Evidence of Braintree District Council in relation to Five Year
Housing Land Supply

Appendix 2: Sites in Category B of the five-year
supply
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Appendix 2: The sites in Category B of the supply

Appendix 2 sets out information on the assessment of supply from large sites
with outline planning permission; sites with a Resolution to Grant permission,
and the site which was a local plan allocation without permission or a
Resolution to Grant permission. At the 31 March 2024 base date, these sites
were within Category B of the supply as set out in the NPPF.

Land East of Broad Road Braintree

This site is an adopted allocation with outline permission for up to 1,000
homes granted 31 March 2021 (ref 18/01318/OUT, see decision Appendices
2A and 2B). Site assessment work was carried out as part of the preparation
and submission of the Outline planning application and the submitted phasing
plan, and a design code was agreed as part of the outline consent. The
outline consent was granted to L & Q Estates, a lead developer.

The phasing scheme and landscape ecology management plan was approved
in February 2023. (reference 22/03054/DAC, Appendix 2C)

Reserved Matters have been submitted for the approval of layout, scale,
landscape and appearance for a section of spine road from the approved
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Broad Road and A131 accesses (23/00703/REM). This submission was
approved 10 January 2025 (Appendix 2D).

Infrastructure requirements include improvements to the Marks Farm
roundabout on the A120 by first occupation, and provision of access from
Broad Road and from the A131. Construction of the full access road is
expected by the developer to take 12-18 months to complete.

The key stages of infrastructure and residential development are set out in the
phasing plan:
e Phase 1A — delivery of a stretch of the main infrastructure/local
distributor road connecting to Broad Rd

e Phase 1B - works required for construction of Broad Rd access and
eastern part of loop road, and associated drainage

e Phase 1c¢ — the north half of the loop road to connect Broad Rd access
to the A131 (required by the 100th occupation) is intended to be started
as early as possible to help with construction traffic access

e Phase 1e — the first residential phase, 304 units

e Phase 2B - includes 18 affordable housing units

e Phase 3, residential development north-east part of the site, 196 units

e Phase 4, residential development south-west area of the site, 472 units

At the planning appeal hearing in March 2024 for Land at Towerlands Panfield
Road Braintree (appeal ref APP/Z1510/W/23/3331319), the Inspector
concluded that there was clear evidence of a realistic prospect of completions
from the site within the five-year period 2023-28 with completions starting
from 2027/2028 (DL paragraph 73). He found that “given the progress thus
far it is likely that some units would be delivered from the site towards the end
of the five year period. A figure of 40 units in the final year would potentially
be more realistic.”

The approved phasing plan and submission and approval of first Reserved
Matters demonstrate progress on submission of applications, and firm
progress on site assessment work. The submission of a phasing strategy and
of a Reserved Matters application for a section of the spine road
demonstrates that serious and meaningful work is ongoing on this project and
provides evidence of a realistic prospect that completions can be delivered on
the site within the five-year period.

A land promoter/lead developer (L and Q Estates) is engaged in progressing
the site. The site has been actively marketed and L & Q has advised the
Council that a major national homebuilder is currently in final negotiations on
purchasing the land at Straits Mill and is carrying out due diligence work,
including requesting discussion of highway matters with the Highway



authority. That developer has more than one brand within the group and the
site is expected to be developed with 2 or more brands and sales outlets. The
site disposal is progressing and planned to complete in 2024/25 following the
approval of the first Reserved Matters submission.

1.9  The trajectory includes 140 completions from this site within the five-year
supply period 2024-2029. Consistent with the judgement of the Towerlands
appeal Inspector, projected completions start in 2027/2028 with 40 projected
completions, increasing to a full year delivery rate of 100 per year.

1.10 The delivery rate in the trajectory is realistic taking into account that it is
expected that there will be two or more developers, and that the median
average delivery rate over the build out period suggested in the Lichfields’
Start to Finish report (2020) is 9% of capacity for sites of 500-999 dwellings
and 8% of capacity for sites of 1,000-1,499 dwellings (so 80-90 dpa for the
Straits Mill site).

1.11 There is clear evidence of a realistic prospect of completions within the five-
year period:

o There has been firm progress with site assessment work, carried out
as part of the work on the outline planning application and
subsequently

o The site is moving forward, as shown by the approval of the phasing
plan and approval of first Reserved Matters

o There is evidence that the site is not subject to an ownership
constraint; it has been marketed for sale to prospective home-builders,
and a national homebuilder is now in final negotiations towards
purchase of the site

o The site is in a relatively strong housing market area, as is evidenced
by the 140 completions by a single developer in Year 1 of delivery on
the nearby Towerlands Park site at Braintree.
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Land South of Gilda Terrace Braintree

This site is allocated in the Local Plan; at 31 March 2023 it had outline
planning permission for up to 120 dwellings granted on appeal July 2021,
and a Building Regulations Initial Notice had been submitted by developer
Crest Nicholson.

Reserved Matters were submitted by the developer in January 2023 (ref
23/00191/REM). Revised plans were submitted to address concerns about
levels, and these were presented to a Members Forum meeting of
Braintree District in March 2024. The Reserved Matters have now been
considered by Planning Committee in May 2024 and have a Resolution to
Grant (Appendix 2E).

The Council’s Planning Committee resolved to approve the Reserved
Matters, subject to the submission and approval of a Section 73
application. The Variation application is to allow revisions to the approved
Development Parameters Plan to reflect changes made during Reserved
Matters application 22/03402/REM to incorporate a landscape buffer to the
north western edge, as well as accurately reflecting the areas of built form
and open space proposed.

The Variation application has now been submitted (ref 24/01001/VAR) and
is pending consideration; it has been confirmed that this can be dealt with
via the delegated approval process, without taking the application to
Planning Committee and it is anticipated that a decision will be issued
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within the current year. Meanwhile, the developer is preparing for the start
of construction by dealing with discharge of conditions: a series of
Discharge of Conditions applications have been submitted by the developer
Crest Eastern in preparation for the start of construction work:

23/01599/DAC — Application for approval of details as reserved by
condition 10 (Landscaping) submitted 16.06.2023

24/01264/DAC - Application for approval of details as reserved by
condition 8 (site contamination) submitted 11.06.2024
24/01265/DAC - Application for approval of details as reserved by
condition 9 (archaeology) submitted 11.06.2024

24/01266/DAC - Application for approval of details as reserved by
condition 15 (Residential Travel Pack) submitted 11.06.2024
24/01272/DAC - Application for approval of details as reserved by
condition 5 (Construction Method Statement) submitted 12.06.2024
24/01275/DAC - Application for approval of details as reserved by
condition 6 (Foul Water Strategy) submitted 12.06.2024
24/01276/DAC - Application for approval of details as reserved by
condition 7 (SUDS) submitted 12.06.2024

24/01280/DAC - Application for approval of details as reserved by
condition 11 (Biodiversity Compensation & Enhancement Strategy)
submitted 12.06.2024

24/01399/DAC - Application for approval of details as reserved by
condition 4 (Construction Environmental Management Plan) submitted
27.06.2024

A full application (ref 24/01003/FUL) was submitted 11 May 2024 for
Creation of a footpath and cyclepath link between the consented residential
development (18/01065/0UT) and Flitch Way.

A completed pro-forma has been provided by the developer (Appendix 2F)
confirming that the site is in the control of the developer, and that
development is expected to take 3-4 years following start on site. The
developer regards publication of their trajectory forecast as commercially
sensitive information and so the Council has not published that part of the
completed proforma.

The Council’s trajectory includes the development of 119 completions on
this site starting with 19 in 2025/26, then 50 dpa in the following two years.



3 Land off Bournebridge Hill Greenstead Green

3.1

3.2

3.3

Outline permission was granted on appeal November 2022 to land promoter
Gladman Developments Ltd for development of up to 200 homes. The
permission provides for 30% affordable housing. The Inspector added
conditions to speed up housing delivery from the site; Reserved Matters
should be submitted within 2 years of the outline approval and development
should commence within 1 year of Reserved Matters approval. A Full
application has been submitted and is pending consideration for the
construction of cycle and pedestrian links (23/00929/FUL).

Pre-application discussions on Reserved Matters were progressing with a
regional developer, Hopkins Homes, who is engaged in developments across
the region (completing c. 700 homes a year in 2020 and 2021). The
developer was in the process of purchasing the site. A Planning Performance
Agreement has now been agreed in principle for the Reserved Matters
submission, and the meetings are now underway as is evident from the dates
in the provisional PPA Project programme (five meetings have taken place).

The developer presented proposed Reserved Matters to a Members Forum
meeting on 27 August 2024. This is part of the pre-application process; its
purpose is to enable the developer to take on board concerns that may be
raised by Members prior to submission of Reserved Matters.



3.4  The developer has appointed architects to work on the scheme and is
engaged in discussions with Highway and SUDS authorities as part of work
on Reserved Matters preparation.

35 Reserved Matters were submitted on 25 October 2024 and 11 November
2024 (24/02420/REM and 24/02300/REM, Appendix 2G).

3.6  Appendix 2H provides additional supporting evidence of ongoing work on

Reserved Matters including the PPA Project Plan and discussions taking
place with Highway and Flood Authorities.

3.7  The trajectory includes 150 dwellings from this site within the five-year supply
period, with completions at 50 dpa starting at 2025/26.

4 Land North of Maldon Road Hatfield Peverel

4.1  Outline planning permission was granted 12.11.2021 to Gladman
Developments Ltd, a national land promoter for up to 110 dwellings, including
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40% affordable housing (ref 20/01264/OUT). Planning conditions required
submission of Reserved Matters within 2 years of the outline permission, and
require development to commence not later than 18 months from approval of
Reserved Matters.

Following withdrawal of an earlier Reserved Matters submission from a
housebuilder, in the period of market disruption following the mini budget;
Reserved Matters have now been submitted by Gladman Developments (ref
23/02759/REM). This submission also includes details relating to the
discharge of certain conditions from the outline permission (Appendix 2 I).

The submission of Reserved Matters demonstrates progress in the
submission of applications and firm progress in site assessment work,
evidence of a realistic prospect of completions within the five-year period.
The trajectory projects the development of the site within the five-year period
starting with 30 completions in Year 3 (2025/26) and 40 dpa in Years 4 and 5.

Land at Mount Hill Halstead

This site was the subject of an outline planning application for up to 55
dwellings which had a Resolution to Grant at the base date (reference
20/01493/0OUT); permission was granted on 14 April 2023. This is a
greenfield site at the town of Halstead; much of the land in the vicinity has
been the subject of planning permissions for residential development.
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The outline consent included approval of the access which is a straightforward
priority junction, with a new footway and pedestrian crossover to the junction
with Oak Road shows on the approved plans.

The Council has now been approached by a developer who is preparing a
Reserved Matters submission for the site and is keen to negotiate a Planning
Performance Agreement with the Council. Meetings between the developer
and the Council to discuss the proposed REM submission took place in
August 2024.

The Council has included delivery of 54 dwellings on the site within the
trajectory. The trajectory projects the completion of the site within the five-
year period, with completions starting in 2026/27. This allows for a lead time
of 3 years from the date of the outline permission to first completions, and
there is a realistic prospect that completions can be achieved within the five-
year period.

7 Land north of London Road Kelvedon



Above: illustrative masterplan submitted with Reserved Matters ref 24/02384/REM

7.1

7.2

7.3

Outline permission (ref 17/00679/0OUT) was granted on appeal January 2023
for a mixed-use neighbourhood development comprising up to 300 dwellings,
health centre, local retail area, care home, an early years and childcare
facility, with two accesses from London Road.

The site is now in the control of Barratt David Wilson Homes; Reserved
Matters are in preparation and will be accompanied by a Planning
Performance Agreement. The Council had an inception meeting for a PPA
with the developer in June 2024; with a programme of follow up meetings
progressing.

The developer is in discussion with the Highway authorities and the surface
water drainage authority as part of preparation of Reserved Matters.
Following the inception meeting, there has been a highways themed meeting,
involving Essex County Council Highways, and a first design meeting with the
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developer, and a second meeting with the developer/ operator of the Care
Home.

The developer has now submitted a full application for the site access first (ref
24/02385/FUL) so that they can progress highway approvals and front load
site work, whilst working up the full Reserved Matters submission planned to
be submitted in the near future.

Reserved Matters have been submitted for construction of a vehicular access
(south) from London Road, initial stretch of internal road, sub-station, and
landscaping (ref 24/02384/REM); this included submission of an illustrative
Masterplan. These Reserved Matters were approved by the Planning
Committee on 7 January 2025 (Appendix 2J).

The developer has a care home provider interested and a health centre
scheme has been worked up with the NHS.

The developer has advised that this will be a two-brand twin outlet
development, with David Wilson Homes and Barratt Homes involved, and a
delivery forecast has been provided (Appendix 2K). The delivery forecast
shows years July-June, and so the Council has translated these to financial
years. The project plan has site work starting August 2025 and first
completions are expected June 2026.

The full year delivery rate advised by the developer is 119 dwellings, and the
first year of delivery being June 2026-March 2027 the Council has adjusted
the figure shown for 2026/27 from 119 to 99, meaning a total delivery in the
five-year period of 218 dwellings. The figures are adjusted in the trajectory to
fit to monitoring years rather than July-June years. The trajectory projects
completions at 99 in Year 3; 119 in Year 4, and the remaining 82 dwellings in
Year 5. A total of 300 dwellings are included in the five-year supply period.

The care home was estimated by the Kelvedon site appellant as being a 64-
bed home, and is included in completions in Year 3 (2026/27; 64-beds being
equivalent to 35.6 dwellings).



8 Land East of Braintree Road Tye Green Cressing

8.1
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8.4

Outline planning permission was granted on appeal to Rainier Developments
on 14 March 2023 for development of 35 dwellings (ref 21/03053/OUT). This
is a small-scale greenfield development with a realistic prospect of
completions within the five-year supply period.

The site has now been sold to Chelmsford Housing Partnerships (CHP), a
local housing association, for development. CHP is now working on
preparation of Reserved Matters and site assessment work and other work is
being progressed (Appendix 2L ).

The developer has been in discussion with the Council’s Housing Enabling
Officer (David Steel) and that CHP have entered into a design and build
contract with Chartway Partnerships Group.

The pre-application discussions with the local planning authority commenced
with a meeting held in August 2024.



9 Phase 4 Land Northeast of Rectory Lane Rivenhall

9.1

9.2

9.3

This site forms Phase 4 of a development by Bellway Homes on the north-
east edge of the town of Witham. Outline planning permission for up to 230
homes was granted to the developer by appeal 5 January 2023 (ref
APP/Z1510/W/22/3305099).

Discharge of Conditions applications have been submitted and approved for
the Design Code for the main site and for the 5 self-build plots.

Having developed the detailed design code and engaged in an extensive
programme of design meeting through a Planning Performance Agreement
and having presented their proposals to the Council’s Members Forum, the
developer Bellway Homes submitted Reserved Matters for all the housing,
with the exception of the 5 Self Build houses, on 28 March 2024 (reference
24/00696/REM. The self-build plots will be subject to later applications for
approval of reserved matters by those buying the plots.
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The Reserved Matters application was approved by Planning Committee on
20 August 2024 (Appendix 2M). The decision was issued 23 August 2024
(Appendix 2N).

A Building Regulations Initial Notice was submitted on 18 September 2024 by
Bellway Homes for the 225 units that they will build (ref 24/00717/IN).

A series of Discharge of Conditions applications have been submitted:

23/01288/DAC: approval of Design Code

24/02432/DAC: archaeological survey

23/03049/DAC: approval of Design Code for the 5 self-build plots
24/02433/DAC: details of fences and walls for sports park pavillion building
24/02486/DAC: approval of details as reserved by conditions 18 (LEMP) and
19 (CEMP Biodiversity)

24/02487/DAC: approval of details as reserved by conditions 22 (SuDS) and
35 (SuDS)

24/02681/DAC: approval of details as reserved by condition 24 (Phase 2 Land
Contamination Survey)

24/02682/DAC: approval of details as reserved by conditions 23 (Off Site
Flooding and 26 (Construction Traffic Management Plan)

24/02683/DAC: approval of details as reserved by conditions 1 (Bollard
Details) and 3 (Eaves, Verges and Ridges)

25/00082/DAC: approval of details as reserved by condition 27 ( Arboricultural
Method Statement)

The developer has provided a completed site proforma indicating the
expected timing and rate of development (Appendix 2 O). The developer has
advised the Council that site construction is expected to start in February
2025 (Appendix 2P). Completions are expected to start in April 2026 and to
deliver a total of 203 completions over the five-year supply period, starting
with 68 dpa in Years 3 and 4. The Council’s trajectory reflects the delivery
forecast provided by the developer.



10 Land West of Boars Tye Road Silver End

10.1
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Outline planning permission was allowed on appeal January 2023 for up to 94
homes (21/00850/0OUT). This is a greenfield site on the edge of the village of
Silver End; the permission includes 40% affordable housing.

The site has now been purchased by Bellway Homes. The Council has been
approached by the Planning Director of Bellway Homes who developed a
proving layout in preparation for their bid to purchase the site, and a Planning
Performance Agreement has been negotiated for the Reserved Matters
submission (Appendix 2Q)

Reserved Matters have now been submitted for 94 homes, including 37
affordable homes (ref 24/02576/REM, submitted 4 December 2024; Appendix
2R).

A completed pro-forma has been provided to the Council by the developer
(Appendix 2S), confirming that the site is in the control of the developer; the
site is deliverable and will be completed within the five-year supply period. In
line with the completed proforma, the trajectory assumes the start of



completions towards the end of 2025/26 with 9 completions that year,
followed by 66 in 2026/27 with the final 19 completed in 2027/28.

10.5 A number of surveys are being carried out including archaeological, ecological
and noise. There are no current barriers delaying or preventing development;
work on site is planned to start May 2025; and the site is planned to complete
in July 2027. Permission has been granted for advertisement consent for
signs to be erected publicising that the site has been acquired for
development by Bellway Homes (ref 24/01134/ADV). A full application has
been submitted for a temporary construction access from Boars Tye Road for
a period of 3 years (ref 24/02143/FUL), this application is pending
determination.

Phase 5 of Lodge Farm site Hatfield Road Witham

10.6 This is the last remaining residential phase (outlined in yellow, above) of a
greenfield growth location site (total capacity 665 homes) being developed by
Redrow Homes. In 2020 a Variation application was submitted and approved
for the remaining phases which showed an illustrative layout for Phase 5. The
preceding phase, Phase 3B/4 (216 homes), is under construction and part
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completed, with 119 plots outstanding at 31 March 2024; Phase 4 plots are
now being marketed as available for sale and based on current progress
Phase 3B/4 is on target to have a realistic prospect of completion 2025/2026.

Following pre-application discussions, Reserved Matters were submitted by
the developer in early June 2024 (ref 24/01217/REM, Appendix 2 T) and are
now pending consideration. Revised plans have been submitted to address
issues raised in the course of discussion on the plans. Phase 5 has a
capacity of 110 dwellings.

The developer has maintained delivery on the site and there is no reason to
suppose a hiatus in development; Phase 5 is expected to follow on
maintaining continuity of development.

The evidence demonstrates that the normal lead time from Validation of
Reserved Matters to first completions on this site has been a little over a year.
In the case of Phase 3A and in particular Phase 3B/4, the timing was affected
by the pandemic; acknowledged to be a period of disruption to construction
activity, lockdowns and furlough of staff, including those involved in the Lodge
Farm site. Phase 3B/4 in particular shows a longer lead time. In addition,
around this time the Master Layout Plan was being revised through a
Variation application with S106 Agreement (20/01571/VAR, submitted
following pre-application discussions; validated 23.09.20 and approved with
S106 in place 30.09.2021.

Phase PA ref Validated Completions | Lead time
started

1A 17/0931/REM | 25.05.2017 | June 2018 13 months

1B 18/00884/REM | 05.06.2018 | May 2019 13 months

2 18/01912/REM | 13.11.2018 | Nov 2019 12 months

3A 19/02228/REM | 10.12.2019 | March 2021 | 15 months

3B/4 21/00249/REM | 08.02.2021 | Dec 2022 22 months

On the Lodge Farm site overall delivery rates achieved 95 in Year 1 and 88
completions in Year 2. The trajectory includes the completion of the
remaining 229 dwellings on the overall site within the five-year period April
2024-March 2029, which represents an average delivery rate of 46 dpa. The
trajectory includes Phase 5 completions from late in 2026/27 (Year 3), with
the first 20 in 2026/27 and the remaining 100 developed over Years 4 and 5.
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Land at Woodend Farm Witham

This site is located adjacent to the Lodge Farm site at southwest Witham.
Outline planning permission for up to 400 homes was granted to developer
Countryside (now part of the Vistry group) in July 2022 (ref 19/01896/0OUT).

This site now has approval for the first Reserved Matters:

23/00737/REM approved November 2023 relating to infrastructure; access;
appearance; landscaping; layout and scale for the installation of the spine
road with associated footpaths, cycleways and bus turning head, linking into
the approved access works at Hatfield Road to the south (Appendix 2U)
23/00781/REM (Appendix 2V) approved August 2024 relating to access,
appearance, landscaping, layout and scale for the central open space
(Central Park Area)

The developer is involved in ongoing discussions with the Council and with
the highway authorities in progressing the site. A Section 278 has been
negotiated and is now with Essex County Council legal services for finalising.
The details of the roundabout access from the main road were agreed at the
outline permission stage.

In the outline permission there is an area of land safeguarded in case it was
needed by National Highways in connection with the A12 improvement
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scheme now underway. As work progressed, National Highways concluded
this land will not be needed and the final DCO plans confirmed the boundary.
The capacity of the residential site was not increased in the trajectory; the
capacity and layout will be considered in detail at Reserved Matters stage.

There is already a detailed design code in place with planting specifications.
A series of discharge of conditions applications are submitted (Appendix 2 W).

A discharge of conditions application relating to a biodiversity enhancement
strategy for areas of open space was approved in May 2023. A condition
requiring approval of the Landscape Ecological Mitigation Area for areas of
open space was approved in May 2023 (reference 23/00641/DAC).

The Archaeological Trial Trenching condition was discharged in August 2022
(reference 22/01993/DAC) and a further condition relating to archaeology was
discharged in May 2023 (reference 23/01108/DAC).

A condition requiring a feasibility study into the possibility of relocating an elm
tree was discharged in October 2023 (reference 23/00350/DAC) the study
concluded that relocation was not feasible.).

A Discharge of Conditions application for the lighting scheme for the spine
road infrastructure was approved in May 2023 (reference 23/00637/DAC).

A condition requiring approval of a refuse scheme for the spine road has been
discharged in June 2023 (reference 23/00638/DAC).

The Phasing Plan was approved in June 2023. The first phase of the
development, Phase 1A, has an estimated capacity of 140 dwellings, followed
by 60 in Phase 1B; 100 in Phase 2A and 100 in Phase 2B.

The Council is in discussions with the developer about a proposed Reserved
Matters submission for the new homes for which a Planning Performance
Agreement will be negotiated. The 2024-29 trajectory includes 190 dwellings
from this site with 60 in 2026/27 and 65 per year in 2027/28 and 2028/98.

Sites with a Resolution to Grant

As at 31 March 2024 there was one site in this category. An outline planning
application (ref 21/03022/0OUT) for one dwelling on a small infill plot on land
adjacent 2 Broomfield Cottage Coggeshall Road awaited the signing of a
Section 106 Agreement; this was signed and the decision issued on 10 June
2024. The site area was stated in the application as 0.08 ha (minor
development).



Evidence of Braintree District Council in relation to Five Year
Housing Land Supply

Appendix 2A: Land East of Broad Road outline
planning application decision notice



Braintree District Council

Town and Country Planning Act 1990 {as amended)

. s :
PRl R b :

Applicatlon No.: 18/01318/QUT Date 13th July 2018
Recelved:
APPLICANT: AGENT:
Gallagher Estates Ltd Mr Gareth Wilson
St Andrews House
St Andrews Road
Cambridge
CB4 10D,
DESCRIPTION :

Outline application with all matters reserved except access for up to 1000 residentlal
dwellings, Including affordable and market housing; land for new primary school and
early years/childcare facllities; a local centre Including A1-A5 retail uses: land for the
provision of employment use (B1/B2 use class); creatlon 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 Stte; provision of sustainable drainage systems and other
associated Infrastructure; open space and landscaping. This application has been
submitted with an Environmental Impact Assessment.

LOCATION :

Land East Of Broad Road Braintree Essex

APPROVED PLAN(S):

Location Plan ~ Plan Ref: (Barton Willmore Drawing) 9000 REV B
Version: 03.10.2017

Other Plan Ref: Straits Mill Outline Design Code (Barton Wilimore)
Version: August 2019

Access Defalls Plan Ref: (Atkins Drawing) Proposed Roundabout drg no.

