Braintree

District Councill

PLANNING COMMITTEE
AGENDA

Tuesday, 21 January 2020 at 7.15pm

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 J Abbott Councillor Mrs | Parker (Vice Chairman)
Councillor K Bowers Councillor F Ricci

Councillor T Cunningham Councillor Mrs W Scattergood (Chairman)
Councillor P Horner Councillor Mrs G Spray

Councillor H Johnson Councillor N Unsworth

Councillor D Mann Councillor J Wrench

Councillor A Munday

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.

A WRIGHT
Chief Executive

Page 1 of 160


http://www.braintree.gov.uk/
mailto:governance@braintree.gov.uk

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
ltem

Members of the public wishing to speak are requested to register by contacting the
Governance and Members Team on 01376 552525 or email governance@braintree.gov.uk
by midday on the working day before the day of the Committee meeting. For example, if the
Committee Meeting is due to be held on a Tuesday, the registration deadline is midday on
Monday, (where there is a bank holiday Monday you will need to register by midday on the
previous Friday).

The Council reserves the right to decline any requests to register to speak if they are
received after this time. Members of the public can remain to observe the public session of
the meeting.

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.
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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 Apologies for Absence

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

3 Minutes of the Previous Meetings
To approve as a correct record the Minutes of the meetings of the
Planning Committee held on 17th December 2019 (copy
previously circulated) and 7th January 2020 (copy to follow).

4 Public Question Time
(See paragraph above)

5 Planning Applications
To consider the following planning applications and to agree
whether any of the more minor applications listed under Part B
should be determined “en bloc” without debate.
Where it has been agreed that the applications listed under Part B
will be taken “en bloc” without debate, these applications may be
dealt with before those applications listed under Part A.

PART A
Planning Applications

5a Application No. 18 01318 OUT - Land East of Broad Road, 6 - 108
BRAINTREE
5b  Application No. 18 02304 FUL - Former Bramston Sports 109 - 160

Centre, Bridge Street, WITHAM

PART B
Minor Planning Applications
There are no applications under PART B.

6 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.
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7 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 Page

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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PART A
APPLICATION
NO:
APPLICANT:
AGENT:

DESCRIPTION:

LOCATION:

AGENDA ITEM NUMBER 5a

18/01318/0OUT DATE 13.07.18

VALID:
Gallagher Estates Ltd
Mr Gareth Wilson
St Andrews House, St Andrews Road, Cambridge, CB4 1DL
Outline application with all matters reserved except access
for up to 1000 residential dwellings, including affordable and
market housing; land for new primary school and early
years/childcare facilities; a local centre including A1-A5
retail uses; land for the provision of employment use (B1/B2
use class); creation of two vehicular access points from the
Al131/Broad Road; a network of cycle and pedestrian
routes, improvements to the River Walk to South of the Site;
provision of sustainable drainage systems and other
associated infrastructure; open space and landscaping.
This application has been submitted with an Environmental
Impact Assessment.
Land East Of, Broad Road, Braintree, 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
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The application can be viewed on the link below.
http://publicaccess.braintree.gov.uk/online-
applications/applicationDetails.do?activeTab=summary&keyVal=PC02C5BFO0I
GO0

SITE HISTORY

04/02026/COU Retrospective application Granted 08.06.05
for change of use of land
and buildings to B2 and B8
uses to regularise existing
unauthorised development
76/00861/ Erection of new office 09.09.76
Building.
78/01492/ Erection of a covered block 13.02.79
making unit.
84/01179/ Proposed chemical store. 01.11.84
88/02481/P Extension Of Time 17.01.89
Condition Bte/1254/83
Refers (Reinstate- Ment To
Agricultural Land By Filling
& Levelling)
89/00921/P Reinstatement To Granted 26.05.89
Agricultural Land By Filling
And Levelling Per Original
Permission But With
Alteration To Time Limit
91/00344/E Proposed Extension To
Sewage Treatment Plant
92/01459/ELD Application for Certificate of Granted 19.02.93
Lawfulness for an existing
use: Use of site for general
industrial use
06/01335/PLD Application for a certificate Refused 28.11.06
of Lawfulness for a
proposed use or
development - Use of the
site for the production of
ready mixed concrete (wet
batch plant, skid mounted)
06/02243/FUL Bank to be formed Refused 11.01.08
alongside the roadway to
the water treatment works
and extend the height of the
bank adjacent to the
entrance to the industrial
area
07/01355/PLD Application for a Certificate =~ Refused 23.11.07
of Lawfulness for a
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07/01505/AGR

12/01474/FUL

17/00005/SCO

proposed use or
development - Use of the
site for the production of
ready mixed concrete
including the provision of a
concrete batching plant and

cement silo
Determination for Prior Permission
Notification - De-water Required

pond, clear the waste and

rubbish, place no more than

2m of clean subsoil over the

area, cover with top soil and

plant trees

Change of use of office Granted
building from office to use

as a dog grooming business

Town & Country Planning Screening/
Act 1990 (as amended), Scoping
Town & Country Planning Opinion
(Environmental Impact Adopted

Assessment) Regulations
2011 - Scoping Opinion
Request - 1,000 residential
dwellings, including
affordable and market
housing, a new primary
school and early years and
childcare facilities, provision
of community and sports
facilities, new local centre
including A1-A5 retail uses,
land for the provision of
employment uses B1/B2,
creation of two new
vehicular access points,
indicatively from A131 and
Broad Lane, network of
segregated cycle and
pedestrian routes including
improvements to the River
Walk to the south of the
site, provision of
Sustainable Drainage
Systems (SUDs) and other
associated infrastructure
and associated open space
and landscaping.
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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. The Draft Local Plan, now referred to as the Publication Draft Local
Plan, was approved by the Council on 5" June 2017 for consultation and for
submission to the Secretary of State. The public consultation ran from 16™
June to 28™ July 2017. The Publication Draft Local Plan was submitted to the
Secretary of State on the 9" October 2017.

The Publication Draft Local Plan is currently the subject of an examination by
an Inspector appointed by the Secretary of State for Housing, Communities
and Local Government.

The joint North Essex-Authorities (NEAS) have received a post hearing letter

dated 8" June 2018. This letter outlined a number of short comings about the
Garden Communities in the Section 1 Plan relating to transport infrastructure,
employment, viability, and the sustainability appraisal.

The letter has outlined 3 options for how to proceed with the Section 1
Publication Draft Local Plan.

e Option 1 — Remove the Garden Communities proposals from the
Section 1 Plan at this stage, and commit to submitting a partial revision
of Section 1 for examination by a defined time.

e Option 2 — The NEAs carry out further work on evidence base and
Sustainability Appraisal, and bringing forward any resulting revised
strategic proposals, before the commencement of the Section 2
examinations. This option would result in the suspension of the
examination, and the part 2 examination could not take place.

e Option 3 — Withdraw Section 1 and Section 2 of the Plans from
examination and to resubmit them with any necessary revisions, after
carrying out required further work on the evidence base and
Sustainability Appraisal, and the relevant consultation and other
procedures required by legislation.

A further Supplementary Post-hearing letter dated 27" June has also been
received. This letter provided the Inspectors views on policy SP3 of the
Section 1 Plan which covers housing requirements. The letter concludes that
the housing requirement figures for each of the NEAs set out in policy SP3 is
its respective objectively-assessed housing need, which for Braintree is 716
dwellings per annum.
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The North Essex Authorities have agreed to produce further evidence to
present to the Planning Inspector on the section 1 Local Plan. The authorities
will need to agree with the Planning Inspector a timetable for the completion of
this work, but this will result in a delay to the adoption of the Local Plan.

