Braintree

District Councill

PLANNING COMMITTEE
AGENDA

Tuesday, 11 April 2017 at 07:15 PM

Council Chamber, Braintree District Council, Causeway House, Bocking
End, Braintree, CM7 9HB

THIS MEETING IS OPEN TO THE PUBLIC
(Please note this meeting will be webcast and audio recorded)
www.braintree.gov.uk

Members of the Planning Committee are requested to attend this meeting to transact
the business set out in the Agenda.

Membership:-

Councillor K Bowers Councillor Lady Newton

Councillor Mrs L Bowers-Flint Councillor J O'Reilly-Cicconi (Vice Chairman)
Councillor T Cunningham Councillor Mrs | Parker

Councillor P Horner Councillor Mrs W Scattergood (Chairman)
Councillor H Johnson Councillor P Schwier

Councillor S Kirby Councillor Mrs G Spray

Councillor D Mann

Members unable to attend the meeting are requested to forward their apologies for absence
to the Governance and Members Team on 01376 552525 or email
governance@braintree.gov.uk by 3pm on the day of the meeting.

N BEACH
Chief Executive
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INFORMATION FOR MEMBERS - DECLARATIONS OF INTERESTS

Declarations of Disclosable Pecuniary Interest (DPI), Other Pecuniary Interest
(OPI) or Non- Pecuniary Interest (NPI)

Any member with a DPI, OPI or NPI must declare the nature of their interest in
accordance with the Code of Conduct. Members must not participate in any
discussion of the matter in which they have declared a DPI or OPI or participate in any
vote, or further vote, taken on the matter at the meeting. In addition, the Member
must withdraw from the Chamber where the meeting considering the business is
being held unless the Member has received a dispensation from the Monitoring
Officer.

Public Question Time — Registration and Speaking on a Planning Application/Agenda
Item

Anyone wishing to speak are requested to register by contacting the Governance and
Members Team on 01376 552525 or email governance@braintree.gov.uk no later than 2
working days prior to the meeting. The Council reserves the right to decline any requests to
register to speak if they are received after this time.

Registered speakers will be invited to speak immediately prior to the relevant
application/item. Registered speakers wishing to address the Committee on non-Agenda
items will be invited to speak at Public Question Time. All registered speakers will have 3
minutes each to make a statement.

The order in which registered speakers will be invited to speak is: members of the public,
Parish Councils/County Councillors/District Councillors, Applicant/Agent.

The Chairman of the Planning Committee has discretion to extend the time allocated to
registered speakers and the order in which they may speak.

Documents: There is limited availability of printed Agendas at the meeting. Agendas,
Reports and Minutes can be accessed via www.braintree.gov.uk

WiFi: Public Wi-Fi (called BDC Visitor) is available in the Council Chamber; users are
required to register when connecting.

Health and Safety: Anyone attending meetings are asked to make themselves aware of
the nearest available fire exit. In the event of an alarm you must evacuate the building
immediately and follow all instructions provided by staff. You will be directed to the nearest
designated assembly point until it is safe to return to the building.

Mobile Phones: Please ensure that your mobile phone is switched to silent during the
meeting in order to prevent disturbances.

Webcast and Audio Recording: Please note that this meeting will be webcast and
audio recorded. You can view webcasts for up to 6 months after the meeting using this link:
http://braintree.public-i.tv/core/portal/home

We welcome comments to make our services as efficient and effective as possible. If you
have any suggestions regarding the meeting you have attended, you can send these to
governance@braintree.gov.uk
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PUBLIC SESSION Page

1

5a

5b

5c

5d

5e

5f

Apologies for Absence

Declarations of Interest

To declare the existence and nature of any Disclosable Pecuniary
Interest, other Pecuniary Interest, or Non-Pecuniary Interest
relating to ltems on the Agenda having regard to the Code of
Conduct for Members and having taken appropriate advice where
necessary before the meeting.

Minutes of the Previous Meeting
To approve as a correct record the Minutes of the meeting of the
Planning Committee held on 28th March 2017 (copy to follow).

Public Question Time
(See paragraph above)

Planning Applications
To consider the following planning applications. There are
no minor applications listed under Part B for determination.

PART A
Planning Applications:-

Application No. 16 00655 FUL - Land adjacent to 2 Toldish 5-14
Hall Cottages, Toldish Hall Road, GREAT MAPLESTEAD

Application No. 16 01653 OUT - Land East of Boars Tye 15 -52
Road, SILVER END

Application No. 16 02095 FUL - Land North of A131, 53-74
Seybourne Park, Avenue East, Skyline 120, GREAT NOTLEY

Application No. 17 00026 FUL - Land at Cobbs Fenn, SIBLE 75-94
HEDINGHAM

Application No. 17 00102 VAR - The Oast House, Codham 95 -104
Little Park Drive, WETHERSFIELD

Application No. 17 00103 VAR - The Oast House, Codham 105 -118
Little Park Drive, WETHERSFIELD

Page 3 of 127



59

Application No. 17 00196 FUL - Land adjacent to Kingsmead,

School Road, WICKHAM ST PAUL

PART B
Minor Planning Applications:- There are none.

Urgent Business - Public Session

To consider any matter which, in the opinion of the Chairman,
should be considered in public by reason of special
circumstances (to be specified) as a matter of urgency.

Exclusion of the Public and Press

To agree the exclusion of the public and press for the
consideration of any Items for the reasons set out in Part 1 of
Schedule 12(A) of the Local Government Act 1972.

At the time of compiling this Agenda there were none.

PRIVATE SESSION

8

Urgent Business - Private Session

To consider any matter which, in the opinion of the Chairman,
should be considered in private by reason of special
circumstances (to be specified) as a matter of urgency.
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AGENDA ITEM NUMBER 5a

PART A
APPLICATION  16/00655/FUL DATE 05.05.16
NO: VALID:

APPLICANT: Mr S Boreham

116 Nunnery Street, Castle Hedingham, Halstead, Essex,
CO9 3DR

AGENT: Mr P Dodds

Westmount Property Services, Burrowdown, Church Street,
Gestingthorpe, Halstead, Essex, CO9 3AZ

DESCRIPTION: Proposed detached dwelling with garage
LOCATION: Land Adjacent To 2 Toldish Hall Cottages, Toldish Hall

Road, Great Maplestead, Essex

For more information about this Application please contact:
Mr Sam Trafford on:- 01376 551414 Ext. 2520
or by e-mail to: sam.trafford@braintree.gov.uk

16/00655/FUL TL8133 Grid Ref: (E) 581246 (N) 233943

_ |

|

Toldis hall

Lh =
[yl ':3-
|
|
"Reproduced from the Ordnance Surveymapping with the permission o fthe Controller o fher Majesty's Setioneny O fioe ® Crown Copyright
Unawthorised reprodwction infringes Crown Copyight and may lead o prose cutions. or dvil procesdings.” Braintree District Cowncil O/ Licenoe No. LA 10001 8450, 2017,
I T
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SITE HISTORY

88/02487/P Erection Of Dwellinghouse  Refused 20.01.89
then
dismissed
on appeal
90/01373/PFHN Stationing Of Mobile Home  Granted 23.10.90
For Temporary Residential
Use

POLICY CONSIDERATIONS

Currently the Council’s development plan consists of the Braintree District
Local Plan Review (2005) and the Core Strategy (2011).

The Council is currently working on a Draft Local Plan, which was approved
by the Council unanimously for consultation on the 20™ June 2016 and was
the subject of public consultation between the 27" June and 19™ August
2016.

In accordance with paragraph 216 of the NPPF, from the day of publication
the Council can give weight to the emerging Draft Local Plan and the weight
that can be given is related to:

“The stage of preparation of the emerging plan (the more advanced the
preparation, the greater the weight that may be given);

The extent to which there are unresolved objections to relevant policies (the
less significant the unresolved objections, the greater the weight that may be
given) and;

The degree of consistency of the relevant policies in the emerging plan to the
policies in this Framework (the closer the policies in the emerging plan to the
policies in the Framework, the greater the weight that may be given)”.

Accordingly the Council can currently afford some weight to the emerging
Draft Local Plan 2016.

It should also be noted that the Council was previously working on a Site
Allocation and Development Management Plan (the ADMP). This plan was
subject to extensive public consultation in 2013 and 2014. The ADMP was not
however submitted to the Planning Inspectorate, due to the decision to begin
work on a new Local Plan, to take into account the most up to date
Government guidance. However parts of the ADMP have been rolled forward
into the Draft Local Plan.

It is therefore considered that it would be consistent with the provisions in
paragraph 216 of the NPPF, to afford more weight in decision making to the
parts of the Draft Local Plan which have been rolled forward from the ADMP,
due to the more advanced stage reached by those elements.
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National Planning Guidance

National Planning Policy Framework (NPPF)
National Planning Practice Guidance (NPPG)

Braintree District Local Development Framework Core Strategy

CS8 Natural Environment and Biodiversity
CS9 Built and Historic Environment

Braintree District Local Plan Review

RLP2 Town Development Boundaries and Village Envelopes
RLP3 Development within Town Development Boundaries and Village
Envelopes

RLP9 Design and Layout of Housing and Mixed Use Areas
RLP10 Residential Density

RLP56  Vehicle Parking

RLP74  Provision of Space for Recycling

RLP90  Layout and Design of Development

Braintree District Draft Local Plan

SP1 Presumption in Favour of Sustainable Development
SP2 Meeting Housing Needs
SP5 Place Shaping Principle

LPP28  Housing Type and Density

LPP37 Parking Provision

LPP42  Built and Historic Environment
LPP46 Layout and Design of Development
LPP68  External Lighting

Other Guidance

Essex Design Guide 2005
Essex Parking Standards 2009
Great Maplestead Village Design Statement

INTRODUCTION / REASON FOR APPLICATION BEING CONSIDERED AT
COMMITTEE

This application is being taken to the Planning Committee, as Great
Maplestead Parish Council has objected to the proposals, contrary to officer
recommendation.
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SITE DESCRIPTION

Land Adj. 2 Toldish Hall Cottages is a plot of land located off Toldish Hall
Road, adjacent to an existing row of dwellinghouses. The plot is currently
used by 2 Toldish Hall Cottages as residential amenity space. The
dwellinghouse benefits from a particularly large garden; something which is
unique on this side of the road. The site is located half within and half outside
the village envelope of Toldish Hall Road. The existing dwelling is located
within the village envelope, and half of the garden to the side is also within.
Adjacent to the site is open countryside, and opposite the site is the junction
of Lucking Street and Toldish Hall Road.

On the other side of the road there is a row of dwellinghouses, which don’t
have a particularly strong relationship with the row of dwellings which include
the application site.

PROPOSAL

The proposals include the erection of a single new dwelling. The dwelling
would be two storey, set back from the road and include a garage. There
would also be a new access off of Toldish Hall Road. The new dwelling would
be located within the village envelope, and the garden area which would serve
the new dwelling would be outside the village envelope.

CONSULTATIONS

Essex Highways — Following revisions to the proposals, no objections are
raised by the Highway Authority.

Fire & Rescue — No Objections.

Drainage Engineers — No Objections.

REPRESENTATIONS

Great Maplestead Parish Council — Object as application is outside of village
envelope.

REPORT

Principle of Development

Paragraph 49 of the National Planning Policy Framework states “housing
applications should be considered in the context of the presumption in favour
of sustainable development”, and favour residential development in
sustainable locations where there is an identified need for additional housing;
for example within existing towns and villages. Policy RLP3 of the Braintree
District Local Plan permits new residential development within village
envelopes and town development boundaries where it satisfies amenity,
design, environmental and highway criteria and where it can take place
without material detriment to the existing character of the settlement. Policy
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LPP 28 of the Braintree District Draft Local plan states development should
seek to create sustainable, inclusive and mixed communities through
providing a mix of house types and size at an appropriate density for the area,
which reflects local need.

Part of the objection raised by Great Maplestead Parish Council relates to the
extension of the village envelope. It is noted and respected that when the
Great Maplestead Village Design Statement was produced, the residents of
Great Maplestead decided to retain the village envelope of this area in its
current form. This application does not propose to extend the village
envelope; the proposed dwelling would sit within the envelope, as detailed on
the submitted block plan. Therefore whilst this point is taken on board, it is
considered that the proposal is acceptable in this regard.

Taking this into account, it is considered that the principle of the proposed
development is considered acceptable.

Design, Appearance and Layout

The NPPF states that new development should seek to improve “streetscapes
and buildings to create attractive and comfortable places” by using design
which reflects “local character and history, and reflect the identity of local
surroundings and materials”, thereby resulting in a form of development which
is “visually attractive as a result of good architecture and appropriate
landscaping.” In addition to this, policy RLP90 of the Braintree District Local
Plan Review and Policy LPP 46 of the Braintree District Draft Local Plan
require designs to recognise and reflect local distinctiveness in terms of scale,
density, height and massing of buildings, and be sensitive to the need to
conserve local features of architectural and historic importance, and also to
ensure development affecting the public realm shall be of a high standard of
design and materials, and use appropriate landscaping.

The proposed dwelling would take a traditional form, two storeys in height with
a front facing dormer. The submitted street scene elevation shows that it
would mirror a similarly designed dwellinghouse on the other side of the 1 & 2
Toldish Hall Cottages. There would be a rooflight element in the rear facing
roof plane which would look less than attractive; however it would not be
visible in the street scene and would therefore not warrant a refusal.

The proposed dwelling would benefit from a private amenity space of
approximately 280mz2; well in excess of the required 100m2. The existing
dwelling would retain a garden of approximately 275mz2. Both spaces would be
private and useable.

Taking the above into account, it is considered that the proposals are
acceptable in terms of design and appearance.

Page 9 of 127



Impact on Neighbour Amenity

The NPPF states that new development should “always seek to secure high
guality design and a good standard of amenity for all existing and future
occupants of land and buildings”. RLP90 from the Braintree District Local Plan
Review allows for new development where there would be “no unacceptable
or undue impact” on neighbouring residential amenities by way of loss of
“privacy, overshadowing, loss of light or overbearing impact.”

The proposed new dwelling would be located adjacent to a dwelling on one
side. On the side that faces it, the proposed house would contain no windows.
The dwelling would be set back slightly from No. 2, so the windows on the
rear elevation wouldn’t overlook their rear garden. It is considered that the
proposal would result in no unacceptable overlooking.

There would be a sufficient amount of separation between the existing and
proposed dwellings which would prevent any overbearing impacts from
occurring.

It is considered that the proposal would result in no unacceptable impact on
neighbouring residential amenities due to its siting, orientation and window
positions.

Highway Issues

Parking

The Council refers to the latest adopted version of Essex Parking Standards
Design and Good Practise (2009) Supplementary Planning Guidance, which
requires new residential dwellinghouses of two or more bedrooms to benefit
from a minimum of two car parking spaces. The standards specify that parking
spaces shall measure at least 5.5 metres x 2.9 metres.