BROAD-SK-D-0003 REV P1.2
Version: 17.10.2019

Access Detalls Pian Ref: (Atkins Drawing} Proposed Priority Junction Broad
Road, Brainfree rg no. BROAD-DR-D-0003 REV P5
Version: 06.08.2017

Parameter Drawing  Plan Ref: (Barton Wilimore Drawing) Parameter Plan Land Use
and Access 9600 REV M
Version: 26.07.2017

Parameter Drawing  Plan Ref: (Barton Wilimore Drawing) Parameter Plan Bullding
Heights 8601 REV K
Version: 26.09.2017

Parameter Drawing  Plan Ref: (Barton Willmore Drawing) Parameter Plan Green
Infrastructure 9602 REV L
Version: 26.09. 2017

DECISION :

The Braintree District Council as local planning authorlty has considered your application
and gives notice of its decision to GRANT planning permisslon In accordance with the
above plan(s) and subject to the Section 108 Agresment and the following conditions and
reasons:

Planning Declslion Notice
We hersby oerily his 10 be & trus copy of ths originel

18/01318/0UT Date Slw M 2021 HMMM& Lwlg Ga?-1 of 25

Holmes & Hills LLP
'A12 Commercial Hub, 88 London Rd, Marks Tey, Essex, CO6 1ED



1

e Limij
Details of the:-

(a) scale;

(b) appearancs;

(c) layout of the bullding(s); and

(d) landscaping of the site

(e) (herelnafter referred to as "the reserved matters") shalf be submitted to and
approved In writing by the local planning authority before any development
takes piace and the development shall be carried out as approved.

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

Each phase of the development shall be commenced not later than 2 years from the
date of approval of the last reserved matters approval for that phase.

All Reserved Matters applications shall be made to the Local Planning Authorlfy not
later than 10 years from the date of this permisslon.

Reason

The particulars submitted are Insufficient for consideration of the detalls mentioned
and also pursuant to Section 92 of the Town and Country Planning Act 1900,

Scope of Development

The submission of reserved matter applications pursuant to this outline planning
permission shall together provide for no more than 1000 residential dwellings,
including affordable and market housing; land for a new primary schoot and early
years/childcare facllities; a local centre including A1-A5 retall uses: land for the
provision of employment use (B1/B2 use class); creation of two vehlcuiar access
peints from the A131 and Broad Road; a network of cycle and pedestrian routes,
Improvements to the River Walk on the site; provision of sustalnable drainage
systems and other assoclated infrastructure; open space and landscaping and shall
demonstrate compliance with the approved plans and the Deslgn Code listed above.

Reason

3

For the avoidance of doubt and In the Interests of proper planning.

Phasing Plan

On or before the submisslon of the first reserved matters application for the site the
applicant shall submit a phasing plan to the Local Planning Authority for approval.
The development shall be carrled out in accordance with the approved phasing plan
unless a subsequent phasing plan Is submitted to and approved by the Local
Planning Authority In which case the development shall from that point be carried out
in accordance with the updated phasing plan.

Reason

To ensure that the Local Planning Authority and statutory consultees are aware of
the order in which the site is proposed to be built out and the predicted timescales
for this.
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4 Slte Levels

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
any pronosed buildina(s). in relation to pronosed ground levels and shall also be
accompdnled by drawings showing proposed and existing site ground levels;

Reason
To avoid the excessive raising or lowering of any bullding hereby permitted and the
alterations of ground levels within the site which may lead to un-nelghbourly
development with problems of overlooking and loss of privacy.

5 Lapdscaping -

Each Reserved Matters application relating to landscaping shall be accompanied by
a landscaping scheme incorporating a detailed specification of hard and soft
landscaping works. This shall include planttree types and sizes, plant numbers and
distances, soll specification, sseding and turfing treatment, colour and type of
material for all hard surface areas and method of faying, refuse storage and signs.

Each landscaping scheme shall demonstrate that the expertise of a soil specialist
has been sought to advise on soil handling to ensure that the soil retains as many of
lts ecosystem services and functions as possible through carefu! sofl management.

All areas of hardstanding shall be constructed using porous materials laid on a
permeable base where it Is demonstrated that this is required under a surface water
drainage scheme which has been approved by the Local Planning Authority.

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 schemse by the
local planning authority. .

Al relevant hard surface areas (J.e. those which are reasonably required to allow
pedestrian and vehicle access to the building in question) agreed as part of the
schems shall be carried out before the first occupation of the buildings to which it
relates or upon the completion of the development whichever is the earlier.

Any trees or plants which dle, are removed, or become seriously damaged or

diseased withln a period of § years from the completion of the development, shall be
replaced in the next planting season with others of a similar size and species.

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

6 Broadband

Any Reserved Matters application shall be accompanied by a strategy for the
following for the phase(s) of development to which the Reserved Matters relate:

- details of a strategy for fibre broadband provision to the new dwellings
The Development shall be carried out in accordance with the approved strategy.
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Reason
To ensure that an acceptable level of broadband provision ls made to each of the
new dwellings.

7 Electric Vehicle Charging Points

Appiications for Reserved Matters for the development of the Residentlal
Development Area, Local Centre and Employment Area as defined on drawing 9600
Rev M shall be accompanied by a strategy demonstrating how Electric Vehicle
Charging Points will be incorporated In the development. As a minimum each new
dwelling shall provide one charging point wherever practical and details to be
submitted in the strategy shall Include:

« Locatlon of the electric vehicle charging points; and
o Specification of the charging points.

Reason
To ensure that the development makes adequate provision for electric vehicle
charglng in the interests of creating a sustalnable development.

8 Construction Environmental Manazement Plan

A construction environmental management plan (CEMP: Blodiversity) shall be
submitted with each application for Reserved Matters and approved in writing by the
local planning authority. The CEMP (Biodiversity) shall include the following:

a) Risk assessment of potentially damaging construction activities.

b) Identification of "biodiversity protection zones".

c) Practical measures (both physical measures and sensitive working
practices) to avoid or reduce impacts during construction {(may be provided
as a set of method statements).

d) The location and timing of sensitive works to avoid harm to biodiversity
features.

&) The times during construction when specialist ecologists need to be present
on site to oversee works.

Responsible persons and lines of communication.

g} The role and responsibliities on site of an ecological clerk of works (ECoW)
or similarly competent person.

h) Use of protective fences, exclusion barriers and waming signs.

) Contalnment, control and removal of any Invasive nan-natlve species
present on site.

The approved CEMP shall be adhered to and implemented throughout the relevant
construction period strictly in accordance with the approved detalls.

Reason
To protect protected and priority specles/habltats and allow the LPA to discharge its
duties under the 540 of the NERC Act 2008 (Priority habitats & species).

9 Biodiverslty Enhancement Plan

Each phase of the development shall be the subject of a Blodiversity Enhancement
Strategy for Protected and Priority species. This Strategy shall be submitted with
each Reserved Matters application and approved In writing by the local planning
authority.
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The content of the Blodiversity Enhancement Strategy shall include the following:

a) Purpose and conservation objectives for the proposed enhancement
measures | for the relevant phase of the development

b) detailed designs 0 achleve stafed objéctives;

c) locations of proposed enhancement measures by appropriate maps and
plans for the relevant phase of the development;

d) timetable for implementation demonstrafing that works are aligned with the
proposed phasing of development;

e) persons responsible for implementing the enhansement measures for the
relevant phase of the development,

f) detalls of initial aftercare and long-term maintenance (where relevant) for the
relevant phase of the development.

The works shall be implemented in accordance with the approved detalls and shall
be retained in that manner thereatfter.

Reason

To enhance Protected and Priority Specles/habitats and allow the LPA to discharge
its duties under the s40 of the NERC Act 2006 (Priority habitats & specles).

10 Refuse/Recycling Fagilities

Each Reserved Matters application that seeks approval of the appearance, layott or
scale of any building{s) hereby permitted, shall be accompanied by full detalils, for
approvat by the Locel Planning Authority, of the location and design of the refuse
bins and recycling materials separation, storage areas and coflection points for
indlvidual dwellings and commercial properties.

The relevant refuse storage and collection facllities shall be provided prior to the first
occupation of each of the building(s) to which the Reserved Matters applicatlon
relates and shall be retained In the approved form thereafter.

Reason

11

To ensure adequats provision is made for refuse storage, collection and recycling on
the site,

Tree Suveys

Each Reserved Matters application relating to layout and/or landscaping shall ba
accompanied by a Tree Survey which shall be submiited to and approved by the
Local Planning Authority and shall Include:

- A detalled survey plan drawn to an adequate scale indicating the height,
girth, spread, species and exact location of all existing trees, shrubs and
hedges on the Reserved Matters site and on land adjacent to the Reserved
Matiers site (Including street frees) that could influence or be affected by the
development, indlcating which trees are to be removed in accordance with
BS5837:Trees in relation to design, demolition and construction -
Recommendations) (or in an equivalent British Standard if replaced);

- A schedule in relation to every tree or group of trees identified listing detalis
of any proposed pruning, felling or other work;

- Detalls of any proposed alterations to existing ground levels, and of the
position of any proposed excavation, that might affect the root protection
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area.

The survey shall also demonstrate to the satisfaction of the Local Planning Authority
that measures have been taken to keep proposed tree and hedgerow removal to an
absolute minimum and that, where achievable a net gain via new tree and hedge
planting will be achieved for the relevant part or phase of the site.

The development shall only be carrled out in accordance with the approved details.

Reason

12

To ensure the appropriate protection and retention of existing trees, shrubs and
hedges and to ensure that tres/hedge/shrub removal only takes place where it Is
properly justified.

Ecology Survey Updates

if specific phases of the development hereby approved do not commence within 2
years from the date of the outline planning consent then the following shall be
undertaken by the applicant and submitted to the Local Planning Authority for
approval:

The approved ecological mitigation measures secured through condition shall be
reviewed and, where necessary, amended and updated.

The review shall be informed by further ecological surveys commissioned to:

l. Establish if there have been any changes in the presence and/or
abundance of Protected species and:

ik. Identify any likely new ecological impacts that might arlse 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 thelr implementation, will be submitted to and approved in writing by the
local planning authority prior to the commencement of the specific relevant phase of
development.

Works will then be canled out In accordance with the proposed new approved
ecological measures and timetable.

Reason

13

To allow the LPA fo discharge s dutles under the UK Habitats Regulations 2017,
the Wildlife & Countryside Act 1881 as amended and s40 of the NERC Act 2008
(Priority habitats & species).

Construction Method Statement

No development (including any demalition) shall take place on the site as a whole or
in each and any phase of the development until a Construction Method Statement
(CMS) has been submitted to, and approved in writing by the local planning authority
for the relevant phase of the development. The Statement shall be specific to each
phase of the development and shall provide for:
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- 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

- ofthe development;, L .

"~ Hours of working for site cidarance’ demoiton and ConStituon Work
including for

- starting of machinery and delivery of maferials;

Noise safeguarding - the developer shall have regard to BS:5228-Part 1

Code of

Practice for noise and vibration controf on construction and open sites

The parking of vehicles of site cperatives 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

display and facllitles for publle viewing, where appropriate;

Wheel washing facllities;

- Measures to manage air quality and control the emission of dust; particle
matter

- and ditt during construction (the Develaper shall have regard to BS: 5228
Part 2 Cods of practice for noise and vibration control on construction and
open sites;

- A scheme for recycling/disposing of waste resuiting from demolition and

- construction works;

- Detalis of how the approved CMS will be implemented and adhered to,
including

- contact detalls {daytime and 24 hour) for specifically appointed individuals
responsible for ensuring compliance.

- Details of the kesping of a log book on site fo record all complaints received
from the public and the action taken in response. The log book shall be
available for inspection by the Council and shalt include information on the
action taken In response to the complaint.

The approved Construction Method Statement shall be adhered to throughout the

construction period for the development and for each relevant phase of the
development to which i refers.

Reason

14

To protect the amenities of the occupiers of nearby residential properties and the
surrounding area and in the interests of highway safety.

Archaeology 1 (Site Evaluation)

No development or preliminary groundworks In a phase shall commence until a
programme of archaeological evaluation for that phase has been secured and
undertaken in accordance with a written scheme of investigation which has bsen
submitted by the applicant, and approved by the planning authority.

Reason

To enable full Investigation and recording of this site of archaeological importance.
The implementation of the agreed programme of archaseologlical evaluation Is
required prior to the commencement of development to ensure that the evaluation Is
carried aut before construction works start which could damage any archaeology on
the site.
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16 Archaeology 2 (Fisldwork)

No development or preliminary groundworks can commence within each respective
phase on those areas containing archaeological deposits until the satisfactory
completion of fieldwork, as detailed in a mitigation strategy, and which has been
signed off by the local planning authority through Its historic environment advisors.

Reason

18

To enable full investigation and recording of this site of archasological importance.
The Implementation of the agreed programme of archaeological evaluation is
required prior to the commencement of development to ensure that the evaluation fs
carried out before construction works start which could damage any archaeclogy on
the site.

SUDS 1 (Detafled SUDS Scheme]

No development shall take place within a specific development phase until a
detailed surface water drainage scheme for that phase, based on sustainable
drainage principles and an assessment of the hydrological and hydro-geologica!
context of the development has been submitted to and approved in writing by the
Local Planning Authority. The scheme should include but not be limited to;

 Limiting discharge rates from the site to be as close as reasonably
practicable to the greenfleld run-off rate from the development of the same
ralnfall event for the 1 in 1-year and 1 in 100-year rainfall events.

» Provide sufficient surface water storage so that the run-off volume Is
discharged at a rate that does not adversely affect flood risk and that, unless
designated to flood, that no part of the site floods for a 1 In 30-year event,
and for a 1 In 100-year event no flooding shall occur within the development
affecting any part of a building or uility plant susceptible to water.

* Provide sufficlent storage to ensure no off-site flooding occurs as a result of
the development during all storm events up to and including the 1 in 100-
year plus climate change event.

* Flnal modelling and calculations for the specific development phase
demonstrating compliance with the approved surface water drainage
strategy covering the whole development.

¢ The appropriate level of treatment for all run-off leaving the site, in line with
the CIRIA SUDs Manual C753.

» Detailed engineering drawings of each component of the drainage system
Included within the specific development phase.

» Afinal drainage plan which detalls exceedance and conveyance routes,
finlshed floor and ground levels, and location and sizing of any dralnage
features.

» A written report summarising the final strategy for the specific development
phase and highligtiting any minor changes to the approved strategy.

The scheme for each development phase shall subsequently be implemented prior
to ocoupation of that phase. Regard must also be had to the requirements of
Condition 52 of this planning permission when seeking to discharge the above
condition.
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Reason

17

To prevent flooding by ensuring the satisfactory storage/disposal of surface water
from the slts; to provide mitigation of any environmental harm which may be caused
to the local water environment and to ensure that the detatled surface water

_drainage strategy and landscape strategy for the site take Into account the full

existing baselirie conaitions o e site. The aetals or e slirtate warer wamage
scheme are required prior to the commencement of development to ensure that a
system s not Installed that is not sufficient to deal with surface water occurring
during rainfall events leading to Increased fiood risk and poliution hazard from the
site.

SUDS 2 (Contamination

No drainage systems for the Infiltration of surface water dralnage into the ground are
permitted other than with the approvat of the Local Planning Authority, which may be
gliven for those parts of the site where it has been demonstrated that there is no
resultant unacceptable risk to controlled waters. The development shall be carried
out in accordance with the approved details.

Reason

18

To ensure that risks from the infiltration of surface water through contaminated land
which has the potential to impact upon groundwater quality is mitigated.

SUDS 3 {Maintenance Plan)

No development shall fake place within a specific development phase until a
Maintenance Plan detalling the maintenance arrangements including who is
responsible for different elements of the surface water drainage system and the
maintenance activitiesffrequencies, has been submitted to and agreed, in writing, by
the Local Planning Authority.

The Malntenance Plan must include & requirement that annual maintenance logs
must be maintained and that these should be available for inspection upon request
by the Local Planning Authority. Should any part be maintenance by a malintenance
company, details of long-term funding arrangements should be provided.

Reason

19

To ensure appropriate maintenance arrangements are put in place for the lifetime of
the development to enable the surface water drainage strategy system to function as
intended to ensure mitigation against flood risk.

SUDS 4 (Construction Phase Flood Rigk)

No development, inciuding engineering works shall take place untll a scheme to
minimise the risk of off-site flooding and pollution caused by surface water run-off
during construction works assoclated with a specific phase has been submitted to,
and approved In writing by, the Local Planning Authority.

Reason

To ensure that the development does not increase flood risk or contribute to water
pollution during the construction phase.

Planning Declslon Notice

18/01318/0UT Page 8 of 25



20 Contamination 1 (Further Investi: ation)

Prior to the commencement of development except for demoliticn further
investigation shall be undertaken to provide better characterisation of the site and to
assess the nature and extent of any contamination on the site with a particular focus
on the former landfill on the site and in relation to Asbesios, Ground gas and PAH.
This investigation shall be carried out in accordance with the recommendations
contained within the suite of documents which informed Chapter 10 'Land
Contamination’ of the submitted Environmental Statement and are contained at
Appendix 10.1 to 10.8 Inclusive of this Statement. The resulis shall be submitted to
the Local Planning Authority for approval.

Reason

21

To ensure that risks from land contaminatlon 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, nelghbours and other offsite receptors

Contamination 2 {Remediatlon!

Prior to the commencement of development except for demolition in each phase the
applicant shall submit to the Local Planning Authority for approval a remediation
scheme to bring the site to a sultable condition In that it represents an acceptable
risk to the Local Planning Authority. 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 avallable in the 'Essex Contaminated Land Consortium's Land
Affected by Contaminaticn: Technical Guidancs for Applicants and Developers'.

Reason

22

To ensure that risks from land contamination to the future users of the land and
neighbouring land are minimised, togsether with these to controlled waters, property
and ecological systems, and to ensure that the development can be cairied out
safely without unacceptable risks to workers, neighbours and other offsite receptors.

Contamination 3 (Remediation 2}

The develeper shall give one-month's advanced notice in writing to the Lacal
Planning Authority of the impending completion of the remediation works required
under Condltion 21. Within four weeks of completion of the remediation works a
valldation report undertaken by competent person or persons and in accordance with
the 'Essex Contaminated Land Consortium's Land Affected by Contarination:
Tachnical Guidance for Applicants and Developers' and the agreed remediation
measures shall be submitted to the Local Planning Authority for approvat. There
shall be no resldentlal occupation of the sfte (or beneficial occupation of the school
or commercial bulldings hereby permitted) until the Local Planning Authority has
approved the validation report in writing.

Furthermore, prior to occupation of any residential or commerctal property or the
school 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.
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Reason

2.

To protect the amenities of the occupiers of the residential properties hereby
permiited.

Ciontamination 4 (Lona Tetm Monitoring)

No development of each phase shall take place until a long-term menitoring and
maintenance plan as set out in the remediation strategy in respect of contamlnation
{(including the monitoring of the long-term effectiveness of the proposed remediation
of ground gases) including a timetable of menitoring and the submisslon of reports to
the Local Planning Authority, shall be submitted to and approved in writing by the
Local Planning Authority.

Reports as speclfied in the approved plan, including details of any necessary
contingency action arising from the monitoring, shall be submitted to and approved
in writing by the Locat Planning Authority. Any necessary contingency measures
shall be carried cut In accordance with the detalls in the approved reports.

On completion of the monitoring for each phase specified in the plan a final report
demonstrating that all long-term remediation works have been carried out and
confiming that remedial targets have been achieved shall be submitfed to and
approved in writing by 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 controlied waters, property
and ecologlcal systems, and to ensure that the development can be carried out
safely without unacceptable risks to workers, neighbours and other offste receptors.

Con on 5 {Asbestos

Prior to the demolition of any existing buildings on the site the applicant shall submit
an asbestos survey to the Local Planning Authorlity in relation to these buildings.
Should any asbestos be identified within the bulldings then the Survey shall include
details of how the demolition process will be managed to ensure that the ashestos is
safely removed from the buildings and from the site.

Reason

25

To ensure that the risks from asbestos contamination to existing residents In the
locality and to future users/occupiers of the land are safely managed. The survey is
required prior o the demolition of any existing buildings to ensure that safeguarding
measures are in place from the outset, where required.

Nolse (New Dwaellings)

Prior to commencement of development in any relevant phase, (L.e. where It has
been identlfied at the Reserved Matters Stage that noise mitigation to protect the
occuplers of new dwellings from nolse from the A131 will be required) the applicant
must submi to the Local Planning Authority for approval a detailed noise mitigation
report. The Report shall detail measures that will be incorporated into the
development to ensure that proposed residential development affected by noise from
the A131 Is adequately protected from such noise. The assessment must be
completed in line with BS8233. The relevant phase of the development shall only be
carrled out In accordance with the approved details and shall be retained as such
thereafter.
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Reason

26

To protect the amenities of the occupiers of the residential properties hereby
permitted.

Skylark Mitigation

Priar to the commencement of development a Skylark Mitigation Strategy shall be
submiited to and approved by the local planning authority, to mitigate the loss of any
Skylark territorles on the site. This shall include provisien of the evidenced number of
Skylark nest plots in nearby agricultural land and the timing for such provision.

The content of the Skylark Mitigation Strategy shall include the following:

a) Purpose and conservation objectives for the proposed Skylark nest plots;

b) detalied methodology for the Skylark nest plots following Agri-Environment
Scheme option; 'AB4 Skylark Plots",

¢) locations of the Skylark plots by appropriate maps and/or pians;

d) persons responsible for implementing the mitigation measure.

The Skylark Mitigation Strategy shali be Implemented in accordance with the
approved detalls and all features shall be retained for a minimum period of 10 years.

Reason

To aliow the LPA to discharge its dufies under the NERC Act 2008 (Priority habitats
& specles).

27 Badger Method Statement

A Badger Method Statement shall be submitted to and approved in writing by the
local planning authority prior to commencement of each phase of the development
including any vegetation clearance works. The method statement shall determine the
need for badger sett closures or additional mitigation measures, and shall be
supported by an up to date survey to identify If changes of badger activity have
occurred on the site. Any measures andMworks shall be carrled out strictly in
accordance with the approved details.

Reason

28

To conserve Protacted specles and allow the LPA to discharge Its duties under the
Wildlife & Countryside Act 1981 as amended, the Badger Protection Act 1992 and
817 Crime & Disorder Act 1998.

Bus Sto fthin Site

Pricr to commencement of each phase of the development detalls shall be submitted
to and approved In writing by the Local Planning Authority to show the locations and
speclification of bus stops within the proposal slte and any required on site bus tum
round and/or layover facilities (tsmporary and/or permanent) within that phase.

No occupatlon of that phase of the development shall take place until the agreed
details have been provided in full.

Reason

To protect highway efficiency of movement and safety and to ensure the proposal
site is accessible by more sustainable modes of transport such as public transport,
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29

cycling and walking.
Tree Protection

Davalonmant In anv phase of the development and under any Reserved Matters

approval shali not be commericed until detalls of the means of protecting aii or the
existing trees, shrubs and hedges to be retained on the site, as per the approved
detalis required under Condition 11 above, 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 bullding, engineering works or other activities on the relevant part of the site and
shall remaln In place until after the completion of the relevant part 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 placad
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 frenches, or
excavatlons 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 obtalned. No machinery of any kind shall be used or
operated within the extent of the spread of the existing trees, shrubs, hedges.

Reason

30

To ensure the protection and retentton of existing/remaining trees, shrubs and
hedges identifled as being retained. These detalls are required prior to the
commencement of the development as they relate to measures that nead to be put
in place prior to construction activities commencing which could damage roots.

Public Right of Way Temporary Diversion/Closure

Prior to the commencement of any phase of development which would affects the
use of the existing Bridleway and/or public footpaths which cross the site the
applicant shall-submit to the Local Planning Authority for approval detalls of any
necesgary diversions to these public rights of way, including:

The maximum time of any temporary diversion or closure;

Justification for such temporary diversion or closure;

Detalls of any temporary diversion or closure,

Detalls of engagement with relevant stakeholders including Essex County
Council Highways wha are the Authority responsible for approving any
requested public right of way diversions or closures.

Any temporary diversions or closures of these public rights of way shall only be
carried out in accordance with the approved details.

Reason

31

To ensure that the impact of the development upon the existing public rights of way
which cross the site are kept to a minimum.

Archasology 3 (Post Excavation Assessment)

The applicant will submit to the local planning authority a post-excavation
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(archaeology) assessment for each phase (to be submitted within six months of the
completion of fleldwork, unless otherwise agreed in advance with the Planning
Authority). This will result in the completion of post-excavation analysis, preparation
of a full site archive and report ready for deposition at the local museum, and
submission of a publication report.

Reason

32

To enable full investigation and recording of this site of archaeological importance.

Foul Drainage

Prior to any construction above damp proof course on each phase, a scheme for on-
site foul water dralnage works for that phase, including connection point and
discharge rate, shail be submitted to and approved in writing by the Local Planning
Authority, Prior to the occupation of any phase, the foul water dralnage works
relating to that phase shall be completed In full In complete accordance with the
approved scheme,

Reason

33

To prevent environmental and amenity problems arising from flooding. The strategy
Is required prior fo the commencement of development to ensure that the
development is carried out in accordance with the approved strategy from the outset.