In accordance with paragraph 48 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
Publication Draft Local Plan 2017.

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 48 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 Plan Review 2005

RLP2 Town Development Boundaries and Village Envelopes
RLP7 Housing and Mixed Use Sites

RLP8 House Types

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

RLP22 Accessible Housing and Lifetime Housing

RLP27 Location of Employment Land

RLP30 Diversity of Industrial and Commercial Premises
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RLP31 Design and Layout of Business Parks

RLP32 Workplace Nurseries

RLP34 Buffer Areas between Industry and Housing

RLP35 Non-Conforming and Un-Neighbourly Industry

RLP36 Industrial and Environmental Standards

RLP49 Pedestrian Networks

RLP50 Cycleways

RLP51 Cycle Parking

RLP52 Public Transport

RLP53 Generators of Travel Demand

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

RLP70 Water Efficiency

RLP71 Water Supply, Sewerage & Drainage

RLP72 Water Quality

RLP74 Provision of Space for Recycling

RLP77 Energy Efficiency

RLP80 Landscape Features and Habitats

RLP81 Trees, Woodland Grasslands and Hedgerows

RLP83 Local Nature Reserves, Wildlife Sites, Sites of Local Nature

Conservation Importance and Regionally Important Geological /
Geomorphological Sites.

RLP84 Protected Species

RLP86 River Corridors

RLP90 Layout and Design of Development

RLP91 Site Appraisal

RLP92 Accessibility

RLP93 Public Realm

RLP94 Public Art

RLP95 Preservation and Enhancement of Conservation Areas
RLP105 Archaeological Evaluation

RLP106 Archaeological Excavation and Monitoring

RLP138 Provision of Open Space in New Housing Developments
RLP140 River Walks/Linear Parks and Disused Railway Lines
RLP164 Environmental Impact Assessment

Braintree District Local Development Framework Core Strateqy 2011

Cs1 Housing Provision and Delivery

CS2 Affordable Housing

CS3 Gypsies and Travellers and Travelling Showpersons
Cs4 Provision of Employment
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CS5 The Countryside

CS6 Retailing and Town Centre Regeneration

CS7 Promoting Accessibility for All

CS8 Natural Environment and Biodiversity

CS9 Built and Historic Environment

Cs10 Provision for Open Space, Sport and Recreation
CSs11 Infrastructure Services and Facilities

Braintree District Publication Draft Local Plan 2017

SP1 Presumption in Favour of Sustainable Development

SP2 Spatial Strategy for North Essex

SP3 Meeting Housing Needs

SP4 Providing for Employment and Retail

SP5 Infrastructure & Connectivity

SP6 Place Shaping Principles

LPP1 Development Boundaries

LPP2 Location of Employment Land

LPP7 Design and Layout of Employment Policy Areas and Business
Uses

LPP17 Housing Provision and Delivery

LPP19 Strategic Growth Location - Land East of Broad Road, Braintree

LPP33 Affordable Housing

LPP36 Gypsy and Traveller and Travelling Showpersons'
Accommodation

LPP37 Housing Type and Density

LPP44 Sustainable Transport

LPP45 Parking Provision

LPP49 Broadband

LPP50 Built and Historic Environment

LPP51 An Inclusive Environment

LPP52 Health and Wellbeing Impact Assessment

LPP53 Provision of Open Space, Sport and Recreation

LPP55 Layout and Design of Development

LPP56 Conservation Areas

LPP63 Archaeological Evaluation, Excavation and Recording

LPP64 Educational Establishments

LPP67 Natural Environment and Green Infrastructure

LPP68 Protected Species, Priority Spaces and Priority Habitat

LPP69 Tree Protection

LPP70 Protection, Enhancement, Management and Monitoring of
Biodiversity

LPP71 Landscape Character and Features

LPP72 Green Buffers

LPP73 Protecting and Enhancing Natural Resources, Minimising
Pollution and Safeguarding from Hazards

LPP74 Climate Change

LPP75 Energy Efficiency

LPP77 Renewable Energy within New Developments

LPP78 Flooding Risk and Surface Water Drainage
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LPP79 Surface Water Management Plan

LPP80 Sustainable Urban Drainage Systems
LPP81 External Lighting
LPP82 Infrastructure Delivery and Impact Mitigation

Neighbourhood Plan

None

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

Site Allocations and Development Management Plan

National Design Guide

Essex Minerals Local Plan (2014)

Policy S8 Safeguarding Mineral Resources and Mineral Reserves

INTRODUCTION / REASON FOR APPLICATION BEING CONSIDERED AT
COMMITTEE

This application is being reported to the Planning Committee in accordance
with the Council’'s scheme of delegation 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 Braintree Town Development
Boundary as designated in the Braintree District Local Plan Review 2005.

The application site is proposed for allocation for a residential-led mixed use
development (1000 dwellings) in the Publication Draft Local Plan and is
identified as one of the Council’'s proposed Strategic Growth Locations.

The application has been advertised as a departure from the Council’s
adopted Development Plan. The application is also accompanied by an
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Environmental Impact Assessment Statement and has therefore been
advertised as Environmental Impact Assessment development.

SITE DESCRIPTION

The application site is located outside but immediately adjacent to the Town
Development Boundary of Braintree, sitting to the north of the existing
settlement.

It measures approximately 66 hectares and consists of the following key
components:

e A number of agricultural fields of varying sizes;

e Several areas of woodland;

e Arun down Industrial area and former gravel pit site with associated
access road;

e Two large ponds (both former gravel pits);

e A number of Public Rights of Way which cross the site;

e A large number of trees and hedgerows.

The site is triangular in shape and is bounded to the east by the A131. To the
west Broad Road runs parallel to the site boundary with existing residential
development directly abutting the site itself. The River Brain with its
associated river corridor lies to the south of the site with an established
Sewerage Treatment works being positioned adjacent to the site’s South
Eastern boundary.

In terms of the wider context, further countryside is located to the north-east
beyond the A131 and to the north-west beyond Broad Road. The main town
of Braintree lies beyond the River Brain to the south whilst to the north the

A131 leads to the north-east from the application site towards High Garrett.

Vehicular access to the site is currently taken from Broad Road via Convent
Lane which leads into the application site before splitting in two and serving
both the sewerage treatment works to the south-east of the site and the
Industrial area in the centre of the site. There is also an informal access from
the site’s north-eastern boundary with the A131 which currently serves an
agricultural field.

In terms of gradient, the site falls broadly from the north to the south with a
difference in levels of approximately 32m. The topography of the site is varied
with the area around the old quarry consisting of the steepest gradients with a
fall of approximately 12m between the top and bottom of the quarry bank.
Other areas are significantly flatter with more gentle gradients.

PROPOSAL

The applicant seeks outline planning permission with all matters reserved
except access for the erection of:
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up to 1000 residential dwellings, including affordable and market housing;
land for new primary school and early years/childcare facilities; a local centre
including A1-A5 retail uses; land for the provision of employment use (B1/B2
use class); creation of two vehicular access points from the A131/Broad Road;
a network of cycle and pedestrian routes, improvements to the River Walk to
South of the Site; provision of sustainable drainage systems and other
associated infrastructure; open space and landscaping.