The submitted plans indicate that the proposed dwelling would benefit from
two parking spaces (in tandem layout) of adequate sizings. Further to the rear
of the parking spaces is proposed a single garage, which would also conform
to the required 3m x 7m in the Essex Parking Standards.

The existing dwelling currently has parking at the front, which would not be
affected by the proposals.

Access

The proposal includes the provision of a new access off of Toldish Hall Road
to serve the new dwelling. Initially, the access was adjacent to the existing
access for 2 Toldish Hall Cottages. The Highway Authority objected to the
access as it could not be demonstrated that the necessary visibility splays
could be achieved. The plans were subject to a number of revisions and a
speed survey carried out. Following this and feedback from the Highway
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Authority, the access was moved 5 metres to the east and a drawing prepared
which shows 2.0 metres x 46.1 metres in one direction and 2.0 metres x 43.0
metres in the other.

Following re-consultation, the Highway Authority has rescinded their objection
subject to a number of conditions.

The existing access to no. 2 Toldish Hall Cottage will not be altered as part of
this application.

Therefore the proposals are considered acceptable from a highway safety
perspective.

CONCLUSION

Officers consider that the proposal, for a new residential dwellinghouse which
would be located within an existing village envelope, would be acceptable.
The dwelling would be of acceptable design and the standard of living would
be acceptable. It would not have an unacceptable impact on neighbours and it
would include a new access which Essex Highways have found to be
acceptable subject to a number of conditions.

It is recommended that the application should be granted for the reasons
given above.

RECOMMENDATION

It is RECOMMENDED that the following decision be made:
Application GRANTED subject to the following conditions and reasons and in
accordance with approved plans:-

APPROVED PLANS

Location Plan Plan Ref: WPS/2TC/2A
Proposed Plans Plan Ref: WPS/2TC/2 REV. B
Visibility Splays Plan Ref: 1333/D/01 REV. C

1 The development hereby permitted shall begin not later than three years
from the date of this decision.

Reason
This Condition is imposed pursuant to Section 91 of the Town and
Country Planning Act 1990.

2 The development hereby permitted shall be carried out in accordance with
the approved plans listed above.

Reason
For the avoidance of doubt and in the interests of proper planning.
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3 Construction of any buildings shall not be commenced until samples of the
materials to be used on the external surfaces have been submitted to and
approved in writing by the local planning authority. The development shall
be implemented in accordance with the approved samples.

Reason
To conform with the pattern of the existing development in the locality.

4  Prior to the occupation of the development hereby approved a scheme of
landscaping shall be submitted to and approved in writing by the local
planning authority. The scheme shall incorporate a detailed specification
including plant/tree types and sizes, plant numbers and distances, soil
specification, seeding and turfing treatment, colour and type of material for
all hard surface areas and method of laying where appropriate.

All areas of hardstanding shall be constructed using porous materials laid
on a permeable base unless otherwise agreed in writing by the local
planning authority.

All planting, seeding or turfing contained in the approved details of the
landscaping scheme shall be carried out in the first planting and seeding
seasons after the commencement of the development unless otherwise
previously agreed in writing by the local planning authority.

All hard surface areas agreed as part of the scheme shall be carried out
before the first occupation of the buildings or upon the completion of the
development whichever is the earlier.

Any trees or plants which die, are removed, or become seriously
damaged, or diseased within a period of 5 years from the completion of
the development shall be replaced in the next planting season with others
of a similar size and species unless the local planning authority gives
written consent to any variation.

Reason
To enhance the appearance of the development and in the interests of
amenity and privacy.

5 Prior to first occupation of the development hereby approved details of all
gates / fences / walls or other means of enclosure shall be submitted to
and approved in writing by the local planning authority. The details shall
include position, design, height and materials of the enclosures. The
enclosures as approved shall be provided prior to the occupation of the
development hereby approved and shall be permanently maintained as
such.

Reason

To enhance the appearance of the development and in the interests of
visual amenity and privacy.
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6 Prior to occupation of the development, the access at its centre line shall
be provided with clear to ground visibility splays with dimensions of 43 (to
centre line of carriageway) x 2 x 43 (to nearside edge of carriageway)
metres. Such vehicular visibility splays shall be provided before the
access is first used by vehicular traffic and retained free of any obstruction
at all times.

Reason
To provide adequate inter-visibility between the pedestrians and users of
the access and the existing public highway for the safety and convenience
of users of the highway and of the access.

7 No unbound material shall be used in the surface finish of the driveway
within 6 metres of the highway boundary of the site.

Reason
To avoid displacement of loose material onto the highway in the interests
of highway safety.

8 Prior to commencement/occupation of the development details shall be
approved in writing by the Local Planning Authority showing the means to
prevent the discharge of surface water from the development onto the
highway. The approved scheme shall be carried out in its entirety before
the access is first used and shall be retained at all times.

Reason
To prevent hazards caused by flowing water or ice on the highway.

9 No piling shall be undertaken on the site in connection with the
construction of the development until a system of piling and resultant
noise and vibration levels has been submitted to and agreed in writing by
the Local Planning Authority and shall be adhered to throughout the
construction process.

Reason
To protect the amenities of the occupiers of nearby residential properties
and the surrounding area.

10 No burning of refuse, waste materials or vegetation shall be undertaken in
connection with the site clearance or construction of the development.

Reason
To protect the amenities of the occupiers of nearby residential properties
and the surrounding area.

11 No site clearance, demolition or construction work shall take place on the

site, including starting of machinery and delivery of materials, outside the
following times:-
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Monday to Friday 0800 hours - 1800 hours
Saturday 0800 hours - 1300 hours
Sundays, Public and Bank Holidays - no work

Reason

To protect the amenities of the occupiers of nearby residential properties
and the surrounding area.

INFORMATION TO APPLICANT

1 Your attention is drawn to the need to discharge conditions before
development starts where it is a requirement of the condition/s.
Development will be treated as having been commenced when any
material change of use or material operation has taken place, pursuant to
Section 56 of the Town and Country Planning Act 1990. A material
operation means any work of construction in the course of the erection of
a building, including: the digging of a trench which is to contain the
foundations, or part of the foundations of a building; the laying of any
underground main or pipe to a trench, the foundations, or part of the
foundations of a building; any operation in the course of laying out or
constructing a road or any part of a road; and any work of demolition of a
building. If development begins before the discharge of such conditions
then those conditions cannot be discharged and a breach of planning
control will have occurred, which may result in enforcement action being
taken.

2 Please note that in accordance with Government Legislation a formal
application must be made to the Local Planning Authority when submitting
details in connection with the approval of details reserved by a condition.
Furthermore, a fee of £28 for householder applications and £97 for all
other types of application will be required for each written request.
Application forms can be downloaded from the Council's web site
www.braintree.gov.uk

3 Interms of the access element of the proposal, all work within or affecting
the highway should be laid out and constructed by prior arrangement with
and to the requirements and satisfaction of the Highway Authority, details
to be agreed before commencement of the works. An application for the
necessary works should be made to
development.management@essexhighways.org or SMO1 — Essex
Highways, 653, The Crescent, Colchester Business Park, Colchester,
CO4 9YQ

TESSA LAMBERT
DEVELOPMENT MANAGER
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AGENDA ITEM NUMBER 5b

PART A
APPLICATION  16/01653/0OUT DATE 11.10.16
NO: VALID:

APPLICANT: Mr Rob Scott
M. Scott Properties, Suite 5 Oyster House, Severalls Lane,
Colchester, CO4 9PD
AGENT: Mr Richard Clews
Strutt & Parker, Coval Hall, Chelmsford, CM1 2QF
DESCRIPTION: Outline planning permission for the erection of up to 50
dwellings, public open space and supporting site
infrastructure with all matters reserved apart from access
LOCATION: Land East Of, Boars Tye Road, Silver End, Essex

For more information about this Application please contact:
Mr Timothy Havers on:- 01376 551414 Ext. 2526
or by e-mail to: timha@braintree.gov.uk

16/01653/0UT TL8020 Grid Ref: (E) 580874 (N) 220519

N

Unawthorised reprodwction infringes Crown Copyright and may lead o prose cutions. or cvil procesdings.” Braintree District Cowncil O/ Licenoe No. LA 10001 8450, 2017,
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SITE HISTORY

None.

POLICY CONSIDERATIONS

Currently the Council’'s development plan consists of the Braintree District
Local Plan Review (2005) and the Core Strategy (2011).

The Council is currently working on a Draft Local Plan, which was approved
by the Council unanimously for consultation on the 20™ June 2016 and was
the subject of public consultation between the 27" June and 19™ August
2016.

In accordance with paragraph 216 of the NPPF, from the day of publication
the Council can give weight to the emerging Draft Local Plan and the weight
that can be given is related to:

“The stage of preparation of the emerging plan (the more advanced the
preparation, the greater the weight that may be given);

The extent to which there are unresolved objections to relevant policies (the
less significant the unresolved objections, the greater the weight that may be
given) and;

The degree of consistency of the relevant policies in the emerging plan to the
policies in this Framework (the closer the policies in the emerging plan to the
policies in the Framework, the greater the weight that may be given)”.

Accordingly the Council can currently afford some weight to the emerging
Draft Local Plan 2016.

It should also be noted that the Council was previously working on a Site
Allocation and Development Management Plan (the ADMP). This plan was
subject to extensive public consultation in 2013 and 2014. The ADMP was not
however submitted to the Planning Inspectorate, due to the decision to begin
work on a new Local Plan, to take into account the most up to date
Government guidance. However parts of the ADMP have been rolled forward
into the Draft Local Plan.

It is therefore considered that it would be consistent with the provisions in
paragraph 216 of the NPPF, to afford more weight in decision making to the
parts of the Draft Local Plan which have been rolled forward from the ADMP,
due to the more advanced stage reached by those elements.

National Planning Guidance

National Planning Policy Framework (NPPF)
National Planning Practice Guidance (NPPG)
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Braintree District Local Development Framework Core Strategy

CS1
CS2
CS5
CS7
CS8
CS9
CS10
CS11

Housing Provision and Delivery

Affordable Housing

The Countryside

Promoting Accessibility for All

Natural Environment and Biodiversity

Built and Historic Environment

Provision for Open Space, Sport and Recreation
Infrastructure Services and Facilities

Braintree District Local Plan Review

RLP2
RLP7
RLP8
RLP9
RLP10
RLP22
RLP49
RLP50
RLPS51
RLPS52
RLPS53
RLP54
RLPS55
RLP56
RLP63
RLP64
RLP65
RLP67
RLP69
RLP70
RLP71
RLP72
RLP74
RLP77
RLP80
RLP81
RLP84
RLP90
RLP91
RLP92
RLP93
RLP94
RLP95
RLP100

RLP105
RLP106

Town Development Boundaries and Village Envelopes
Housing and Mixed Use Sites

House Types

Design and Layout of Housing and Mixed Use Areas
Residential Density

Accessible Housing and Lifetime Housing
Pedestrian Networks

Cycleways

Cycle Parking

Public Transport

Generators of Travel Demand

Transport Assessments

Travel Plans

Vehicle Parking

Air Quality

Contaminated Land

External Lighting

Flood Risk in Undeveloped Areas

Sustainable Urban Drainage

Water Efficiency

Water Supply, Sewerage & Drainage

Water Quality

Provision of Space for Recycling

Energy Efficiency

Landscape Features and Habitats

Trees, Woodland Grasslands and Hedgerows
Protected Species

Layout and Design of Development

Site Appraisal

Accessibility

Public Realm

Public Art

Preservation and Enhancement of Conservation Areas
Alterations and Extensions and Changes of Use to Listed
Buildings and their settings

Archaeological Evaluation

Archaeological Excavation and Monitoring
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RLP138 Provision of Open Space in New Housing Developments

Braintree District Draft Local Plan

SP1 Presumption in Favour of Sustainable Development

SP2 Meeting Housing Needs

SP4 Infrastructure and Connectivity

SP5 Place Shaping Principles

SP6 Spatial Strategy for North Essex

LPP24 Affordable Housing

LPP28 Housing Type and Density

LPP36 Sustainable Access for All

LPP37 Parking Provision

LPP42 Built and Historic Environment

LPP43 Health and Wellbeing Impact Assessment

LPP44 Provision for open Space, Sport and Recreation

LPP46 Layout and Design of Development

LPP47 Preservation and Enhancement of Conservation Areas and
Demolition within Conservation Areas

LPP50 Alterations, Extensions and Changes of use to Heritage Assets
and their Settings

LPP53 Archaeological Evaluation, Excavation and Recording

LPP56 Natural Environment

LPP57 Protected Species

LPP58 Enhancements, Management and Monitoring of Biodiversity

LPP59 Landscape Character and Features

LPP61 Protecting and Enhancing Natural Resources, Minimising
Pollution and Safeguarding from Hazards

LPP62 Energy Efficiency

LPP64 Renewable Energy within New Developments

LPP65 Surface Water Management Plan

LPP66 Sustainable Urban Drainage Systems

LPP68 External Lighting

Supplementary Planning Guidance

Affordable Housing Supplementary Planning Document
Essex Design Guide

External Lighting Supplementary Planning Document
Open Spaces Supplementary Planning Document

Open Spaces Action Plan

Essex Parking Standards Design and Good Practice 2009

Other Guidance

Landscape Character Assessment 2006
Braintree District Settlement Fringes — Evaluation of Landscape Analysis June
2015
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INTRODUCTION / REASON FOR APPLICATION BEING CONSIDERED AT
COMMITTEE

This application is brought before the Planning Committee as the application
is considered to be of significant public interest and represents a departure
from the current Development Plan. It is therefore an application which has
significant policy implications.

NOTATION

The application site is located outside the Silver End Village Envelope as
designated in the Braintree District Local Plan Review 2005.

The application site is not allocated for development in the Emerging Draft
Local Plan.

The application has been advertised as a Departure from the Council’s
adopted Development Plan.

SITE DESCRIPTION

The application site is located outside but immediately adjacent to the Village
Envelope of Silver End and lies to the north of the existing settlement.

It measures approximately 2.38 hectares and consists of agricultural land with
the site forming part of a large arable field. The site is bounded to the south-
west by Boars Tye Road and to the north-east by the remainder of the
agricultural field of which it forms part. To the north-west a group of around 6
dwellings are situated adjacent to the site boundary, one of which (Rolph’s
Farmhouse) is Grade 2 listed. To the south-west the site sits adjacent to
existing dwellings within Silver End Village.

The site boundaries are partly enclosed by low level hedges and partly open,
in particularly to the north-east where the site boundary is arbitrary and there
is no physical demarcation on the ground. The boundary does however sit in
line with a well-established mature tree/hedgeline to the east and a hedgeline
and boundary fence forming the outer limit of the curtilage of the group of
dwellings located to the north of the site.

There is no formal vehicular access to the site at present.

In terms of topography, the site is relatively flat with a slight fall of
approximately 4m from west to east.