Means of Enciosure

Prior to first occupation of any phase of the development hersby approved detalls 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, helght and materlals of the
enclosures. The enciosures as approved shall be provided prior to the occupation of
the development and shall be permanently retalned as such and only in accordance
with the approved detalls.

Reason .

34

In order to secure the satisfactory development of the slte and In the interests of
visual amenilty.

Plling

No piling or any other foundation designs using penetrative methods shall be
undertaken on the site during the construction of any phase of the development
unless and untit:

a) A system of pling and resultant nolse and vibration levels has been
submitted to and agreed in writing by the Local Planning Authority in
consultation with the Head of Environmental Services for the relevant
development phase. The approved system shall be adhered to throughout
the construction process and the development shall be carried out in
accordance with the approved detalls; and

b) The applicant has demonstrated to the satisfaction of and recelived approval
in writing from the Local Planning Authority that the area of the site where
plling or any other penetrative foundation designs are proposed does not
present an unacceptable risk to groundwater resutting from the construction
methods proposed.
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The development shall be carrled out in accordance with the approved details.

Reason

35

Tn rentact the amanttv nf avistinn residants in the lonalify and because nilina or any

other foundation designs us!ng penetrative methods can resulf in rieks to potable
supplies from, for example, pollution / turbidity, risk of mobilising contamination,
drilting through different aquifers and creating preferential pathways. Thus it should
be demonstrated that any proposed plling will not result in contamination of
groundwater,

Contamination 6 (Unexpected Contamination

If during development, contamination not previously identified is found to be present
at the site then it must be reported in writing immediately to the Local Planning
Authority. No further development shall be carried out untll an investigation and a
risk assessment has been undertaken and the developer has submitted a
remediation strategy to the local planning authority for approval detailing how this
contamination shall be dealt with. The remediation sirategy shall then be
implemented as approved and the development shall only continue in accordance
with Iit. The long term monitoring and maintenance plan for the site in respect of
contamination as required by Condition 23 shall be updated to reflect the
unexpected contamination found and shall be re-submitted to the Local Planning
Authority for approval.

Reason

38

To ensure that risks from land contamination to the future users of the land and
nelghbouring land are minlimised, 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.

Contamination 7 (Unexpected Remediation)

If appllcable the developer shall give one-month's advanced notlce In writing to the
Local Planning Authority of the impending completion of the remediation works
required under Condition 35. Within four weeks of completlon 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
remedlation measures shall be submitted to the Local Planning Authority for
approval. There shalf be no residential occupation of the site (or beneficial
occupation of the school or commercial buildings hereby permitted) until the Local
Planning Authority has approved the validation report in writing.

Furthermore, prior to occupation of any residential or commercial property or the
school hereby permitted, the developer shall submit to the Local Planning Authority a
slgned 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 rigks from land contamination to the future users of the land and
nelghbouring land are minimised, together with those to controiled waters, property
and ecological systems, and to ensure that the development can be carried out
safely without unacceptable risks to workers, nelghbours and other offsite receptors,

Planning Declslon Notice
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37 Noise (Noise Reports - Plant on New Buiidings)

Prior to the installation of any plant at any educational or commercial premises on
the site the applicant must submit a noise ievel assessment in accordance with
BS4142:2014 for approval by the Local Planning Authority. The proposed plant shall
only be installed in accordance with the approved detalls and retained as such
thereafter.

Reason

38

To protect the amenitles of the occupiers of the residential properties hereby
permitted.

Landscape and Ecoloaical Manaaement Plan

A Landscape and Ecologlcal Management Plan (LEMP) shall be submitted to, and
be approved in writing by, the local planning authority prior to the first occupation, of
the each phase of the development,

The LEMP documents shall be interlinked and the content of each LEMP shall
include the following:

a) Description and evaluation of features to be managed.

b) Ecological trends and constraints on site that might Influsnce management.

c) Aims and objectives of management.

d) Appropriate management options for achleving alms and objectives.

e) Prescriptions for management actions.

f} Preparation of a work schedule (including an annual work plan capable of
being rolled forward over a five-year period),

g) Details of the body or organisation responsible for implementation of the
plan,

h) Ongaing monitoring and remedial measures.

The LEMP shall also include details of the legal and funding mechanism(s) by which
the long-term implementation of the plan will be secured by the developer with the
management body(les) responsible for lts delivery, The plan shall aisc set out
(where the results from monitoring show that conservation alms and objectives of the
LEMP are not being met) how contingencies and/or remedial action will be Identified,
agreed and Implemented so that the development still delivers the fully functioning
biodiversity cbjectives of the originally approved scheme. The approved plan will be
implemented in accordance with the approved detalis.

Reason

39

To allow the LPA to discharge Its duties under the UK Habitats Regulations 2017,
the Wildlife & Countryside Act 1981 as amended and 240 of the NERC Act 2008
(Priority habitats & species).

BREEAM

Development for employment uses as defined on drawing 8600 Rev M shall meet
BREEAM 'Very Good' rating. Post-construction certification demonstrating how the
employment development has met BREEAM 'Very Good' as a minimum shall be
submitted to and approved in writing by the Local Planning Authorlty within six
months of completion.

Planning Declslon Nofice
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Reason

40

To ensure that the employment buildings are constructed to the highest standards in
terms of sustainable development.

' Bat L'Igg'. nse

The works to demolish 'buflding 4’ as defined in Chapter 8 of the Barton Willmore
Environmental Statement Volume 1 (July 2018) and associated Environmental
Statement Addendum (October 2019) shall not in In any circumstances commence
unless the local planning authority has been provided with either:

a) alicence Issued by Natural England pursuant to Regulation 55 of The
Conservation of Habitats and Species Regulations 2017 authorising the
specified activity/development to go ahead; or

b) a statement In writing from the relevant licensing body to the effect that it does
not consider thet the specified activity/development will require a licence.

These are to be submitted to the Local Planning Authority for approval prior to the
demolition of 'bullding 4'.

Reason

41

To conserve Protected and Priority species and allow the LPA to discharge is duties
under the UK Habitats Regulations 2017, the Wildlife & Countryside Act 1981 as
amended and s40 of the NERC Act 2008 and s17 Crime & Disorder Act 1898.

Water Vole and Otter Method Siatement

A Water Vole and Otter Method Statement shall be submitted to and approved in
writing by the local planning authority prior to commencement of any outfall works
occurring at the River Blackwater.

The method statement shall provide additional mitigation measures and/or works if
required and shall be supported by an up to date survey to identify if changes of
activity from Otter and Water Vole activity have occurred at the site.

Any measures and/works shall be carrled out strictly in accordance with the
approved details.

Reason

42

To conserve Protected species and allow the LPA to discharge its duties under the
Wildlife & Countryside Act 1981 as amended, the Badger Protection Act 1892 and
817 Crime & Disorder Act 1988.

Ecological Deslgn Stra Landscape Riverside Area

Prior to the complstion of the earthworks required to construct the SUDs basins
located In the Landscape Riverside area located in the south of the application site
as shown on the Key Identity Areas Plan on p&5 of the Outline Design Code, an
Ecological Deslgn Strategy (EDS) shall be submitted to and approved in writing by
the tocal planning authority for the entire blodiversity area located in the southern
part of the application site. This area is shown on the above Key Identity Areas Plan
as an area of green infrastructure identified as 'Landscape: Riverside'.

Planning Declslon Notice
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The EDS shall include the foilowing:

a) Purpose and conservation objectives for the proposed works.

b) Review of site potential and constraints.

c) Detailed design(s) and/or working method(s) to achieve stated objectives,

d) Extent and location/area of proposed works on appropriate scale maps and
plans.

8) Type.and source of materials to be used where appropriate, e.g. native
spacles of local provenance.

f) Timetable for implementation demonstrating that works are allgned with the
proposed phasing of development.

g) Persons responsible for Implementing the works.

h) Details of initial aftercare and long-term maintenance.

i) Detalls for monltoring and remedial measurss.

J) Detalls for disposal of any wastes arising from works.

The EDS shall be implemented in accordance with the approved detalils and all
features shall be retained in that manner thereafter.

Reason

43

To allow the LPA fo discharge its duties under the UK Habitats Regulations 2017,
the Wildlife & Countryside Act 1981 as amended and s40 of the NERC Act 2008
(Prlority habitats & species).

Lighting Schemse

No above ground development shall commence In each phase of the development
unless and until a lighting design scheme to protect blodiversity for that phase (and
which links in to and takes account of the biodiversity lighting scheme for the whole
site) has been submitted to and approved in writing by the local planning authority.

The scheme shall Identify those features on, or immediately adjoining the site, that
are sensitive for bats, Including those areas where lighting could cause disturbance
along important bat foraging routes; and show how and where external lighting will
be instalied (through the provislon of appropriate lighting contour plans, Isolux
drawings and technical spacifications) so that It can be clearly demonstrated that any
areas of the development that are to be lit will not disturb or prevent bats using their
territory.

All external lighting shall be Installed in accordance with the specifications and
locations set out In the approved scheme and retained thereafter in accordance with
the approved scheme. Under no circumstances should any other extemal lighting be
installed without prior consent from the local planning authority.

Reason

To allow the LPA to discharge its duties under the UK Habitats Regulations 2017,
the Wildiife & Countryside Act 1981 as amended and s40 of the NERC Act 2008
(Priority habitats & species).

Travel Plan

Prior to the first occupation of the first phase of the development an overall Travel
Plan (in accordance with Essex County Council guldance) for the site shall be
submitted for approval by the Local Planning Authority.

Planning Declslon Notlce
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Reason
To protect highway efficiency of movement and safety and to ensure the proposal
site Is accessible by more sustalnable modes of transport such as public transport,
cycling and walking.

45 Materlsls Samplés

Construction of any buildings above ground level shall not be commenced until
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 a high quality palette of materials is used to help produce a high-quality
development, consistent with the Council's Planning policies.

468 Hours of Work

No site clearance, demolifion or construction work shall teke place on the site,
including starting of machinery and dslivery of materials, outside the following hours:

Monday to Friday - 08:00-18:00 hours
Saturday - 08:00-13:00 hours
Sunday - No work

Bank Holldays ~ No work

Reason
To protect the amenities of the occuplers of nearby resldentlal properties and the
surrounding area.

47 Vehicle Movements

With the exception of those specified within any approved Construction Method
Statement there shall be no vehicular movements to, from or within the site outslde
the following {imes:-

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

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.

48 Noise (Upper Limit for Plant ch New dings

The rating level of noise emitted from any plant at the educational and commercial
premises on the development shall not exceed the background level (determined by
measuring LA90 for any 16 minute period when the premises Is not operating, but
which should be similar as possible to conditions that prevail duting the operation of
the premises) by more than 5dB(A) measured as LAeq (15 minutes). The nolse
levels shall be determined at any noise sensitive dwelling, in accordance with
measurement procedures lald down in BS 4142 : 2014,

Planning Declsion Notice
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Reason

49

To protect the amenities of the occuplers of the residential properties hereby
permitted.

Spine Road Width

The proposal site's spine road(s) (spine road as defined in the approved Outline
Design Code) carriageway shall be a minimum 8.75 metres wide.

Reason

50

To protect highway efflciency of movement and safety and to ensure the proposal
site is accessible by more sustainable modes of transport such as public transport,
cycling and walking.

Broad Road Access

No occupation of the development shall take place untl the following has been
provided and completed:

A priority junction with right tum lane off Broad Road to provide access to the
proposal site as shown in principle on the planning application drawings.

Reason

51

To protect highway efficiency of movement and safety and to ensure the proposal
site Is accessible by more sustainable modes of transport such as public transport,
cycling and walking.

PD Rights (Parkina)

Notwithstanding the provieions of the Town and Country Planning (General
Permitted Development) (England) Order 2015 (or any Order amending, revoking
and re-enacting that Order) no alteration or enclosure of covered parking areas or
conversion of any garages to habitable accommodation as permitted by Class A of
Part 1 of Schedule 2 of that Order shall be carried out without first obtaining planning
permission from the Local Planning Authority.

Reason

52

To ensure that such parking areas and garages remain avallable for their intended
use of car parking so that the development will continue to make an acceptabie level
of parking provision.

SUDS & (Baseline Information)

Prior to the commencement of devslopment the applicant shall collect
hydrogsological and hydrological baseline information on the site to the written
satisfaction of the Local Planning Authority and relating to the ponds; springs;
watercourses and gravel pits on the site and this Information will Inform the detalls of
the detailed surface water drainage strategy for each phase of the site as required
under Condition 18 above and the landscape strategy for the site. The baseline
information shall include the following:

¢ volume (ponds & gravel pits)
o flowdirection
» channei type (heavily vegetated, narrow, steep, fiat, shallow etc)
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maximum flow

maximum water leve! during extreme events

minimum flow

minimum water level (for water quality, habitat etc)

watar raureas snanifin tn each featim . \

lnputs (any other sprlngs off site Inputs that mlght affect the watercourses

and ponds at various times)

abstractions

¢ existing management regime (including but not limited to, any pumping
systemns, weedcuttlng regimes or gauges onsite, upstream or downstream of
the site)

« catchment description (including wider catchment if potential to influence

onsite catchments)

description of downstream receptors.

any existing structures onsite or adjacent to It, e.g. bridges, culverts that

could impact flow conveyance.

Reason
To prevent fiooding by ensuring the satisfactory storage/disposal of surface water
from the slte; to provide mitigation of any environmental harm which may be caused
to the local water environment and to ensure that the detailed surface water
drainage strategy and landscape strategy for the site take into account the full
existing baseline conditions on the site. The details are required prior to the
commencement of development to ensure that a system is not installed that is not
sufficlent to deal with surface water occurring during rainfall events leading fo
increased flood risk and pollution hazard from the site.

53 Each phase of the development hereby permitted shall provide for a minimum of
20% of the Market Housing as 1 or 2-bed dwsllings.

Reason
To ensure an appropriate mix of market housing Is secured across the site to help
meet housing need for markst housing, as identlfled in the Council's Strategic
Housing Market Assessment and In accordance with Policy RLP8 of the Adopted
Local Plan Review.

54 Details of any proposed extemal lighting to the site shall be submitted to, and
approved in writing by, the focal planning authority prior to installation. The details
shall include a fayout 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 shali be installed, maintained and operated
in accordance with the approved details. There shail be no other sources of external
illumination.

Reason

To minimise pollution of the environment and to safeguard the amentties of the

locality and the appearance of the development.
Pollcles:
The Development Plan policies taken into account when deciding this application are
fisted below. The policies can be viewed In full at Causeway House or on the Council's
websife — www.braintree.gov.uk
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Braintree District Locai Development Framework Core Strateay 2011

Cs2
CS3
C85
Cs6
Ccs7
css
CS10

Affordable Housing

Gypsles and Traveliers and Travelling Showpersons
The Countryside

Retalling and Town Centrs Regeneration

Promoting Accessibllity for All

Natural Environment and Biodiversity

Provision for Open Space, Sport and Recreation

Braintree District Local Plan Review 2005

RLP2

RLP7

RLP8

RLPS

RLP10
RLP22
RLP27
RLP30
RLP31
RLP32
RLP34
RLP35
RLP36
RLP48
RLP50
RLP&1
RLP&2
RLP&3
RLPS&4
RLP55
RLP56
RLP62
RLP&3
RLPG4
RLP85
RLP&7
RLPE&8
RLP70
RLP71
RLP72
RLP74
RLP77
RLPS80
RLP81
RLP83

RLP84
RLP86
RLP90
RLP91
RLP92
RLP93
RLPS4

Town Development Boundarles and Village Envelopes
Housing and Mixed Use Sites

House Types

Deslgn and Layout of Housing and Mixed Use Areas
Residentlal Density

Accessible Housing and Lifetime Housing

Location of Employment Land

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

Workplace Nurseries

Buffer Areas between Industry and Housing
Non-Conforming and Un-Nelghbourly Industry
Industrial and Environmental Standards

Pedestrian Networks

Cycleways

Cycle Parking

Public Transport

Generators of Travel Damand

Transport Assessments

Travel-Plans

Vehicle Parking

Development Likely to Give Rise to Pollution or the Risk of Pollution
Alr Quality

Contaminated Land

External Lighting

Flood Risk in Undeveloped Areas

Sustainable Urban Drainage

Water Efficlency

Water Supply, Sewerage & Drainage

Water Quallty

Provision of Space for Recycling

Energy Efficiency

Landscape Features and Habitats

Trees, Woodland Grasslands and Hedgerows

Local Nature Reserves, Wildiife Sites, Sites of Local Nature Conservation
Importance and Regionally Important Geclogical / Geomorphological Sttes.
Protected Species

River Corridors

lLayout and Design of Development

Site Appraisal

Accessibliity

Public Realm

Public Art

Planning Declsfon Notice

18/01318/0UT Page 22 of 25



RLPB5 Praservation and Enhancement of Conservation Areas
RLP105 Archaeclogical Evaluation

RLP108 Archaeclogical Excavation and Monitoring

RLP138 Provision of Open Space in New Housing Developments
RLP140  River Walks/Linear Parks and Disused Railway L.ines
RLF184 “Ehvironméntal impact Assesémiient = :

Braintree District Shared Stratenic Section 1 Local Plan (2021) & Draft Section 2 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 Devslopment Boundaries

LPP2 Location of Employment Land

LPP7 Deslign and Layout of Employment Policy Areas and Business Uses

LPP17 Housing Provision and Delivery

LPP19 Strategic Growth L.ocation - 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 Incluslve Environment

LPP52 Health and Wellbeing Impact Assessment

LPP53 Provision of Open Space, Sport and Recreation

LPP55 Layout and Design of Development

LPP58 Conservation Areas

LPP63 Archaeclogical Evaluation, Excavation and Recording

LPP&4 Educational Establishments

LPP87 Natural Environment and Green Infrastructure

LPP68 Protected Specles, Priority Spaces and Priority Habitat

LPPBEY Tree Protaction

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 Efficlency

LPP77 Renewable Energy within New Developments

LPP78 Flooding Risk and Surface \Water Dralnage

LPP79 Surface Water Management Plan

LPP80 Sustainable Urban Drainage Systems

LPP81 External Lighting

LPP82 Infrastructure Delivery and Impact Mitigation
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in forwarding the declslon for this appllcation, | have to draw your attention to the
following:~ '

1 Your attention Is drawn o the Essex County Council SUDs consultation response
dated 15 August 2018 which includes a number of informatives fo which you
should have regard.

2 Your attention Is drawn to the Environment Agency consultation response dated
30 August 2018 which Includes a number of Informatives to which you should
have regard.

3 Your attention Is drawn to the Anglian Water consultation response dated 15
November 2019 which Includes a number of Informatives to which you should
have regard.

4 Your attention is drawn to the Essex County Council Highways consultation
response dated 22 November 2019 which includes a number of informatives to
which you should have regard.

5 In relation to Condition 9 of this Planning Permission your attention is drawn to
the NPPF's requirements for providing Net Gains for Blodiversity.

Dated: \3\” NMJI\ 209_\ Signed:; _Z/E” i

Christopher Paggi
Planning Development Manager
Causeway House, Bocking End, Braintree, Essex CM7 9HB
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Appeals to the Secretary of State

» Ifyou are aggrieved by the declelon of your local planning authority to refuse psrmission
for the proposed development or to grant it subject to conditions, than you can appeal to
the Secretary of State under section 78 of the Town and Country Planning Act 1980,

»  For householder and minor commerclal applications you must appeal within 12 weeks of
the Council's declsion. For other application types you must appeal within 8 months of
the CGounclli's decislon.

» Ifthis is a declsion on a planning application relating to the same or substantially the
same land and development as is already the subject of an enforcement nofice, if you
want te appeal against your local planning authority’s decision on your applicetion, then
you must do so within 28 days of the date of this notice,

* [f an enforcement notice (s served relating to the same or substantially the same land and
development as In your application and if you want to appeal against your locaf planning
authority's declsion on your application, then you must do so within:

28 days of the date of service of the enforcement notice, or within 8 months [12 weeks In
the case of a householder or minor commercial appeals] of the date of this notice,
whichever perlod explres sarliar.

* Appeals can be made online at: hitps:/mwww.gov.uk/planning-inspectorate.

If you are unable to access the online appeal form, please contact the Planning
Inspectorate to obtaln a paper copy of the appeal form on telephone no. 0303 444 5000.

» The Secretary of Stete can aliow & longer period for giving notice of an appeal but will not
normally be prepared to use this power unless there are spacial circumstances which
excuss the delay in giving notice of appeal.

* The Secretary of State need not consider an appeal If it seems to the Secretary of State
that the local planning authority could not have granted planning permisslon for the
proposad development or could not have granted It without the condifions they imposed,
having regard to the statutory requirements, to the provisions of any development order
and to any diractions given under a development order.

» [fyou intend to submit an appeal that you would like examined by Inquiry then you must
notify the Locai Planning Authority and Planning Inspectorate
eals@plan te.gov.uk) at least 10 days before submitting the

i
appeal. Further detalls are on GOV.UK.
Land Purchase

if proposals are refused, whether by the Local Planning Authority or by the Secretary of Stats, and
the owner of the land claims that the land has becoma incapable of reasonably beneficlal uss in
its existing state and cannot be rendered capable of reesonably beneficial use by the carrying out
of any development which has been or would be permitted, he may serve on the District Councll
for the area In which the land is sltuated a purchase notice requirng that Councll to purchaee his
interest In the land In accordance with the provisions of Part VI of the Town and Country Planning
Act 1990 as amended.

Compensatlon
In certain ciroumstances, a clalm may be made against the Local Planning Authority for
compensation whera permission Ie refused by the Secretary of State on appeal or on a reference

of an application to him. The clrcumstances In which such compensation le payable are set out in
Section 114 of the Town and Country Planning Act 1280 as amended,
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Evidence of Braintree District Council in relation to Five Year
Housing Land Supply

Appendix 2B: Land East of Broad Road
Outline Planning Application

Planning Committee Report



PART A

APPLICATION
NO:
APPLICANT:
AGENT:

DESCRIPTION:

LOCATION:

AGENDA ITEM NUMBER 5a

18/01318/0UT 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
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.
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.qov.uk/online-

applications/applicationDetails.do?active Tab=summary&keyVal=PC02C5BF0I|
GO00

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
Notification - De-water
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
building from office to use
as a dog grooming business
Town & Country Planning
Act 1990 (as amended),
Town & Country Planning
(Environmental Impact
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 16t
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 27t 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

RLPS50 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

RLPG65 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
CS11 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 A run 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 Alarge 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:

e Planning Statement

e Design Code

e Design and Access Statement

e Education Strategy

e Statement of Community Involvement

e Mineral Resource Assessment

e Environmental Impact Assessment Statement containing:
e Transport Assessment

e Flood Risk Assessment and Drainage Strategy
e Noise Report

e Agricultural Land Classification Report

e Air Quality Report

e Arboricultural Impact Assessment

e Heritage Assessment

e Ecology Report

e Landscape and Visual Impact Assessment

e 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 soil
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
RLP90 (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)

Page 22 of 160



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

e 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

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

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

Requirement for proportionate modest sized clustering of affordable units

throughout the development

BDC Landscape

BDC Landscape Services consultation response is summarised as follows:

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.

However areas identified for replanting are significant and provide
opportunity to secure a net gain in sustainable tree cover across the site.
The interpretation of the Design Code will be key to successful re-planting.
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.

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

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

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.

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.

It is 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

e 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.

¢ 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

e 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)

Obijection.

¢ 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.

e 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

e 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:

1,000 new homes

Affordable housing in line with the Council’s requirements
Employment development

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 A1 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 A1 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 details,
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 centre and market square with the latter
forming a formal, focal point for the development. Up to 3 storey building
heights around the market square allowing for the highest density area of the
site at 45 — 60dph .

A131 Frontage

Linear residential development along the site’s A131 frontage which will form
a tight knit block structure to assist with noise mitigation. Dwellings will
overlook public open space and be set back from the A131 with glimpsed
views of a high quality frontage being possible from the A131. Density of 35 -
40dph.
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Open Space Frontage

Lower density development (25 - 30dph) to reflect the transition between
housing and the adjacent open space. Informal and permeable building lines
with larger dwellings fronting on to open space.

Core

The Core areas would act as a transition zone between the Central Spine
Area and the Open Space Frontage Area described above. Lower to medium
density with an informal layout and 25 - 35dph.

Employment Area

This would form the primary eastern gateway to the site with high quality
commercial buildings of up to 12m in height, active frontages to the A131 and
the spine road and pleasant landscape areas for employees.

Landscape (Riverside)

Soft landscaped attenuation basins would form a substantial wetland habitat
area and an extension and enhancement to the existing Blackwater River
Corridor. Footpaths and cycleways would allow managed public access to this
area to ensure its usability whilst retaining its substantial ecological benefits.

Landscape (Central Woodland)

Existing established woodland would be retained along with the ancient
hollow way which crosses this area of the site. The natural environment of this
area of the site would be retained with the minimum possible intervention and
appropriate enhancement.