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 scheme proposes two detailed vehicular access points to the site with a
primary roundabout access from the A131 and a secondary junction access
from Broad Road. Appearance; landscaping; layout and scale are Reserved
Matters.

The applicant has, in addition to the site location plan and Parameter Plans,
submitted an illustrative Masterplan to demonstrate one way in which the site
might accommodate the quantum of development proposed.

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

Planning Statement

Design Code

Design and Access Statement

Education Strategy

Statement of Community Involvement

Mineral Resource Assessment

Environmental Impact Assessment Statement containing:
Transport Assessment

Flood Risk Assessment and Drainage Strategy
Noise Report

Agricultural Land Classification Report

Air Quality Report

Arboricultural Impact Assessment

Heritage Assessment

Ecology Report

Landscape and Visual Impact Assessment
Contaminated Land Assessment

CONSULTATIONS

Two consultations were carried out, the second following revisions to the
scheme following constructive dialogue with Officers and the issue of a
Regulation 22 letter by the Council under the EIA Regulations requesting
further information in relation to the submitted Environmental Statement. An
addendum to the Environmental Statement was subsequently submitted along
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with revised documentation including revised drawings and a revised Design
Code and Design and Access Statement. A second consultation was
subsequently undertaken.

An overall summary of the consultation responses received is set out below.

ECC Archaeology

No objection subject to the standard archaeological investigation conditions.

As part of pre-application planning advice a desk-based assessment and
partial geophysical survey have been carried out across most but not all of the
development site. This has provided part of the evidence required to enable a
reasonable assessment of the potential for damage or destruction of the
potential below ground archaeological remains. This has identified the survival
of archaeological features within the development area which may have local
or regional significance and demonstrated the level of survival of the
archaeological horizons.

However the reliability and effectiveness of the non-intrusive method of
geophysics across the site upon varying geological strata has not been field-
tested and the development area has, so far, received no field assessment
which is required by condition.

Essex Wildlife Trust

Applicant’s survey protocols are in accordance with CIEEM guidelines and the
mitigation proposals for nesting birds, reptiles and bats are appropriate.

Welcome the proposals to create 2.63ha of wetland habitat, 10.11ha
wildflower meadow, 3.98ha of new woodland/tree planting and 0.28ha of pond
habitat.

Further surveys for otters and water voles will be required prior to the
upgrades to outfalls on the River Blackwater. Outfalls should be set back from
the river bank to minimise visual intrusion.

The proposed development provides an opportunity to remove two outdated
weir structures at Straits Mill which currently pose an obstruction to the
passage of fish and eels.

Endorse the Environment Agency’s recommendation for buffer planting along
the riverbank and the in-channel incorporation of woody debris to create
additional habitat for fish.

The development should result in a measurable net gain in biodiversity and
retain existing woodland and hedgerows as integral features of the
development. A Landscape and Ecology Management Plan should be
required by condition.
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Management of the semi-natural green open spaces should be secured in
perpetuity through a service charge or capital endowment.

CPRE Essex

We would prefer that only the brownfield part of the site is developed at this
stage.

Consideration should be given to the combined impact of this and other
substantial development totalling around 2,800 houses in the area with BDC
taking an integrated approach to transport impact and facilitating non car use.

No access to the site should be allowed from Broad Road which is unsuitable
and will result in increased congestion and air pollution.

Pleased that the scheme proposes an employment area with associated jobs
on the site. Question whether there will be enough jobs for all new residents,
to avoid them needing to leave the site and travel by car with associated traffic
impact.

The affordable housing must be constructed and should in part be social
housing to meet local need.

At the detailed design stage BDC should push for energy conservation and
renewables such as triple glazing, photovoltaic cells and shared energy
projects.

Substantial contributions should be secured towards health and education
infrastructure.

Overall we believe that consent should only be given if the above matters are
adequately dealt with.

ECC Historic Buildings Consultant

No listed buildings are located within the application site or immediately
adjacent to it.

The ‘Hollow Way’ runs through the centre of the application site and is
considered a non-designated heritage asset. The setting of this feature will be
harmed by the development and as such paragraph 197 of the NPPF is
considered relevant. Should the application be permitted it is recommended
that planning conditions ensure the ‘Hollow Way’ is not directly impacted by
the development. It is further recommended that a management plan is
required, by condition, to ensure the feature is sustainably incorporated into
the development and the significance of this heritage asset is preserved and
enhanced.
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BDC Waste Services

In order to assess the feasibility of waste collections, we will need a detailed
plan showing adopted access roads and distances to bin collection points/ bin
stores (if blocks of flats are to be built). Our operatives can only walk up to 20
metres to each property.

Environment Agency

No objection subject to conditions relating to ground water and contaminated
land being attached to any permission granted as follows:

- Condition to cover any unexpected contamination

- Condition requiring long-term monitoring and maintenance in respect of
contamination

- Condition requiring approval of any surface water infiltration drainage
systems by the LPA

- Condition requiring any piling/penetrative foundation methods to be
approved by the LPA

No objection on flood risk grounds. The application may provide the
opportunity to assist with the required improvement measures to ensure the
River Chelmer waterbody achieves ‘good potential status’ by 2027 particularly
with regard to the possible removal of the two existing weir structures at
Straits Mill and in channel enhancements plus riparian tree planting upstream.

Would like to see an 8 metre buffer planted with native trees and shrub
between the river's edge and the public open space to shade the water
course and provide an enhanced wildlife corridor. Would also like to see
outfalls into the river being set back to avoid the use for concrete headwalls
which result in habitat loss for water voles/otters.

Anglian Water

No objection subject to conditions.
Assets Affected

Anglian Water has assets close to or crossing the site which the site layout
will need to take into account.

The development is within 15 meters of a sewage pumping station to which
access must be maintained. Dwellings located within 14 metres of this
pumping station would be at risk from noise, odour or disruption from
maintenance work. The site layout should take this into account.
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Wastewater Treatment

The foul drainage from this development is in the catchment of Bocking Water
Recycling Centre that will have available capacity for these flows.

Anglian Water notes the close proximity of this development to Bocking’s
STW water recycling centre (WRC) and would draw attention to the potential
for nuisance, associated with the operation of this treatment works, to effect
the proposed development.

We would advise therefore, that the proposed layout seeks to maintain an
effective distance between the treatment works and sensitive accommodation.
We would further recommend that a detailed odour risk assessment is
undertaken to establish the range at which the amenity of neighbouring
property is likely to be impaired.

Used Water Network

Development will (currently) lead to an unacceptable risk of flooding
downstream. Anglian Water will therefore need to plan effectively for the
proposed development and work with the applicant to ensure any
infrastructure improvements are delivered in line with the development.

We therefore request a condition requiring a phasing plan and an on-site
drainage strategy.

Surface Water Disposal

The Local Planning Authority should seek the advice of the Lead Local Flood
Authority (ECC SUDs).