PROPOSAL
The applicant seeks Outline Planning Permission with all matters reserved

except for access, for the erection of up to 50 dwellings with associated public
open space and supporting site infrastructure.
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Applications for outline planning permission seek to establish whether the
scale and nature of a proposed development would be acceptable to the
Local Planning Authority, before detailed proposals are submitted at the
Reserved Matters application stage.

The proposed vehicular and pedestrian access point would provide access to
the site from Boars Tye Road, on the site’s south-western boundary. Besides
access all other matters regarding the proposed development (appearance;
landscaping; layout and scale) are Reserved Matters.

The applicant has submitted a site location plan and a proposed access
drawing for full consideration. An illustrative Parameter Plan and two
illustrative Masterplan’s have been also been submitted to demonstrate how
the site might accommodate the quantum of development proposed.

The application is also supported by a suite of documents which include:

Planning Statement/Statement of Community Involvement
Design and Access Statement

Transport Statement

Flood Risk Assessment and Drainage Strategy
Utilities Statement

Contaminated Land Assessment

Landscape and Visual Appraisal

e Ecology Report

e Arboricultural Impact Assessment

e Heritage Statement

e Sustainability Assessment

CONSULTATIONS

BDC Environmental Health

No objection subject to conditions relating to contaminated land survey; dust
control scheme during construction; provision of electric vehicle charging
points and hours of construction. Applicant should also provide a footpath
from the site to join the existing footpath in Boars Tye Road to promote
walking and assist with reducing the impact on air quality from the new
development in accordance with planning practice guidance.

BDC Landscape

No objection subject to conditions including the submission of a Landscape
Masterplan and a Reptile Survey. The current proposals within the illustrative
masterplan for this site include strong boundary planting of hedgerow and
copse which serve to acknowledge the landscape setting found within this
locality.
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The proposed residential scheme is considered to have a limited impact on
the local landscape setting and has the potential with a suitable and well-
executed planting scheme to provide a generous level of enclosure, which will
in time provide a context not dissimilar to the screening provided by other
adjacent properties with mature gardens, as viewed from the countryside and
those nearby public rights of way that link through to Sheepcote’s Lane.

The proposal offsets the development from the approach road into the village
and although there will be the loss of all or some of the roadside hedgerow the
visual amenity on the approach to the village should be maintained by the
landscape proposals for the roadside frontage, albeit forsaking the momentary
views into the open countryside currently afforded to the traveller when
passing the site.

The Preliminary Ecological Appraisal confirms that given the current use and
location of the site close to a roadway the boundary features are the main
source of biodiversity and wildlife value. It is regrettable that the proposals will
require the removal of all or most of the roadside hedge which has been
identified as species rich. The Reserved Matters submission for landscaping
should aspire to provide a suitable replacement using a mixture of native
species occurring locally if sections of the existing boundary hedgerow cannot
be retained.

The report also highlights the need for a further survey to identify the
presence or absence of reptiles particularly in the context of the adjacent
boundary features. This will be required to confirm the status of mobile
protected species that might have moved, increased or decreased within the
site.

BDC Landscape External Consultant — Wynne-Williams Associates Ltd

In addition to the assessment made by the Council’'s Landscape Officer, BDC
commissioned an independent report on the landscape impact of the
proposed development by an external Landscape Consultant. The
Consultant’s comments are summarised as follows:

My view is that there would not be landscape harm of sufficient magnitude to
refuse the development on landscape grounds. There would be an impact of
the development on the landscape locally. This is a visual rather than a
landscape character impact, as the development is of a relatively small scale
and constrained in the context of the wider landscape of the countryside
around Silver End.

The view of open countryside from Boars Tye Road immediately outside of
the village would be lost and there would be some impact on views from
footpaths to the east of the development and on the intermittent views from
Sheepcotes Lane.

However, this impact is fairly localised and the development is not of a large
scale. The change to residential dwellings from arable field could be
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successfully mitigated by a well-designed scheme which provides an effective
landscape buffer to the adjacent countryside and creates a soft landscape
frontage to Boars Tye Road to compensate for the loss of the existing
hedgerow.

BDC Housing Research and Development

No objection. 40% affordable housing required which equates to 20 homes.
Details of the mix would be subject to a reserved matters application.
Recommend that a 70/30 tenure mix (affordable rent over shared ownership)
IS secured.

All affordable units must be compliant with standards acceptable to the
Homes and Communities Agency at the point of construction. Affordable
houses to be delivered without reliance on public subsidy and should be
compliant with either Lifetime Homes Standards or Part M Cat 2 of Building
Regulations.

BDC Operations

No objection and no comment.

NHS England

No objection. Due to the size of the proposed development and the capped
number of contribution requests we can make for capita cost contribution in a
particular area there is not an intention to seek Primary Healthcare mitigation
on this occasion.

ECC Economic Growth and Development

No objection. Proposed development is located within the Silver End Ward.
There is 1 pre-school within the ward which is full and a small childminding
network which is not currently accepting additional children in the 0 — 5 age
range. A developer contribution of £62,685 index linked to April 2016 is
therefore required to facilitate additional early years and childcare places to
meet the need generated by the development.

The development is located within the priority admissions area for Silver End
Primary School which is forecast to have a surplus of 47 places by the school
year 2019 -20. No primary contribution is therefore requested.

The development is located within the priority admissions area for Alec Hunter

Secondary School which is forecast to have a surplus of 184 places by the
school year 2019 — 20. No secondary contribution is therefore requested.
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ECC Archaeology

No objection. Site is located in an area of archaeological interest. Condition
requested requiring the submission and approval of a scheme of
archaeological investigation.

Highways England

No objection.

Historic England

Notified of the proposal during the application. No response received at the
time of writing this report.

ECC Historic Buildings Advisor

No objection subject to conditions relating to the submission of detailed
drawings relating to design, building height and masterplan layout.

Site is situated to the north of the Conservation Area but occupies an
important gateway location on the northern entrance into the Conservation
Area. Rolph’s Farm House (Grade 2 listed), a much altered seventeenth
century timber framed and plastered farmhouse is located to the north of the
site in relatively close proximity.

Rolph’s Farmhouse, along with Boars Tye Farmhouse and Bowers Hall forms
part of the historic settlement plan of the area, prior to the construction of
Silver End in the late 1920’s and early 1930’s. This is characterised by the
group of farmsteads along Boars Tye Road. The construction of Silver End
substantially changed the prevailing landscape pattern and the setting of
these buildings however Rolph’s Farmhouse to the north and Bower Hall to
the south remained distinctively outside the settlement boundary which was
significant to the way in which they were understood and experienced. The
proposed development has the potential to cause harm to the setting and
significance of Rolph’s Farmhouse if the new development is brought up to
the road frontage with Boars Tye Road thereby creating a continuous ribbon
of development along Boars Tye Road. This would move the historic, more
isolated setting of the Farmhouse to forming part of the village envelope.

Following a pre-application discussion the development has been set back
from the road, thereby allowing a physical break between the Rolph’s
Cottages and the run of houses to the south. This amendment minimises the
visual and physical intrusion in the setting of the Listed Building, particularly in
avoiding integrating Rolph’s Farmhouse into the wider settlement boundary of
Silver End. | would therefore not object to the application on the basis of its
impact on the setting of the Listed Building.
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Proposal would also have the potential to have a negative impact upon the
character of the Conservation Area by harming the character of the already
poor northern entrance into the Conservation Area which has already been
harmed by modern development and a car repair centre. In particular it could
further blur the sense of entry, by creating a long section of modern
development. However, the approval of application 15/01004/OUT last year,
which relates to the residential development of the site directly across Boars
Tye Road means this stretch of road already has permission to be developed
and the approval of the current site will reflect this rather than exacerbate it.
The proposed set back from the road also allows the site to be screened in
longer views when entering the Conservation Area from the north, thereby
greatly reducing its impact. | therefore would not object to the application from
a Conservation perspective.

ECC Highways

No objection subject to conditions relating to the provision of a Construction
Traffic Management Plan; a gateway feature at the 30mph limit change to the
south of the site; visibility splays for the proposed access; upgrading of the
two bus stops closest to the site on Boars Tye Road; the installation of a 2m
wide footway to link the site to the existing footway on Boars Tye Road and
the provision of Residential Travel Information Packs.

ECC SUDs

No objection following submission off further detailed information relating to
drainage. Having reviewed the Flood Risk Assessment and the associated
documents which accompanied the planning application we consider that an
outline surface water drainage scheme has been proposed which
demonstrates that surface water management is achievable in principle,
without causing flooding elsewhere. Standard conditions required relating to
drainage strategy details.

Anglian Water

No objection. Development would be in the catchment of Witham Water
Recycling Centre which has capacity for foul drainage. Development would
lead to an unacceptable risk of flooding downstream however a Drainage
Impact Assessment has been prepared in consultation with Anglian Water to
determine a feasible mitigation strategy. We will request a condition requiring
compliance with this agreed foul water strategy.

Silver End Parish Council

Objection.

- Loss of Grade 2 Agricultural Land.

- Access to the site is unsafe — fatal accidents have occurred on this
corner. Land opposite has been granted planning permission for 60
homes making the road even more dangerous.
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- Doctor’s Surgery and school are already at full capacity without taking
into account the 60 new homes already agreed to.

- Site is located outside the Village Boundary and is not in the Local
Plan.

- There are two brownfield sites that have not been built on in Silver End.

Councillor Abbott

Objection. Silver End has two good brownfield sites plus another allocated
site. Villagers strongly support the redevelopment of the old factory site in
particular. No need therefore to develop the surrounding countryside.

Draft allocation for up to 160 houses is sufficient with potential for community
space on the largest site. Would also run contrary to the principles of
sustainable development in that it was not chosen during the democratic Local
Plan process which Silver End engaged with and does not have the support of
the Parish Council or the community.

Particular concern in the village about adding a new access and further traffic
to Boars Tye Road which has seen several fatalities near the proposed site
entrance.

Proposal is essentially yet another housing estate with no on-site service
provision. Silver End has grown modestly in recent years (joinery site and
behind co-op) but with minimal expansion to services and it remains the case
that the GP Surgery is under significant pressure. Strong need for more
meeting space and a second pre-school, primary school cannot expand
anymore on its current site and there is a growing issue with parking in the
village centre. Also no evening or Sunday bus service and walking/cycling
outside the village to main centres such as Braintree is heavily constrained by
fast roads with no footways.

Silver End is an important village with a core made up of a Conservation Area
and is surrounded by very attractive farmland, parkland and meadows.
Proposal would be an incursion into open countryside well beyond any logical
extension which the Cemex site at least had a nod towards given the layout of
housing on 2 sides around it.

REPRESENTATIONS

Objections were received from 14 residential addresses. In addition a second
person from one of these addresses submitted a second, independent
objection letter.

The main material and non-material reasons of objection stated are set out
below:

e The site is not in the Local Plan

e The village does not have the infrastructure to support this large
development
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e School cannot extend any further

e Doctor’s Surgery already under strain

e A larger brownfield site is currently vacant within the village envelope and
should be developed first

e Proposal, combined with other applications currently pending would
increase housing stock in the village by approximately 400 homes in
addition to two brownfield sites in the village totally approximately 170
homes and a further 60 homes on the opposite side of Boars Tye Road

e Highway safety concerns regarding the access position

e EXxisting road network cannot cope

¢ Insufficient street lighting along Boars Tye Road

e Gravel and extraction and incinerator developments would be in close
proximity to these houses

¢ No mains gas, sewer or footpath on/to the site

e Electricity black outs are already becoming more frequent in the area

¢ Insufficient early years education in the village

e Children are struggling to get into secondary schools

e |If permission is granted for 50 houses this will later increase with further
development

e Site provides a much needed clear border to the village

e Local people will not be able to afford these houses

e Location of development wouldn’t connect with the existing village it would
be a satellite development

e Loss of wildfire on existing site

¢ No jobs in the village

e Development would be very prominent as there are no trees or hedges to
screen the site

e Lack of demand for new houses in the village

REPORT

Principle of Development

5 Year Housing Land Supply

The Council acknowledges that in terms of what the NPPF requires, it does
not currently have a deliverable 5 year supply of land for housing “...that
meets the full objectively assessed needs for market and affordable housing”,
together with an additional buffer of 5%, as required under paragraph 47 of
the NPPF. Its view as at the time of writing is, therefore, that its forecast
supply for the period 2017 - 2022 is 4.12 years. The NPPF provides specific
guidance in relation to the determination of planning applications in such
circumstances, stating at paragraph 49 that ‘Housing applications should be
considered in the context of the presumption in favour of sustainable
development. Relevant polices for the supply of housing should not be
considered up-to-date if the local planning authority cannot demonstrate a
five-year supply of deliverable housing sites’.
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This is further reinforced at paragraph 14 which identifies the presumption in
favour of sustainable development as sitting at the heart of the NPPF, and
that for decision-taking this means ‘where the development plan is absent,
silent or relevant polices are out-of-date, granting permission unless any
adverse impacts of doing so would significantly and demonstrably outweigh
the benefits, when assessed against the policies in this Framework (NPPF)
taken as a whole; or specific polices in this Framework indicate development
should be restricted'.

The lack of a 5 year housing land supply is therefore a material consideration
which weighs in favour of the proposed application.

Site Assessment

Draft Local Plan Assessment

The application site is located immediately adjacent to but outside the Village
Envelope of Silver End and is situated in the countryside. Silver End is
identified in the adopted Core Strategy as a key service village, one of six
within the District. Key Service Villages sit below the main towns but above
Other Villages within the settlement hierarchy, and are defined within the Core
Strategy as ‘large villages with a good level of services, including primary
schools, primary health care facilities, convenience shopping facilities, local
employment, frequent public transport to higher order settlements and easy
access by public transport to secondary schools’.

The designation of Silver End as a key service village has not however been
carried forward into the draft Local Plan and the Village has been downgraded
to a secondary village (the new proposed hierarchy in the emerging Local
Plan being Key Service Village; Secondary Village and Tertiary Village rather
than the existing two tier hierarchy of Key Service Village and Other Village)
due to its more limited facilities, lack of employment and more limited public
transport in comparison to the other 5 Key Service Villages. Three allocations
for residential development are however proposed in the draft Local Plan,
totalling a minimum of 152 dwellings and at a strategic level the settlement is
considered capable of sustainably accommodating this level of new
development under the emerging Local Plan.

Historically, the application site has been considered through the draft Local
Plan process. It was assessed as Site SILV386 and was not allocated for
residential development. Officers considered that the site was in a particularly
prominent position on the entrance to Silver End and that the development of
the site would have a negative impact upon the character of the village and it's
rural nature. It was concluded that development of the site would amount to
unwarranted encroachment into open countryside with a negative effect upon
the visual character of the village and the site was not allocated for residential
development under the emerging Local Plan with other more suitable sites
selected for allocation.
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Notwithstanding this, a planning application has now been submitted which
includes detailed illustrative layout plans which seek to address the above
concerns identified under the Local Plan process. It is therefore necessary to
assess the application on its merits and as a freestanding proposal, rather
than under the comparative approach which is taken during the Local Plan
process.