Overall, Officers consider that the proposed design, appearance and layout of
the proposal is at a particularly detailed stage for an outline planning
application and would result in a high quality development at the Reserved
Matters stage.

Impact Upon Neighbour Amenity

There are existing dwellings located adjacent to the site’'s western and
southern boundaries. The precise detail of the relationship between new and
existing dwellings and compliance with the Essex Design Guide criteria
relates to the final detailed design and layout of the relevant land parcels and
would be a matter for the reserved matters stage. This would include ensuring
that the development would not have an unacceptable impact upon existing
resident’s privacy, outlook, sunlight or daylight.
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However, the illustrative masterplan demonstrates the general principles of
how proposed dwellings could be located adjacent to existing dwellings whilst
ensuring that the amenity of existing residents was protected.

Potential noise impact from the construction phase of the development is
discussed in more detail under the Construction Activity section of the below
report. Conditions are also proposed to protect existing and future residents
from plant noise from the proposed commercial buildings.

In relation to air quality, the applicant submitted an Air Quality Assessment in
support of their application which is discussed in more detail under the Air
Quality and Odour section of the below report. It is not considered that the
development would be likely to have any significant impact upon air quality in
the locality and the Council’s Environmental Health Officer has no objection to
the proposal on air quality grounds. The Air Quality Report also covers Odour
from the Anglian Water Treatment Plant located adjacent to the site. The
Parameter Plans have been specifically designed to allow a cordon sanitaire
between this and the nearest new dwellings and this would be further
assessed at the detailed design and layout stage (Reserved Matters).

In relation to the proposed Broad Road access, residents have raised
objection on the grounds that the access would require land currently utilised
as front garden land along Broad Road and that headlights from vehicles
could shine into existing dwellings opposite the access point. In terms of the
former, road widening could only take place on ECC Highway land and there
would be no ability for the applicant to carry out any works on privately owned
third party land.

With regard to headlights, the proposed access road would need to be graded
to ensure that a gentle transition from the application site to Broad Road was
achieved, to allow for the levels difference of approximately 1 to 1.5m. Cars
exiting the site onto Broad Road would not therefore be at an unusually high
level.

Overall, Officers do not consider that there are any grounds to recommend the
application is refused in relation to impact upon existing neighbour amenity.

Landscape

Policy CS8 of the Adopted Core Strategy 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 enhance the locally distinctive
character of the landscape in accordance with the Landscape Character
Assessment’. Policy LPP71 of the Draft Local Plan also states that
development must be suitable for its landscape context and should be
informed by and sympathetic to the character of the landscape as identified in
the Council’s Landscape Character Assessment.

The Council’s Landscape Capacity Analysis (Braintree District Settlement
Fringes) June 2015 identifies the application site as the majority of Land
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Parcel B15 with a low-medium capacity to accommodate development (sites
ranging from low to low-medium to medium to medium-high capacity).

Land Parcel B15 is then further subdivided into multiple parcels. The maijority
of the site remains as medium-low capacity. The area immediately adjacent to
the River Blackwater is identified as having low capacity and the western
portion of the site adjacent to Broad Road is identified as having medium
capacity and medium-high capacity.

Overall therefore, the site is identified as having mixed landscape capacity to
absorb development and in order to minimise landscape harm the site would
need to be developed in a sensitive manner.

No development is proposed adjacent to the River Blackwater, other than the
SUD’s basins which would actively expand the existing wetland habitat.

The development parcels would have their heights limited to 2 storey with
occasional 2.5 storey and 3 storey around key spaces. Combined with the
retention of the majority of the large area of established woodland located
within the site’s centre and a new landscape planting scheme across the site,
including extensive tree planting, this would help to minimise the
development’s landscape impact.

The applicant has submitted a Landscape and Visual Impact Assessment
(LVIA) in support of their application which assessed the landscape effects of
the development during the construction phase; at year 1 after completion and
at year 15 after completion. An assessment of the impact of the development
upon the night sky was also undertaken.

At Year 1 it is identified in particular that views from the existing public open
space to the south of the River Blackwater will be impacted upon due to the
proximity of the site and that partially filtered views across the river valley will
also be affected due to the rising land of the development. At Year 15, the
Assessment identifies that there will be a loss of openness resulting from the
introduction of new built form to the site but that planting will have become
established and will start to filter short-distance views and to break up the
mass of the development within medium and long-distance views. No
significant residual effects were identified.

With regard to lighting, the primary impact upon the night sky is identified as
glow from houses and potential spill, glow and glare from street lighting.
Despite this no likely significant effects are identified however the report
recommends a requirement for a site wide lighting strategy to ensure that
lighting effects are controlled and minimised.

The Council’s Landscape Officer has assessed the application and has
identified a degree of local landscape impact. The central woodland is
identified as providing a significant contribution to the local landscape setting
and the removal of trees around the quarry edge would have an impact upon
this, albeit the majority of the woodland would remain untouched. The removal
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of old field boundary hedgerows which are collectively important to the local
landscape setting would also have an impact, as would the removal of a linear
group of trees located in the north-west of the site. Tree removal to the north
of the Blackwater Corridor would also have a local landscape impact.

Tree removal on the site is discussed in more detail below, however in
general landscape terms the impact of the proposal is limited for a scheme of
this size. As with all such major residential developments there would be a
degree of landscape harm and this must be assessed in the overall planning
balance.

Overall, and following a detailed landscape assessment of the application,
Officers consider that the degree of landscape harm is considered to be
relatively low with regard to the wider local setting for a strategic development
of this scale.

Ecology

Policy RLP80 of the Adopted Local Plan 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 of
the Adopted Local Plan and Policy LPP69 of the Draft Local Plan encourage
landowners to retain, maintain and plant native trees, hedges and woodlands.
Policy RLP84 of the Adopted Local Plan states that planning permission will
not be granted for development which would have an adverse impact upon
protected species. Policy LPP68 of the Adopted Local Plan also requires the
impact of new development upon protected species to be considered.

The site currently consists of a variety of different habitat types including a
large number of agricultural fields with associated boundary trees and hedges;
a large area of established woodland and two small lakes.

The applicant submitted an extensive Ecology Report in support of their
application which includes a Phase 1 Habitat Survey; Bat Surveys; Breeding
Bird Surveys; Great Crested Newt Survey; Reptile Survey; Water Vole and
Otter Survey and Badger Survey.

The Surveys found 46 bird species either confirmed or thought likely to be
nesting within the site or to occupy on site territory immediately adjoining an
off-site nesting location. Of these, one Schedule 1 species; 6 amber listed
species and 7 red listed species were identified. Flocks of Starling (red listed)
were also found to be using the site as a foraging resource. Calling Tawny
Owl were noted by on site surveyors and it is identified that this amber listed
species breeds on the site.

With regard to bats, one building on the site, a large portal-framed warehouse
was identified as containing a suspected small maternity roost of brown long-
eared bat, together with a single soprano pipistrelle day roost. A total of 34
trees proposed for removal were considered to have some potential for
roosting bats. A ground survey indicated 29 of these as having low suitability,
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4 as moderate suitability and 1 as high suitability. An updated survey would be
required once the precise trees proposed for removal were identified during
each relevant phase of the development.

As a whole, the bat surveys identified that the majority of bat activity across
the site consisted of individual foraging pipistrelle bats associated with
woodland edges and linear hedgerows. It was also noted that up to 10
individual bats (pipistrelle and Myotis species) were seen regularly feeding
over and around the southern quarry lake with the highest level of bat activity
on the site being recorded at the two lakes.

Great Crested Newts were found to be absent from the site. With regard to
reptiles, it was concluded that the site supports a small but widely distributed
population.

No habitat suitable for water vole or otter was found on the site. Otters were
confirmed as being present in the River Blackwater adjacent to but outside the
site boundary. An Otter and Water Vole Method Statement would be required
prior to any outfall works along the riverside.

A subsidiary badger sett with 6 well used holes, 3 single hole outlying setts
(one active and two disused) were recorded within the site. A number of
mammal path crossings were also noted along the site’s eastern boundary
fence.

In terms of the impact of the development, the Report identifies that in relation
to breeding birds habitat loss would be largely confined to areas of open
grassland, tall ruderal vegetation and existing buildings that are of limited
value to nesting birds although 3 pairs of red-listed skylark would lose their
nesting territory. A Skylark compensation strategy is therefore required to
secure off site nesting plots.

The loss of open habitat would also adversely affect notable species such as
mistle thrush, kestrel and starling. The loss of some hedgerows, some areas
of woodland and scrub and the northern lake would impact upon song thrush,
linnet, bullfinch and mallard. Overall the impact of construction related habitat
loss and disturbance on the breeding bird assemblage at local value is likely
to be medium and the impact at the neighbourhood scale significant. Overall
this level of impact is classed as being an effect of ‘negligible’ significance and
does not constitute a reason to recommend the refusal of planning
permission.

With regard to bats, the development would result in the loss of the
warehouse building which supports a small bat maternity roost, the loss of
some trees suitable for bat roosting, the loss of a hedgerow which provides a
commuting route for bats and the infilling of the northern pond which was
identified as an area of higher bat activity. However, overall the extent of
these impacts is considered to be of minor significance. The impact of lighting
from the development upon bat fly ways would however need to be managed
with a wildlife sensitive lighting scheme requirement.
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The highest status badger sett on the site would be retained and off-set with a
minimum no development buffer of 10m. The worst case scenario of the loss
of the other 3 low status sets would have negligible significance. A Badger
Method Statement would be required prior to any vegetation clearance.

The infilling of the northern lake and loss of marginal habitats more generally
would reduce the availability of suitable habitat for grass snakes but again this
is considered to be a negligible effect.

The Applicant’s Ecology Report also sets out proposed mitigation measures to
address the identified likely ecology impacts of the development.

During the construction phase these centre on avoidance measures including
the timing of sensitive works to avoid harm to biodiversity features; identifying
the times when specialists need to be present during construction and

regulating construction activities and locations to minimise ecological impact.

In the long term, a site wide Landscape and Biodiversity Management
Strategy would be used to manage and improve habitat across the entire site.
Specific aims would include specialist management of wetland habitats; the
enhancement of retained woodland areas; the protection of wildlife habitat
from inappropriate recreational activity and the encouragement of educational
use of wildlife areas. Specific measures such as wildlife friendly lighting
strategies and the extensive use of bat and bird boxes could also be
incorporated.

The Council’s Ecology Officer has reviewed the application in detail and has
no objection to the proposal subject to a number of conditions. The Essex
Wildlife Trust, the Environment Agency and Natural England have also
reviewed the application and have raised no objection.

Essex Wildlife Trust and the Environment Agency have advised that the
application could present an opportunity to remove two outdated weirs which
currently obstruct the passage of fish and eels. However, this is not actually
identified as a necessary mitigation measure in the applicant’s Ecology Report
and Officers do not consider that there are therefore grounds to require it. An
Ecological Design Strategy specifically for the habitat to be created along the
site’s southern river corridor boundary is however required.

The Council’s Ecology Officer also requires a number of planning conditions
to secure relevant ecology mitigation and precautionary measures as set out
above. Natural England have requested that enhancement measures such as
bat and bird boxes are secured. An updated Bat Tree Roost Survey will also
be required.

Overall, subject to the required planning conditions Officers do not consider

that there are any ecological grounds to recommend that planning permission
is refused.
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Trees

In terms of trees, the applicant’s Arboricultural Report identifies a total of 58
groups of trees (including large woodlands); 73 individual trees and 4
hedgerows on the existing site. The latter number is identified as being low
due to former hedgerows having lapsed with a lack of management.

A number of the trees located within the site are the subject of Tree
Preservation Orders, mainly group orders.

Overall the site supports a high number of trees growing within linear
boundary features and within woodland groups. There are a range of tree
species with the majority being broad leaf specimens including Common Ash,
Willow, Alder, Common Oak, Cherry, Field Maple and Hazel.

When assessing proposed tree loss it is necessary to consider whether tree
loss is proposed for justifiable reasons, if it is being kept to a reasonable
minimum and where it is essential if appropriate replanting is secured.

To facilitate the development it is identified that due to the high number of
trees located on the existing site a notable number of trees and parts of tree
groups and some hedgerow sections would need to be removed to facilitate
the development. These would include Category A, B, C and U trees. The
precise detail of which trees would need to be removed would considered
under the various Reserved Matters applications for the site when the exact
position of roads and development plots would be considered and tree loss
minimised.

However, the submitted information correctly presents the ‘worst case’
scenario where trees in developable areas are all marked as being removed.
In reality some of these will be able to be retained when the detailed layout is
established. The Council’s Landscape Officer has reviewed the application
and provided comment on the proposed tree removal.

It is identified that significant tree removal will be required and that this will
include Category A and Category B trees. The main spine road would
unavoidably need to cross the existing central tree belt to link the proposed
development parcels. A secondary link road would also need to link to the
northern most development parcel. These crossings would be designed to be
of the minimum width possible in highway terms but it is already identified that
3 Category A trees would need to be removed to facilitate them, one of which
is a TPO tree. A number of hedgerows forming old field boundaries are
identified in the worst case scenario for removal and significant tree removal is
required around the quarry edge. Trees north of the Blackwater Corridor
would also need to be removed to facilitate engineering and SUDs works.

The proposed site access points would also require tree removal. For Broad

Road this would consist of the removal of 4no. Category B TPO trees and for
the A131 a section of the existing tree belt.
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However, although the development would require such tree removal, this has
been carefully considered and importantly the majority of the existing tree
cover on the site would be retained. The scheme has, from the outset been
designed around the expansive central woodland located on the site and the
Parameter Plans, Design Code and illustrative Masterplan are specifically set
out to incorporate this into the development framework where it would
occupying a comparatively large portion of the site, forming a central green
spine which would branch out to the north, east, west and south-east.

The proposed tree removal around the quarry areas, which form part of the
central woodland is necessary because the identified trees for removal are
located on unstable and steeply sloping ground. It is essential that this is re-
profiled and made safe and it is also identified that due to the unstable nature
of this steep slope these trees would anyway be at risk of failing, as some
already are.

The TPO trees identified for removal to facilitate the access onto Broad Road
cannot be retained. There is no alternative access point onto Broad Road
from the site which would be acceptable in highway and masterplanning
terms.

Where the spine road would cross the existing central woodland, the road
would be narrowed to the minimum width acceptable for an adopted highway
and specialist construction techniques used to keep tree loss to the bare
minimum. The spine road is an essential part of the development and bringing
it to a dead end at this tree line would not be an acceptable outcome in
masterplanning terms.

The removal of the TPO tree to allow the secondary road to link the northern
most development parcel to the remainder of the site is also unavoidable.
Whilst in theory this part of the site could be used for open space with a
pedestrian/cycle only link this would be a very poor location for this, with
public amenity space being positioned in an isolated corner of the site which
would not be acceptable in masterplanning terms.

The areas of hedgerow and trees identified in the worst case scenario for
removal in the western part of the site and north of the River Blackwater could
be reduced at the detailed layout stage and a condition is recommended to
require each Reserved Maters submission to demonstrate that tree loss has
actively been kept to a minimum.

Officers therefore consider that whilst the identified tree loss must be weighed
as harm in the planning balance, tree loss can be minimised as far as possible
and mitigated through replacement planting, moreover there are clear reasons
for the losses identified and importantly the majority of existing tree cover on
the site would be retained.

In terms of tree planting, the scheme makes significant proposals. A

commitment to target net gain has been made across the site meaning that
the aim would be to plant more trees than are lost. Substantial areas are
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identified on the green infrastructure plan for such tree planting and run
across the entire site. Both these new planting areas and existing retained
areas would be actively managed under Landscape and Ecology
Management Plans with tree stock being professionally managed.

The southern part of the site, where the SUDs basin would be located is
specifically identified as being an extensive area of wildlife habitat with new
tree planting playing a major part.

In addition to green infrastructure identified above, the spine road itself would
contain a very large number of substantial new trees, spaced in close
proximity around the entire spine road loop as formal avenue trees. Finally,
the individual development parcels would also contain significant additional
tree planting and this is written into the Design Code for each character area
as is all of the above re-planting.

Overall therefore, the proposed loss of trees and hedgerows on the site must
be balanced against the high number of existing trees which would be
retained, the large number of trees which would be planted across the
development with an overall net gain being achieved and the public benefit of
delivering a well-planned and laid out residential-led mixed use scheme of this
size in this location.

Habitat Requlations

In terms of the wider ecological context, the application site sits within the
Zone of Influence (as identified by Natural England) of the Blackwater Estuary
Special Protection Area and Ramsar site. It is therefore necessary for the
Council to complete an Appropriate Assessment under the Habitat
Regulations to establish whether mitigation measures can be secured to
prevent the development causing a likely significant adverse effect upon the
integrity of this site.

At the time of writing the Appropriate Assessment has been completed in
accordance with Natural England’s standard guidance and submitted to
Natural England for review. Natural England issued a formal response on 1
March 2019 stating that they have no objection subject to the proposed
mitigation measures set out in the Council’s Habitat Regulations Assessment
being secured and that these mitigation measures would rule out the
proposed development causing an adverse effect on the integrity of the
European designated site.

The proposed mitigation measures would consist of both on-site and off-site
components including:

e Recreational opportunities for a 2.7km daily walking route around the site
for new residents

e Promotion of this walking route by way of leaflets to first occupiers and
permanent notice boards erected on the site

e Connections to the existing public rights of way network
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¢ Along term management plan to cover all open space on the site

e Financial contribution of £122.30 per dwelling erected towards offsite
visitor management measures for the Blackwater estuary SPA & Ramsar
site

These mitigation measures would be secured by way of S106 Legal
Agreement and planning conditions.

Highways and Transport

The applicant seeks outline planning permission with all matters reserved,
except access for which detailed permission is sought. Two vehicular access
points to the site are proposed, one from the A131 on the site’s eastern
boundary and the other on the site’s western boundary from Broad Road. The
existing vehicular site access from Convent Lane would be closed and would
remain open for pedestrians and cyclists only. There is also a legal right of
access to the sewerage treatment plant located adjacent to the site’s south-
eastern boundary which the applicant is required to make provision for from
Convent Lane.

The proposed access from the A131 would consist of a new roundabout. This
would be located where an existing layby is positioned on the A131, on the
application site’s eastern boundary. It would provide the primary vehicular
access into the application site with residential use located to its north and the
proposed employment area to its south.

The site’s secondary vehicular access would consist of a priority junction onto
Broad Road. This would be positioned on the site’s western boundary.

Policy LPP19 of the Draft Local Plan states that with regard to access the
main access to the site will be from the A131 with an additional minor vehicle
access from Broad Road. The term ‘minor vehicle access’ is not defined,
however the Draft Policy goes on to state that ‘all access points will have to be
agreed to the satisfaction of Essex County Council Highways’.

The applicant proposes the main vehicular access to the site from the A131
and it is identified as such in the submitted Transport Assessment. The
access would consist of the construction of a new roundabout onto the A131
with a two lane exit from the application site feeding traffic to the north and
south respectively and two lanes on the other two approaches from the A131.
The A131 is classed as a Strategic Route by Essex County Council Highways
where new access points will be prohibited unless there is an overriding need
to provide such an access which will occur only in limited circumstances. The
proposed development is of such a scale that a new access onto this
Strategic Route has been deemed appropriate by Essex County Highways.
This access point is therefore considered acceptable and would clearly
provide the main access into the site, being taken from a Strategic Route and
serving the employment area which would be located immediately adjacent to
it to the south; the new dwellings within the site and being located in close
proximity to the proposed school and local centre.
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The site’s secondary access is proposed from Broad Road which is classed
as a Secondary Distributor Road. This would consist of a priority junction and
would include the creation of a ghost right hand turn lane on Broad Road. The
Draft Local Plan identifies the need for a secondary vehicle access point to
the site and refers to a ‘minor vehicle access’ from Broad Road. No definition
of this term is given, however the Draft Policy states that details will need to
be agreed with Essex County Council Highways. The proposed Broad Road
access has been designed to meet the required Essex County Council
Highways standards and meets the Draft Policy Requirements for a
secondary vehicular access point into the site from Broad Road with the
specification being agreed by Essex County Council Highways. This access
point could not be made any more minor unless it were to serve only a small
part of the development which would not meet the requirements of the Draft
Policy and would not be acceptable in masterplanning terms for a scheme of
this scale.

The design and layout of the site has also been specifically designed (in
consultation with ECC Highways) to accommodate a number of measures to
reduce the opportunity for through traffic across the site. These are designed
to ensure that there would not be a quick, driver friendly cut through across
the site and would include the following:

Raised tables at junctions;

Changes in surface materials;

Proposed 20mph speed limits;

Pedestrian priority crossings;

A circuitous route through the site including having to pass through
principal/garden squares.

A Transport Assessment has been submitted in support of the application
which has been assessed in detail by both Highways England and Essex
County Council Highways and is based on a development of 1,000 dwellings
and 12,000m2 of B1 Office/Employment floorspace.

The assessment finds that both the proposed primary access point onto the
A131 and the proposed secondary access point onto Broad Road are
appropriate from a junction capacity perspective.

In terms of wider impact, the assessment states that when completed, the
proposed development would generate approximately 286 arrivals and 399
departures during the AM peak (0800 — 0900) and 339 arrivals and 320
departures in the PM peak (1700 — 1800). The impact of this increase has
been modelled by Essex County Council using their VISSUM Modelling
Software (strategic traffic assignment modelling software) which allows the
impact of a forecast increase in traffic movements upon the existing highway
network to be accurately modelled.

The largest impact is identified on Broad Road, south of the development
access where there could potentially be a traffic increase of up to 16% in an
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area which is identified as being of high sensitivity. The highest impact would
be during the AM peak when up to 348 additional (total two way movements)
vehicle movements would result. This would equate to one additional vehicle
every 10 seconds in each direction. This is further analysed against existing
conditions where currently there are a total of approximately 1,049 two-way
vehicle movements on Broad Road which would rise to up to 1,396 with the
completed development. This equates to a current situation of on average one
vehicle every 3 seconds in each direction and a proposed situation of one
vehicle in each direction just under every 3 seconds.

However, the assessment has identified that there are unlikely to be any
effects classed as ‘significant’ and that specific mitigation is not required.

The impact upon 5 junctions within the wider area has also been modelled
and assessed, in accordance with the requirements of Essex County Council
and Highways England. The modelling provided future predictions for 2023,
with and without the proposed development as follows:

Junction Outcome

A131/Broad Road Roundabout Broad Road arm will be over capacity
even without the development in PM
peak. Additional impact of the
development traffic will require
mitigation.

Marks Farm Roundabout Junction will be severely congested
even without the development.

Development will have a noticeable
impact upon this junction. Mitigation

required.

Galleys Corner Roundabout Development impact not considered
to be significant.

Panners Interchange Junction will operate over capacity

without the development.
Development impact is such that
mitigation is not identified as being

required.
Courtauld Road/Coggeshall Junction will operate over capacity
Road/Railway Street Roundabout with and without the development.

Impact of the development is
considered to be negligible.

The Transport Assessment identifies that mitigation is required at the Marks
Farm Roundabout due to the impact of the proposed development. The
impact also requires mitigation at the A131/Broad Road roundabout. Both
Highways England and Essex County Council Highways have been heavily
involved in assessing the highways impact of the development from the outset
and as stated above the County Council carried out the modelling scenarios.

Highways England have no objection to the proposal subject to the completion
of agreed upgrade works to the Marks Farm roundabout stating the following:
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‘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’.

Essex County Highways have no objection to the proposal, also subject to the
completion of the agreed upgrade works to the Marks Farm roundabout and
A131/Broad Road roundabout subject to the securing of a number of other
mitigation measures stating:

‘From a highway and transportation perspective the impact of the proposal is
acceptable to the Highway Authority subject to’ (s106/condition requirements).

Two key mitigation measures are proposed which have been required by
Highways England and Essex County Council Highways to mitigate the
development’s impact upon the existing highway network.

Firstly, the applicant would be required to carry out the agreed physical
junction improvements at the A131/A120 junction to the south-east of the site
known as ‘Marks Farm Roundabout’. These improvements would improve the
junction’s capacity with the most significant improvements being to the left-
turn filter lane on the A120 East arm and provision of two full lanes
approaching the roundabout from the north (A131).

Secondly, the applicant would be required to carry out the agreed physical
junction improvements at the Broad Road/A131 roundabout located
immediately to the north of the site. This would consist of the widening of the
carriageway and improved crossing facilities at one or more arms, the detail of
which would be agreed prior to commencement of development.

In addition, a number of other highway works are required. During the
construction phase the highway impact of the proposed development would
need to be carefully managed. The applicant would be required to submit a
Construction Traffic Management Plan to cover each phase of the
development which would include details of construction traffic routing and
haulage routes. Convent Lane would not be used for construction access and
the long term construction route would be taken from the A131.