Required Conditions

a) Requirement for a phasing plan for the development to be submitted for
approval

b) Requirement for a scheme for on-site foul drainage works to be
submitted for approval and to be implemented prior to occupation of
each phase

ECC Highways

No objection subject to the following being secured by way of s106 Agreement
or planning conditions:

Prior to occupation of the development:

1) Completion by the developer of the proposed access points onto Broad
Road and onto to the A131
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2) Completion by the developer of the agreed upgrade works to Marks
Farm roundabout and the A131/Broad Road roundabout

3) Financial contribution towards bus service provision at/in the vicinity of
the site and between the site and Braintree town centre /railway station

4) Upgrading of existing bus stops in Broad Road/and or Convent Lane

5) Improvements to Public Right of Way Braintree and Bocking 52 located
immediately to the south of the proposal site

6) Provision of pedestrian/cycle ramp at northern most end of the
Blackwater Way

7) Provision of a toucan crossing in Courtauld Road in the vicinity of its
junction with Julien Court Road

8) Improvements to existing north-south route through the Park between
Courtauld Road and Coggeshall Road to provide a shared
footpath/cycleway

9) Provision of a Toucan Crossing in Coggeshall Road in the vicinity of its
junction with The Avenue

10) Requirement for a Travel Plan
Other Requirements:

a) Submission of Construction Traffic Management Plan for each phase of
the development

b) Submission of details of proposed bus stops prior to each phase of
development with provision of agreed stops prior to occupation of
relevant phase

c) Proposed spine road carriageway to be a minimum of 6.75m wide

Natural England

The development falls within the Zone of Influence of one or more of the
European designated sites scoped into the Essex Coast Recreational
Disturbance Avoidance and Mitigation Strategy (RAMS).

An Appropriate Assessment has been completed and submitted to Natural
England for review. No objection subject to appropriate mitigation being
secured as set out within the Habitat Regulations Appropriate Assessment.

Natural England would expect the Local Planning Authority (LPA) to consider

the impacts of the proposal upon local (biodiversity and geodiversity) sites;
local landscape character and priority habitats and species.
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Soils and Land Quality:

The development comprises approximately 53ha of best and most versatile
agricultural land. It is important that the proportion of this land which will
remain undeveloped (e.g. landscaping, public open space) has its long term
potential retained as a soil resource and to maintain as many of its ecosystem
services as possible through careful soil management. We therefore advise
that the developer uses an experienced soil specialist to advise on saoill
handling.

Biodiversity Enhancements:

The LPA should consider securing measures for the biodiversity enhancement
of the site such as bat and bird boxes.

Highways England

No objection. Recommend that conditions should be attached to any
permission granted.

We have been reviewing the technical information provided in support of this
planning application for some time. Following detailed scrutiny of the traffic
modelling and of its design compliance, the improvement proposed for the
A120/A131 Marks Farm roundabout has been agreed and we can formally
recommend planning conditions relating to the following:

1) The completion by the developer of the proposed A120/A131 Marks
Farm roundabout of the upgrade scheme which has been agreed in
principle prior to first occupation of the new dwellings or first beneficial
use of the new school/employment/community or retail buildings.

2) Full technical and construction details and a Stage 1 Safety Audit of all
highway works to be submitted and approved by the LPA prior to
commencement of development.

3) Travel plan to be implemented prior to first occupation of the new
dwellings or first beneficial use of the new school/employment/
community or retail buildings.

BDC Ecology

No objection subject to the securing of visitor management mitigation
measures at the Blackwater Estuary SPA and RAMSAR site and the securing
of biodiversity mitigation and enhancement measures at the application site.

We have reviewed Chapter 8 of the Environment Statement - Ecology and
Nature Conservation (Barton Willmore, July 2018) and the Ecological Baseline
Report (Applied Ecology Itd, May 2018), provided by the applicant, relating to
the likely impacts of development on designated sites, Protected & Priority
species/habitats.
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In addition, we have also reviewed Chapter 7.9 of the Environment Statement
- Landscape and Biodiversity Management Strategy (Barton Willmore, July
2018).

We are satisfied that there is sufficient ecological information available for
determination.

Require the following to be secured by way of S106 Agreement or planning
condition:

e Submission of a copy of any required Bat license prior to demolition or any
works to Willow Tree AEL3 (bat roost present)

e Construction Environmental Management Plan

e Skylark Mitigation Strategy

e Otter and Water Vole Method Statement prior to any outfall works at the
River Blackwater

e Badger Method Statement prior to commencement of vegetation
clearance/development

e Habitat Regulations Mitigation on and off site in accordance with
completed Appropriate Assessment

e Biodiversity Enhancement Strategy for the site

e Ecological Design Strategy for habitat created along site’s southern
Boundary

e Landscape and Ecological Management Plan required

e Wildlife sensitive lighting design scheme

e Time limit on validity of Ecology Surveys (updated surveys required after
2 years)

Police Architectural Liaison Officer

We have looked at the Design and Access Statement and note that very little
relates to RLP90 and we can find no reference to safety and security. BDC
RLP9O0 (viii) states - Designs and layouts shall promote a safe and secure
environment, crime reduction and prevention and shall encourage the related
objective of enhancing personal safety. We would welcome the opportunity to
consult on this development to assist the developer with their obligation under
this policy and to assist with compliance of Approved Document “Q” by
achieving a Secured by design award.

Health and Safety Executive

Do not wish to make any specific comments.

NHS England

No objection subject to the required financial contribution being secured
through a s106 Agreement. The development is likely to have an impact upon
the services of 4 main surgeries (Church Lane Surgery, Mount Chambers
Medical Practice, Blyth’'s Meadow Surgery and Blandford Medical Centre)
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operating within the vicinity of the application site. These existing GP practices
do not have the capacity to accommodate the additional growth from the
proposed development.

The development would have an impact on healthcare provision in the area
and its implications, if unmitigated, would be unsustainable.

The development would give rise to a need for improvements to capacity, in
line with the emerging STP estates strategy, by way of internal reconfiguration
for the benefit of the patients of the Church Lane Surgery; a proportion of the
cost of which would need to be met by the developer.

A developer contribution will be required to mitigate the impacts of this
proposal. NHS England calculates the level of contribution required, in this
instance to be £378,580. Plans are already in place to accommodate growth
so it is imperative that payment is made before construction commences.

ECC Education

Early Years and Childcare — The proposed development is located within the
Bocking North Ward and there is a lack of provision within this area. It is clear
in this case that provision will be required on site and 2 new facilities will be
required. The application makes such provision in the form of a co-located
facility with the primary school, and an additional stand-alone facility. An
indicative developer contribution of £2,488,618 to mitigate the development’s
impact upon Early Years and Childcare provision is required.

Primary Education — The proposed development is located within Braintree
Planning Group 6. The provision of a new school on this site complies with the
emerging Local Plan requirement with contributions to be made in respect of
the proposed new school (in addition to the provision of the land for it to be
built upon). The indicative developer contribution would therefore be
£4,828,062 plus provision of the land for the school to be built upon).

Secondary Education — Due to the level of new housing proposed in Braintree
District Council's emerging Local Plan, additional secondary school provision
will be required. It is accepted however, that at this point in time there is
sufficient capacity to accommodate 1,000 new homes. It is, thereby, a matter
for the Local Planning Authority to decide whether or not this site should
benefit from these school places or contribute pro rata to the additional
provision set out in their Infrastructure Delivery Plan. (For information, the
proposed development would result in a pupil product of 200 with an indicative
cost of £4,584,300).

Provision of School Site — The application includes a site for a 2 form of entry
primary school with a co-located early years and childcare facility, as well as a
separate site for an early years and childcare facility (the latter being located
in the vicinity of the proposed employment site). There are some issues which
will need to be addressed in connection with the suitability of the school site,
including in respect of contamination, stability of the land, removal of the
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existing pond, and agreement on access points and there must be a
commitment (via s106 Agreement) by the applicants to undertake the
necessary preparatory works and provide evidence that the site is suitable for
such a use.

