s40 of the NERC Act 2006 and s17 Crime &
Disorder Act 1998. In accordance with Policy GEN7 of the Uttlesford Local Plan
(adopted 2005) and the National Planning Policy Framework.

24.

All dwellings with garages/car ports shall be provided with vehicle electric charging
points. 20% of parking bays shall be provided with EV charging points, with
additional 40% having capacity for future conversion. All points shall be fully wired
and connected, ready to use before first occupation of the site and retained
thereafter.
REASON: This will facilitate sustainable modes of transport in a development that
will impact on an Air Quality Management Area and in accordance with the National

Planning Policy Framework (para35) that 'Plans should protect and exploit
opportunities for the use of sustainable transport modes for the movement of goods
or people. Therefore, developments should be located and designed where practical
to […] incorporate facilities for charging plug-in and other ultra-low emission
vehicles'. This is in accordance with Policies GEN1 and ENV13 of the Uttlesford
Local Plan (adopted 2005).
25.

Before the commencement of development, details of the provision of pedestrian
and cycle access on to Monks Hill, to consist of a shared usefootway/cycleway 3.5m
wide, shall be submitted to and approved in writing by the Local Planning Authority,
in consultation with the Highway Authority, and thereafter implemented in
accordance with the approved details.
REASON: In the interest of improve permeability and reducing car journeys. In
accordance with Policies GEN1 and ENV13 of the Uttlesford Local Plan (adopted
2005) and the NPPF.

26.

All domestic boilers provided at dwellings shall incorporate best available
technology to reduce nitrogen dioxide emissions. Details of the boilers shall be
submitted to the Local Planning Authority prior to installation.
REASON: To facilitate in reducing the impact upon air quality and the Air Quality
Management Area and in accordance with the National Planning Policy Framework
and Policy ENV13 of the Uttlesford Local Plan (adopted 2005).

27.

Prior to the commencement of any development, a scheme for the provision and
implementation of water pollution control shall be submitted and agreed in writing
with the Local Authority. The development hereby permitted shall be constructed
and completed in accordance with the approved plans/specifications.
REASON: To ensure that the proposed development does not cause pollution of
controlled waters and that the development complies with approved details in the
interests of controlled waters, in accordance with Policy ENV12 and ENV14 of the
Uttlesford Local Plan (adopted 2005).
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