However, the access from the A131 will need to be constructed before it can
be used and the applicant will therefore need to access the site from Convent
Lane (it being the only existing site access point) for an initial 3 month period
only, to allow the A131 access to be constructed for use. The Broad Road
access would also need to be constructed and the developer would require
construction access from Broad Road to complete the s278 works for this and
also for an initial period to carry out initial infrastructure construction on this
part of the site, together for a period of 6 months. Again this would be a
temporary period only and would need to be carefully managed and the
Developer has already made a commitment to prohibit construction vehicles
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accessing the site from this temporary Broad Road access during peak
morning and evening rush hours.

Following the completion of the earliest phases of the development, the first
residents would then use the secondary access from Broad Road to access
their houses with the Construction Access continuing to be taken from the
A131. Following completion of 100 units the A131 access would be fully
completed and would then operate as the main access point to the
development, being shared both by new residents and construction traffic.
The timescales and trigger for this have been agreed by Essex County
Council Highways.

The applicant has also given consideration to provision for electric vehicles. A
condition is proposed requiring every Reserved Matters application relating to
residential development; employment development or development of the
Local Centre to be accompanied by an Electric Vehicle Charging Strategy.
This would need to demonstrate how such charging points were to be
incorporated into the development including provision of a minimum of one
charging point per dwelling wherever practical.

In terms of pedestrian and cycle provision, the site specifically caters for both
within the Design Code and associated Parameter Plans. The spine road,
which provides the principle circular route around the site would provide
dedicated pedestrian and cycleway access which would be completely
segregated from the vehicular road to ensure it was both usable and safe.
Existing public rights of way which cross the site would be maintained and
new pedestrian routes created to ensure the permeability of the site. Multiple
connection points from the site to external footpaths and cycle routes would
also be established to provide direct links to the wider area.

The applicant would be required to provide a series of upgrades requested by
ECC Highways to the existing pedestrian network to improve current
pedestrian and cycle access from the site to the town centre. These would
consist of improvements to Public Right of Way 52 located to the south of the
application site (where it crosses the River Blackwater); the provision of a
footpath/cycle ramp at the northern end of Blackwater Way; a new Toucan
Crossing in Courtauld Road; upgrading the existing route through the park
between Courtauld Road and Coggeshall Road to provide a shared
footpath/cycleway and the provision of a new Toucan Crossing in Coggeshall
Road.

There are 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.

Braintree Railway Station is also located approximately 2km from the
application site and is accessible by foot, bicycle or bus. It provides a mainline
railway service to London Liverpool Street with an off peak service of 1 train
per hour.
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The applicant would be required to upgrade existing bus stops; provide bus
stops within the new development and make a financial contribution towards
public transport facilities and/or bus service provision in the town. A Travel
Plan would also be required.

Overall, in terms of highway impact, having regard to consultation responses
from Highways England and ECC Highways which raise no objection, Officers
do not consider that the development would be contrary to Paragraph 109 of
the revised NPPF (February 2019) which states that ‘Development should
only be prevented or refused on highways grounds if there would be an
unacceptable impact on highway safety, or the residual cumulative impacts on
the road network would be severe’.

Subject to the required conditions/planning obligations being secured Officers
do not therefore consider that there are any highway grounds upon which to
recommend the refusal of planning permission.

Heritage

The application site is not located within a Conservation Area nor does it
contain any listed buildings. The Conservation Area boundary is positioned
approximately 80m to the south-west of the site boundary at the closest point
although there are existing buildings positioned in-between.

The closest listed building is located approximately 125m away, also within
the Conservation Area. The Essex County Council Historic Buildings Advisor
has been consulted and has confirmed that the proposed development would
not have any impact upon either the Conservation Area or the closest listed
building.

There is a public right of way which runs across the centre of the site from
south-east to north-east. This is identified as an ancient ‘Hollow Way’ and is a
non-designated heritage asset. The Historic Buildings Consultant advises that
the setting of this asset will be harmed by the development and that
Paragraph 197 of the NPPF therefore applies. It is also recommended that
measures are taken to ensure that the development does not impact upon the
Hollow Way and that a Management Plan is required to ensure that the
Hollow Way is incorporated into the development and preserved and
enhanced.

Paragraph 197 of the NPPF states that ‘the effect of an application on the
significance of a non-designated heritage asset should be taken into account
in determining the application. In weighing applications that directly or
indirectly affect non-designated heritage assets, a balanced judgement will be
required having regard to the scale of any harm or loss and the significance of
the heritage asseft'.

The Hollow Way was recognised by the applicant’s masterplanning team as a

key feature of the existing site and a major constraint to development from the
earliest stage of their site assessment. The parameter plans, design code and
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illustrative masterplan have all been developed specifically to minimise the
impact of the development upon The Holloway, to successfully incorporate it
within the layout and to cater for its long term management and preservation.
The Council’s Landscape Team have also provided detailed advice to the
applicant’'s masterplanning team specifically with regard to the above.

Overall, whilst it is recognised that the setting of The Hollow Way will be
harmed, this harm has been kept to a minimum. The Hollow Way sits within
an established linear woodland belt which will remain within the development.
The exception is two crossing points where the spine road would have to cut
through the woodland and cross The Holloway. This is unavoidable but would
impact upon only two very short stretches of The Holloway. The harm to this
non designated heritage asset must be balanced against the very significant
public benefit which a development of this size will make in terms of housing
and employment provision and the importance of making sure that the site’s
layout provides a high quality and accessible environment for future residents.

In terms of the heritage balance, Officers therefore consider that these
substantial benefits outweigh the limited harm to the identified non-designated
heritage asset. The Parameter Plans would secure the Hollow Way and the
surrounding woodland as being non-developable areas and the wider
Landscape and Ecological Management Plan for the site would cover the long
term maintenance and preservation of this public right of way.

Gypsy and Traveller Provision

Policy LPP19 of the Draft Local Plan expects the application site to provide for
a number of criteria, including Gypsy and Traveller provision. This would
equate to approximately 5 plots.

Following lengthy discussions with Officers on this the applicant’s position is
that they cannot make on site provision and will instead make a financial
contribution toward off-site provision in the District. Policy LPP19 is a Draft
Policy and as such can be given limited weight. Whilst this element of the
applicant’s proposal does not accord with the Draft Policy this must be
weighed against the benefits of the proposal as a whole, which are very
substantial.

Therefore, Officers do not consider that this departure from Draft Policy is
sufficient to outweigh the benefits of the proposed development nor that it
constitutes a valid reason to recommend that planning permission is refused.
A financial contribution towards off site Gypsy and Traveller Plot provision is
however required. This is set out within the list of recommended s106 Heads
of Terms.

Archaeology

The applicant submitted a Desk Based Archaeological Report and partial
geophysical survey in support of their application.
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The report identified that the Essex Heritage Environment Record indicates
the presence of a non-designated heritage asset on the site consisting of
undated sub-surface crop marks and upstanding earthworks. The site is also
identified as having a modest potential for prehistoric, Roman and localised
post-medieval sub surface features associated with contemporary exploitation
of the immediate landscape and the early development of the Straits Mill
complex.

Essex County Council Place Services (Archaeology) have been consulted and
have no objection to the application subject to planning conditions relating to
further Archaeological evaluation. More specifically they require the
undertaking of a programme of archaeological work on the site in accordance
with a written scheme of investigation to be approved by the Local Planning
Authority prior to the commencement of any development. This would include
fieldwork in areas containing archaeological deposits with the completion of a
post-excavation assessment and site archive for deposition at the local
museum.

Planning conditions relating to the securing of the above are therefore
required to ensure that the impact of the development upon any
archaeological non-designated heritage assets could be mitigated by way of
archaeological excavation and recording.

Minerals and Waste

The application site is located in the Essex Mineral Safeguarding Area and is
therefore subject to Policy S8 of the Essex Minerals Local Plan (2014) which
seeks to safeguard Mineral Resources for extraction in the County.

The application was accompanied by a Minerals Resource Assessment which
was assessed by Essex County Council as the Minerals and Waste Authority.

Following the submission of additional information a holding objection was
removed by the Minerals and Waste Authority who do not consider that it
would be economically viable to extract minerals from the site.

Officers therefore do not consider that there are any grounds in relation to
Mineral extraction to recommend that the application is refused.

Construction Activity

In order to safeguard the amenity of existing residents in the locality a
condition is recommended requiring the applicant to submit for approval a
comprehensive Construction Management Plan for each phase of the
development covering for example construction access; hours of working;
dust and mud control measures; contractor parking; points of contact for
existing residents; construction noise control measures and details of any
piling to be carried out on site.

Agricultural Land
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Paragraph 170 of the NPPF requires that the economic and other benefits of
the best and most versatile agricultural land be taken into consideration when
determining planning applications which would result in the loss of such land.
Footnote 53 to paragraph 171 states that (for Local Plan allocations) where
significant development of agricultural land is demonstrated to be necessary,
areas of poorer quality land should be preferred to those of a higher quality.

Although this footnote relates specifically to plan making and not the
determination of planning applications it is still considered relevant insofar as
it identifies the importance of the loss of agricultural land as a material
planning consideration in the overall planning process.

Best and most versatile agricultural land is classed as land within Grades 1; 2
and 3a of the Agricultural Land Classification. The application site consists of
14 agricultural fields of different sizes totalling approximately 53 hectares. The
applicant has submitted an Agricultural Land Classification Report which
states that approximately 18ha of the site is likely to be Grade 2 (very good
quality) and 14ha Grade 3a (good quality) giving a likely total of 32ha of best
and most versatile agricultural land from a 66ha total site area.

Although the loss of 32ha of such land is not insubstantial in its own right, it is
less significant when viewed against the size of the District as a whole.
Furthermore, the site has a draft allocation in the Council’s Publication Draft
Local Plan and it is recognised that this site has been identified as being both
suitable and necessary for a residential-led development to assist with
meeting the District’'s housing and employment needs.

Therefore, Officers consider that the detrimental economic impact and loss of
other benefits associated with the identified loss of best and most versatile
agricultural land which the development would cause would be firmly
outweighed by the economic and social benefits of a residential-led
development of this size adjacent to the District’'s main town.

Flood Risk and Surface Water Drainage

Almost the entire application site is located within Flood Zone 1 (low
probability risk of flooding). The southern boundary of the site encroaches
slightly into Flood Zones 2 and 3 where it runs adjacent to the River
Blackwater.

The applicant has submitted a Flood Risk Assessment and Outline Drainage
Strategy in support of their application. They propose to utilise a sustainable
urban drainage system incorporating conventional pipework discharging into
swales or other open channel features within the landscaped areas of the
development. These would convey run-off to storage areas located along the
southern boundary of the site.

Page 57 of 160



The SUDs system would also manage groundwater flows originating from the
site, including from a spring which is located on the application site at the
head of the existing watercourse on the eastern side of the site.

The storage areas located along the site’s southern boundary would be
divided into two sections, east and west. The western storage area would
discharge into the eastern storage area which in turn would discharge into the
River Blackwater.

These storage areas would form an important habitat area and would be
accessible via a network of pathways which would all link to the riverside walk.

Both the Environment Agency and Essex County Council as the Lead Local
Flood Authority have assessed the application in detail and have no objection
subject to conditions relating to the requirement for a detailed surface water
drainage strategy at the reserved matters stage; the submission of a
construction surface water management plan to control run off during the build
phase and two conditions relating to long term SUDs maintenance and
management plans and logs.

In terms of Foul Drainage, Anglian Water were consulted and have advised
that Bocking Water Recycling Centre has available capacity for the
development flows of wastewater requiring treatment. However, with regard to
the used water network the development would, if unmitigated lead to an
unacceptable risk of flooding downstream. Anglian Water would therefore
work with the applicant to ensure any required infrastructure improvements
would be delivered in line with the development. They therefore require a
condition requiring a Phasing Plan and the submission of a scheme for on-site
foul drainage works to accord with this.

Building Research Establishment Environmental Assessment Method

(BREAAM)

The applicant has made a commitment to ensure that the employment
development on the site will meet the BREAAM ‘very good’ rating and has
accepted a planning condition to ensure that this is certified. This is over and
above any Adopted or Draft Policy requirement and would help to ensure the
sustainability credentials of this aspect of the development.

Reserved Matters Timescales

The applicant has agreed at Officer’s request, to reduce the time period for
the submission of the first 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’s housing delivery rate.

Site Assessment Conclusion
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There are no objections to the application from any statutory consultees with
the exception of Sport England. Officers consider that their concerns have
been addressed by way of the securing of s106 contributions towards off site
sports provision. Overall Officers are of the opinion that the site is capable of
accommodating the proposed quantum of development in a sustainable
manner.

ENVIRONMENTAL ISSUES
Introduction

Officers have taken environmental information into consideration in the
assessment of this application in accordance with the Town and Country
Planning (Environmental Impact Assessment) (England and Wales)
Regulations 2011 (as amended). The Environmental Statement (ES) has
been prepared to comply with the requirements of Schedule 4, Part 1 of the
Regulations.

The Environmental Statement (ES) has been assessed against the 2011 EIA
Regulations (as amended) as the Applicant submitted a scoping opinion
request before 16 May 2017 when the 2017 EIA Regulations (implementing
the 2014 EIA Directive, 2014/52/EU) came into effect.

The applicant undertook formal scoping for the EIA and subsequently sought
a Scoping Opinion from the Local Planning Authority. A Scoping Report was
submitted on 3" April 2017 and a formal Scoping Opinion was issued on

23 June 2017.

The submitted ES has been prepared by Barton Willmore LLP on behalf of the
applicant, Gallagher Estates. The ES comprises of the following documents:

Non-Technical Summary

Volume 1 — Main Text and Figures

Volume 2 — Technical Appendices

Volume 3 — Transport Assessment and Travel Plan

The following topics were assessed in the ES:

Socio-Economics;

Landscape and Visual Effects;
Ecology and Nature Conservation;
Cultural Heritage;

Land Contamination;

Water Resources and Flood Risk;
Transport and Access;

Air Quality and Odour;

Noise and Vibration;

Agricultural Land.
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The Council commissioned Land Use Consultants (LUC) to undertake a
review on behalf of the Council of the Environmental Impact Assessment
Scoping Review submitted by the applicant and Arup to undertake an
independent technical review of the ES, again on behalf of the Local Planning
Authority. Both reviews were carried out in accordance with the requirements
of the Regulations. LUC’s review of the Scoping Review was incorporated
within the Council’s Scoping letter. Arup’s independent ES review was
incorporated into the Council’s Regulation 22 Request Letter and issued to the
applicant to allow the applicant to address any perceived gaps in the ES.

Following assessment of the submitted Environmental Statement, the Local
Planning Authority issued a Request under Regulation 22 of the Town and
Country Planning (Environmental Impact Assessment) Regulations 2011 (as
amended) to provide further information in respect of the Environmental
Statement submitted in support of the application.

Issues where further information and clarification was requested included the
following ES Chapters:

Chapter 2: EIA Methodology

Chapter 5: Construction Methodology and Phasing
Chapter 6: Socio-economics

Chapter 7: Landscape and Visual Effects
Chapter 8: Ecology and Nature Conservation
Chapter 9: Cultural Heritage

Chapter 11: Water Resources and Flood Risk
Chapter 12: Transport and Access

Chapter 14: Noise and Vibration

Chapter 15: Agricultural Land

Chapter 16: Summary and Residual Effects

In response to the above requests for further information, the applicant
submitted an addendum to the ES in November 2019.

Schedule 4 Information
Schedule 4 of the EIA Regulations specifies the information that should be
included within an ES. A summary of the required information and where it is

located in the applicant’s ES is set out below confirming that the minimum
requirements have been met:
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Summary of Information to be Included in ES | ES Reference

1. | Description of development Vol 1, Chapter 3 & 5; 6
— 15 subsection
‘Operational Phase’;
Chapter 16.

2. | Outline of main alternatives and indication | Vol 1, Chapter 4.
of main reasons for choice made

3. | Description of aspects of environment Vol 1, Chapter 6 — 15
likely to be significantly affected by the subsection ‘Likely
development Significant Effects’ and

Chapter 16 subsection
‘Interactive Effects’.

4. | Description of likely effects of development | Vol 1, Chapter 2;
on the environment (direct; indirect; Chapter 6 — 15
secondary; cumulative; short; medium; subsection ‘Likely
long-term; permanent and temporary; significant effects’ &
positive and negative. ‘Assessment

Methodology’; Chapter
5 subsection ‘Material
and Resource Use’;
Chapter 3; Chapter 13
& 14 subsection ‘Likely
Significant Effects’;

5. | Description of measures envisaged to Vol 1, Chapter 6 — 15
prevent, reduce and where possible offset | subsection ‘Mitigation
any significant adverse effects on Measures’
environment.

6. | Non-technical Summary Non-technical

Summary

7. | Indication of any difficulties in compiling Vol 1, Chapter 2 and

the required information. Chapter 6 — 15
subsection
‘Assumptions and
Limitations’

Compliance with Scoping Opinion

It is best practise (although not a requirement) to produce an ES that fully
aligns with the Scoping Opinion. Most but not all of the Scoping Opinion
recommendations (Volume 2 Appendix 2.2 of the ES) have been applied.
Recommendations that were not adopted in the ES are summarised below:

It was requested that:

e estimates of demolition waste; waste re-use and waste processing be
provided
o the ES demonstrate that the site layout had followed the required
standards for planning for daylight and sunlight
e that Billericay and District Angling Club be consulted
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e the impacts of dredging and restoration works to the large pond be
considered in terms of potential groundwater contamination

e the cumulative impact from permitted developments are taken into
consideration when considering the impact of the proposed development
on traffic and transport network capacity

o reference was made to the NHS London Healthy Urban Development Unit
checklist and the Rapid Health Impact Assessment tool

e reference was made to the Guiding Principles for Land Contamination to
demonstrate compliance with this

e the Traffic and Transport chapter demonstrated how model calibration and
validation was undertaken and whether demolition traffic has been
included in the assessment of construction phase effects.

e the Ecology and nature Chapter explore and make commitment to
enhancement of river ecology and the effect of improvements to the river
on the ecological functioning of the river corridor

e a Framework CEMP was included in the ES

These matters were identified in the Council’s Regulation 22 Letter and
appropriately responded to by the Applicant in their Regulation 22 response.
Officers are satisfied that the ES and the applicant’s Regulation 22 response
together ensure compliance with the ES Scoping Opinion.

Review Criteria

The technical review of the ES has been based on the European
Commission’s ‘Guidance on EIA: EIS Review’ and the associated checklist.
The ES checklist provides an overall review of the robustness of an ES by
asking key questions against specific subject areas. In its totality, the ES
checklist not only ascertains whether the ES includes all the information
required within Schedule 4 of the EIA Regulations, but also identifies whether
the ES conforms to best practice with respect to presentation, readability and
technical robustness. The checklist is comprised of 145 review questions
divided into seven sections:

Description of the project;

Alternatives;

Description of the environment likely to be affected by the project;
Description of the likely significant effects of the project;
Description of mitigating measures;

Non-Technical Summary; and

Quality of presentation.

The ES review concluded that the ES was lacking in key information
specifically relating to:

e The description of the project;

e The baseline; and
e The assessment methodology.

Page 62 of 160



Corrective actions were required to ensure that the ES is robust and allows all
relevant environmental information to be considered as part of the planning
application process. These corrective actions constituted the request for
further information under Regulation 22 of the Town and Country Planning
(Environmental Impact Assessment) Regulations 2011 (as amended).

A brief summary of the ES topics and chapters is set out below with reference
to Regulation 22 where applicable.

EIA Methodology

Chapter 2 of the ES sets out the methods used to prepare each chapter of the
ES, a description of the ES structure and content, generic significance criteria,
a description of the ES scoping exercise and details of consultation carried
out.

Requlation 22 Matters — Further Information

The applicant’s response to the Regulation 22 Request is considered to be
satisfactory.

EIA Methodology: Conclusion

Officers are satisfied that the Methodology chapter of the ES along with the
additional information contained within the addendum to the ES submitted in
response to the Regulation 22 Request is sound with regards to the
requirements of the EIA Regulations.

Site and Development Description
Chapter 3 of the ES sets out a detailed description of the site and of the
details of the development. It also sets out a summary of the effects with

regard to climate change, energy and sustainability.

Site and Development Description: Conclusion

Officers are satisfied that the site and development descriptions are adequate
and no further information was required by way of Regulation 22 Request.

Alternatives and Design Evolution

Chapter 4 identifies the main alternatives considered by the applicant.
Schedule 4 of the EIA Regulations require an applicant to provide an outline
of the main alternatives studied and an indication of the main reasons for the
choice made, taking into account the environmental effects. This chapter
reviews the principal land use siting options explored and the reasoning for
the selection of the current design of the development.

The ‘do nothing’ alternative would result in the beneficial and adverse effects
outlined in the ES not occurring as the site would remain in its current form
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and the development would not be delivered. In terms of alternative locations
and uses, the site has been identified in the Council’s Publication Draft Local
Plan for the type of development proposed by the applicant. The evolution of
the proposed development design is also described, including its response to
consultation undertaken and input from the Local Planning Authority.

Alternatives and Design Evolution: Conclusion

Officers are satisfied that adequate consideration and justification is given for
consideration of alternatives and the evolution of the design. No further
information was required by way of Regulation 22 Request.

Construction Methodology and Phasing

Chapter 5 sets out details of the anticipated programme for development and
the anticipated construction methodology and phasing of the development
with an anticipated build out period of approximately 10 years. It also identifies
controls to protect the environment such as the requirement for a Construction
Environmental Management Plan and Construction Traffic Management Plan
(required by way of condition).

Requlation 22 Matters — Further Information

The applicant’s response to the Regulation 22 Request is considered to be
satisfactory.

Construction Methodology and Phasing: Conclusion

Officers are satisfied that the construction methodology and phasing chapter
along with the additional information contained within the addendum to the ES
submitted in response to the Regulation 22 Request are adequate.

Socio-Economics

Chapter 6 assesses the likely significant effects of the Development on the
environment in respect of socio-economic effects. The assessment has
considered the construction and operational phase employment effects
together with operational effects on population and housing; local expenditure;
primary healthcare, education and crime.

Requlation 22 Matters — Further Information

The applicant’s response to the Regulation 22 Request is considered to be
satisfactory.

Mitigation

A financial contribution is identified as being required to mitigate the
development’s impact upon primary healthcare. This has been requested by
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the NHS as a statutory consultee and would form part of the s106 obligations
for the development.

Socio-economic: Conclusion

Officers are satisfied that the socio-economic chapter of the ES along with the
additional information contained within the addendum to the ES presents a
sound assessment of the likely impacts of the development.

Landscape and Visual Effects

Chapter 7 identifies the likely significant effects of the development upon the
environment in respect of landscape and visual amenity. Consideration of
night time light spillage effects is also undertaken.

The landscape character of the site and its surroundings has been assessed
and the site’s landscape and visual qualities considered. Its function in the
landscape and views and its contribution to the wider landscape has also
been assessed and this work has informed the design evolution of the
Development.

Requlation 22 Matters — Further Information

The applicant’s response to the Regulation 22 Request is considered to be
satisfactory.

Mitigation

Mitigation measures during the construction phase are identified including the
control of lighting; careful location of stockpiles and machinery into visually
less sensitive areas and the protection of existing vegetation to be retained.
These measures would be secured by way of planning conditions relating to
the need for a Construction Management Plan and tree/hedge protection
measures.

Primary mitigation measures for the operational phase of the development are
enshrined within the Parameter Plans and include the retention of and
protection of existing green infrastructure within the site and a maximum
building height of 3 storeys (and only in select locations). Secondary
mitigation measures include the proposed landscape strategy for the site; with
the creation of a wetland corridor adjacent to the River Blackwater and
substantial native tree and hedgerow planting.

These mitigation measures would be secured by a combination of adherence

to approved Parameter Plans and planning conditions requiring details of the
landscaping and sustainable urban drainage schemes for the site.

Page 65 of 160



Landscape and Visual Effects: Conclusion

Officers are satisfied that the Landscape and Visual Effects chapter of the ES
along with the additional information contained within the addendum to the ES
presents a sound assessment of the likely impacts of the development.

Ecology and Nature Conservation

Chapter 8 assesses the likely significant effects of the Development in respect
of Ecology and Nature Conservation. The chapter is supported by a full range
of ecological survey work. It also specifically considers the potential impact of
the development upon the Natura 2000 sites located on the Essex coast.

The nature conservation and biodiversity interests of the site have been
incorporated into the project from the outset and key design principles have
been aimed at retaining and enhancing main features such as for example the
bulk of the core woodland area.

The chapter assesses the potential impact upon protected and priority
species, and relevant habitats and cumulative as well as individual impact.

Requlation 22 Matters — Further Information

The applicant’s response to the Regulation 22 Request is considered to be
satisfactory.

Mitigation

A range of mitigation measures were identified including the implementation of
general best practice construction works to avoid/reduce impacts on habitats
and species through a Construction Environmental Management Plan
(required by way of condition). Extensive habitat creation (enshrined in the
Green Infrastructure Parameter Plan and Design Code) including creation of a
large wetland area and wildflower grassland adjoining the existing river
corridor habitat; targeted enhancements such as bat boxes (required by way
of condition); financial contribution (secured by s106 Agreement) towards off
site mitigation at the Essex Coast Natura 2000 sites; adoption of measures
set out in the submitted Landscape and Biodiversity Management Strategy
(required by condition) and preparation of a Landscape and Ecology
Management Plan and wildlife friendly lighting strategy (both required by way
of condition).