Sport England

Sport England object to the proposed development due to the quantity and
form of the proposed on site outdoor sports provision which is insufficient in
size and the lack of confirmation regarding financial contributions towards the
provision of off-site indoor sports facilities. Sport England therefore
recommend that either enlarged on site provision is made for outdoor sports
or financial contributions towards off site provision are secured instead and
that financial contributions are also secured towards off site indoor sports
provision.

Provision should be made to secure community access to the primary school
facilities via planning condition.

Football Foundation — Sport England advise that there is a need for a 3G
football pitch to serve Braintree.

England and Wales Cricket Board — identify a need for a non-turf cricket pitch.
With regard to Indoor Sport, Sport England identify a requirement for formulae
based financial contributions towards the offsite provision of Sports Halls
(circa £400,000); Swimming Pools (circa £450,000) and Indoor Bowls
(£67,000).

BDC Environmental Health Officer

No objection. Due to the site’s proximity to existing residential areas
conditions are required relating to the following:

Hours of working/vehicle movements

No burning of waste

Submission of Construction Management Plan (noise, dust and air quality)

No piling without approval of a Piling Method Statement

Completion of further contaminated land investigation in accordance with

the applicant’s Contaminate Land Report (specifically asbestos; ground

gas and polycyclic aromatic hydrocarbons)

e Submission of a site remediation scheme prior to commencement of
development

e Standard precautionary condition for unexpected contamination

¢ Long term monitoring of ground gases

e Submission of Noise Mitigation Report with validation report (to ensure

new dwellings are protected from noise from the A131)
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e Submission of noise assessment before any plant is installed at the
proposed educational or commercial premises. Associated noise
restriction level for such plant to be imposed.

e Restriction on HGV delivery hours to proposed commercial premises

ECC Flood and Water Management

No objection. Require standard conditions relating to the submission of a
detailed surface water drainage strategy; the submission of a scheme to
minimise the risk of offsite flooding during construction; the submission of a
Maintenance Plan for the proposed SUDs system and a requirement for the
keeping of a maintenance log of this system.

BDC Economic Development

The Economic Development Team are supportive of this application on the
following grounds:

The existing site job losses will clearly be hugely outweighed by the new
development with a dedicated employment area, local centre and a primary
school all of which will generate far more jobs than are lost on site currently.

ECC Minerals and Waste

Initial holding objection removed and replaced with a formal ‘no comment’
following the submission of further detailed minerals and waste information by
the applicant.

It is not considered, on balance, that it is economically viable to extract
mineral present on the site. However, ECC Mineral and Waste would like to
record that there are a number of inferences and interpretations contained
within the applicant’s Minerals Statement which it does not accept.

Essex County Fire and Rescue Service

There is insufficient detail to make comment regarding fire service vehicle
access. Access for such vehicles should be in accordance with approved
Building Regulations Document B5. More detailed observations can be
provided at the Building Regulations consultation stage.

It is the responsibility of anyone carrying out building work to comply with
building regulations. Additional water supplies for firefighting may be required.
The use of sprinkler systems is strongly recommended.

BDC Housing

In accordance with Policy CS2 of the Adopted Core Strategy, the outline
proposal for up to 1000 dwellings requires 30% to be provided as affordable
housing which would equate to 300 affordable dwellings. The application
recognises this in the submitted Planning Statement.
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It is acknowledged that this application mainly seeks approval to the principle
of development and that details concerning the mix of affordable dwellings
would be brought forward as reserved matters in a number of parcels/phases.
However, based on housing need there would be requirement for a 70/30
tenure mix of rented over shared ownership.

Additional requirements concerning affordable housing that should be
considered are as follows:

¢ Affordable dwellings should be deliverable without reliance on public
subsidy

e Accessibility requirement for bungalow type homes to meet Building
Regulations Part M (3b)

e Accessibility requirement for all affordable homes accessed at ground level
to meet Building Regulations Part M (2)

¢ Affordable homes should be compatible with Nationally Described Space
Standards

e Requirement for proportionate modest sized clustering of affordable units

throughout the development

BDC Landscape

BDC Landscape Services consultation response is summarised as follows:

e Regrettable that the infrastructure and layout requirements for the
development will require the removal of a significant number of Category A
and B trees and removal of old field boundaries.

e However areas identified for replanting are significant and provide
opportunity to secure a net gain in sustainable tree cover across the site.

e The interpretation of the Design Code will be key to successful re-planting.

e The detailed design stage will provide opportunities to avoid unnecessary
tree removal and reduce the ‘worst case’ scenario which the applicant has
currently identified and BDC Landscape Services consider is overstated
and can be reduced at the detailed design (Reserved Matters) stages.

e A mature TPO Oak will need to be removed to allow access to the
northern most development parcel.

e EXxisting canopy cover to sunken bridleway (PROW 68-133) has been left
unattended for years and will need to be managed.

e Regrettable that the proposed spine road will need to cut across the
sunken bridleway with removal of a number of category A trees. The
detailed design must minimise tree loss here.

e The mature woodland on the higher ground (centre of site) makes a
significant contribution to local landscape setting and the character of the
area and public right of way which runs through it.

e Itis clear that significant tree removal is required around the quarry edge
due to the existing ground conditions requiring engineering works. If left
unattended on an undeveloped site many of these trees would become
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unstable and fail in any event. Current proposed tree removal here
appears excessive and will need to be clarified at the detailed stage.

e Current worst case scenario requires clearance of most of established
tree/hedge lines forming field boundaries in the north of the site. This
includes sections of B2 Hedgerow which are collectively important to
landscape setting and as wildlife corridors. The applicant identifies that at
the detailed design stage these features may not need to be removed in
their entirety.

e Trees north of the Blackwater Corridor will need to be removed to facilitate
engineering and SUDs drainage basin works. These vary from Category
C2 with significant deadwood to Category B2 of local landscape value.
There is potential to reduce tree removal here at the detailed design stage.
Re-planting will ensure visual impact is not significant in the medium term.

REPRESENTATIONS

In total 56 objections were received to the original consultation. Two general
comments were also received. At the time of writing a further 109
representations were received in response to re-consultation following the
revision of the scheme and submission of the Environmental Statement
Addendum.

All representations (other than the two general comments) received were
objections. For the purposes of clarity none of the objectors stated that they
withdrew their original objection following the revised scheme and therefore all
objections have been treated as objections to both the original and revised
scheme.