Location and Access to Services and Facilities

The application site is located directly opposite a site which is allocated for
residential development in the emerging Draft Local Plan and was granted
planning permission in March 2016 for the erection of up to 60 dwellings
(15/1004/0UT). The current application site is also considered to be
positioned in a sustainable location with good access to the services and
facilities of Silver End.

The Village centre with its associated services and facilities is located
approximately 800m walking distance from the site. As a whole, Silver End is
well equipped with a range of facilities including a Doctor’s Surgery, Primary
School, Children’s Centre, garage, library, chemist, co-op and Post Office,
pub, takeaway, a range of groups and clubs and a village hall. The proposed
development would be directly linked to the existing pedestrian network within
the village by way of a short footpath link from the proposed site access to the
existing footway on the northern side of Boars Tye Road.

Design, Appearance and Layout

Policy RLP90 of the adopted Local Plan requires a high standard of design
and layout in all developments. Policy CS9 of the Core Strategy requires ‘the
highest possible standards of design and layout in all new development’. At
the national level, the NPPF is also clear in its assertion (para 56) that ‘good
design is a key aspect of sustainable development’ and that (para 58)
developments should ‘function well and add to the overall character of the
area...establish a strong sense of place....are visually attractive as a result of
good architecture and appropriate landscaping’.

The current application is an outline application with all matters reserved
except access. The applicant has submitted a site location plan, a parameter
plan and two illustrative masterplans showing how the site could
accommodate the level of development proposed. A detailed access drawing
has also been submitted which identifies where the proposed main vehicular
access which would be taken from Boars Tye Road.

It is proposed that up to 50 dwellings would be erected on the site which
measures a total of approximately 2.38 hectares, giving a gross density of
approximately 21 dwellings per hectare based on a development of the full 50
dwellings.

The submitted parameter plan demonstrates how the site could
accommodate, in accordance with adopted Core Strategy Policy CS10 areas
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of open space and structural landscaping. The parameter plan would be for
formal approval and identifies the developable area, the site access, 0.73ha of
informal open space, the position of tree belts and landscaping and the storey
heights of the proposed dwellings. These matters would be fixed and any
Reserved Matters application would have to accord with these fixed layout
features.

The applicant has also submitted two illustrative site masterplans. These
would not be for formal approval but demonstrate two different layouts which
can achieve a development of 50 units, each complying with the above
parameter plan. The key features of the layout include the location of open
space at the front of the site to allow the built form of the development to be
set back from Boars Tye Road and a second area of open space with a tree
belt located on the north-western side of the layout to ensure that a stand off
from Rolph’s Farmhouse is clearly maintained. These areas of open space
have been designed in accordance with comments made by the Council’s
Historic Buildings Consultant and will be discussed in more detail under the
Heritage section of this report. In addition, a landscape buffer with associated
tree belt is positioned on the north-eastern site boundary with a SUD’s lagoon
and footpath link positioned adjacent. The footpath link would connect to the
existing public right of way which runs in close proximity to the eastern
boundary of the site.

In terms of the built form, the first option proposes a linear primary access
road which leads straight into and across the site terminating at the outer
boundary. A circular secondary access road would provide access to the
houses on the north-western side of the site with two smaller secondary
access roads leading to the dwellings on the south-eastern side of the site.
This layout would allow the use of a main linear access road, with the linear
street scene being in keeping with the formal planned layout characteristic of
Silver End and would also allow the new dwellings to face outwards towards
the countryside beyond, with the landscape buffer positioned in-between.

The second option uses a layout which orientates the dwellings towards Boars
Tye Road, whilst maintaining the same set back from the edge of the highway.
The primary access road is still straight but terminates at the outer line of built
form, leading to a row of dwellings. This is less characteristic of Silver End but
has the advantage of the new dwellings facing onto the proposed area of
open space adjacent to Boars Tye Road.

Officers consider that both options are acceptable in general design and
layout terms. Although design and layout would be a reserved matter, the
general principle of this level of development on the site is considered
acceptable.

Landscape
Core Strategy Policy CS8 Natural Environment and Biodiversity states that

‘development must have regard to the character of the landscape and its
sensitivity to change and where development is permitted it will need to
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enhance the locally distinctive character of the landscape in accordance with
the Landscape Character Assessment’.

The Council’'s Landscape Officer has assessed the application and has no
objection on landscape grounds, stating that the landscape character
assessment commissioned by the District Council in 2015 noted the rural
setting around the settlement edge for Silver End was defined by a mosaic of
fields, hedgerows and small copses. The current proposals within the
illustrative masterplan for this site include strong boundary planting of
hedgerow and copse which serve to acknowledge the landscape setting found
within this locality.

The Landscape Officer also advises that the proposed residential scheme is
considered to have a limited impact on the local landscape setting and has the
potential with a suitable and well-executed planting scheme to provide a
generous level of enclosure, which will in time provide a context not dissimilar
to the screening provided by other adjacent properties with mature gardens, -
as viewed from the countryside and those nearby public rights of way that link
through to Sheepcote’s Lane.

The proposed set back from Boars Tye Road is identified as ensuring that the
visual amenity on the approach to the village will be maintained by the
landscape proposals for the roadside frontage with only momentary views to
the passing traveller into open countryside being lost. Officers also
acknowledge the loss of the species rich hedgerow at the site frontage,
however this is an incomplete hedgerow and suitable mitigation in the form of
re-planting has been identified.

In addition, and given the site’s edge of settlement location the Council also
commissioned an external landscape consultant (Wynne-Williams Associates
Ltd) to carry out an independent review of the applicant’s Landscape and
Visual Impact Appraisal and the landscape impact of the proposed
development. This external review concluded that there would not be
landscape harm of sufficient magnitude to refuse the development on
landscape grounds. The development would have an impact on the landscape
locally but this would be a visual rather than a landscape character impact, as
the development is of a relatively small scale and constrained in the context of
the wider landscape of the countryside around Silver End.

The review goes on to state that the view of open countryside from Boars Tye
Road immediately outside of the village would be lost and there would be
some impact on views from footpaths to the east of the development and on
the intermittent views from Sheepcotes Lane. However, this impact is fairly
localised and the development is not of a large scale. The change to
residential dwellings from arable field could be successfully mitigated by a
well-designed scheme which provided an effective landscape buffer to the
adjacent countryside and created a soft landscape frontage to Boars Tye
Road to compensate for the loss of the existing hedgerow.
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Having made their own assessment of the site and having considered both
the applicant’s Landscape and Visual Impact Assessment (LVIA) submitted in
support of the application, the Council’'s own Landscape Capacity Analysis
study of the site and the independent landscape review carried out on behalf
of the Council by Wynne-Williams Associates Ltd) Officers do not consider
that there is an objection to the proposed residential development on the
grounds of landscape impact.

The submitted parameter plan and the two illustrative masterplans
demonstrate how the site could accommodate the proposed quantum of
development whilst incorporating a landscape buffer and tree belt around the
periphery of the site. This would ensure that the visual impact of the site was
contained and softened and that it would appear in keeping with the existing
character of the area when viewed from the north-east.

Ecology

Adopted Local Plan Policy RLP80 requires new development to include an
assessment of its impact on wildlife and states that it should not be
detrimental to the distinctive landscape features of the area. Policy RLP81
encourages landowners to retain, maintain and plant native trees, hedges and
woodlands and Policy RLP84 states that planning permission will not be
granted for development which would have an adverse impact upon protected
species.

The site consists primarily of agricultural (arable) land which is considered to
be of low ecological value but includes some existing trees, hedges and semi-
improved grassland along its boundaries.

The applicant submitted an Ecology Survey Report in support of their
application. The Report states that no evidence of Badgers were found during
the survey and the site is not considered suitable for Water Vole, Otter,
roosting Bats or Dormice. Two ponds are located to the north-west of the site
at the front and rear of a residential property. Only one was viewed during the
survey (which contained a large population of Geese) however the application
site is an arable field which is intensively managed and sprayed regularly and
it is not considered suitable terrestrial habitat for Great Crested Newts.

The Report also found that the habitats on site are likely to be suitable for low
numbers of common invertebrates only but that the scattered trees and
hedgerows are considered suitable for foraging and nesting birds. The field
margins were also considered likely to be suitable for transient populations of
reptile, providing a suitable wildlife corridor to the wider area.

The Report recommends that species rich hedgerow and grassland field
margins be incorporated into the northern boundary of the proposed layout in
order to maintain connectivity with the wider area. In addition a survey is
recommended to confirm the presence of reptiles. Other identified
mitigation/enhancement measures include the inclusion of bat bricks and log
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piles within the development and inclusion of House Martin colony boxes in
the eaves of buildings.

A Tree Survey was also submitted in support of the application. There are a
small number of trees located along the site boundary, none of which would
be affected by the proposed development.

A section of the existing broken hedgerow along the site frontage with Boars
Tye Road would need to be removed to facilitate the proposed site access
and associated visibility splays. The remainder of this hedgerow could either
be retained and bolstered or replaced with a more integrated landscape
scheme to serve the area of informal public open space which would be
located directly behind it.

A small section of hedgerow would also need to be removed to facilitate the
proposed footpath link to connect to the existing public right of way to the east
of the site boundary.

The Ecology Report and the Tree Survey have been reviewed by the
Council’'s Landscape Officer who has no objection to the proposal on
Arboricultural or Ecological grounds. The loss of the roadside hedge which
has been identified as species rich is identified as the main detrimental impact
in Ecological terms, although mitigation in the form of re-planting is identified.
A Reptile Survey is also required as identified in the applicant’s Ecology
Report.

Highways and Transport

The applicant seeks full permission for the proposed access point to the site
from Boars Tye Road. The vehicular access would measure 5.5 metres in
width with adjacent 2.0 metre wide footways to each side, the south-eastern
one linking in to the existing footpath on Boars Tye Road.

The submitted access drawing demonstrates to the satisfaction of the
Highway Authority that the access can be safely achieved with adequate
visibility splays and having assessed the application the Highway Authority
has no objection to the application on highway safety grounds. A gateway
feature at the 30mph limit change (south of the site) has however been
requested and is required under the proposed Section 106 Agreement.

The Highway Authority also require the upgrading of the two bus stops located
closest to the site, the provision of a 2 metre wide footway connecting the site
access to the existing footway on Boars Tye Road (as shown on the proposed
access drawing) and the provision of Residential Travel Information Packs.

The applicant’s Transport Assessment identifies the requirements of the
Essex County Council Parking Standards (2009) as being the relevant
standard for on-site parking provision. Officers consider that the proposed
guantum of development could accommodate a layout which meets the
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required parking standards. It is recommended that this level of provision is
required by way of planning condition for the purpose of clarity.

In terms of its physical location, the site is well positioned to provide future
residents of the development with access to public transport services. The
nearest bus stops are positioned approximately 200m from the proposed
entrance to the site. These stops benefit from regular bus services (twice
hourly) throughout the day to Braintree and Witham although there is no
service on Sundays.

The Village centre with its associated services and facilities is located
approximately 800m walking distance from the site. As a whole, Silver End is
well equipped with a Doctor’'s Surgery, Primary School, Children’s Centre,
garage, library, chemist, co-op and Post Office, pub, takeaway, a range of
groups and clubs and a village hall.

Overall, it is considered that the site is positioned in a location which would
provide reasonable access to both public transport and to the village’s
facilities and services.

Impact Upon Neighbour Amenity

There are existing dwellings located adjacent to the site boundary both to the
south-east and to the north-west. The parameter plan includes an area of
single storey development adjacent to the south-eastern boundary and does
not propose any development adjacent to the north-western boundary which
would consist of open space and a tree belt. The detailed design and layout
would be considered at the Reserved Matters stage however it is Officers
view that a scheme could be presented which would not cause any undue
impact upon the amenity of existing neighbouring residents.

Heritage

The application site is located to the south-east of Rolph’s Farmhouse, a
Grade 2 listed building and is located to the north-west of the Conservation
Area.

At the national level, Section 66 of the 1990 Listed Buildings and
Conservation Areas Act requires Local Planning Authorities to have special
regard to the desirability of preserving listed buildings and their settings. The
NPPF provides specific guidance relating to heritage assets and decision
making. Paragraph 132 states that ‘when considering the impact of a
proposed development on the significance of a designated heritage asset,
great weight should be given to the asset’s conservation. The more important
the asset, the greater the weight should be. Significance can be harmed or
lost through alteration or destruction of the heritage asset or development
within its setting. As heritage assets are irreplaceable, any harm or loss
should require clear and convincing justification’.
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Paragraph 134 provides clear instruction that ‘where a development proposal
will lead to less than substantial harm to the significance of a designated
heritage asset, this harm should be weighed against the public benefits of the
proposal’.

The Essex County Council’s Historic Buildings Advisor has been consulted
and has no objection to the proposal on Heritage grounds. He has identified
that the development of the application site has the potential to harm the
setting of Rolph’s Farmhouse if the development is brought up to the road
frontage, thereby creating a continuous ribbon of development along Boars
Tye Road.

The layout of both the parameter plan has been specifically designed to
respond to the heritage constraints of the site. The development would be set
back from Boars Tye Road with a large, usable area of open space located
between the highway and the proposed dwellings. This would ensure that the
development would not compromise the comparatively isolated position of the
listed Farmhouse and maintain a degree of physical separation between the
existing built form of Silver End and the farmhouse itself. In addition, a second
area of open space with an associated tree belt would be positioned on the
north western side of the site. Again, this would maintain a physical distance
and a clear separation between the listed farmhouse and its setting and the
new development. The Historic Buildings Advisor has stated that this design
and layout approach minimises the visual and physical intrusion into the
setting of the Listed Building, particularly in avoiding integrating Rolph’s
Farmhouse into the wider settlement boundary of Silver End.

In terms of the Conservation Area, the outer boundary is located further south
along Boars Tye Road, being positioned approximately 170m from the
applicant’s site boundary.

The setting back of the proposed development from Boars Tye Road will also
assist with reducing the potential impact of the development on the character
of the Conservation Area. The Essex County Council’s Historic Building’'s
Consultant has advised that the development of the application site has the
potential to have a negative impact upon the character of the Conservation
Area, in particular by blurring the northern approach to it by creating a long
section of modern development. However, he states that the approval of the
residential scheme (15/01004/0OUT) directly across the road from the
application site means that this stretch of road already has permission to be
developed and that approval of the current scheme will reflect this rather than
exacerbate it. Furthermore he goes on to state that the set back from Boars
Tye Road proposed under the current scheme will allow the site to be
screened in longer views entering into the Conservation Area from the north,
thereby partly reducing its impact. No heritage objection is therefore raised.

Overall, Officers consider that the proposed development has the potential to
cause a low degree of harm to the setting of the listed building and to the
character of the Conservation Area. This harm would be less than substantial
and more specifically at the lower end of the less than substantial category.
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The impact of the development would be greatly reduced by its set back from
Boars Tye Road and the positioning of further open space with associated
tree belt on the north western side of the site. The public benefits of a
development of 50 dwellings, providing both market and affordable housing to
help meet the District’s identified shortfall are significant. There is no objection
to the development from the Historic Building’s Consultant and Officers
consider that the public benefits of the proposal clearly outweigh the low
degree of harm which it could potentially cause in heritage terms.