Ecology and Nature Conservation: Conclusion

Officers are satisfied that the Ecology and Nature Conservation chapter of the
ES along with the additional information contained within the addendum to the
ES presents a sound assessment of the likely impacts of the development.
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Cultural Heritage

Chapter 9 assesses the likely significant effects of the development in respect
of cultural heritage, both in terms of above and below ground heritage assets.
The chapter is supported by a Cultural Heritage Desk-Based Assessment and
a geophysical survey.

The chapter concludes that following successful implementation of a
programme of archaeological evaluation and mitigation and the retention of
the hollow way (footpath) which crosses the site that no residual effects are
anticipated in relation to heritage assets following completion of Development.

Mitigation
A programme of archaeological evaluation and where required excavation and
recording is identified as being necessary and required by way of condition.

The Hollow Way would be retained.

Requlation 22 Matters — Further Information

The applicant’s response to the Regulation 22 Request is considered to be
satisfactory.

Cultural Heritage: Conclusion

Officers are satisfied that the Cultural Heritage chapter of the ES along with
the additional information contained within the addendum to the ES presents
a sound assessment of the likely impacts of the development.

Land Contamination

Chapter 10 assesses the likely significant effects of the Development on the
environment in respect of land contamination. An assessment of the effects
associated with any existing sources of contamination on future occupants of
the site is undertaken along with an assessment of the potential for effects to
arise from contamination as a result of the proposed development and any
necessary remediation.

Mitigation

During the construction phase a number of mitigation measures have been
identified including the following:

e appropriate protection for and briefing of construction workers;

e adherence to Construction Environmental Management Plan (required by
way of condition);

e use of piling to be controlled (by way of condition);

e avoidance or remediation of contaminated ground.
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During the occupation phase of the development the following mitigation is
required:

landfill material located under an appropriate cover layer;

gas protection measures for properties located on top of former landfill;
remediation or removal of any unexpected contamination;

monitoring of groundwater/surface water to ensure water quality is not
impacted by the development;

e Placement of appropriate thickness of good quality topsoil on areas to be
landscaped.

Where these matters are not covered by separate legislation conditions
relating to contamination are required.

Requlation 22 Matters — Further Information

The applicant’s response to the Regulation 22 Request is considered to be
satisfactory.

Land Contamination: Conclusion

Officers are satisfied that the Land Contamination Chapter of the ES along
with the additional information contained within the addendum to the ES
presents a sound assessment of the likely impacts of the development.

Water Resources and Flood Risk

Chapter 11 assesses the likely significant effects of the Development on the
environment in respect of Water Resources and Flood Risk due to the
potential for the Site to have a physical, chemical and biological effect on the
water environment. The chapter covers the effects on water quality, including
effects relating to drainage and flood risk.

Requlation 22 Matters — Further Information

The applicant’s response to the Regulation 22 Request is considered to be
satisfactory.

Mitigation

Planning of the construction sequence and intentional diversion of overland
flow paths will mitigate the impact on surface water flood risk. Accurate
locating of and then protection of existing foul water raising mains along the
site’s southern boundary is required. Measures to avoid construction-related
pollutants entering the environment and contaminating groundwater are also
required such as defined refuelling areas for plant. This could be covered off
by way of a Construction Environmental Management Plan condition. There is
also a need to safeguard against impacts upon water levels within underlying
aquifers caused by de-watering activities and compaction of the ground by
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construction plant. Permitting infiltration where possible will enable ground
water to be recharged.

During the occupation phase of the development, the effect of the
development on surface water flood risk would be partially mitigated by the
proposed surface water drainage system and partially by designing finished
floor levels to direct run-off away from buildings and towards defined corridors
for surface water management.

The proposed sustainable urban drainage system for the site will also need to
include a water treatment capability to ensure pollutants from the additional
vehicular traffic on the site does not enter the water environment.

To mitigate the impact upon the water supply network reinforcement works will
be required by Anglian Water (as part of their statutory duties) and the
promotion of water consumption reduction methods (building regulations)
across the site.

Water Resources and Flood Risk: Conclusion

Officers are satisfied that the Land Contamination chapter of the ES along
with the additional information contained within the addendum to the ES
presents a sound assessment of the likely impacts of the development.

Traffic and Transport

Chapter 12 assesses the potential transport impacts and considers the likely
significant effects of the Development in respect of transport and access.
Effects relating to driver severance and delay, pedestrian severance and
delay, pedestrian amenity, accidents and safety, hazardous and dangerous
loads, dust and dirt are considered.

The assessment encompasses the vehicular, pedestrian, cycling and public
transport infrastructure in the vicinity of the Site, with the study area broadly
encompassing: the Site, Broad Road, the A131, the A120, and Coggeshall
Road. It considers the potential transport impacts of the operation of the
Development, as set out in the supporting Transport, Assessment (TA), as
well as the construction phase of the Development.

Requlation 22 Matters — Further Information

The applicant’s response to the Regulation 22 Request is considered to be
satisfactory.

Mitigation

During the construction phase a Construction Traffic Management Plan would
be required by way of planning condition.
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To mitigate the operational phase of the development physical junction
improvements have been identified for the Marks Farm Roundabout and the
A131/Broad Road Roundabout as set out in the Highways section of the
above report and would be secured under the s106 Agreement. A Travel Plan
is also required, by way of planning condition.

It is also considered that there is a clear opportunity to either re-route an
existing bus service or provide a new bus service to directly serve the
development. New bus stops will be provided within the development and the
applicant will be required under the s106 Agreement to upgrade existing bus
stops in the locality and make a financial contribution toward bus service
provision from the town centre.

Traffic and Transport: Conclusion

Officers are satisfied that the Traffic and Transport chapter of the ES along
with the additional information contained within the addendum to the ES
presents a sound assessment of the likely impacts of the development.

Air Quality and Odour

Chapter 13 assesses the likely significant effects of the development in
respect of air quality and odour. Air Quality may be subject to effects from the
Development during both the construction and operational phases. During
construction, dust and particulate matter may be generated by dust-raising
activities. Once complete and operational, there may be changes in emissions
from traffic using the nearby roads travelling to and from the Site.

The key air pollutants that are addressed in this assessment are nitrogen
dioxide (NO2) and fine particulate matter (PM10 and PM2.5), as these
pollutants are the most likely to be present at concentrations close to or above
air quality criteria in an urban environment.

In addition, the assessment has considered the potential risk of impacts on
the development from odour emissions arising from the Bocking Wastewater
Treatment Works (WWTW) to the south east of the Site.

Requlation 22 Matters — Further Information

The applicant’s response to the Regulation 22 Request is considered to be
satisfactory.

Mitigation
During the Construction Phase the Construction Environmental Management
Plan would need to include measures to control the impact of construction

upon air quality such as dust control measures.

The applicant’'s document assessment has shown that there is the potential
for complaint within the site at locations closest to the Sewerage Treatment
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Works although it is noted that no complaints have to date been received by
the Council from existing dwellings to the south. It is identified that discussions
with Anglian Water may be required to ensure potential odour risk to future
sensitive receptors in the development is minimised.

Air Quality and Odour: Conclusion

Officers are satisfied that the Air Quality and Odour chapter of the ES along
with the additional information contained within the addendum to the ES
presents a sound assessment of the likely impacts of the development.

Noise and Vibration

Chapter 14 assesses the likely significant effects of noise and vibration on the
environment as a result of the construction and operation of the Development.

An assessment has been undertaken of airborne noise and vibration on noise
sensitive receptors. The assessment looks at the both the construction and
operation of the Development and cumulative effects of other nearby
developments.

Requlation 22 Matters — Further Information

The applicant’s response to the Regulation 22 Request is considered to be
satisfactory.

Mitigation

During the construction phase the noise impact upon the closest existing
dwellings to the site boundary would need to be controlled using temporary
noise barriers and best practice measures such as restrictions on working
hours; adoption of quite working methods and using rubber linings for chutes.
A Construction Environmental Management Plan, required by planning
condition would cover this.

In the operational phase of the development the closest dwellings to the A131
and B1053 would need to be designed so that the permitted maximum internal
and external noise levels under the World Health Organisation and other
relevant criteria are not exceeded. This would be a matter for the detailed
design stage. The same applies to plant noise from external pant fitted to the
school and other commercial buildings. Commercial deliveries would also
need to be regulated in terms of their timings.

Noise and Vibration: Conclusion

Officers are satisfied that the Noise and Vibration chapter of the ES along with
the additional information contained within the addendum to the ES presents
a sound assessment of the likely impacts of the development.
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Agricultural Land

Chapter 15 assesses the likely significant effects of the Development on the
environment in respect of soils and agricultural land.

The key points considered relate to the effects of the Development on
agricultural land, particularly best and most versatile (Grades 1, 2 and
Subgrade 3a) agricultural land, the effects on the soil resource and the effects
on the farm businesses occupying the Site.

Requlation 22 Matters — Further Information

The applicant’s response to the Regulation 22 Request is considered to be
satisfactory.

Mitigation

There are no universally applicable measures to mitigate the direct loss of
agricultural land and the loss of such land is assessed in the overall planning
balance. The primary mitigation measures to mitigate impacts upon soil
resources during site preparation, earthworks and construction activities relate
to identifying the most appropriate re-use for different types of soil and
following good practice guidance on handling, storing and replacing soils on-
site. A contamination condition would safeguard against unexpected
contamination and also ensure that appropriate remediation is carried out
where required.

Agricultural Land: Conclusion

Officers are satisfied that the Agricultural Land chapter of the ES along with
the additional information contained within the addendum to the ES presents
a sound assessment of the likely impacts of the development.

Officer Conclusion: Environmental Issues

Officers are satisfied that the ES along with the additional information
contained within the addendum to the ES presents a sound assessment of the
likely impacts of the development. Officers recommend that the mitigation
measures identified within the assessment of the ES are secured through
appropriate Conditions/Section 106 obligations.

PLANNING OBLIGATIONS

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

Policy CS2 of the Adopted Core Strategy requires developers to provide
affordable housing on site with a target of 30% affordable housing on sites in
the urban ward of Braintree. The application site is located directly adjacent to
Braintree and the provision of 30% affordable housing is therefore required.

The applicant submitted an Affordable Housing Statement (contained within
their Planning Statement) in support of the application confirming that 30% 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 1,000
dwellings this would equate to 300 affordable dwellings.

The benefits of this aspect of the scheme in terms of social sustainability are
clear and due weight must be given to this in the overall planning balance.

The Council’s Strategic Housing Team have reviewed the application and
would require the following:

e A tenure mix comprising 70% Affordable rent and 30% shared ownership

e 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)

e Affordable homes should be compatible with Nationally Described Space
Standards

e Requirement for proportionate modest sized clustering of affordable units
throughout the development

Public Open Space

Policy CS10 of the Adopted Core Strategy 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. Allotments are also required at 0.23 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 normally be
expected to make provision for all categories (informal open space; formal
sports; children’s playspace and allotments) of open space on site.

The submitted plans make provision for all of the above categories of open
space on site with the exception of formal sports provision which is limited.
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Informal open space is provided at a level well in excess of the minimum
requirement. Children’s playspace and allotment provision falls slightly short
of the requirements but the shortfall is not significant. The s106 would require
a Management Plan to be approved for all open space on the site to ensure
its upkeep and maintenance.

Due to the topography of the site there is however a significant deficit in on
site formal sports provision. A total of 4.72ha is required with 1.12ha being
provided leaving a 3.6ha deficit. Officers accept that the topography of the site
makes it unsuitable for large scale formal sports pitch provision. Two junior
pitches, a Multi-Use Games Area and a Wheeled Play Area (i.e.
BMX/Mountain bike type track) will be provided with a financial contribution
towards offsite formal sports provision also being required. This contribution
would be calculated in accordance with the Councils standard formulae but
could equate to around £728,000.

This contribution would be secured through the S106 Agreement and the
actual payment would be calculated on the number and size of the dwellings
constructed.

The Council also require open space contributions for commercial
developments, again in accordance with the adopted Open Space SPD. For
the proposed development a contribution of approximately £74,208 would be
required towards the off-site provision of informal open space and formal
sports provision.

Education

Essex County Council has advised that the following contributions are
required:

Early Years and Childcare — the proposed development is located within the
Bocking North Ward and there is a lack of provision within this area. 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 proposed
primary school and an additional stand-alone facility. The cost per pupil,
based on the provision of 2 new facilities and including the anticipated 30.5
spaces from the employment area will be £19,924.88 per place. A Developer
contribution of approximately £2,488,618 is therefore required plus provision
of serviced land for the stand-alone facility and a requirement for a marketing
strategy for this.

Primary Education — the development is located within Braintree Planning
Group 6. The provision of a new primary school on the site complies with the
emerging Local Plan requirement. Financial contributions of £15,327.18 per
pupil are also required resulting in a Developer contribution of approximately
£4,828,062 in addition to provision of the land for the school by the Developer.

Secondary Education — sufficient capacity exists to accommodate the
proposed development. Future strategic developments will be required to
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make financial contributions towards secondary provision however this cannot
be required on a ‘pro rata’ basis and no secondary contribution is required for
the current development.

NHS

NHS England advise that the development would give rise to a need for
additional primary healthcare provision to mitigate impacts arising from the
development. Additional healthcare provision would be created by way of
internal reconfiguration of Church Lane Surgery. Plans are already in place to
accommodate growth so it is imperative that payment is made before
construction commences. A financial contribution of approximately £378,580
is required with payment being made before development commences with an
alternative option for this money to be re-directed toward the provision of a
NHS healthcare facility in the town centre if the NHS deem this necessary.

Transport

Highways England and Essex County Highways Authority require the
following to be secured by way of a Section 106 Agreement:

a) Completion by the developer of the proposed access onto the A131
(Broad Road access to be secured by planning condition)

b) Completion by developer of the agreed upgrade scheme to Marks
Farm roundabout

c) Completion by the developer of the agreed upgrade scheme to the
Broad Road/A131 roundabout

d) Financial contribution towards public transport facilities, and/or bus
service provision at/in the vicinity of the site and between the site and
Braintree town centre /railway station

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

f) Improvements to Public Right of Way Braintree and Bocking 52 located
immediately to the south of the proposal site (including works on BDC
land if required)

g) Provision of pedestrian/cycle ramp at the northern-most end of
Blackwater Way (including works on BDC land if required)

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

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

j) Provision of a Toucan Crossing in Coggeshall Road in the vicinity of its
junction with the avenue

Habitat Regulations
A mitigation package to mitigate the development’s impact upon the Natura

2000 sites. This will include a financial contribution towards off site mitigation
at the Natura 2000 sites on the coast and on site mitigation measures which
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have been agreed with Natural England as part of the Appropriate
Assessment process.

Sport England

A developer contribution towards indoor sports provision in accordance with
Sport England’s standard calculator. Sport England advise that based on a
development of 1000 dwellings this would approximately equate to the
following:

e £416,055 towards Sports Hall provision;
e £449 677 towards indoor swimming pool provision; and
e £67,473 towards indoor bowls provision.

Recycling Facilities

Provision of facilities on site for recycling of household waste such as bottle
banks.

Community Project

A financial contribution towards a new extension, upgrades and alterations
(including a new roof and internal works) to Glebe Community Hall, CM7 5RB.

Gypsy and Traveller Provision

A developer contribution towards the off-site provision of Gypsy and Traveller
pitches.

Requirements for Proposed Neighbourhood Centre

To safeguard the provision of the proposed Neighbourhood Centre including
size, location and uses. To include requirement for marketing strategy,
provision of serviced site, location and uses.

Housing Phasing; Infrastructure Phasing and Open Space Strategy

Requiring provision of a site wide phasing strategy to identify the order of
construction of the development including:

Indicative housing mix for each phase

Details of delivery of spine road

Details of open space in each phase

Location of items such as allotments; equipped play areas; public art.

PLANNING BALANCE AND CONCLUSION
As set out within Paragraph 47 of the NPPF, planning law requires that

applications for planning permission be determined in accordance with the
Development Plan, unless material considerations indicate otherwise. In this
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case the application site is located outside of a designated Village
Envelope/Town Development Boundary and as such is located on land
designated as countryside in the Adopted Local Plan and the Adopted Core
Strategy. The application site is proposed for allocation for residential
development in the Publication Draft Local Plan. However, as the application
site is located outside of a designated Village Envelope/Town Development
Boundary, the proposed development is currently contrary to the provisions of
the Adopted Development Plan.

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 results in a
higher 5 year supply requirement.

The Government’s policy objective of significantly boosting the supply of
homes as highlighted in Paragraph 59 of the NPPF is an important material
consideration in this case, however this in itself is not considered to be
sufficient to outweigh the conflict with the Adopted Development Plan as
identified above. In contrast, the above factor in relation to the Publication
Draft Local Plan is considered to be important material consideration, which in
Officers view, justify attributing only ‘more than moderate but less than
significant’ weight 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). Furthermore, and as identified
above, the application site has a draft allocation within the Publication Draft
Local Plan for residential development which is an important material
consideration and should be afforded some weight.

As set out in Paragraph 8 of the NPPF, achieving sustainable development
means that the planning system has three overarching objectives, which are
interdependent and needed to be pursued in mutually supportive ways (so
that opportunities can be taken to secure net gains across each of the
different objectives): an economic objective (to help build a strong,
responsive and competitive economy, by ensuring that sufficient land of the
right types is available in the right places and at the right time to support
growth, innovation and improved productivity; and by identifying and
coordinating the provision of infrastructure); a social objective (to support
strong, vibrant and healthy communities, by ensuring that a sufficient number
and range of homes can be provided to meet the needs of present and future
generations; and by fostering a well-designed and safe built environment, with
accessible services and open spaces that reflect current and future needs and
support communities’ health, social and cultural well-being); and an
environmental objective (to contribute to protecting and enhancing our natural,
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built and historic environment; including making effective use of land, helping
to improve biodiversity, using natural resources prudently, minimising waste
and pollution, and mitigating and adapting to climate change, including
moving to a low carbon economy).

The proposed development would bring very significant and clearly
demonstrable social and economic benefits with a total of up to 1,000 new
dwellings to help meet housing need within the District, providing up to 300
affordable dwellings and 700 market dwellings. This is an important material
consideration in the planning balance and weighs heavily in favour of the
proposal.

Furthermore, the applicant has agreed to a foreshortening of the period for the
submission of the first reserved matters application from 3 years to 2 years
leading to earlier delivery of the site. Again, this weighs in favour of the
proposal providing greater certainty around earlier delivery of the
development.

The construction phase of the development is predicted to last for
approximately 10 years, generating a wide range of construction jobs over a
prolonged period of time with associated economic benefits.

In terms of the development proposal itself, the proposal is for a residential-
led mixed use scheme and the non-residential elements of a scheme this size
are substantial. The proposed employment area would provide approximately
11,400sgm of B1/B2 use (business; general industry) and the local centre
would provide approximately 1,050sgm of A1 to A5 uses (shops; financial and
professional services; restaurants and cafes; drinking establishments; hot
food takeaways). The development also provides land for a new (2FE)
primary school with associated early years and childcare facilities.

There are clear economic benefits associated with the provision of the above
both in terms of job creation and in terms of the wider economic impact of
bringing new businesses into the District. In addition there are clear social
benefits and the fact that this is a strategic scale mixed use scheme will allow
a local community to develop. Again these factors weigh in favour of the
planning balance.

Environmentally, the site is located in a sustainable position within the context
of the District, being immediately adjacent to the District’'s main town which
sits at the top of the settlement hierarchy with its associated services and
facilities. Whilst the site would contain a wide range of its own facilities and
services, its links to and integration with the existing town would be equally
important.

New bus stops within the site and upgrades to existing bus stops adjacent to
the site are proposed to facilitate accessible public transport links from the
application site into the town centre and also beyond to the wider District.
Pedestrian and cycle links are also proposed, ensuring direct connectivity
from the site into the town centre and provision is made for electric vehicle
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charging points across the development. The applicant's commitment to
achieve a BREEAM ‘very good’ rating on all employment development on the
site also weighs in its favour in the planning balance.

In terms of green infrastructure; the applicant proposes to enhance the
existing river corridor, enlarging it on the development side of the river and
creating substantial new habitat areas with carefully planned public access
points for both existing and future residents in the area. This would
complement the existing river walk on the opposite side of the river. Extensive
new tree planting is also proposed across the site including along the entire
spine road; adjacent to the existing central woodland; in many areas of green
infrastructure and across the site in areas of open space and within
development parcels.

The application is also accompanied by an Environmental Statement and
associated appendix and addendum which has been assessed by the
Council. Officers are satisfied that the likely significant adverse environmental
effects of the development have been identified and that mitigation measures
can be secured to limit, remove or mitigate such effects.

Other benefits which weigh in favour of the development would include
highway works with wider benefit, in particular to Marks Farm roundabout and
financial contributions towards off site sports facilities and a community
project.

The applicant has submitted a suite of detailed documents, including an
Environmental Statement which demonstrate 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.

There are also adverse impacts of the proposal which weigh against it in the
planning balance. The development is located in the countryside and is
contrary to the provisions of the Adopted Development Plan. The loss of
approximately 32ha of best and most versatile agricultural land cannot be
mitigated against and is not insubstantial in its own right. However, it is less
significant when viewed against the size of the District as a whole and the
Council are actively seeking to allocate the site for development having
identified it as being both necessary and suitable to meet the District’s
housing and employment need under the Publication Draft Local Plan.

The majority of the site is also greenfield land, however the degree of
ecological harm is limited and mitigation and enhancement measures have
been identified which could be achieved by way of condition. The remediation
of the more heavily contaminated areas of the site is also beneficial in this
regard.

The development would result in the loss of a notable number of trees,

including Category A and B trees and some hedges, however tree loss would
be minimised to that which was unavoidable with the majority of existing tree
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cover still being retained and a significant number of new trees being planted
across the site with an overall net gain secured.

The existing employment on the site would also be lost, although this loss
would be far outweighed by the number of jobs created in the new
employment area; school and neighbourhood centre.

The site is located in a Mineral Safeguarding Area however the Minerals and
Waste Authority are satisfied that it would not be economically viable to
extract minerals from the site.

The landscape impact of the proposal is not severe for a development of this
size and limiting the heights of proposed buildings combined with the retention
of the large area of established woodland located within the site’s centre and
a new landscape planting scheme across the site would help to minimise the
development’s impact in this regard. Existing footpaths would remain open
with new pathways added to the network. The character of the area would
however change from its current rural setting to an urban setting and there
would be a negative social and environmental impact identified with this for
current users of the footpath network who value the rural environment of the
site.

In terms of highways, the development would result in increased vehicular
movements in the area. Both Highways England and Essex County Highways
have been heavily involved in the highways assessment of the application.
With the required mitigation measures secured by way of condition and/or
S106 Agreement, neither of the statutory Highway Authorities consider that
the impact of the development would be unacceptable upon the highway
network.

Objections have been raised from local residents covering a wide range of
topics including highway impact; environmental impact and the impact upon
existing infrastructure and services. However, there are no objections from the
relevant statutory consultees, subject to the required mitigation being secured
through planning conditions or the S106 Agreement.

In terms of impact upon existing neighbour amenity, the applicant’s illustrative
masterplan demonstrates one way in which the site could be developed
without an undue impact being caused upon the privacy or outlook of existing
residents and the Design Code and associated Parameter Plans already
provide a degree of certainty in relation to site layout. The precise layout is a
matter for the reserved matters design and layout stage, however Officers do
not consider that there are any grounds to recommend refusal of planning
permission at the outline stage.

Overall, although there are identified detrimental impacts which must be
factored into the planning balance, Officers consider that the benefits of this
substantial proposal, in this location clearly outweigh the identified harm.
When considering the planning balance and having regard to the benefits as
identified above, and having regard to the requirements of the NPPF as a
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whole, Officers have concluded that the benefits of this proposal outweigh the
identified harm and the conflict with the Adopted Development Plan to which
more than moderate but less than significant weight is afforded. The
application site is allocated for the use proposed in the Council’s Publication
Draft Local Plan and Officers consider that the proposed development would
constitute sustainable development and therefore recommend that planning
permission is granted.

Notwithstanding the above, even if applying the ‘tilted’ balance in favour of
sustainable development, the Officer recommendation as set out above would
not differ.