The representations received are summarised below:

e Broad Road access will cause loss of existing verge/front
gardens/driveways and access to detriment of residents

¢ Increased traffic congestion and pollution

e Highway safety (vehicle and pedestrian)

e Highway safety/residents access impact upon occupants of Fern
Lodge/Macintyre Care located on Broad Road

e Existing highway network has no capacity

e Should be no Broad Road access as not required and unsafe

e Draft Local Plan Policy LPP19 states Broad Road access to be a ‘minor
access’ which is not what is proposed. Application should therefore be
refused.

e NHS contribution is insufficient

e Lack of infrastructure to accommodate the development including:
- Schools
- Doctor’s and Dental Surgeries
- Rail service
- Police/Ambulance/Fire Service
- Hospitals
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- Sewerage system

- Public amenities

Loss of greenfield site which is used by the public recreationally
Increased pollution from the development

Noise pollution (during construction and in the long term)

Car headlights from Broad Road exit will shine into existing drawings
situated opposite on lower ground

Loss of agricultural land

Convent Lane should be a footpath access only. It should also not be used
as an Anglian Water access

Cumulative impact with other development around Braintree is too much
for the town

Site in adequately served by public transport. Rail upgrade required first.
Impact on wildlife

Impact on Blackwater Estuary

Object to unprofessional way in which Officers have engaged with the
applicant’s representatives in correspondence

Detrimental impact upon character of Broad Road

Increased flood risk

Landscape impact of the development

Ecology Report is insufficient and ecological mitigation proposed is
insufficient

Housing mix does not reflect local need

No evidence development would create jobs or have positive economic
impact

Loss of trees and hedgerows

Off-site Ecology compensation should be secured

Noise impact and traffic disruption from many years of construction

No construction access should be allowed from Convent Lane or Thistley
Green Road

Crime impact from development

Impact upon utilities in the locality

Negative impact upon existing property values in Broad Road

Loss of outlook to and impact upon adjacent existing residents

Impact of construction process on existing residents

Scale of development is too large

Lack of local employment for residents of the development

Concerns over historic contamination of the site

Former landfill areas not suitable for development

Site is located adjacent to a sewerage works

Impact upon ground water and adjacent river

Flood risk

Risk to surrounding residents from airborne contamination during
groundworks

Affordable housing will not be affordable for local people
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Loss of privacy and impact upon existing residents

Impact upon public rights of way which cross the site

Visual impact of the development

Insufficient protection of existing river corridor

New Garden Communities should be used to provide required housing
with associated infrastructure not large developments on the edge of an
already overstretched town

Decision should be delayed until new Local Plan has been adopted.

Site only has a draft allocation for residential development in the new Local
Plan and is still contrary to the Adopted Local Plan

Development should have less housing and more recreational areas
Application red line is incorrect and does not cover the two access points
required for carrying out alterations within the public highway

Brownfield sites should be considered instead of this greenfield site

If permission is granted a safe crossing of the A131 at Thistley Green
Road which is suitable for pedestrians, cyclist and horses should be
created to connect the existing public rights of way

Object that BDC is only allowing a 23 day consultation period

Applicant’s evidence base is skewed, inaccurate and does not stand up to
scrutiny

Transport Surveys were carried out at midday not peak hours

BDC'’s housing quota may be met without this scheme given the level of
recent ‘off plan’ developments. Garden Communities if approved will also
provide significant numbers. No decision should be taken on this
application until the situation is clearer.

Can BDC advise how many houses have been granted permission that are
not part of the Local Plan; how many are pending a decision; how many
are awaiting a decision via the appeals process?

Damage to historic buildings on Braford Street from increased vehicular
traffic

Lack of access for emergency services

Will destroy the character of the area

Overdevelopment of the site

Highway mitigation measures are insufficient

Loss of greenfield site.

Will set precedent for development outside town boundaries

Loss of trees and hedges

Council should have engaged with Sport England

Local Community have had no involvement with the application

An accurate and detailed Construction Management Plan and Phasing
Plan is required

Convent Hill/Church Lane junction has been excluded from the Transport
Assessment modelling despite the New Local Plan evidence base
identifying that it will be operating very severely over capacity. The
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Transport Assessment and ECC Highways consultation are therefore
floored and unsound.

e Impossible to prevent a rat run through the site as the same route must
provide an efficient bus route precluding most traffic calming measures.
Contrary to Essex Design Guide and NPPF requirements to prevent
inappropriate traffic flow through developments.

Representations were also received from the following:

Convent Land and Broad Road Action Group (CLABRAG)

CLABRAG submitted a copy of their newsletter which summarises a meeting
held with the applicant. The newsletter is summarised as follows:

Convent Lane

Confirmed no access to the site from Convent Lane pre, during or after
construction. Anglian Water to retain access. CLABRAG suggest Convent
Lane is locked. Green space to be located behind existing gardens and
request that tree planting occurs here. No houses higher than 2 storey along
site perimeter. Applies to all green space.

Thistley Green Road

Request green space behind dwellings with shortest gardens. No vehicular
access to the site at any time. Inadequate parking provision for the allotments.
Turning point at the end of the road to be retained.

Broad Road

Strongly oppose second access onto Broad Road however no option as ECC
Highways will not permit two access points onto the A131. Mini roundabout
requested but not permitted by legislation. Concerns raised regarding
sightlines. Request that back gardens of new houses back onto back gardens
of existing. Land at Highfield Stile not included within applicant’s site. No
construction access will be taken from Broad Road.

Bridleway and Footpaths

Requested fallen trees cleared and bridleway then left as it is. Unsure over
priority at crossings.

Footpaths to be left as they are. Improved access from the footpath to the new
school proposed.

Timeline

Up to 2 years to prepare site for building. Construction access from A131 will
be an early priority. Phase 1 (5 years) will see houses south of Larchwood,
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behind Convent Lane and on the south-east of the site. Phase 2 covers the
northern part of the site and could complete within 10 years.

General Points

Develop will improve the Marks Farm roundabout. Site will contain 3 children’s
play areas. Site security will need to be addressed during construction.
Internal speed limit of 20mph.

Overall, majority of residents accept the situation. Don’t want to loose the
countryside but BDC are compelled to meet housing need via the Local Plan
and the site is (proposed for) allocation. Focus is therefore on minimising
impact upon residents.

CLABRAG also submitted two further objections, one to the proposed access
from Broad Road on the grounds of:

e Level of congestion already experienced on Broad Road and problems
further traffic will create

Impact of this traffic upon the character of Broad Road

Threat to elderly residents from vehicle pollution

Poor vehicle sightline from proposed access point

Vehicles regularly speed on Broad Road, evidenced by Speedwatch
Broad Road junction will have to take all new residential traffic for at least
5 years until phase 2 of the development is complete and the A131 access
can be used

If solid arguments are provided and there is no alternative to the Broad Road
access:

e Mini roundabout should be used instead of a junction

e Proper, effective warning signage required to slow drivers down when
approaching it

e A131 access should be first construction project along with all estate roads
so Phase 1 residents can access the bypass

e Broad Road access need not be constructed until the end of the
Development

And a second obijection letter covering the following:

e BDC need to issue statement detailing number of speculative houses
granted planning permission in last 3 years; prosed developments still
awaiting a decision; when will new Local Plan be approved; if Garden
Communities go ahead how many houses will be built in the District and is
provision made for this in the Local Plan.

e Straits Mill may no longer be required due to amount of approved
speculative development

e Oppose Broad Road access (congestion/health)

e Highway safety impact on Broad Road (particularly speeding)
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e Detrimental impact upon character of Broad Road

¢ Roundabout/traffic lights favoured as alternative Broad Road access

e Broad Road access should not be built first or serve development first,
main A131 access should

Bocking and High Garrett Residents Action Group (BAHGRAG)

Objection.

e Revised plans now show an access onto Broad Road. This would have a
major negative impact on the health and well-being of existing residents.

e At the Local Plan consultation stage ECC stated that there would be only
one access and it would be from the A131 bypass. This minimised
objections.