Other Matters

Availability of Services and Facilities

Essex County Council (Economic Growth and Development) have raised no
objection to the proposed development with regard to early years/childcare
and education provision. A financial contribution has been requested via the
S106 Agreement to facilitate additional early years and childcare places to
meet the need generated by the development. A surplus in primary school
places and in secondary school places has been identified and no mitigation
is therefore required.

With regard to healthcare provision within the locality the NHS has not raised
any objection to the proposal and due to the size of the proposed
development and the capped number of requests which can be sought for
capital cost contribution has not requested a financial contribution towards
Primary healthcare provision.

A financial contribution toward outdoor sports provision, the provision of
equipped children’s play space and allotments would also be required under
the S106 Agreement.

Archaeology

Essex County Council Place Services (Archaeology) was consulted and have
identified that the site lies within an area with cropmark evidence for
archaeological activity. There is also the potential for medieval activity. Essex
County Council Place Services has no objection to the application, subject to
the imposition of a condition relating to the securing of a programme of
archaeological investigation of the site to the satisfaction of the Local Planning
Authority.

Contamination and Construction Activity

The Council’s Environmental Services Team have been consulted regarding
the proposed development and have no objection subject to a number of
conditions. These require a further intrusive survey in respect of contaminated
land as identified in the applicant’s Geotechnical Report; submission of a dust
and mud control scheme for approval and conditions to control hours of
working.
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Flood Risk and Surface Water Drainage

The application site is located within Flood Zone 1 (low probability risk of
flooding).

The applicant has submitted a Flood Risk Assessment and Outline Drainage
Strategy in support of their application and proposes to utilise a Sustainable
Urban Drainage system to satisfactorily cater for surface run-off water from
the proposed development with a SUDs lagoon located at the periphery of the
site.

The Lead Local Flood Authority (Essex County Council) consider that a
surface water drainage scheme has been proposed which demonstrates that
surface water management is achievable in principle, without causing flooding
on site or elsewhere. The details of the surface water drainage scheme would
be agreed at the Reserved Matters stage. The County Council have specified
conditions which it is recommended are attached to any permission granted
relating to the required content of this scheme.

Agricultural Land

The application site is located on best and most versatile (Grade 2 ‘very
good’) Agricultural land and its development would result in the permanent
loss of this land. However, in the wider context of the District the site
measures only 2.38ha and Officers do not consider this to constitute a
significant loss of such land.

Reserved Matters Timescales

The applicant has agreed, at Officer’s request, to reduce the time period for
the submission of Reserved Matters from 3 years to 2 years. This is a material
consideration when assessing the overall planning balance for the current
outline planning application and would result in the development being
brought forward earlier than could normally be expected, which in turn would
assist the Council to address the current shortfall in the 5 year housing land

supply.
Site Assessment Conclusion

There are no objections to the application from any statutory consultees.
Having assessed the specific merits of the site in terms of its potential to
accommodate the proposed development in a sustainable manner and the
extent to which the services and facilities needed to serve the development
would be available, Officers are of the opinion that the proposed quantum of
development could be accommodated without significant adverse effects.
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Section 106

The following identifies those matters that the District Council would seek to
secure through a planning obligation.

Affordable Housing

Policy CS2 of the Core Strategy requires developers to provide affordable
housing on site with a target of 40% affordable housing provision on sites in
rural areas or 30% affordable housing on sites in urban areas.

The applicant submitted an Affordable Housing Statement in support of the
application confirming that 40% of the proposed dwellings would be affordable
housing; that is housing that is affordable rented and intermediate housing
provided to eligible households whose needs are not met by the market.
Based on a development of 50 dwellings this equates to 20 homes.

The application site is located in the countryside adjacent to the village of
Hatfield Peverel where the provision of 40% affordable housing accords with
the requirements of Policy CS2.

The Council’s Strategic Housing Team recommend that a 70/30 tenure mix
(affordable rent over shared ownership) is secured.

All affordable units must be compliant with standards acceptable to the
Homes and Communities Agency at the point of construction; should be
deliverable without reliance on public subsidy and should be compliant with
either Lifetime Homes Standards or Part M Cat 2 of Building Regulations.

This is an outline application where design and layout are reserved matters.
The Council’'s Affordable Housing SPD states that the size and type of
dwellings will reflect the prevailing housing need and issues such as changes
in the benefits regime can impact on the types of affordable housing that is
required to meet local need. It is recommended that the S106 Agreement
specify that an Affordable Housing Strategy be submitted to the Council for
approval prior to the submission of the first application for Reserved Matters.

Open Space

Policy CS10 requires new development to make appropriate provision for
publically accessible green space or improvement of existing accessible green
space in accordance with the following adopted standards (all figures are
calculated per thousand population); parks and gardens at 1.2 hectares;
outdoor sports provision at 2.0 hectares; amenity greenspaces at 0.8
hectares; provision for children and young people at 0.2 hectares.

The Council’'s Open Space SPD sets out further details on how these

standards will be applied. A development of this size would be expected to
make provision for informal and casual open space on site with a financial
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contribution towards the provision of off-site outdoor sports facilities, equipped
playgrounds and allotments.

In terms of off-site contributions, the Open Space SPD requires a financial
contribution of approximately £63,254 toward the off-site provision of, or
improvements to existing outdoor sports facilities, equipped children’s play
space and the provision of allotments. These contributions would be secured
through the S106 Agreement and the actual payment would be calculated on
the number and size of the dwellings constructed.

Highways and Transport

The Highway Authority has advised that works are required to be carried out
to mitigate the highways and transportation impacts of the proposed
development. These works consist of the provision of a gateway feature at the
30mph limit change to the south of the site; upgrades to the two bus stops on
closest to the site on Boars Tye Road; the installation of a 2m wide footway to
link the site to the existing footway on Boars Tye Road and the provision of
Residential Travel Information Packs.

Footpath Link

The site’s eastern corner sits adjacent to an existing public footpath which
runs along the boundary of the adjacent agricultural field. The illustrative
masterplans submitted indicate a potential footpath link from the application
site to this footpath and it is recommended that this is required as part of any
Section 106 Agreement.

Education

Essex County Council have advised that the proposed development is located
within the Silver End Ward. For the County Council to meet its statutory duties
it must facilitate sufficient places to meet free childcare entitlement demand
and ensure a diverse range of provision so that different needs can be met. A
Developer contribution of £62,685 index linked to April 2016 is therefore
required to facilitate additional early years and childcare provision within the
ward to meet demand from the development.

CONCLUSION

The presumption in favour of sustainable development sits at the heart of the
NPPF. The Framework is clear in its instruction at paragraph 14 that for
decision taking, where relevant development plan policies are out of date this
means granting planning permission unless any adverse impacts of doing so
would significantly and demonstrably outweigh the benefits when assessed
against the policies in this Framework. Such an assessment must take
account of the economic, social and environmental impact of the proposed
development and these matters must be considered in the overall planning
balance.
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In terms of economic and social sustainability, the development would bring
significant public benefits including a substantial number of both market and
affordable houses; the provision of public open space on site; financial
contributions towards the off-site provision of outdoor sports facilities;
children’s play space and allotments and the upgrading of the two nearest
existing bus stops on Boars Tye Road.

It would also generate construction jobs during the build phase in addition to
providing new residents to Silver End to provide further support for existing
services and facilities.

Environmentally, the site has been assessed as having the capacity to
accommodate the proposed quantum of development without significant
adverse impacts on the wider landscape. The site is capable of providing
strategic landscaping and public open space in according with Braintree
District Council’'s adopted policy requirements. It is well positioned for access
to the facilities of Silver End and for access to bus services to the wider
hinterland. Officers consider the site’s location to be sustainable.

Importantly, the development would make a notable contribution toward the
Council’s 5 year housing land supply deficit, a factor which must be given
significant weight in the determination of this application. The applicant has
submitted a suite of detailed documents which demonstrates to Officers that
the site is free of any constraints to residential development which cannot be
resolved by way of conditions, the submission of further information at the
Reserved Matters stage and a S106 Agreement.

The adverse impacts of the proposed development are limited and would
include the loss of greenfield (agricultural) land; a degree of harm (considered
by Officers to be at the lower end of less than substantial) to the setting of the
Grade 2 Listed Rolph’s Farmhouse and the Silver End Conservation Area;
and limited landscape and ecological impact. There are however no
objections from any statutory consultees and Officers consider that the
significant benefits of the proposal outweigh any adverse impacts.

Having assessed the specific merits of the site and the public benefits which
the proposal would bring against the Council’s polices and the requirements of
the NPPF both individually and as a whole, Officers consider that the
proposed development would be sustainable. Accordingly it is recommended
that this application is approved.

RECOMMENDATION

It is therefore RECOMMENDED that subject to the applicant entering into a
suitable legal agreement pursuant to S106 of the Town and Country Planning
Act 1990 (as amended) to cover the following Heads of Terms:

e Affordable Housing (40% provision; 70/30 tenure split (affordable rent

over shared ownership); delivered without reliance on public subsidy; to be
compliant with either Lifetime Homes Standards or Part M Cat 2 of
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Building Regulations; all units to be compliant with standards acceptable to
Homes and Communities Agency at point of construction.

Affordable Housing Strategy (to be submitted for approval prior to
submission of first Reserved Matters application and to include details of
affordable housing provision).

Education (financial contribution toward Early Years and Childcare
required based on the County Council’s standard formula, index linked to
April 2016. Trigger point for payment being prior to commencement of
development).

Public Open Space (financial contribution toward outdoor sports
provision; provision of equipped children’s play space and allotments to be
calculated in accordance with Policy CS10 and the Council’'s Open Spaces
SPD. Trigger point for payment being prior to first occupation).

Provision of a Gateway Feature (at the 30mph limit change on Boars
Tye Road (south of the site). To be approved by the Local Planning
Authority. Trigger point for provision being prior to commencement of
development).

Residential Travel Information Pack (to be approved by the Local
Planning Authority. Trigger point being prior to occupation of the first unit.
To include six one day travel vouchers for use with the relevant local public
transport operator. Travel Packs to be provided to the first occupiers of
each new residential unit).

Upgrading of bus stops (two stops located on Boars Tye Road to the
south of the site. Provision of raised kerbs; telematics and shelters. Details
to be approved by the Local Planning Authority. Trigger point for provision
being prior to commencement of development).

Provision of a Footway (a 2m wide footway shall be provided from the
site access continuing south to join with the existing footway along Boars
Tye Road. Details to be approved by the Local Planning Authority. Trigger
point for provision being prior to commencement of development.

Provision of a Footpath Link (from the eastern corner of the site to the
public footpath (PROW 108_52) which runs along the boundary of the
adjacent agricultural field. To include a footbridge to provide access across
the intervening ditch).

The Development Manager be authorised to GRANT planning permission
under delegated powers subject to the conditions and reasons set out below
and in accordance with the approved plans.

Alternatively, in the event that a suitable planning obligation is not agreed
within 3 calendar months of the date of the resolution to approve the
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application by the Planning Committee the Development Manager may use
her delegated authority to refuse the application.

APPROVED PLANS

Location Plan Plan Ref: LOC 01 A
Parameter Drawing Plan Ref: PPO1 REV C
Access Details Plan Ref: R531/201 REV 4

Topographical Survey Plan Ref: 401/008/01
Topographical Survey Plan Ref: 401/008/02
Topographical Survey Plan Ref: 401/008/03

1 Details of the:-
(a) scale, appearance and layout of the building(s); and the
(b) landscaping of the site

(hereinafter referred to as "the reserved matters”) shall be submitted to
and approved in writing by the local planning authority before any
development takes place and the development shall be carried out as
approved.

Application for approval of the reserved matters shall be made to the local
planning authority not later than 2 years from the date of this permission.

The development hereby permitted shall take place not later than 2 years
from the date of approval of the last of the reserved matters to be
approved.

Reason
The particulars submitted are insufficient for consideration of the details
mentioned and also pursuant to Section 92 of the Town and Country
Planning Act 1990.

2 The submission of reserved matter applications pursuant to this outline
planning permission shall together provide for no more than 50 dwellings,
parking, public open space, landscaping, surface water attenuation and
associated infrastructure and demonstrate compliance with the approved
plans listed above and broad compliance with the illustrative Masterplans
SK04 REV C and SKO06.

Reason
For the avoidance of doubt and in the interests of proper planning.

3 No Reserved Matters application shall be submitted until a site wide

strategy for the following has been submitted and approved in writing by
the local planning authority:
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- details of a landscape strategy for the development to include
details of open space provision; strategic landscaping and SUDs
features

Reserved Matters applications submitted pursuant to Condition 1 shall
only be submitted in accordance with the approved strategy.

Reason

The particulars submitted are insufficient for consideration of the details
mentioned.

4  Prior to the first occupation of the development the primary access shall

be implemented as shown on drawing R531/201 REV 4.

Reason

To ensure the access is constructed to an acceptable standard and in the
interests of highway safety.

Prior to occupation of any dwelling, the access at its centre line shall be
provided with visibility splays with dimensions of 2.4 metres by 120 metres
in both directions, as measured from and along the nearside edge of the
carriageway. The area within each splay shall be kept clear of any
obstruction exceeding 600mm in height at all times.

Reason

To provide adequate inter-visibility between the users of the access and
the existing public highway for the safety and convenience of users of the
highway and of the access.

No development shall commence unless and until a suitable Reptile
Survey as recommended in the submitted Ecological Appraisal completed
by Geosphere Environmental Ltd dated 16th June 2015 has been
undertaken in the months of April, May or September. The results will
inform an appropriate mitigation strategy and the mitigation strategy
(including timescales for implementation) and Reptile Survey shall be
submitted to and approved by the Local Planning Authority prior to the
commencement of development.

Reason

7

To safeguard protected species and minimise the impact of the proposal
on biodiversity. The survey is required prior to the commencement of
development to ensure that appropriate mitigation measures are identified
before development commences on site.

Any Reserved Matters application relating to scale or layout shall be
accompanied by full details of the finished levels, above ordnance datum,
of the ground floor(s) of the proposed building(s), in relation to existing
ground levels.
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Reason
To avoid the excessive raising or lowering of any building hereby
permitted and the alteration of ground levels within the site which may
lead to un-neighbourly development with problems of overlooking and loss
of privacy.

8 If the development hereby approved does not commence (or, having
commenced, is suspended for more than 12 months) within 3 years from
the date of the planning consent, the approved ecological measures
secured through Condition 6 shall be reviewed and, where necessary,
amended and updated. The review shall be informed by a further
ecological surveys commissioned to a) establish if there have been any
changes in the presence and/or abundance of reptiles and b) identify any
likely new ecological impacts that might arise from any changes.