RECOMMENDATION

It is therefore RECOMMENDED that subject to:

1) 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 (30% provision; 70/30 tenure split (affordable rent
over shared ownership); modest sized clustering; compatible with
Nationally Described Space Standards; delivered without reliance on
public subsidy; delivered proportionately; accessibility requirement for
bungalow type homes to meet Building Regulations Part M (3b);
Accessibility requirement for all affordable homes accessed at ground level
to meet Building Regulations Part M (2).

e Public Open Space (financial contribution toward outdoor sports provision
to be calculated in accordance with Policy CS10 and the Council’'s Open
Spaces SPD. Financial contributions to be calculated based on the final
dwelling mix using the Council’s standard Open Spaces Contributions
formula. Specific projects to be identified by Officers. Open space
specification, plan and management plan required for approval by the
Council in relation to on-site public open space. Also a financial
contribution towards informal open space and formal sports provision
dependent upon the amount of employment floorspace).

e Education (financial contribution towards Early Years and Childcare and
Primary Education. Provision of land for new primary school on the site.
Provision of land for stand-alone Early Years and Childcare facility with
requirement for marketing strategy).

e Healthcare Provision (financial contribution to create additional
healthcare provision. Trigger point for payment being prior to
commencement of development).

e Highway/Transport (construction of site access from A131; completion of

upgrade schemes to Marks Farm and A131/Broad Road roundabouts;
financial contribution towards public transport facilities, and/or bus service
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provision; upgrading of existing bus stops; improvements to Public Right of
Way 52 (including works on BDC land if required); provision of
pedestrian/cycle ramp at northern end of Blackwater Way (including works
on BDC land if required); provision of pedestrian crossing in Courtauld
Road; improvements to north-south route through park between
Colchester and Coggeshall Road to provided shared foot/cycleway;
provision of pedestrian crossing in Coggeshall Road. Specific triggers to
be agreed by Officers however completion of A131 roundabout access set
at 100 units and upgrade works to Marks Farm roundabout and
A131/Broad Road roundabout set at pre-occupation).

Habitat Regulations (a mitigation package to mitigate the development’s
impact upon the Natura 2000 sites. This will include a financial contribution
towards off site mitigation at the Natura 2000 sites and on site mitigation
measures).

Sport England (financial contributions towards indoor sport provision
calculated in accordance with Sport England’s development calculator.
Specific projects to be identified by Officers).

Recycling Facilities (provision of facilities on site for recycling of
household waste such as bottle banks)

Community Project (financial contribution towards upgrades and
alterations to Glebe Community Hall including a new extension, new roof
and internal/external works).

Gypsy and Traveller Provision (a developer contribution towards the off-
site provision of Gypsy and Traveller pitches).

Requirements for Proposed Neighbourhood Centre (to safeguard the
provision of the proposed Neighbourhood Centre including size, location
and uses. Requirement for marketing strategy and serviced site).

Housing Phasing; Infrastructure Phasing and Open Space Strategy
(requiring provision of a site wide phasing strategy to identify the order of
construction of the development including; indicative housing mix for each
phase; details of delivery of spine road; details of open space in each
phase; location of items such as allotments; equipped play areas; public
art).

The Planning 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
application by the Planning Committee the Development Manager may use
his delegated authority to refuse the application.
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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: (Barton Willmore Drawing) 9000 REV B
Version: 03.10.2017
Other Plan Ref: Straits Mill Outline Design Code (Barton
Willmore) Version: August 2019
Access Details Plan Ref: (Atkins Drawing) Proposed Roundabout
drg no. BROAD-SK-D-0003 REV P1.2 Version: 17.10.2019
Access Details Plan Ref: (Atkins Drawing) Proposed Priority

Junction Broad Road, Braintree rg no. BROAD-DR-D-0003 REV P5
Version: 06.09.2017

Parameter Drawing Plan Ref: (Barton Willmore Drawing) Parameter
Plan Land Use and Access 9600 REV M Version: 26.07.2017

Parameter Drawing Plan Ref: (Barton Willmore Drawing) Parameter
Plan Building Heights 9601 REV K Version: 26.09.2017

Parameter Drawing Plan Ref: (Barton Willmore Drawing) Parameter
Plan Green Infrastructure 9602 REV L Version: 26.09. 2017

Planning Condition Index

CONDITION NUMBER | SUBJECT

1 Time Limit

2 Scope of Development

3 Phasing Plan

4 Site Levels

5 Landscaping

6 Broadband

7 Electric Vehicle Charging Points

8 Construction Environmental Management Plan
9 Biodiversity Enhancement Strategy
10 Refuse/Recycling Facilities

11 Tree Surveys

12 Ecology Survey Updates

13 Construction Method Statement
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14 Archaeology 1 (Site Evaluation)

15 Archaeology 2 (Fieldwork)

16 SUDS 1 (Detailed SUDs Scheme)

17 SUDS 2 (Contamination)

18 SUDS 3 (Maintenance Plan)

19 SUDS 4 (Construction Phase Flood Risk)

20 Contamination 1 (Further Investigation)

21 Contamination 2 (Remediation)

22 Contamination 3 (Remediation 2)

23 Contamination 4 (Long Term Monitoring)

24 Contamination 5 (Asbestos)

25 Noise (New Dwellings)

26 Skylark Mitigation

27 Badger Method Statement

28 Bus Stops within Site

29 Tree Protection

30 Public Right of Way Temporary Diversion/Closure

31 Archaeology 3 (Post Excavation Assessment)

32 Foul Drainage Scheme

33 Means of Enclosure

34 Piling

35 Contamination 6 (Unexpected Contamination)

36 Contamination 7 (Unexpected Remediation)

37 Noise (Plant on New Buildings Noise Reports)

38 Landscape and Ecological Management Plan

39 BREEAM

40 Bat License

41 Water Vole and Otter Method Statement

42 Ecological Design Strategy (SUDS Landscape Riverside
Area)

43 Lighting Scheme

44 Travel Plan

45 Materials Samples

46 Hours of Work

47 Vehicle Movements

48 Noise (Plant on New Buildings Upper Noise Limit)

49 Spine Road Width

50 Broad Road Junction

51 PD Rights (Parking)

52 SUDS 5 (Baseline Information)

1 Time Limit

Details of the:-

) scale;

(
(
(
(
(

a
b) appearance;

c) layout of the building(s); and
d) 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
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development takes place and the development shall be carried out as
approved.

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

Each phase of the development shall be commenced not later than 2
years from the date of approval of the last reserved matters approval for
that phase.

All Reserved Matters applications shall be made to the Local Planning
Authority not later than 10 years from the date of this permission.

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 Scope of Development

The submission of reserved matter applications pursuant to this outline
planning permission shall together provide for no more than 1000
residential dwellings, including affordable and market housing; land for a
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
and Broad Road; a network of cycle and pedestrian routes, improvements
to the River Walk on the site; provision of sustainable drainage systems
and other associated infrastructure; open space and landscaping and
shall demonstrate compliance with the approved plans and the Design
Code listed above.

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

3 Phasing Plan

On or before the submission of the first reserved matters application for
the site the applicant shall submit a phasing plan to the Local Planning
Authority for approval. The development shall be carried out in
accordance with the approved phasing plan unless a subsequent phasing
plan is submitted to and approved by the Local Planning Authority in
which case the development shall from that point be carried out in
accordance with the updated phasing plan.

Reason

To ensure that the Local Planning Authority and statutory consultees are
aware of the order in which the site is proposed to be built out and the
predicted timescales for this.
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4 Site Levels

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 any proposed building(s), in relation to proposed
ground levels and shall also be accompanied by drawings showing
proposed and existing site ground levels.

Reason

To avoid the excessive raising or lowering of any building hereby permitted
and the alterations of ground levels within the site which may lead to un-
neighbourly development with problems of overlooking and loss of privacy.

5 Landscaping

Each Reserved Matters application relating to landscaping shall be
accompanied by a landscaping scheme incorporating a detailed
specification of hard and soft landscaping works. 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 and signs.

Each landscaping scheme shall demonstrate that the expertise of a soil
specialist has been sought to advise on soil handling to ensure that the
soil retains as many of its ecosystem services and functions as possible
through careful soil management.

All areas of hardstanding shall be constructed using porous materials laid
on a permeable base where it is demonstrated that this is required under
a surface water drainage scheme which has been approved by the Local
Planning Authority.

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 relevant hard surface areas (i.e. those which are reasonably required
to allow pedestrian and vehicle access to the building in question) agreed
as part of the scheme shall be carried out before the first occupation of
the buildings to which it relates 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.

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

Any Reserved Matters application shall be accompanied by a strategy for
the following for the phase(s) of development to which the Reserved
Matters relate:

- Details of a strategy for fibre broadband provision to the new dwellings

The Development shall be carried out in accordance with the approved
strategy.

Reason
To ensure that an acceptable level of broadband provision is made to each of
the new dwellings.

7 Electric Vehicle Charging Points

Applications for Reserved Matters for the development of the Residential
Development Area, Local Centre and Employment Area as defined on
drawing 9600 Rev M shall be accompanied by a strategy demonstrating
how Electric Vehicle Charging Points will be incorporated in the
development. As a minimum each new dwelling shall provide one
charging point wherever practical and details to be submitted in the
strategy shall include:

e Location of the electric vehicle charging points; and
e Specification of the charging points.

Reason
To ensure that the development makes adequate provision for electric vehicle
charging in the interests of creating a sustainable development.

8 Construction Environmental Management Plan

A construction environmental management plan (CEMP: Biodiversity)
shall be submitted with each application for Reserved Matters and
approved in writing by the local planning authority. The CEMP
(Biodiversity) shall include the following:

a) Risk assessment of potentially damaging construction activities.

b) Identification of "biodiversity protection zones".

c) Practical measures (both physical measures and sensitive working
practices) to avoid or reduce impacts during construction (may be
provided as a set of method statements).

d) The location and timing of sensitive works to avoid harm to biodiversity
features.

e) The times during construction when specialist ecologists need to be
present on site to oversee works.
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f) Responsible persons and lines of communication.

g) The role and responsibilities on site of an ecological clerk of works
(ECoW) or similarly competent person.

h) Use of protective fences, exclusion barriers and warning signs.

i) Containment, control and removal of any Invasive non-native species
present on site.

The approved CEMP shall be adhered to and implemented throughout the
relevant construction period strictly in accordance with the approved
details.

Reason
To protect protected and priority species/habitats and allow the LPA to
discharge its duties under the s40 of the NERC Act 2006 (Priority habitats &

species).
9 Biodiversity Enhancement Plan

Each phase of the development shall be the subject of a Biodiversity
Enhancement Strategy for Protected and Priority species. This Strategy
shall be submitted with each Reserved Matters application and approved
in writing by the local planning authority.

The content of the Biodiversity Enhancement Strategy shall include the
following:

a) Purpose and conservation objectives for the proposed enhancement
measures for the relevant phase of the development;

b) detailed designs to achieve stated objectives;

c) locations of proposed enhancement measures by appropriate maps
and plans for the relevant phase of the development;

d) timetable for implementation demonstrating that works are aligned with
the proposed phasing of development;

e) persons responsible for implementing the enhancement measures for
the relevant phase of the development;

f) details of initial aftercare and long-term maintenance (where relevant)
for the relevant phase of the development.

The works shall be implemented in accordance with the approved details
and shall be retained in that manner thereafter.

Reason

To enhance Protected and Priority Species/habitats and allow the LPA to
discharge its duties under the s40 of the NERC Act 2006 (Priority habitats &
species).

10 Refuse/Recycling Facilities

Each Reserved Matters application that seeks approval of the
appearance, layout or scale of any building(s) hereby permitted, shall be
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accompanied by full details, for approval by the Local Planning Authority,
of the location and design of the refuse bins and recycling materials
separation, storage areas and collection points for individual dwellings
and commercial properties.

The relevant refuse storage and collection facilities shall be provided prior
to the first occupation of each of the building(s) to which the Reserved
Matters application relates and shall be retained in the approved form
thereafter.

Reason
To ensure adequate provision is made for refuse storage, collection and
recycling on the site.

11 Tree Surveys

Each Reserved Matters application relating to layout and/or landscaping
shall be accompanied by a Tree Survey which shall be submitted to and
approved by the Local Planning Authority and shall include:

- A detailed survey plan drawn to an adequate scale indicating the height,
girth, spread, species and exact location of all existing trees, shrubs and
hedges on the Reserved Matters site and on land adjacent to the
Reserved Matters site (including street trees) that could influence or be
affected by the development, indicating which trees are to be removed in
accordance with BS5837:Trees in relation to design, demolition and
construction - Recommendations) (or in an equivalent British Standard if
replaced);

- A schedule in relation to every tree or group of trees identified listing
details of any proposed pruning, felling or other work;

- Details of any proposed alterations to existing ground levels, and of the
position of any proposed excavation, that might affect the root protection
area.

The survey shall also demonstrate to the satisfaction of the Local
Planning Authority that measures have been taken to keep proposed tree
and hedgerow removal to an absolute minimum and that, where
achievable a net gain via new tree and hedge planting will be achieved for
the relevant part or phase of the site.

The development shall only be carried out in accordance with the
approved details.

Reason

To ensure the appropriate protection and retention of existing trees, shrubs
and hedges and to ensure that tree/hedge/shrub removal only takes place
where it is properly justified.
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12 Ecology Survey Updates

If specific phases of the development hereby approved do not commence
within 2 years from the date of the outline planning consent then the
following shall be undertaken by the applicant and submitted to the Local
Planning Authority for approval:

The approved ecological mitigation measures secured through condition
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 Protected species and;

ii. 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 the specific relevant phase of development.

Works will then be carried out in accordance with the proposed new
approved ecological measures and timetable.

Reason

To allow the LPA to discharge its duties under the UK Habitats Regulations
2017, the Wildlife & Countryside Act 1981 as amended and s40 of the NERC
Act 2006 (Priority habitats & species).

13 Construction Method Statement

No development (including any demolition) shall take place on the site as
a whole or in each and any phase of the development until a Construction
Method Statement (CMS) has been submitted to, and approved in writing
by the local planning authority for the relevant phase of the development.
The Statement shall be specific to each phase of the development and
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;

- Hours of working for site clearance; demolition and construction work
including for starting of machinery and delivery of materials;

- Noise safeguarding - the developer shall have regard to BS:5228-Part 1
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Code of Practice for noise and vibration control on construction and open
sites

- 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
display and facilities for public viewing, where appropriate;

- Wheel washing facilities;

- Measures to manage air quality and control the emission of dust; particle
matter and dirt during construction (the Developer shall have regard to
BS: 5228 Part 2 Code of practice for noise and vibration control on
construction and open sites;

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

- Details of how the approved CMS will be implemented and adhered to,
including contact details (daytime and 24 hour) for specifically appointed
individuals responsible for ensuring compliance.

- Details of the keeping of a log book on site to record all complaints
received from the public and the action taken in response. The log book
shall be available for inspection by the Council and shall include
information on the action taken in response to the complaint.

The approved Construction Method Statement shall be adhered to
throughout the construction period for the development and for each
relevant phase of the development to which it refers.

Reason
To protect the amenities of the occupiers of nearby residential properties and
the surrounding area and in the interests of highway safety.

14 Archaeology 1 (Site Evaluation)

No development or preliminary groundworks in a phase shall commence
until a programme of archaeological evaluation for that phase has been
secured and undertaken in accordance with a written scheme of
investigation which has been submitted by the applicant, and approved by
the planning authority.

Reason

To enable full investigation and recording of this site of archaeological
importance. The implementation of the agreed programme of archaeological
evaluation is required prior to the commencement of development to ensure
that the evaluation is carried out before construction works start which could
damage any archaeology on the site.

15 Archaeology 2 (Fieldwork)

No development or preliminary groundworks can commence within each
respective phase on those areas containing archaeological deposits until
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the satisfactory completion of fieldwork, as detailed in a mitigation
strategy, and which has been signed off by the local planning authority
through its historic environment advisors.

Reason

To enable full investigation and recording of this site of archaeological
importance. The implementation of the agreed programme of archaeological
evaluation is required prior to the commencement of development to ensure
that the evaluation is carried out before construction works start which could
damage any archaeology on the site.

16 SUDS 1 (Detailed SUDS Scheme)

No development shall take place within a specific development phase until
a detailed surface water drainage scheme for that phase, based on
sustainable drainage principles and an assessment of the hydrological
and hydro-geological context of the development has been submitted to
and approved in writing by the Local Planning Authority. The scheme
should include but not be limited to:

e Limiting discharge rates from the site to be as close as reasonably
practicable to the greenfield run-off rate from the development of the
same rainfall event for the 1 in 1-year and 1 in 100-year rainfall events.

e Provide sufficient surface water storage so that the run-off volume is
discharged at a rate that does not adversely affect flood risk and that,
unless designated to flood, that no part of the site floods for a 1 in 30-
year event, and for a 1 in 100-year event no flooding shall occur within
the development affecting any part of a building or utility plant
susceptible to water.

e Provide sufficient storage to ensure no off-site flooding occurs as a
result of the development during all storm events up to and including
the 1 in 100-year plus climate change event.

e Final modelling and calculations for the specific development phase
demonstrating compliance with the approved surface water drainage
strategy covering the whole development.

e The appropriate level of treatment for all run-off leaving the site, in line
with the CIRIA SUDs Manual C753.

e Detailed engineering drawings of each component of the drainage
system included within the specific development phase.

e Afinal drainage plan which details exceedance and conveyance
routes, finished floor and ground levels, and location and sizing of any
drainage features.

e A written report summarising the final strategy for the specific
development phase and highlighting any minor changes to the
approved strategy.

The scheme for each development phase shall subsequently be
implemented prior to occupation of that phase. Regard must also be had
to the requirements of Condition 52 of this planning permission when
seeking to discharge the above condition.
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Reason

To prevent flooding by ensuring the satisfactory storage/disposal of surface
water from the site; to provide mitigation of any environmental harm which
may be caused to the local water environment and to ensure that the detailed
surface water drainage strategy and landscape strategy for the site take into
account the full existing baseline conditions on the site. The details of the
surface water drainage scheme are required prior to the commencement of
development to ensure that a system is not installed that is not sufficient to
deal with surface water occurring during rainfall events leading to increased
flood risk and pollution hazard from the site.

17 SUDS 2 (Contamination)

No drainage systems for the infiltration of surface water drainage into the
ground are permitted other than with the approval of the Local Planning
Authority, which may be given for those parts of the site where it has been
demonstrated that there is no resultant unacceptable risk to controlled
waters. The development shall be carried out in accordance with the
approved details.

Reason
To ensure that risks from the infiltration of surface water through contaminated
land which has the potential to impact upon groundwater quality is mitigated.

18 SUDS 3 (Maintenance Plan)

No development shall take place within a specific development phase until
a Maintenance Plan detailing the maintenance arrangements including
who is responsible for different elements of the surface water drainage
system and the maintenance activities/frequencies, has been submitted to
and agreed, in writing, by the Local Planning Authority.

The Maintenance Plan must include a requirement that annual
maintenance logs must be maintained and that these should be available
for inspection upon request by the Local Planning Authority. Should any
part be maintenance by a maintenance company, details of long-term
funding arrangements should be provided.

Reason

To ensure appropriate maintenance arrangements are put in place for the
lifetime of the development to enable the surface water drainage strategy
system to function as intended to ensure mitigation against flood risk.

19 SUDS 4 (Construction Phase Flood Risk)
No development, including engineering works shall take place until a
scheme to minimise the risk of off-site flooding and pollution caused by

surface water run-off during construction works associated with a specific
phase has been submitted to, and approved in writing by, the Local
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Planning Authority.

Reason
To ensure that the development does not increase flood risk or contribute to
water pollution during the construction phase.

20 Contamination 1 (Further Investigation)

Prior to the commencement of development except for demolition further
investigation shall be undertaken to provide better characterisation of the
site and to assess the nature and extent of any contamination on the site
with a particular focus on the former landfill on the site and in relation to
Asbestos, Ground gas and PAH. This investigation shall be carried out in
accordance with the recommendations contained within the suite of
documents which informed Chapter 10 'Land Contamination' of the
submitted Environmental Statement and are contained at Appendix 10.1
to 10.6 inclusive of this Statement. The results shall be submitted to the
Local Planning Authority for approval.

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

21 Contamination 2 (Remediation)

Prior to the commencement of development except for demolition in each
phase the applicant shall submit to the Local Planning Authority for
approval a remediation scheme to bring the site to a suitable condition in
that it represents an acceptable risk to the Local Planning Authority.
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'.

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.

22 Contamination 3 (Remediation 2)

The developer shall give one-month's advanced notice in writing to the
Local Planning Authority of the impending completion of the remediation
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works required under Condition 21. 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 school
or commercial buildings hereby permitted) until the Local Planning
Authority has approved the validation report in writing.

Furthermore, prior to occupation of any residential or commercial property
or the school 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 protect the amenities of the occupiers of the residential properties hereby
permitted.

23 Contamination 4 (Long Term Monitoring)

No development of each phase shall take place until a long-term
monitoring and maintenance plan as set out in the remediation strategy in
respect of contamination (including the monitoring of the long-term
effectiveness of the proposed remediation of ground gases) including a
timetable of monitoring and the submission of reports to the Local
Planning Authority, shall be submitted to and approved in writing by the
Local Planning Authority.

Reports as specified in the approved plan, including details of any
necessary contingency action arising from the monitoring, shall be
submitted to and approved in writing by the Local Planning Authority. Any
necessary contingency measures shall be carried out in accordance with
the details in the approved reports.

On completion of the monitoring for each phase specified in the plan a
final report demonstrating that all long-term remediation works have been
carried out and confirming that remedial targets have been achieved shall
be submitted to and approved in writing by 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.

24 Contamination 5 (Asbestos)
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Prior to the demolition of any existing buildings on the site the applicant
shall submit an asbestos survey to the Local Planning Authority in relation
to these buildings. Should any asbestos be identified within the buildings
then the Survey shall include details of how the demolition process will be
managed to ensure that the asbestos is safely removed from the buildings
and from the site.

Reason

To ensure that the risks from asbestos contamination to existing residents in
the locality and to future users/occupiers of the land are safely managed. The
survey is required prior to the demolition of any existing buildings to ensure
that safeguarding measures are in place from the outset, where required.

25 Noise (New Dwellings)

Prior to commencement of development in any relevant phase, (i.e. where
it has been identified at the Reserved Matters Stage that noise mitigation
to protect the occupiers of new dwellings from noise from the A131 will be
required) the applicant must submit to the Local Planning Authority for
approval a detailed noise mitigation report. The Report shall detail
measures that will be incorporated into the development to ensure that
proposed residential development affected by noise from the A131 is
adequately protected from such noise. The assessment must be
completed in line with BS8233. The relevant phase of the development
shall only be carried out in accordance with the approved details and shall
be retained as such thereafter.

Reason
To protect the amenities of the occupiers of the residential properties hereby
permitted.

26 Skylark Mitigation

Prior to the commencement of development a Skylark Mitigation Strategy
shall be submitted to and approved by the local planning authority, to
mitigate the loss of any Skylark territories on the site. This shall include
provision of the evidenced number of Skylark nest plots in nearby
agricultural land and the timing for such provision.

The content of the Skylark Mitigation Strategy shall include the following:

a) Purpose and conservation objectives for the proposed Skylark nest
plots;

b) detailed methodology for the Skylark nest plots following Agri-
Environment Scheme option: 'AB4 Skylark Plots';

c) locations of the Skylark plots by appropriate maps and/or plans;

d) persons responsible for implementing the mitigation measure.

The Skylark Mitigation Strategy shall be implemented in accordance with
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the approved details and all features shall be retained for a minimum
period of 10 years.

Reason
To allow the LPA to discharge its duties under the NERC Act 2006 (Priority
habitats & species).

27 Badger Method Statement

A Badger Method Statement shall be submitted to and approved in writing
by the local planning authority prior to commencement of each phase of
the development including any vegetation clearance works. The method
statement shall determine the need for badger sett closures or additional
mitigation measures, and shall be supported by an up to date survey to
identify if changes of badger activity have occurred on the site. Any
measures and/works shall be carried out strictly in accordance with the
approved details.

Reason

To conserve Protected species and allow the LPA to discharge its duties
under the Wildlife & Countryside Act 1981 as amended, the Badger Protection
Act 1992 and s17 Crime & Disorder Act 1998.

28 Bus Stops (Within Site)

Prior to commencement of each phase of the development details shall be
submitted to and approved in writing by the Local Planning Authority to
show the locations and specification of bus stops within the proposal site
and any required on site bus turn round and/or layover facilities
(temporary and/or permanent) within that phase.

No occupation of that phase of the development shall take place until the
agreed details have been provided in full.

Reason

To protect highway efficiency of movement and safety and to ensure the
proposal site is accessible by more sustainable modes of transport such as
public transport, cycling and walking.

29 Tree Protection

Development in any phase of the development and under any Reserved
Matters approval shall not be commenced until details of the means of
protecting all of the existing trees, shrubs and hedges to be retained on
the site, as per the approved details required under Condition 11 above,
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
building, engineering works or other activities on the relevant part of the
site and shall remain in place until after the completion of the relevant part
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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.

Reason

To ensure the protection and retention of existing/remaining trees, shrubs and
hedges identified as being retained. These details are required prior to the
commencement of the development as they relate to measures that need to
be put in place prior to construction activities commencing which could
damage roots.