¢ Residents do not view this as a brownfield site but as grass/arable land

e Broad Road access would make an already very busy road even more
dangerous

¢ Vehicle pollution is already unacceptable from long tailbacks and this will
worsen

e Please reject the Broad Road junction and insist all vehicular access is via
the A131 only

REPORT

PRINCIPLE OF DEVELOPMENT

National Planning Policy Framework (NPPF) 2019

As set out in Paragraph 7 of the NPPF, the purpose of the planning system is
to contribute to the achievement of sustainable development. Paragraph 8 of
the NPPF explains that achieving sustainable development means that the
planning system has three overarching objectives: economic; social; and
environmental; which are interdependent and need to be pursued in mutually
supportive ways (so that opportunities can be taken to secure net gains
across each of the different objectives).

Paragraph 9 of the NPPF outlines that planning decisions should play an
active role in guiding development towards sustainable solutions, but in doing
so should take local circumstances into account, to reflect the character,
needs and opportunities of each area. In addition, paragraph 38 of the NPPF
prescribes that local planning authorities should approach decisions on
proposed development in a positive and creative way and that decision-
makers at every level should seek to approve applications for sustainable
development where possible.

Paragraph 12 of the NPPF sets out that the presumption in favour of
sustainable development does not change the statutory status of the
Development Plan as the starting point for decision making. In addition,
paragraph 47 of the NPPF states that planning law requires that applications
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for planning permission be determined in accordance with the Development
Plan, unless material considerations indicate otherwise.

The NPPF underlines the Government’s objective of significantly boosting the
supply of homes. In this regard, paragraph 59 of the NPPF highlights the
importance of ensuring that there is a sufficient amount and variety of land
that can come forward where it is needed, that specific housing requirements
are met, and that land with permission is developed without unnecessary
delay. Paragraph 73 of the NPPF outlines that local planning authorities
should identify and update annually a supply of specific deliverable sites
sufficient to provide a minimum of five years’ worth of housing against (in the
case of Braintree District) our ‘local housing need’ plus the relevant buffer.

In this regard, and in considering the overall planning balance as to whether
the proposed development subject to this application constitutes sustainable
development, an important material consideration in this case is whether the
Council can robustly demonstrate a 5 Year Housing Land Supply. This will
affect whether Paragraph 11 of the NPPF is engaged and consequently the
weight that can be attributed to the Development Plan.

The Development Plan

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

The application site is not allocated for residential development within the
Adopted Local Plan and is located in the countryside outside the designated
Town Development Boundary of Braintree.

The application is therefore contrary to and represents a departure from the
Adopted Development Plan and the principle of development is contrary to
Policy RLP2 of the Adopted Local Plan which states that new development
will be confined to areas with Town Development Boundaries and Village
Envelopes and Policy CS5 which seeks to limit development outside such
boundaries to uses appropriate to the countryside.

The site is however proposed for allocation for residential-led mixed use
development in the Publication Draft Local Plan.

The Application Site and the Publication Draft Local Plan

The application site is proposed for allocation as a Strategic Growth Location
under Policy LPP19 of the Draft Local Plan which expects the site to provide
for:

e 1,000 new homes

e Affordable housing in line with the Council’'s requirements

e Employment development

e A new primary school with co-located early years and childcare
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e Local retail facilities and contributions to other community facilities
including local health facilities

e Public open space including formal and informal recreation

e Improvements to the river walk and public right of way

e Provision of a gypsy and traveller site

Policy LPP19 of the Draft Local Plan also identifies that the main access to
the site will be from the A131 with an additional minor vehicle access from
Broad Road.

The applicant’s proposal is therefore in broad accordance with Policy LPP19
of the Draft Local Plan with the exception of the on-site provision of a gypsy
and traveller site which is addressed in more detail in the below report. The
site access hierarchy is also discussed in detail under the Highways and
Transport section of the below report.

The Publication Draft Local Plan is at a relatively advanced stage having been
submitted for Examination with the Examination for Part 1 of the Publication
Draft Local Plan (the strategic policies) commencing on 16" January 2018. At
the time of writing the Examination is due to continue on 14" January 2020.
As such limited weight can be given to its policies.

5 Year Housing Land Supply

A material consideration in this case is the Council’s current housing land
supply position. In July 2018 the Government published the new National
Planning Policy Framework 2018 (NPPF2) which was subsequently revised in
February 2019 (NPPF3). These revisions to national policy changed the basis
of how the 5 year housing land supply is calculated. The Council is bound to
take into account this revised version of national policy by s.70(2)(C) Town
and Country Planning Act 1990.

For decision making purposes, as Braintree District Council does not have an
up to date Local Plan, the Council is currently required to calculate supply
using the Government’s Standard Methodology, until such time as the new
Local Plan is adopted.

The Council has recently received decisions from the Secretary of State in
relation to the Brook Green appeal and the ‘Call In’ applications in Hatfield
Peverel (Land South of Stonepath Drive and Gleneagles Way) in which the
Secretary of State found that the supply position was 4.15 years supply.
Having considered the evidence, the Secretary of State excluded 10 sites
from the deliverable 5 year supply believing there was not clear evidence of
deliverability as required by PPG. No justification or reasoning was provided in
the decisions, but in excluding just the 10 sites from the supply, the Secretary
of State has by default accepted the Council’s evidence in respect all other
sites.

The Council has reviewed the position in respect of the 10 sites which the
Secretary of State did not include. The Secretary of State has not explained
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why these sites were considered to not meet the clear evidence test; the
Council has requested the principles of this explanation, which is needed for
interpreting evidence for current and future supply assessments of sites; but
has been advised by the Case Work Unit that the information will not be
provided.

Having reviewed the evidence, the Council has concluded that the 2018-2023
5 year supply position should be amended by the deletion of 3 sites on which
there is not yet sufficient clear evidence of deliverability (Land rear of Halstead
Road, Earls Colne; Land south of Maltings Lane, Witham; and Former Bowls
Club site at Ivy Chimneys, Hatfield Road, Witham). The Council considers that
the remaining 7 sites (Sudbury Road, Halstead; Inworth Road, Feering;
Panfield Lane, Braintree; Monks Farm, Station Road, Kelvedon; Conrad
Road, Witham; Ashen Road, Ridgewell; The Limes, Gosfield), meet the clear
evidence requirement and as such should be included within the supply: all of
these 7 sites are the subject of detailed planning applications from developers
with confirmation from the developers that they will deliver completions before
2023; one of the sites is an adopted allocation with a hybrid application the
subject of a Resolution to Grant and one of the sites is even actively under
construction; confirming the reasonableness of the Councils assessment.

Consequently, it is considered that the revised 5 year supply position for
Braintree District for the period 2018-2023 is 5.15 years supply.

Although the Council considers that the supply indicated above represents a
robust assessment of the Council’'s Housing Land Supply position, the
Council’s latest 5 year supply figure of 5.15 years, as at 6th August 2019 must
be considered in the context of the emerging Publication Draft Local Plan. The
Publication Draft Local Plan which currently sits with the Inspector must be
able to demonstrate a 5 Year Housing Land Supply in order for it to be found
sound and adopted. Unlike the current methodology for calculating 5 year
supply which takes account of housing undersupply in the standard
methodology formula, the methodology for calculating 5 year supply under a
new Local Plan must add on the backlog from previous years. This will result
in a higher 5 year supply requirement.

Whilst the presumption in paragraph 11 of the NPPF is not engaged (due to
the presence of a 5 Year Housing Land Supply), given the Local Plan context
described above, it is considered that only ‘more than moderate but less than
significant weight’ can be attached to the policies of the Development Plan
which restrict the supply of housing (specifically Policy RLP2 of the Adopted
Local Plan and Policy CS5 of the Adopted Core Strategy).