Where the survey results indicate that changes have occurred that will
result in ecological impacts not previously addressed in the approved
scheme, the original approved ecological measures will be revised and
new or amended measures, and a timetable for their implementation, will
be submitted to and approved in writing by the local planning authority
prior to the commencement of development. Development will then be
carried out in accordance with the proposed new approved ecological
measures and timetable.

Reason
To safeguard protected species and minimise the impact of the proposal
on biodiversity.

9 Any Reserved Matters application relating to scale and appearance shall
be accompanied by a drawings showing the proposed new elevation at a
scale no greater than 1:50; drawings showing street scene elevations
from Boars Tye Road at an appropriate scale and drawings showing the
new window and door types at a scale no greater than 1:20.

Reason
To ensure that the development does not prejudice the appearance of the
locality.

10 Any Reserved Matters application relating to landscaping shall be
accompanied by a landscape masterplan showing the site layout and
levels, supported by cross section drawings showing the relative heights
of the proposed dwellings in association with landscape features. The
masterplan should also include measures to support the biodiversity
enhancement recommendations identified in the submitted Ecological
Appraisal completed by Geosphere Environmental Ltd dated 16th June
2015.

Reason
To ensure the level of enclosure is appropriate to screening an edge of
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11

settlement development which mitigates for the visual impact on views
from the open countryside and to support biodiversity.

Any Reserved Matters application relating to landscaping shall be
accompanied by a landscape and ecological management plan (LEMP)
shall be submitted to and be approved in writing by the local authority
prior to the commencement of the development but subsequent to the
approval of the landscape scheme. The content of the LEMP shall
include:

a) Description and evaluation of features to be managed.

b) Ecological constraints and opportunities that will influence
management.

c) Appropriate management options for achieving aims and
objectives.

d) Prescriptions for management actions.

e) Preparation of a work schedule (including an annual work plan
capable of being rolled over a five year period).

f) Details of the management company responsible for the
implementation of the plan.

Reason

12

To ensure the areas of open space are maintained appropriately for their
biodiversity and landscape value in the long-term.

The landscaping scheme required by Condition 1 of this permission shall
incorporate a detailed specification of hard and soft landscaping works for
each phase of the development. This shall include plant/tree types and
sizes, plant numbers and distances, soil specification, seeding and turfing
treatment, colour and type of material for all hard surface areas and
method of laying, refuse storage, signs and lighting.

All areas of hardstanding shall be constructed using porous materials laid
on a permeable base.

All planting, seeding or turfing contained in the approved details of the
landscaping scheme shall be carried out in phases to be agreed as part of
that scheme by the local planning authority.

All hard surface areas agreed as part of the scheme shall be carried out
before the first occupation of the relevant building which it serves.

Any trees or plants which die, are removed, or become seriously
damaged or diseased within a period of 5 years from the completion of the
development, shall be replaced in the next planting season with others of
a similar size and species.

Reason

Landscape planting will add character to the development and it is
considered desirable for these to be dealt with concurrently with the other
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details.

13 No development shall commence, including any groundworks, until a

Reason
To protect the amenities of the occupiers of nearby residential properties
and the surrounding area. The Statement is required prior to the
commencement of development to ensure that measures are in place to
safeguard the amenity of the area prior to any works starting on site.

14

Reason
To ensure adequate off-street parking space is provided.

Construction Method Statement has been submitted to, and approved in
writing by the local planning authority. The Statement shall provide for:

Safe access to/from the site including details of any temporary haul
routes and the means by which these will be closed off

following the completion of the construction of the development;
The parking of vehicles of site operatives and visitors;

The loading and unloading of plant and materials;

The storage of plant and materials used in constructing the
development;

The erection and maintenance of security hoarding including
decorative displays and facilities for public viewing, where
appropriate;

Wheel washing facilities;

Measures to control the emission of dust and dirt during
construction;

A scheme for recycling/disposing of waste resulting from demolition
and construction works.

The approved Construction Method Statement shall be adhered to
throughout the construction period for the development.

Car parking provision across the development shall be provided in
accordance with the minimum standards set out in the Essex Parking
Standards Design and Good Practice 2009 which requires the following
parking provision for Use Class C3 Dwellinghouses:

a minimum of 1 car parking space per 1 bedroom dwelling;

a minimum of 2 car parking spaces per 2 or more bedroom
dwelling;

a minimum of 0.25 visitor car parking spaces per dwelling
(unallocated and rounded up to the nearest whole number) and to
include a minimum of 4 blue badge bays plus 4% of total capacity;
and

standards exclude garages if less than 7 metres x 3 metres internal
dimension.

15 There shall be no discharge of surface water onto the highway.
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Reason
To prevent hazards caused by water flowing onto the highway and to
avoid the formation of ice on the highway in the interests of highway
safety

16 Prior to any Reserved Matters application relating to layout or landscaping
details of any proposed external lighting to the site for each phase of the
development shall be submitted to, and approved in writing by, the local
planning authority prior to installation. The details shall include a layout
plan with beam orientation and a schedule of equipment in the design
(luminaire type, mounting height, aiming angles, luminaire profiles and
energy efficiency measures). All lighting shall be installed, maintained
and operated in accordance with the approved details. There shall be no
other sources of external illumination.

Reason
To minimise pollution of the environment and to safeguard the amenities
of the locality and the appearance of the development.

17 No vehicular movements relating to the construction of the development
to, from, or within the site shall take place outside the following times:-

Monday to Friday 0800 hours - 1800 hours
Saturday 0800 hours - 1300 hours
Sundays, Public and Bank Holidays - no vehicular movements

Reason
In the interests of the amenity of residents of the locality.

18 No site clearance, demolition, or construction work shall take place on the
site, including starting of machinery and delivery of materials, outside the
following times:-

Monday to Friday 0800 hours - 1800 hours
Saturday 0800 hours - 1300 hours
Sundays, Public and Bank Holidays- no work

Reason
In the interests of the amenity of residents of the locality.

19 No piling shall be undertaken on the site in connection with the
construction of the development until a system of piling and resultant
noise and vibration levels has been submitted to and agreed in writing by
the Local Planning Authority and shall be adhered to throughout the
construction process.

Reason
In the interests of the amenity of residents of the locality.
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20 a) Prior to the commencement of development a comprehensive survey
shall be undertaken to assess the nature and extent of any contamination
on the site, a copy of the survey findings together with a remediation
scheme to bring the site to a suitable condition in that it represents an
acceptable risk shall be submitted to and agreed in writing with the Local
Planning Authority prior to the commencement of development.
Formulation and implementation of the remediation scheme shall be
undertaken by competent persons and in accordance with 'Model
Procedures for the Management of Land Contamination, CLR 11'. Further
advice is available in the 'Essex Contaminated Land Consortium's Land
Affected by Contamination: Technical Guidance for Applicants and
Developers'. Such agreed measures shall be implemented and completed
prior to the commencement of development hereby approved.

b) Notwithstanding the above, should contamination be found that was not
previously identified or not considered in the remediation scheme agreed
in writing with the Local Planning Authority, that contamination shall be
made safe and reported immediately to the Local Planning Authority. The
site shall be re-assessed in accordance with the above and a separate
remediation scheme shall be submitted to and agreed in writing with the
Local Planning Authority. Such agreed measures shall be implemented
and completed prior to the first occupation of any parts of the
development.

c) The developer shall give one-month's advanced notice in writing to the
Local Planning Authority of the impending completion of the remediation
works. Within four weeks of completion of the remediation works a
validation report undertaken by competent person or persons and in
accordance with the 'Essex Contaminated Land Consortium's Land
Affected by Contamination: Technical Guidance for Applicants and
Developers' and the agreed remediation measures shall be submitted to
the Local Planning Authority for approval. There shall be no residential
occupation of the site (or beneficial occupation of the office building
hereby permitted) until the Local Planning Authority has approved the
validation report in writing. Furthermore, prior to occupation of any
property hereby permitted, the developer shall submit to the Local
Planning Authority a signed and dated certificate to confirm that the
remediation works have been completed in strict accordance with the
documents and plans comprising the remediation scheme agreed in
writing with the Local Planning Authority.

Reason
To ensure that risks from land contamination to the future users of the
land and neighbouring land are minimised, together with those to
controlled waters, property and ecological systems, and to ensure that the
development can be carried out safely without unacceptable risks to
workers, neighbours and other offsite receptors. The survey is required
prior to the commencement of development to ensure that measures are
in place to ensure that the development can be carried out safely without
unacceptable risks to workers, neighbours and other offsite receptors
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21

before any on-site work commences.

No development or preliminary groundworks of any kind shall take place
until the applicant has secured the implementation of a programme of
archaeological work in accordance with a written scheme of investigation
which has been submitted by the applicant and approved by the local
planning authority.

Reason

22

To enable full investigation and recording of this site of archaeological
importance. The implementation of the agreed programme of
archaeological works is required prior to the commencement of
development to ensure that any archaeologically on the site is recorded
before construction works start.

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 shall subsequently be implemented prior to occupation.

The scheme shall include but not be limited to:

- Limiting the discharge rate from the developed site to the greenfield
1in 1 year rate for all storms events up to the 1 in 100 plus climate
change

- Provision of infiltration test results in line with BRE365. If infiltration
is found unviable, the runoff discharged from the development
should be limited to 2.2l/s as calculated in the FRA, September
2016, Cannon Consulting Ltd ref CCCE/R531/FRA-01.

- Provide detailed modelling of the different SUDs features i.e. source
control features dimensions and storage volumes 9inclduing design
drawings

- Provide runoff treatment from all parts of the development in
accordance with the CIRIA SUDs Manual C753.

- Provide details of the final outfall from the development/pond
including the wider connectivity of the outfall

- Provide a drainage layout showing the exceedance flow routes and
management thereof.

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 reduce the risk of flooding
from overloading the surface water pipe network and to mitigate
environmental damage caused by runoff during a rainfall event. The
Surface Water Drainage Scheme is required prior to the commencement
of development to avoid a system being installed that is not sufficient to
deal with surface water occurring during rainfall events which may lead to
increased flood risk and pollution hazard for the site.
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23 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 has been submitted to and approved by the Local
planning Authority. The scheme shall subsequently be implemented as
approved.

Reason
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 top-soils 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 development.

24 No development shall commence until a Maintenance Plan detailing the
maintenance arrangements for each phase of the development, including
who is responsible for different elements of the surface water drainage
system and the maintenance activities/frequencies, has been submitted to
and approved 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. The Maintenance Plan is required
prior to the commencement of development to ensure that a system is not
installed that is not properly maintained and may therefore increase flood
risk or pollution hazard from the site.

25 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 for each phase of the development. 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.

26 Development shall not be commenced until details of the means of
protecting all of the existing trees and hedges on/adjacent to the site to be
retained from damage during the carrying out of the development have
been submitted to the local planning authority for approval. The approved
means of protection shall be installed prior to the commencement of any
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building, engineering works, or other activities on the site and shall remain
in place until after the completion of the development to the complete
satisfaction of the local planning authority.

No materials, goods or articles of any description shall be stacked, stored
or placed at any time within the limits of the spread of any of the existing
trees, shrubs or hedges.

No works involving alterations in ground levels, or the digging of trenches,
or excavations of any kind, (including the laying or installation of drains,
pipes, cables or other services) shall be carried out within the extent of the
spread of any existing trees, shrubs and hedges unless the express
consent in writing of the local planning authority has previously been
obtained. No machinery of any kind shall be used or operated within the
extent of the spread of the existing trees, shrubs, hedges.

The Local Planning Authority shall be notified in writing at least 5 working
days prior to the commencement of development on site.

Reason
To ensure the protection and retention of existing/remaining trees, shrubs
and hedges. The tree protection details are required prior to the
commencement of development to ensure that appropriate measures are
in place to protect retained trees and hedges before any work commences
on site.

27 No above ground works shall commence until a schedule and samples of
the materials to be used on the external finishes have been submitted to
and approved in writing by the local planning authority. The development
shall only be implemented in accordance with the approved details.

Reason
To ensure that the development does not prejudice the appearance of the
locality.

28 All electrical and telephone services to the development shall be run
underground.

Reason
In the interests of visual amenity.

29 All service intakes to dwellings, apart from gas, shall be run internally and
not visible on the exterior.

Reason
In the interests of visual amenity.

30 Prior to installation of any meter cupboards on the dwellings details of the

location, design and materials for the relevant phase of the development
shall be submitted to and approved in writing by the local planning
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authority. Development shall only be implemented in accordance with the
approved details and shall be permanently retained as such.

Reason
In the interests of visual amenity.

31 Prior to first occupation of the development hereby approved details of all
gates / fences / walls or other means of enclosure within the relevant
phase of the development shall be submitted to and approved in writing
by the local planning authority. The details shall include position, design,
height and materials of the enclosures. The enclosures as approved shall
be provided prior to the occupation of the relevant plot and shall be
permanently retained as such and only in accordance with the approved
details.

Reason
In order to secure the satisfactory development of the site and in the
interests of visual amenity.

32 No above ground works shall commence until details of the location and
design of refuse bins, recycling materials storage areas and collection
points shall be submitted to and approved in writing by the local planning
authority. The development shall only be implemented in accordance with
the approved details prior to the first occupation of each respective unit of
the development and thereafter so retained.

Reason
To ensure that the development provides suitable facilities, to prevent the
unsightly storage of refuse containers and in the interests of amenity.

33 No removal of hedgerow, trees or shrubs shall take place between 1st
March and 31st August inclusive, unless a competent ecologist has
undertaken a careful detailed check of vegetation for active birds' nests
immediately before the vegetation is cleared and provided written
confirmation that no birds will be harmed. Any such confirmation should
be submitted to the local planning authority.

Reason
To safeguard protected species and minimise the impact of the proposal
on biodiversity.

34 If the development hereby approved does not commence (or, having
commenced, is suspended for more than 12 months) within 3 years from
the date of the planning consent, the approved ecological measures
secured through Condition 9 shall be reviewed and, where necessary,
amended and updated. The review shall be informed by further ecological
surveys commissioned to i) establish if there have been any changes in
the presence and/or abundance of bats and farmland birds and ii) identify
any likely new ecological impacts that might arise from any changes.
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Where the survey results indicate that changes have occurred that will
result in ecological impacts not previously addressed in the approved
scheme, the original approved ecological measures will be revised and
new or amended measures, and a timetable for their implementation, will
be submitted to and approved in writing by the local planning authority
prior to the commencement of development. Works will then be carried
out in accordance with the proposed new approved ecological measures
and timetable.

Reason

35

To ensure that the approved ecological measures are informed by up to
date Ecology Surveys.

No development shall commence until a foul water strategy has been
submitted to and approved 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.

Reason

To prevent environmental and amenity problems arising from flooding.
The foul water strategy is required prior to the commencement of
development to ensure that the development is constructed in accordance
with the agreed details.

TESSA LAMBERT
DEVELOPMENT MANAGER

Page 52 of 127



AGENDA ITEM NUMBER 5c

PART A
APPLICATION  16/02095/FUL DATE 08.12.16
NO: VALID:
APPLICANT: GHG Developments Ltd
C/O AGENT
AGENT: PRCGROUP

PRC Architecture & Planning Ltd, 24 Church Street West,
Woking, GU21 6HT

DESCRIPTION: The erection of a single 7,010.5sgm GEA (B8 use) unit with
a first floor office element, and ancillary Bla office and B1c
workshop , together with associated parking, vehicle turning
and landscaping.

LOCATION: Land North Of A131 Seybourne Park, Avenue East, Skyline
120, Great Notley, Essex

For more information about this Application please contact:
Mr Timothy Havers on:- 01376 551414 Ext. 2526
or by e-mail to: timha@braintree.gov.uk

16/02095/FUL TL7421 Grid Ref: (E) 574252 (N) 221944
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SITE HISTORY

07/00437/0QUT An amended proposal for Granted 14.06.07
the development of part of  with S106
the Skyline 120 Business Agreement

Park
15/00582/FUL Erection of 18 no. units for Granted 21.03.16
B1(c), B2 and B8 uses with S106

along with ancillary service  Agreement
yards, car parking, cycle
and motor cycle parking
16/01558/FUL Erection of 20MW standby  Granted 02.11.16
electricity generation facility
and ancillary works

POLICY CONSIDERATIONS

Currently the Council’s development plan consists of the Braintree District
Local Plan Review (2005) and the Core Strategy (2011).

The Council is currently working on a Draft Local Plan, which was approved
by the Council unanimously for consultation on the 20™ June 2016 and was
the subject of public consultation between the 27™ June and 19" August
2016.

In accordance with paragraph 216 of the NPPF, from the day of publication
the Council can give weight to the emerging Draft Local Plan and the weight
that can be given is related to:

“The stage of preparation of the emerging plan (the more advanced the
preparation, the greater the weight that may be given);

The extent to which there are unresolved objections to relevant policies (the
less significant the unresolved objections, the greater the weight that may be
given) and;

The degree of consistency of the relevant policies in the emerging plan to the
policies in this Framework (the closer the policies in the emerging plan to the
policies in the Framework, the greater the weight that may be given)”.

Accordingly the Council can currently afford some weight to the emerging
Draft Local Plan 2016.

It should also be noted that the Council was previously working on a Site
Allocation and Development Management Plan (the ADMP). This plan was
subject to extensive public consultation in 2013 and 2014. The ADMP was not
however submitted to the Planning Inspectorate, due to the decision to begin
work on a new Local Plan, to take into account the most up to date
Government guidance. However parts of the ADMP have been rolled forward
into the Draft Local Plan.
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It is therefore considered that it would be consistent with the provisions in
paragraph 216 of the NPPF, to afford more weight in decision making to the
parts of the Draft Local Plan which have been rolled forward from the ADMP,
due to the more advanced stage reached by those elements.

National Planning Guidance

National Planning Policy Framework (NPPF)
National Planning Practice Guidance (NPPG)

Braintree District Local Development Framework Core Strateqy

Cs4 Provision of Employment

CS5 The Countryside

CS7 Promoting Accessibility for All

CS8 Natural Environment and Biodiversity

CSs10 Provision for Open Space, Sport and Recreation

Braintree District Local Plan Review

RLP27 Location of Employment Land

RLP28 Employment Land Provision

RLP31 Design and Layout of Business Parks

RLP33 Employment Policy Areas

RLP34 Buffer Areas between Industry and Housing

RLP36 Industrial and Environmental Standards

RLP49 Pedestrian Networks

RLP50 Cycleways

RLP51 Cycle Parking

RLP54 Transport Assessments

RLP55 Travel Plans

RLP56 Vehicle Parking

RLP62 Development Likely to Give Rise to Pollution or the Risk of
Pollution

RLP63 Air Quality

RLP64 Contaminated Land

RLP65 External Lighting

RLP67 Flood Risk in Undeveloped Areas

RLP69 Sustainable Urban Drainage

RLP74 Provision of Space for Recycling

RLP77 Energy Efficiency

RLP90 Layout and Design of Development

RLP91 Site Appraisal

RLP92 Accessibility

RLP105 Archaeological Evaluation

RLP106 Archaeological Excavation and Monitoring
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Braintree District Draft Local Plan

SP1 Presumption in Favour of Sustainable Development
SP3 Providing for Employment
SP5 Place Shaping Principles

LPP1 Location of Employment Land

LPP2 Employment Policy Areas

LPP4 Design and layout of Employment Policy Areas and Business Parks

LPP36  Sustainable Access for All

LPP37 Parking Provision

LPP42  Built and Historic Environment

LPP46 Layout and Design of Development

LPP53  Archaeological Evaluation, Excavation and Recording

LPP56  Natural Environment

LPP57  Protected Species

LPP58  Enhancements, Management and Monitoring of Biodiversity

LPP59  Landscape Character and Features

LPP61 Protecting and Enhancing Natural Resources, Minimising Pollution
and Safeguarding from Hazards

LPP62 Energy Efficiency

LPP64  Renewable Energy within New Developments

LPP65  Surface Water Management Plan

LPP66  Sustainable Urban Drainage Systems

LPP67  Run-off Rates

LPP68  External Lighting

Supplementary Planning Guidance

Open Spaces Supplementary Planning Document (2009)
Open Spaces Action Plan

Essex Parking Standards Design and Good Practice (2009)
External Lighting Supplementary Planning Document

INTRODUCTION / REASON FOR APPLICATION BEING CONSIDERED AT
COMMITTEE

This application is brought before the Planning Committee as the application
is considered to be of significant public interest.

SITE DESCRIPTION

The application site measures approximately 1.79ha and is located on the
eastern side of the Skyline 120 Employment Site, on an area of undeveloped
land. The site is allocated for B1, B2 and B8 uses in the adopted Local Plan
and benefits from an extant permission granted in 2015 (15/00584/FUL) for a
B1(c); B2 and B8 development . The site also sits within the original identified
masterplan for the Skyline 120 development which was granted outline
planning permission in June 2007 (07/00437/0OUT), although the proposed
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building is substantially larger than that shown in this location on the original
illustrative masterplan.

The site is almost entirely located within Village Envelope of Great Notley,
with a very small part of the site boundary encroaching beyond this (and
beyond the employment site allocation boundary) into the countryside.

In terms of its surroundings the application site is bounded to the north by the
A120 and to the south by the A131. Existing development on the Skyline site
sits to the west and a roundabout serving the A131 and A120 slip road is
positioned to the east.

The site consists primarily of grassland with a small copse positioned in its
centre. The existing boundary treatment varies with trees and hedges in
places and an open frontage in other areas.

In terms of topography, the site occupies an elevated position and the site
itself falls from both its eastern and western periphery down towards the
copse located in its centre. This fall is identified as being approximately 8m
from the eastern side of the site to the eastern (outer) edge of the trees which
form the centrally located copse.

PROPOSAL

The applicant seeks Full Planning Permission for the erection of a single
building for B8 (storage and distribution) use with ancillary office and
workshop space. The building would cover 7,010.5sqgm (gross external area)
and provide 6,789.5sgm gross internal floorspace. It would be located on the
eastern side of the application site. The western side of the site was originally
included within the red line only to facilitate the storage of soil in this area,
which would be cut from the eastern side of the site to reduce its height and
create a level plateau on which the new building would sit. The applicant has
since confirmed that this soil would in fact be disposed of off-site meaning that
no soil storage would now occur on the western side of the site.

Access would be taken from the existing roadway which currently terminates
at the western periphery of the site. This would be extended along the site’s
southern boundary and would serve both the building itself and the associated
parking area located to the east.

The scheme includes quite large areas of landscaping and also facilitates the
protection and retention of the existing established copse on the site.

The application is also supported by a suite of documents which include:

e Design and Access Statement/Planning Statement
e A full suite of drawings

e Topographical Survey

¢ Noise Report

e Transport Assessment
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e Environmental Report
e Flood Risk Assessment and Drainage Strategy
e Ecology Survey

CONSULTATIONS

BDC Environmental Health Officer

No objection subject to conditions. Disappointing that the layout does not
provide the best design to screen against noise from the loading area. | raised
similar concerns for the previous scheme but given that a previous consent
was granted with a noise related condition then a noise condition will provide
a level of noise protection against the new scheme.

The applicant’s Noise Report assumes that there will be only one lorry
movement at any one time during the night time period (2300 to 0700). It is
noted that there are five loading bays plus those for the other part of the
development site and therefore it may not be reasonable to assume that this
is the case. Clearly if there are additional vehicle movements in the early
hours then this will increase the calculated noise level at this time and
therefore the relative difference between the calculated and background level.
There is no absolute condition on the previous consent to prevent additional
vehicle movements at night. By imposing the same noise related condition as
in the previous consultation then whilst it is not implicit that vehicles are
restricted at certain times of the day or night then the noise condition would
require that any operator at the site has regard to the suppressed background
noise levels at night and therefore would need to consider this condition when
planning operations at the site.

With regard to any air handling equipment that may be installed at the site
then the acoustic consultant accepts that the equipment should be designed
to achieve 10 dB below background to prevent a creeping background noise
level and prevent any impact on nearby residential property.

In conclusion it is recommended that the following conditions are imposed if
consent is granted:

1) The rating level of the noise emitted from the site at the nearest noise
sensitive premises shall not exceed the existing back ground noise
level (LA90) by more than 0dB(A) at any time. The rating level and
Background noise level shall be determined in accordance with
BS4142:2014 (Methods for rating and assessing industrial and
commercial sound).

2) The noise level (LAeq, 5min) of any air handling equipment shall be a
maximum of 10dB below the background noise level (LA90, 15 min)at
the facade of any residential premises.

Page 58 of 127



ECC Flood and Water Management

No objection subject to conditions. This followed the receipt of additional
information which was requested by the ECC SUDs Team and provided to
them by the applicant. Conditions include the requirement for a detailed
surface water drainage scheme for the site to be submitted and approved.

Highways England

No objection.

Parish Council

No objection in principle. Concerned in relation to proposed design and impact
upon residents. Would be grateful if following could be taken into
consideration in the determination of this application;

1. Proposal includes 2 docking bays and 3 HGV bays at the front of the
unit. No substantive protective landscaping thus a concern about noise
impact upon local residents during 24/7 hour operation.

2. Due to height of site compared to residential properties on the opposite
side of the A131 it appears that headlights will shine into dwellings.

3. Protective bunds have been utilised elsewhere on Skyline 120 to
reduce noise and light pollution. Parish Council would wish to see
landscaping more consistent with general appearance of Skyline which
would provide better noise/light protection to nearby residents.

ECC Archaeoloqy

No objection, no conditions required.

Anglian Water

Surface water strategy/flood risk assessment is unacceptable. No evidence to
show that the surface water hierarchy has been followed as stipulated in
Building Regulations Part H. Recommend that the applicant needs to consult
with Anglian Water and the Environment Agency.

If permission is granted request condition requiring surface water drainage
scheme to be submitted and approved.

ECC Highways

No objection. No conditions required.

BDC Landscape

No objection. Applicant’s Ecology report identifies the need to monitor two
inactive badger setts during the construction phase. A Construction
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Environmental Management Plan (CEMP) is required to address this and
should be submitted to and approved by BDC.

A Tree Protection Plan is also required for the area of wet woodland located
within the site. This also needs to be submitted to and approved by BDC.

The landscape proposals will provide a reasonable level of screening for the
site with a significant amount of tree planting and an understorey mix which
should establish fairly quickly. I am not in favour of the proposal to plant alder
trees through the mix as larger trees with the oaks so would prefer to see this
- Alnus glutinosa - replaced by larger quantities of Acer campestre and/or
Carpinus betulus as specified on Drawing PRC PL12_001.

REPRESENTATIONS

One letter of support and one letter of objection were received.
2 Tees Close — support cycle parking provision.

7 The Laurels — objection. Object to finished height; design; layout; vehicular
access; noise and insufficient landscaping.

e Building would dominate the skyline and unbalance the form of
development already given planning consent. Could height of building be
reduced by further earth removal? Current levels strategy would result in
over dominant building which is too dominant on skyline and positions the
5 docking/loading bays at an intrusive level.

e Location of 5 x HGV bays unacceptable in terms of light and noise impact.
Previous application re-worked to move the x2 HGV bays to the eastern
flank.

e Layout should be amended so loading bays with associated noise and
light implications are positioned on the A120 side of the building where
they will be shielded by the building from residents. Existing large units on
Skyline have been planned with smaller units to shield nearby dwellings.

e Original Skyline Masterplan states at p15 that there will be no access road
on the side of the site facing dwellings.

e Why was site boundary enlarged after previous planning application
deadline? Only acceptable use of additional land would be for landscape
purposes.

e Developer’s photos and site plans do not show proximity of dwellings to
the site. Rear elevations of houses are elevated and therefore in line of
sight of the proposed HGV bays.

¢ Noise Report refers to peak decibel levels. These would be increased by
the significant and 24 hour regularity of delivery HGV'’s (reverse bleepers,
air brakes). Also light from headlights. All would have a detrimental impact
upon residential amenity.

e Proposed landscaping provides an inadequate screen to address the
above and harmonise with existing development.

e Request that building height and site layout re-considered to address
these concerns in accordance with RLP90 and RLP59.
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REPORT
Principle of Development

The application site is allocated for Employment Land Provision under Policy
RLP28 of the adopted Local Plan. Policy RLP28 permits B1, B2 and B8 uses
in addition to a limited number of other specified uses such as indoor sports.
The site also benefits from an extant permission for the erection of 18 units for
B1 (c); B2 and B8 use granted in March 2016.

The applicant proposes to develop the site in a B8 capacity. More specifically,
a single commercial building measuring 7,010.5sgm (GEA) with a first floor
office element and ancillary B1(a) Office and B1(c) workshop would be
erected, together with associated parking, access road and landscaping. A
small single storey gatehouse would also be erected adjacent to the new
internal access road. The development as a whole would create 43 full time
jobs.

The proposed development accords with adopted planning policy and the
general principle of development is therefore considered acceptable.

Officer’s note that the red line site location plan extends slightly beyond the
defined village envelope of Great Notley and the demarcation of the allocated
employment site. The adopted proposals map was however drafted before the
slip road from the A120 had been constructed and the Village Envelope and
Site Allocation were designed to tie in with the likely position of the proposed
slip road. The current site layout plan does tie in with the final position of the
slip road and the issue is caused by a slight discrepancy between the
proposal map and the actual finished position of the slip road. Given that this
is the case, and that the difference is minor Officers do not consider that this
is of any significance in land use policy terms.

The red line also extends slightly outside the Employment site allocation
boundary adjacent to the A131. Again, the difference is very minor and the
additional land, which is located within the Village envelope but unallocated
for any use is incorporated primarily as part of the landscape buffer for the
proposal.

Design, Appearance and Layout

Policy RLP90 seeks a high standard of design in all developments and states
that the layout, height, mass and overall elevational design of buildings and
developments shall be in harmony with the character and appearance of the
surrounding area.