This will need to be considered as part of the overall planning balance, along

with any benefits and harms identified within the detailed site assessment
considered below.
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SITE ASSESSMENT

Location and Access to Services and Facilities

The application site is located immediately adjacent to but outside the Town
Development Boundary of Braintree as identified in the Adopted Local Plan.
Braintree sits at the top of the settlement hierarchy within the District, being
identified in the Adopted Core Strategy as the largest main town, with Witham
and Halstead sitting below it in the top tier of the settlement hierarchy. Key
Service Villages (of which there are six) form the next settlement tier with
‘other villages’ sitting below.

The designation of Braintree as a main town has been carried forward into the
Publication Draft Local Plan. The overall settlement hierarchy is altered and
expanded from ‘towns; key service villages and other villages’ to ‘towns; key
service villages; second tier villages and third tier villages'.

It is therefore accepted that at the strategic level the town of Braintree is
identified as being the District’s main centre and is one of the most
sustainable locations within the District, acting as the main centre for its
surrounding areas.

The site itself is located immediately adjacent to the town boundary. The
applicant proposes to provide links to the existing footpath network within the
town. The proposed site access onto Broad Road would be located
approximately 1.9km from the northern end of the town centre. The eastern
part of the site would be approximately 3.5km walking distance from the same
and the northern part of the site approximately 2.9km.

The railway station is located approximately 2.5km walking distance from the
site’s Broad Road Access.

It would be approximately 980m walking distance from the southern site
boundary to the closest primary school (Great Bradfords Junior School) with a
second primary school at a distance of approximately 1.3km (Lyons Hall
Primary School) and a third at 1.7km (St Francis), although a new primary
school would be constructed on site.

In terms of secondary school access, the site is positioned at its closest point
approximately 635m from The College and 2.2km from Tabor Academy.

Distances to local facilities vary from approximately 530m from the site’s
southern boundary to a small neighbourhood centre containing a pub and
local co-op shop; 880m to another pub on Bradford Street and 1.1km to a
small neighbourhood centre on Queens Road containing a One Stop Shop,
barbers and takeaway.
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There are therefore, a variety of services and facilities within the local area as
would be expected from a site positioned on the edge of the District's main
town.

However, given the size of the development and the fact that some of the
above distances are longer the 800m walking distance set out in the CLG
Department for Transport's Manual for Streets which is commonly accepted
as defining a ‘walkable neighbourhood’, the proposed on site facilities and
services are also critical to the sustainability of the proposal. These would
include the following:

e Primary School and Early Years/Childcare facilities

e Employment Area (B1 Business and B2 General Industry uses)

e Local Centre including Al to A5 uses (retail, financial professional
services; restaurants/café’s; drinking establishments and takeaways)

In addition, provision would be made for bus stops throughout the site
providing the ability for easily accessible public transport for future residents to
access both the town centre and the wider area. This would be in addition to a
number of existing bus stops located along Broad Road and also along
Marlborough Road and Mountbatten Road to the south of the site which
provide regular services to the town centre and the wider District.

Overall, the physical location of the site is considered to be sustainable and
when combined with the proposed on site facilities and additional bus services
would ensure that future residents would have access to the both local
services and facilities and to the wider area.

Design, Appearance and Layout

Policy RLP90 of the Adopted Local Plan and Policy LPP55 of the Draft Local
Plan require a high standard of design and layout in all developments. Policy
CS9 of the Adopted 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 124) that ‘good design is a key aspect of
sustainable development’ and that (para 127) developments should ‘function
well and add to the overall quality of the area... are visually attractive as a
result of good architecture and effective landscaping... establish or maintain a
strong sense of place...’

The current application is an outline application with all matters reserved
except access. However, the applicant has submitted, in addition to a Site
Location Plan the following documents in support of their application, which
would fix a number of development parameters and provide significantly more
certainty around the details and quality of development proposed. These
documents would be for formal approval:

e Land Use and Access Parameter Plan

e Building Heights Parameter Plan
e Green Infrastructure Parameter Plan
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e Site Wide Design Code

An illustrative masterplan has also been submitted which would not be for
formal approval but demonstrates one way in which the application site could
accommodate the proposed quantum of development whilst complying with
the above documents.

The above plans were produced following an extensive pre-application
process involving significant engagement with Officers from Planning;
Landscaping, Ecology, Highways and Design specialisms. This included
detailed Design Workshops, a number of pre-application meetings, design
and layout critique’s and regular discussions between the Local Planning
Authority and the Applicant’'s Design Team.

Consequently, the level of detail submitted and the proposed quality of the
proposal is considered by Officers to be very high and is underpinned by a
carefully considered and detailed Design Code which future developers of
land parcels on the site must adhere to. This will ensure both continuity and
quality across the development and provides the Council with significantly
greater certainty over what is being proposed than could otherwise be
achieved.

Overall the applicant proposes a residential-led mixed use development with
the following key components:

Up to 1000 dwellings (policy compliant 30% affordable)
Land for new primary school and early years facilities

A local centre including Al to A5 uses

Land for the provision of Employment Use (B1/B2 uses)
Vehicular access points from A131 and Broad Road
Network of cycle and pedestrian routes

Informal and formal open space

Sustainable Urban Drainage Systems

Landscaping

The proposed layout is centred around the primary school and local centre. A
broadly circular spine road would provide access around the site and would
facilitate the retention of the majority of the extensive area of well-established
woodland which runs across the site from south-west to north-east.

In addition to the local centre, four local squares would be positioned around
the spine road each providing a focal point for the surrounding parcel of
development. The northern most part of the site would form an additional
parcel with the focus being on creating an appropriate gateway to Braintree.
To achieve this development would be set back from Broad Road/A131 to
allow a softer edge to the Town to be created whilst ensuring that the
development was still visible enough to announce the beginning of the
District’'s main town.
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The employment area would be located in the south-eastern part of the site,
immediately adjacent to the new main access from the A131. A smaller
secondary access would be created from Broad Road.

The southern periphery of the site sits adjacent to the River Blackwater and
would contain the site’s substantial SUDs features. This would allow the
enhancement of the existing river corridor and the creation of an expansive
tract of new habitat in this sensitive ecological area.

Overall, the site measures approximately 66 hectares, giving a gross density
of approximately 15 dwellings per hectare and a net density of approximately
30 dwellings per hectare based on an approximate residential developable
area of 33 hectares.

The illustrative masterplan, which directly informs both the Design Code and
the Land Use, Building Heights and Green Infrastructure Parameter Plans (all
of which would be for formal approval) demonstrates how both the Essex
Parking Standards and the Essex Design Guide Criteria (including garden
sizes and back to back distances) could be met.

In terms of appearance, the submitted Design Code provides significant detail
regarding proposed character areas, public realm and landscape detalils,
details of the proposed local centre and employment area and details of road,
cycleway and footpath typologies. This includes factors such as proposed
building materials and design types/principles, location and types of planting,
street layouts and dwelling heights and typologies.

It also details Identity Areas which form the building blocks for the site’s
proposed design and layout. These are briefly summarised below:

Central Spine

The areas either side of the main spine road including the 4 local squares.
This Identity Area would contain higher density development (35 to 45dph)
with 2.5 to 3 storey buildings located predominately around the local squares.

Local Centre

Includes the primary school, local 