The applicant proposes to erect a single commercial building providing
approximately 7,010.5sgm (GEA). The building would be positioned at the
north-eastern end of the site adjacent to the northern site boundary. In terms
of general layout, access would be provided via a newly constructed access
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road leading along the site’s southern boundary to the car parking area
situated at the north eastern periphery of the site. The building would be
orientated towards this access road with 3 dock levellers and 2 level access
bays positioned on its southern elevation.

The proposed building would be of a functional design and commercial in its
nature, with a dual pitched roof concealed behind a parapet wall. It would
measure approximately 8m to the underside of its haunch and between 10.4m
and 12.9m to the ridge.

In terms of its appearance, the eastern elevation, which would be the most
prominent from the adjacent roundabout, would contain a large amount of
glazing with powder coated aluminium frames to provide light to the ancillary
Office space in addition to significantly enhancing the visual interest and
design merits of the building. Colour cladding bands and columns, both
profiled and flat metal would also add visual interest across the building as a
whole and in particular to the northern elevation which would be prominent
when viewed from the A120. Signage zones have been designed into the
building’s facade to ensure occupier signage would not undermine the
integrity of the original building design.

A small single storey gatehouse with associated barrier would also be erected
and would be located to the south west of the main building, adjacent to the
new internal access road. Its external materials would match those of the
main building.

The overall design and layout of the proposal is considered acceptable.
Impact on Neighbour Amenity

Noise

The application site is located on an allocated employment site where B1, B2
and B8 uses are acceptable. There are however existing dwellings located to
the south of the site, on the opposite side of the Al31at a distance of
approximately 100m from the site boundary and approximately 150m from the
proposed building.

Noise from the proposed B8 operation is therefore a consideration and an
objection has been received from the occupant of one of the nearby
residential properties partly on noise grounds.

The applicant has stated that the building would operate in a 24/7 capacity,
although they advise that in reality there would not normally be any HDV
(Heavy Delivery Vehicle) movements between 2200 and 0500 and that
vehicle movements at night would be limited to the occasional operation of
one HDV at any one time, between the hours of 2300 and 0700.

The Council’'s Environmental Health team were consulted and following the
request of further information from the applicant have no objection to the
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proposal, subject to the imposition of conditions. These relate to the level of
noise emitted from the site in terms of general noise levels and then more
specifically to air handling equipment. Officers also consider that two further
conditions are required, one relating to the use of white noise reverse alarms
on the HDV fleet and another restricting the number of HDV’s using the site to
one at any time between 2300 and 0700.

With these safeguards in place it is not considered that the proposed
development would cause an unacceptable impact in terms of noise.

Light

An objection was also received in relation to potential light pollution from
vehicle headlights with a particular concern in relation to the elevated position
of the site and nearby dwellings.

The application site is situated on the opposite side of the A131 to the nearest
dwellings at a distance of approximately 100m. The loading bays are further
away again at a distance of around 150m. Given the position of the site in
relation to the nearest dwellings and the distance between the two it is not
considered likely that the headlights from HDV’s will cause any significant loss
of amenity to the occupiers of nearby dwellings. Even if it is considered that
the elevated position of the site would put the HDV headlights in line with
habitable room windows and ignoring the potential mitigation from
landscaping proposed on some relevant parts of the site and of existing
vegetation located on the southern side of the A130 the sheer distance
between the application site and the nearest dwellings is in itself considered
sufficient to mitigate against any significant loss of amenity caused by HDV
headlights.

The proposals do not include details of external lighting, however given the
nature of the use lighting will be required and needs to be controlled by
condition.

Overall it is not considered that the scheme would be likely to result in any
unacceptable loss of residential amenity.

Landscape and Ecology

Adopted Local Plan Policy RLP80 requires new development to include an
assessment of its impact on wildlife and states that it should not be
detrimental to the distinctive landscape features of the area. Policy RLP81
encourages landowners to retain, maintain and plant native trees, hedges and
woodlands and Policy RLP84 states that planning permission will not be
granted for development which would have an adverse impact upon protected
species.

The applicant submitted a detailed hard and soft landscaping scheme in

support of their application. In the BDC Landscape Officer’s view the
proposed soft landscaping will provide a reasonable level of screening for the
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site with a significant amount of tree planting and an understorey mix which
should establish fairly quickly. The species mix contained within the planting
schedule was altered to accord with the advice given by the Landscape
Officer.

The proposed building is of a large size and the existing site is elevated. The
existing site is not level and falls from both its western and eastern peripheries
down towards the copse positioned in the centre of the site. In order to create
a level plateau for the new building to be located upon, a large amount of soll
would need to be cut from the site of the proposed building and removed from
the application site.

In terms of levels, the existing ground level at the location of the proposed
building would be reduced (cut) by between 3m and 0.5m with some filling
required at the western end of the new building footprint where the ground
currently slopes sharply down toward the centre of the site. This reduction in
ground level is required to create a level site but will also reduce the visual
impact of the new building in landscape terms. When combined with the
extensive boundary treatment landscaping proposed by the applicant,
particularly in terms of tree planting in depth on the southern, eastern and
northern boundaries Officers consider that the visual impact of the new
building will be mitigated to an acceptable degree.

There is a small copse located within the centre of the site which the applicant
intends to retain with the exception of 3 willow trees which would be removed
to facilitate the internal roadway. At the request of the Council's Landscape
Officer a Tree Protection Plan was submitted and approved to ensure that this
area of woodland is protected during the construction phase.

The applicant submitted an Ecology Report in support of their application. This
has been reviewed by the Council’'s Landscape Officer who has no objection
to the application on Ecological grounds. The Ecology report identified that
there are two inactive Badger setts on the site and in accordance with
guidance provided by the Council’'s Landscape Officer a Construction
Environmental Management Plan was submitted and approved to ensure that
these setts are monitored and safeguarded during the construction process.

The Ecology Survey found that the only locations on site which were suitable
for roosting bats were within cavities on dead and declining trees within the
copse which is to be retained. A Reptile Survey was also completed which
found no evidence of reptiles on site. The applicant submitted an Ecological
Management Plan for the long term enhancement and management of the
site. This includes the erection of bat and bird boxes, creation of log piles for
invertebrates, active management of retained trees and woodland on site and
active enhancement of retained areas of grassland on site.

Compliance with both the Construction Environmental Management Plan and
the Ecological Management Plan is required by way of planning condition.
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Highways and Transportation

The applicant proposes to utilise the existing site access point located on the
south western periphery of the site which links in to the wider Skyline 120 site.
A new access road would be extended along the site’s southern boundary
leading both to the proposed car park area at the eastern end of the site and
to the HDV loading bays located on the southern elevation of the proposed
building.

A Transport Statement has been submitted in support of the application which
identifies predicted vehicle movements of 20 arrivals and 7 departures in the
AM peak hour (including 6 HGV arrivals and 2 HGV departures) and 7 arrivals
and 19 departures in the PM peak hour (including 2 HGV arrivals and 6 HGV
departures). Essex County Highways, as the Highway Authority have
reviewed the application and associated Transport Statement and have no
objection to the proposal on highway grounds with no specific planning
conditions required.

In terms of parking provision, The Essex Parking Standards (2009) require 1
car parking space per 150sgm of floorspace equating to a maximum
requirement of 47 parking spaces for the proposed development, of which two
should be disabled standard spaces. The proposed layout plan shows 47
spaces and includes two disabled standard spaces.

21 cycle spaces are also required and these are to be provided in a dedicated
cycle storage shelter which would be located adjacent to the main pedestrian
entrance to the building. Overall the proposed car and cycle parking provision
is therefore considered to be acceptable.

Other Matters

Archaeology

Essex County Council Place Services (Archaeology) has no objection to the
application. No conditions are required relating to archaeological surveys as
an archaeological evaluation by trial trenching has already been carried out on
the site in response to a planning condition for a previous, unimplemented
planning permission. The trial trenching established that no further
investigation is required.

Contamination

The applicant submitted a Contamination Report in support of their application
which did not find any likely sources of significant on-site contamination. The
Council’'s Environmental Services Team has no objection to the application on
contamination grounds. A standard precautionary condition is recommended
to safeguard against any unexpected contamination discovered during the
construction phase.
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Flood Risk and Surface Water Drainage

The application site is located within Flood Zone 1 (low probability risk of
flooding). The applicant has submitted a Flood Risk Assessment and Outline
Drainage Strategy in support of their application. It is proposed to utilise a
SUDs system with a geo-cellular attenuation tank located under the (porous)
main car park with access roads, footpath areas and the service yard all being
connected to the attenuation tank by gullies fitted with petrol interceptors.

Following a review of this information and the submission of further
information in relation to the drainage strategy, the Lead Local Flood Authority
(Essex County Council) have no objection to the proposal subject to a
condition relating to the submission and approval of a detailed surface water
drainage scheme.

Anglian Water objected to the proposal on the grounds that insufficient
information was submitted in relation to the surface water drainage strategy.
However, Essex County Council are the Lead Local Flood Authority and have
no objection to the proposal. Anglian Water’s consultation response stated
that if the Council were minded to grant planning permission a condition
relating to the submission and approval of a surface water management
strategy should be applied. This condition has in any event been requested by
Essex County Council.

Site Assessment Conclusion

There are no objections to the application from any statutory consultees with
the exception of Anglian Water. As set out above Essex County Council are
the Lead Local Flood Authority and have recommended that the application is
approved subject to conditions which include a condition requested by Anglian
Water.

Overall it is Officers’ view that the proposed development is acceptable in
planning terms and that the site is capable of accommodating the proposed
development in a sustainable manner.

Section 106

Policy CS10 requires new development to make appropriate provision for
publicly accessible green space or improvement of existing accessible green
space. The Council's Open Space SPD sets out further details on how these
standards will be applied and commercial developments within the ‘B’ Use
Classes are required to make a financial contribution.

The applicant has submitted a Unilateral Undertaking with a payment of
£17,500 to be made to the Council towards the provision of Open Space
within the District. More specifically, the money would be allocated to
improving the public open space land adjacent to Notley Green Primary
School, Bridge End Lane, Great Notley, and/or the costs of surfacing a
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footpath linking Avenue West to the Discovery Centre at Great Notley,
Braintree, Essex.

This contribution has been reduced from the £24,008 which is required by the
formulae contained within the Open Spaces SPD to account for the fact that
an unusual level of earthworks is required on site, at substantial cost to the
applicant to account for the existing topography of the site. This approach is
consistent with that taken under the previously approved application
15/00582/FUL which was granted in March 2016.

CONCLUSION

The proposed development accords with adopted planning policy and would
enable the development of an allocated employment site for a policy
compliant B8 use, generating approximately 43 full time jobs. There are no
objections to the proposal from any statutory consultees with the exception of
Anglian Water. Essex County Council are however the Lead Local Flood
Authority and have no objection to the proposal, subject to a detailed surface
water drainage scheme condition which was also requested by Anglian Water.

Officers consider that the proposed design of the building and the associated
layout is acceptable. The building is of a large size but uses a simple palette
of visually contrasting external materials to achieve a clear, functional design
with a significantly enhanced eastern elevation to front the adjacent
roundabout. A substantial landscaping scheme is also proposed with in depth
tree planting to help to soften the visual impact of the new building. In addition
the existing ground level would be lowered which would further integrate the
development into its surroundings. Overall the scheme is considered to
represent the sustainable development of an allocated employment site.

It is therefore recommended that this application is approved.

RECOMMENDATION

It is RECOMMENDED that the following decision be made:
Application GRANTED subject to the following conditions and reasons and in
accordance with approved plans:-

APPROVED PLANS

Location Plan Plan Ref: PLOO1
Proposed Site Plan Plan Ref: PLO02 Version: E
Proposed Floor Plan  Plan Ref: PLO0O3 Version: D
Proposed Floor Plan  Plan Ref: PLO04 Version: A
Proposed Roof Plan  Plan Ref: PLO05 Version: A
Proposed Elevations  Plan Ref: PLO06 Version: G
Materials Details Plan Ref: PLOO7 Version: A
Proposed Plans Plan Ref: PLO08
Proposed Plans Plan Ref: PLO09

Proposed Sections Plan Ref: PLO10

Page 67 of 127



Site Masterplan
Existing Site Plan
Landscaping
Landscaping
Topographical Survey
Levels

Supporting Document

Supporting Document

Tree Plan

Tree Plan

Supporting Document
ASSESSMENT
Supporting Document

Plan Ref:
Plan Ref:
Plan Ref:
Plan Ref:
Plan Ref:
Plan Ref:
Plan Ref:

2016

Plan Ref:

PLO11

PLO13

PL_ 12 001 Version: C
PL 12 002 Version: A
20616PR

16/065/400 Version: P4

CEMP PLAN - Clarkson & Woods March

Ecology Management Plan - Clarkson &

Woods December 2016

Plan Ref:
Plan Ref:

DFCP 4002 TPP
DFCP 4002 TSP

Plan Ref: ARBORICULTURAL IMPACT
Version: DF CLARK BIONOMIQUE LTD

Plan Ref:

Preliminary Geoenvironmental - Delta-

Simons 15-0122.01

1 The development hereby permitted shall begin not later than three years

from the date of this decision.

Reason

This Condition is imposed pursuant to Section 91 of the Town and
Country Planning Act 1990.

2 The development hereby permitted shall be carried out in accordance with
the approved plans listed above.

Reason

For the avoidance of doubt and in the interests of proper planning.

3 Above ground works shall not be commenced until samples of the
materials to be used on the external finishes of the main building and of
the gatehouse have been submitted to and approved in writing by the
local planning authority. The development shall be implemented in
accordance with the approved details.

Reason

To ensure that the development does not prejudice the appearance of the

locality.

4 The development shall be carried out in accordance with the approved
Construction Environmental Management Plan undertaken by Clarkson &
Woods Ecological Consultants, dated March 2017.

Reason

To safeguard any protected species that could be present on the site
when construction commences and to ensure all impacts resulting from
development are taken into account and mitigated.

5 The development shall be carried out and the site maintained thereafter in
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strict accordance with the approved Ecological Management Plan
undertaken by Clarkson & Woods Ecological Consultants, dated
December 2016.

Reason
To protect and enhance the Ecological value of the site.

6 No development shall take place, including any works of demolition, until
a Construction Method Statement has been submitted to, and approved in
writing by the local planning authority. The Statement shall provide for:

- The parking of vehicles of site operatives and visitors;

- The loading and unloading of plant and materials;

- The storage of plant and materials used in constructing the
development;

- The erection and maintenance of security hoarding including
decorative displays and facilities for public viewing, where
appropriate;

- Wheel washing facilities;

- Measures to control the emission of dust and dirt during
construction;

- A scheme for recycling/disposing of waste resulting from
demolition and construction works;

- Delivery, demolition and construction working hours.

The approved Construction Method Statement shall be adhered to
throughout the construction period for the development.

Reason
To ensure that on-street parking of construction vehicles in the adjoining
streets does not occur and to ensure 