30 Public Right of Way Temporary Diversion/Closure

Prior to the commencement of any phase of development which would
affects the use of the existing Bridleway and/or public footpaths which
cross the site the applicant shall submit to the Local Planning Authority for
approval details of any necessary diversions to these public rights of way,
including:

- The maximum time of any temporary diversion or closure;

- Justification for such temporary diversion or closure;

- Details of any temporary diversion or closure;

- Details of engagement with relevant stakeholders including Essex
County Council Highways who are the Authority responsible for approving
any requested public right of way diversions or closures.

Any temporary diversions or closures of these public rights of way shall
only be carried out in accordance with the approved details.

Reason
To ensure that the impact of the development upon the existing public rights
of way which cross the site are kept to a minimum.

31 Archaeology 3 (Post Excavation Assessment)
The applicant will submit to the local planning authority a post-excavation
(archaeology) assessment for each phase (to be submitted within six

months of the completion of fieldwork, unless otherwise agreed in
advance with the Planning Authority). This will result in the completion of
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post-excavation analysis, preparation of a full site archive and report
ready for deposition at the local museum, and submission of a publication
report.

Reason
To enable full investigation and recording of this site of archaeological

importance.
32 Foul Drainage

Prior to any construction above damp proof course on each phase, a
scheme for on-site foul water drainage works for that phase, including
connection point and discharge rate, shall be submitted to and approved
in writing by the Local Planning Authority. Prior to the occupation of any
phase, the foul water drainage works relating to that phase shall be
completed in full in complete accordance with the approved scheme.

Reason

To prevent environmental and amenity problems arising from flooding. The
strategy is required prior to the commencement of development to ensure that
the development is carried out in accordance with the approved strategy from
the outset.

33 Means of Enclosure

Prior to first occupation of any phase 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 development
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.
34 Piling

No piling or any other foundation designs using penetrative methods shall
be undertaken on the site during the construction of any phase of the
development unless and until:

a) a system of piling and resultant noise and vibration levels has been
submitted to and agreed in writing by the Local Planning Authority in
consultation with the Head of Environmental Services for the relevant
development phase. The approved system shall be adhered to throughout
the construction process and the development shall be carried out in
accordance with the approved details; and
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b) The applicant has demonstrated to the satisfaction of and received
approval in writing from the Local Planning Authority that the area of the
site where piling or any other penetrative foundation designs are proposed
does not present an unacceptable risk to groundwater resulting from the
construction methods proposed.

The development shall be carried out in accordance with the approved
details.

Reason

To protect the amenity of existing residents in the locality and because piling
or any other foundation designs using penetrative methods can result in risks
to potable supplies from, for example, pollution / turbidity, risk of mobilising
contamination, drilling through different aquifers and creating preferential
pathways. Thus it should be demonstrated that any proposed piling will not
result in contamination of groundwater.

35 Contamination 6 (Unexpected Contamination)

If during development, contamination not previously identified is found to
be present at the site then it must be reported in writing immediately to the
Local Planning Authority. No further development shall be carried out until
an investigation and a risk assessment has been undertaken and the
developer has submitted a remediation strategy to the local planning
authority for approval detailing how this contamination shall be dealt with.
The remediation strategy shall then be implemented as approved and the
development shall only continue in accordance with it. The long term
monitoring and maintenance plan for the site in respect of contamination
as required by Condition 23 shall be updated to reflect the unexpected
contamination found and shall be re-submitted to the Local Planning
Authority for approval.

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.

36 Contamination 7 (Unexpected Remediation)

If applicable the developer shall give one-month's advanced notice in
writing to the Local Planning Authority of the impending completion of the
remediation works required under Condition 35. 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
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for approval. There shall be no residential occupation of the site (or
beneficial occupation of the school or commercial buildings hereby
permitted) until the Local Planning Authority has approved the validation
report in writing.

Furthermore, prior to occupation of any residential or commercial property
or the school 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.

37 Noise (Noise Reports - Plant on New Buildings)

Prior to the installation of any plant at any educational or commercial
premises on the site the applicant must submit a noise level assessment
in accordance with BS4142:2014 for approval by the Local Planning
Authority. The proposed plant shall only be installed in accordance with
the approved details and retained as such thereafter.

Reason
To protect the amenities of the occupiers of the residential properties hereby
permitted.

38 Landscape and Ecological Management Plan

A Landscape and Ecological Management Plan (LEMP) shall be
submitted to, and be approved in writing by, the local planning authority
prior to the first occupation of the each phase of the development.

The LEMP documents shall be interlinked and the content of each LEMP
shall include the following:

a) Description and evaluation of features to be managed.

b) Ecological trends and constraints on site that might influence
management.

c) Aims and objectives of management.

d) Appropriate management options for achieving aims and objectives.
e) Prescriptions for management actions.

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

g) Details of the body or organisation responsible for implementation of
the plan.
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h) Ongoing monitoring and remedial measures.

The LEMP shall also include details of the legal and funding
mechanism(s) by which the long-term implementation of the plan will be
secured by the developer with the management body(ies) responsible for
its delivery. The plan shall also set out (where the results from monitoring
show that conservation aims and objectives of the LEMP are not being
met) how contingencies and/or remedial action will be identified, agreed
and implemented so that the development still delivers the fully
functioning biodiversity objectives of the originally approved scheme. The
approved plan will be implemented in accordance with the approved
details.

Reason

To allow the LPA to discharge its duties under the UK Habitats Regulations
2017, the Wildlife & Countryside Act 1981 as amended and s40 of the NERC
Act 2006 (Priority habitats & species).

39 BREEAM

Development for employment uses as defined on drawing 9600 Rev M
shall meet BREEAM 'Very Good' rating. Post-construction certification
demonstrating how the employment development has met BREEAM 'Very
Good' as a minimum shall be submitted to and approved in writing by the
Local Planning Authority within six months of completion.

Reason
To ensure that the employment buildings are constructed to the highest
standards in terms of sustainable development.

40 Bat Licence

The works to demolish 'building 4' as defined in Chapter 8 of the Barton
Willmore Environmental Statement Volume 1 (July 2018) and associated
Environmental Statement Addendum (October 2019) shall not in in any
circumstances commence unless the local planning authority has been
provided with either:

a) a licence issued by Natural England pursuant to Regulation 55 of The
Conservation of Habitats and Species Regulations 2017 authorising the
specified activity/development to go ahead; or

b) a statement in writing from the relevant licensing body to the effect that
it does not consider that the specified activity/development will require a
licence.

These are to be submitted to the Local Planning Authority for approval
prior to the demolition of 'building 4.

Reason
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To conserve Protected and Priority species and allow the LPA to discharge its
duties under the UK Habitats Regulations 2017, the Wildlife & Countryside Act
1981 as amended and s40 of the NERC Act 2006 and s17 Crime & Disorder
Act 1998.

41 Water Vole and Otter Method Statement

A Water Vole and Otter Method Statement shall be submitted to and
approved in writing by the local planning authority prior to commencement
of any outfall works occurring at the River Blackwater.

The method statement shall provide additional mitigation measures and/or
works if required and shall be supported by an up to date survey to
identify if changes of activity from Otter and Water Vole activity have
occurred at the site.

Any measures and/works shall be carried out strictly in accordance with
the approved details.

Reason

To conserve Protected species and allow the LPA to discharge its duties
under the Wildlife & Countryside Act 1981 as amended, the Badger Protection
Act 1992 and s17 Crime & Disorder Act 1998.

42 Ecological Design Strategy (Landscape Riverside Area)

Prior to the completion of the earthworks required to construct the SUDs
basins located in the Landscape Riverside area located in the south of the
application site as shown on the Key Identity Areas Plan on p55 of the
Outline Design Code, an Ecological Design Strategy (EDS) shall be
submitted to and approved in writing by the local planning authority for the
entire biodiversity area located in the southern part of the application site.
This area is shown on the above Key Identity Areas Plan as an area of
green infrastructure identified as 'Landscape: Riverside'.

The EDS shall include the following:

a) Purpose and conservation objectives for the proposed works.

b) Review of site potential and constraints.

c) Detailed design(s) and/or working method(s) to achieve stated
objectives.

d) Extent and location/area of proposed works on appropriate scale maps
and plans.

e) Type and source of materials to be used where appropriate, e.g. native
species of local provenance.

f) Timetable for implementation demonstrating that works are aligned with
the proposed phasing of development.

g) Persons responsible for implementing the works.

h) Details of initial aftercare and long-term maintenance.

i) Details for monitoring and remedial measures.
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j) Details for disposal of any wastes arising from works.

The EDS shall be implemented in accordance with the approved details
and all features shall be retained in that manner thereafter.

Reason

To allow the LPA to discharge its duties under the UK Habitats Regulations
2017, the Wildlife & Countryside Act 1981 as amended and s40 of the NERC
Act 2006 (Priority habitats & species).

43 Lighting Scheme

Prior to the occupation of each phase of the development a lighting design
scheme for biodiversity for that phase of the development shall be
submitted to and approved in writing by the local planning authority.

The scheme shall identify those features on site that are particularly
sensitive for bats and that are likely to cause disturbance along important
routes used for foraging; and show how and where external lighting will be
installed, including on all new buildings (through the provision of
appropriate lighting contour plans, Isolux drawings and technical
specifications) so that it can be clearly demonstrated that areas to be lit
will not disturb or prevent bats using their territory.

All external lighting shall be installed in accordance with the specifications
and locations set out in the scheme and retained thereafter in accordance
with the scheme. Under no circumstances should any other external

lighting be installed without prior consent from the local planning authority.

Reason

To allow the LPA to discharge its duties under the UK Habitats Regulations
2017, the Wildlife & Countryside Act 1981 as amended and s40 of the NERC
Act 2006 (Priority habitats & species).

44 Travel Plan

Prior to the first occupation of the first phase of the development an
overall Travel Plan (in accordance with Essex County Council guidance)
for the site shall be submitted for approval by the Local Planning
Authority.

Reason

To protect highway efficiency of movement and safety and to ensure the
proposal site is accessible by more sustainable modes of transport such as
public transport, cycling and walking.

45 Materials Samples

Construction of any buildings above ground level shall not be commenced
until samples of the materials to be used on the external finishes have
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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 a high quality palette of materials is used to help produce a high-
quality development, consistent with the Council's Planning policies.

46 Hours of Work

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

Monday to Friday - 08:00-18:00 hours
Saturday - 08:00-13:00 hours

Sunday - No work

Bank Holidays - No work

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

47 Vehicle Movements

With the exception of those specified within any approved Construction
Method Statement there shall be no vehicular movements to, from or
within the site outside the following times:-

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

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.
48 Noise (Upper Limit for Plant on New Buildings)
The rating level of noise emitted from any plant at the educational and

commercial premises on the development shall not exceed the
background level (determined by measuring LA90 for any 15 minute

period when the premises is not operating, but which should be similar as
possible to conditions that prevail during the operation of the premises) by
more than 5dB(A) measured as LAeq (15 minutes). The noise levels shall
be determined at any noise sensitive dwelling, in accordance with
measurement procedures laid down in BS 4142: 2014.
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Reason
To protect the amenities of the occupiers of the residential properties hereby
permitted.

49 Spine Road Width

The proposal site's spine road(s) (spine road as defined in the approved
Outline Design Code) carriageway shall be a minimum 6.75 metres wide.

Reason

To protect highway efficiency of movement and safety and to ensure the
proposal site is accessible by more sustainable modes of transport such as
public transport, cycling and walking.

50 Broad Road Access

No occupation of the development shall take place until the following has
been provided and completed:

A priority junction with right turn lane off Broad Road to provide access to
the proposal site as shown in principle on the planning application
drawings.

Reason

To protect highway efficiency of movement and safety and to ensure the
proposal site is accessible by more sustainable modes of transport such as
public transport, cycling and walking.

51 Permitted Development Rights (Parking)

Notwithstanding the provisions of the Town and Country Planning
(General Permitted Development) (England) Order 2015 (or any Order
amending, revoking and re-enacting that Order) no alteration or enclosure
of covered parking areas or conversion of any garages to habitable
accommodation as permitted by Class A of Part 1 of Schedule 2 of that
Order shall be carried out without first obtaining planning permission from
the Local Planning Authority.

Reason

To ensure that such parking areas and garages remain available for their
intended use of car parking so that the development will continue to make an
acceptable level of parking provision.

52 SUDS 5 (Baseline Information)

Prior to the commencement of development the applicant shall collect
hydrogeological and hydrological baseline information on the site to the
written satisfaction of the Local Planning Authority and relating to the
ponds; springs; watercourses and gravel pits on the site and this
information will inform the details of the detailed surface water drainage
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strategy for each phase of the site as required under Condition 16 above
and the landscape strategy for the site. The baseline information shall
include the following:

volume (ponds & gravel pits)

flow direction

channel type (heavily vegetated, narrow, steep, flat, shallow etc)
maximum flow

maximum water level during extreme events

minimum flow

minimum water level (for water quality, habitat etc)

water sources specific to each feature

inputs (any other springs, off site inputs that might affect the
watercourses and ponds at various times)

abstractions

existing management regime (including but not limited to, any pumping
systems, weedcutting regimes or gauges onsite, upstream or
downstream of the site)

catchment description (including wider catchment if potential to
influence onsite catchments)

description of downstream receptors.

any existing structures onsite or adjacent to it, e.g. bridges, culverts
that could impact flow conveyance.

Reason

To prevent flooding by ensuring the satisfactory storage/disposal of surface
water from the site; to provide mitigation of any environmental harm which
may be caused to the local water environment and to ensure that the detailed
surface water drainage strategy and landscape strategy for the site take into
account the full existing baseline conditions on the site. The details are
required prior to the commencement of development to ensure that a system
is not installed that is not sufficient to deal with surface water occurring during
rainfall events leading to increased flood risk and pollution hazard from the
site.

INFORMATION TO APPLICANT

1

Your attention is drawn to the Essex County Council SUDs consultation

response dated 15 August 2018 which includes a number of informatives to
which you should have regard.

2

Your attention is drawn to the Environment Agency consultation

response dated 30 August 2018 which includes a number of informatives to
which you should have regard.

3

Your attention is drawn to the Anglian Water consultation response

dated 15 November 2019 which includes a number of informatives to which
you should have regard.
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4 Your attention is drawn to the Essex County Council Highways
consultation response dated 22 November 2019 which includes a number of
informatives to which you should have regard.

CHRISTOPHER PAGGI
PLANNING DEVELOPMENT MANAGER
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Evidence of Braintree District Council in relation to Five Year
Housing Land Supply

Appendix 2C: Land East of Broad Road
Phasing Scheme
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Evidence of Braintree District Council in relation to Five Year
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Appendix 2D: Land East of Broad Road
Phasing Scheme



Braintree District Council

Town and Country Planning Act 1990 (as amended)

Application 23/00703/REM Date 14th March 2023
No.: Received:
APPLICANT: AGENT:
Gallagher Estates Ltd Mr Gareth Pritchard
C/O Agent Stantec
3rd Floor, 50-60 Station Road
Cambridge
CB1 2JH
DESCRIPTION:

Application for approval of Reserved Matters (in respect of layout, scale, landscape
and appearance) for a section of spine road from the approved Broad Road and
A131 accesses, pursuant to outline planning permission 18/01318/OUT granted
31.01.2021 for: 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 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. This application has been submitted with an Environmental Impact

Assessment.

LOCATION:

Land East Of Broad Road Braintree Essex

APPROVED PLAN(S):

Plan Description Plan Ref Plan Version
Landscape Specification 8732-0001 C
Landscape Specification 8732-0002 B
Tree Plan 11138 A
Landscape Plan 8732-0003 C
Biodiversity Details AEL1151 N/A
Other Broadband Strategy July 2023
Other Construction Ecological AEL1151 Version
Management Plan 1.0
Other Soil Resource Plan - 2
TOHA/24/8735/AC
Location Plan BL-M-03 N/A
Landscape Specification 8732-0004 B
Highway Plan TPHS/344/DR/001 E
Highway Plan TPHS/344/DR/002 C
Planning Decision Notice
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DECISION:

The Braintree District Council as local planning authority has considered your
application and hereby gives notice of its decision to APPROVE reserved matters in
accordance with outline planning permission, ref: 18/01318/OUT granted on 31
March 2021 subject to the following conditions and reasons:

Condition 1

The development hereby permitted shall only be implemented in accordance with the
approved plan(s) / document(s) listed above, except as follows:

- The tree species shown on the following drawings: Spine Road Area 1 Soft
Landscaping (Drawing No. 8732-0001 Rev C); and Spine Road Area 2 Soft
Landscaping (Drawing No. 8732-0002 Rev B) are not approved; and

- The tree pit and tree planting details shown on the Spine Road Soft Landscaping
Details (Drawing No. 8732-0003 Rev C) are not approved.

Prior to the commencement of development, details of the species of trees and the
tree pits and planting details 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 and permanently retained as such.

Reason: For the avoidance of doubt and in the interests of proper planning. The mix
of trees and planting arrangements proposed for the planting along the highway are
not approved and will need to be agreed with the Local Planning Authority, in
consultation with the Highway Authority, to ensure that the species are appropriate in
terms of urban design, without compromising the ability for the highway to be
adopted by the Highway Authority. This information is required before development
commences as the tree planting specification could have implications for the highway
construction.

Condition 2

The development shall only be implemented in accordance with the approved
Arboricultural Report and associated Tree Protection Plan, undertaken by Alex
Garnham, Hayden's Arboricultural Consultants, dated 19/09/2024. This shall include
submission of short written reports to the Local Planning Authority following each
supervisory visit by the Applicant's Arboricultural consultant as set out in Paragraph
5.9.1.

Reason: To ensure existing trees, shrubs and hedges that are identified for retention
are protected as they are considered essential to enhance the character of the
development and for their ecological value.

Planning Decision Notice
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Condition 3

The development shall only be carried out in accordance with all the Soil
Management Strategy specified within the Soil Resource Plan (October 2024)
produced by Tim O'Hare Associates. A competent professional shall be appointed to
oversee and supervise all stages of the soil management plan, producing a short
written report following each supervisory visit to the site, a copy of which shall be
provided to the Local Planning Authority.

Prior to the first beneficial use of the roads hereby approved, a verification report,
produced by a competent person, that demonstrates the effectiveness of the soil
management measures must be produced, and submitted to and approved in writing
by the Local Planning Authority.

Reason: To ensure that soils on site are managed appropriately and to ensure that a
suitable soil profile is produced to help enable healthy root growth and successful
plant establishment.

Condition 4

Prior to development above ground level, details of the management arrangements
for the ornamental shrub planting between the footway and the carriageway, shown
on Spine Road Area 1 Soft Landscaping (Drawing No. 8732-0001 Rev C) at the
entrance to the site, shall be submitted to and approved in writing by the Local
Planning Authority. Development shall be implemented in accordance with the
approved details and shall be permanently retained as such.

Reason: To ensure that appropriate management arrangements are in place for the
on-going management and maintenance of the ornamental shrub planting.

Positive and Proactive Statement

The Local Planning Authority has acted positively and proactively in determining this
application by identifying matters of concern within the application (as originally
submitted) and negotiating, with the Applicant, acceptable amendments to the
proposal to address those concerns. As a result, the Local Planning Authority has
been able to grant planning permission, in accordance with the presumption in favour
of sustainable development, as set out in the National Planning Policy Framework.

Policies:
The Development Plan policies taken into account when deciding this application are

listed below. The policies can be viewed in full at Causeway House or on the
Council’'s website — www.braintree.gov.uk

Braintree District Local Plan 2013 - 2033

SP1 Presumption in Favour of Sustainable Development

Planning Decision Notice
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SP2 Recreational disturbance Avoidance and Mitigation Strategy

(RAMS)
SP3 Spatial Strategy for North Essex
SP4 Meeting Housing Needs
SP5 Employment
SP6 Infrastructure & Connectivity
SP7 Place Shaping Principles
LPP1 Development Boundaries
LPP2 Location of Employment Land
LPP18 Strategic Growth Location - Land East of Broad Road, Braintree
LPP42 Sustainable Transport
LPP47 Built and Historic Environment
LPP48 An Inclusive Environment
LPP52 Layout and Design of Development
LPP59 Archaeological Evaluation, Excavation and Recording
LPP63 Natural Environment and Green Infrastructure
LPP6G4 Protected Sites
LPP65 Tree Protection
LPP66 Protection, Enhancement, Management and Monitoring of Biodiversity
LPP67 Landscape Character and Features
LPP70 Protecting and Enhancing Natural Resources, Minimising
Pollution and Safeguarding from Hazards
LPP74 Flooding Risk and Surface Water Drainage
LPP75 Surface Water Management Plan
LPP76 Sustainable Urban Drainage Systems
LPP77 External Lighting
e
Dated: 10.1.2025 Signed: /

Sarah Ashton
Head of Planning
Causeway House, Bocking End, Braintree, Essex CM7 9HB

Planning Decision Notice
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Appeals to the Secretary of State

e If you are aggrieved by the decision of your local planning authority to refuse permission for
the proposed development or to grant it subject to conditions, then you can appeal to the
Secretary of State under section 78 of the Town and Country Planning Act 1990.

e For householder and minor commercial applications you must appeal within 12 weeks of the
Council's decision. For other application types you must appeal within 6 months of the
Council's decision.

e If this is a decision on a planning application relating to the same or substantially the same
land and development as is already the subject of an enforcement notice, if you want to
appeal against your local planning authority’s decision on your application, then you must do
so within 28 days of the date of this notice.

¢ If an enforcement notice is served relating to the same or substantially the same land and
development as in your application and if you want to appeal against your local planning
authority’s decision on your application, then you must do so within:
28 days of the date of service of the enforcement notice, or within 6 months [12 weeks in the
case of a householder or minor commercial appeals] of the date of this notice, whichever
period expires earlier.

e Appeals can be made online at: https://www.gov.uk/planning-inspectorate.
If you are unable to access the online appeal form, please contact the Planning Inspectorate
to obtain a paper copy of the appeal form on telephone no. 0303 444 5000.

e The Secretary of State can allow a longer period for giving notice of an appeal but will not
normally be prepared to use this power unless there are special circumstances which excuse
the delay in giving notice of appeal.

o The Secretary of State need not consider an appeal if it seems to the Secretary of State that
the local planning authority could not have granted planning permission for the proposed
development or could not have granted it without the conditions they imposed, having regard
to the statutory requirements, to the provisions of any development order and to any directions
given under a development order.

e |If you intend to submit an appeal that you would like examined by inquiry then you must notify
the Local Planning Authority and Planning Inspectorate
(inquiryappeals@planninginspectorate.gov.uk) at least 10 days before submitting the appeal.
Further details are on GOV.UK.

Land Purchase

If proposals are refused, whether by the Local Planning Authority or by the Secretary of State, and the
owner of the land claims that the land has become incapable of reasonably beneficial use in its
existing state and cannot be rendered capable of reasonably beneficial use by the carrying out of any
development which has been or would be permitted, he may serve on the District Council for the area
in which the land is situated a purchase notice requiring that Council to purchase his interest in the
land in accordance with the provisions of Part VI of the Town and Country Planning Act 1990 as
amended.

Compensation

In certain circumstances, a claim may be made against the Local Planning Authority for compensation
where permission is refused by the Secretary of State on appeal or on a reference of an application to
him. The circumstances in which such compensation is payable are set out in Section 114 of the
Town and Country Planning Act 1990 as amended.

Planning Decision Notice
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Agenda Item: 5a

Report to: Planning Committee

Planning Committee Date: 7th January 2025

For: Decision

Key Decision: No

Decision Planner Ref No: N/A

Application No:

23/00703/REM

Description: Application for approval of Reserved Matters (in respect of
layout, scale, landscape and appearance) for a section of
spine road from the approved Broad Road and A131
accesses, pursuant to outline planning permission
18/01318/OUT granted 31.01.2021 (see Paragraph 6.2 for
the full description of the proposal).

Location: Land East Of Broad Road, Braintree

Applicant: Gallagher Estates Ltd, C/O Agent

Agent: Mr Paul Derry, Barton Willmore, now Stantec, St Andrews
House, St Andrews Road, Cambridge, CB4 1WB

Date Valid: 14th March 2023

Recommendation:

It is RECOMMENDED that the following decision be made:

= Application GRANTED subiject to the Condition(s) &
Reason(s) and Informative(s) outlined within Appendix
1 of this Committee Report.

Options:

The Planning Committee can:

a) Agree the Recommendation

b) Vary the Recommendation

c) Overturn the Recommendation

d) Defer consideration of the Application for a specified
reason(s)

Appendices:

Appendix 1: | Approved Plan(s) & Document(s)

Condition(s) & Reason(s) and Informative(s)

Appendix 2: | Policy Considerations

Appendix 3: | Site History

Case Officer:

Neil Jones

For more information about this Application please contact
the above Officer on: 01376 312774, or by e-mail:
neil.jones@braintree.gov.uk
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Application Site Location:
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Purpose of the Report:

The Committee Report sets out the assessment and
recommendation of the abovementioned application to
the Council’s Planning Committee. The report sets out
all of the material planning considerations and the
relevant national and local planning policies.

Financial Implications:

The application was subject to the statutory
application fee paid by the Applicant for the
determination of the application.

There are no direct financial implications arising out of
the decision, notwithstanding any costs that the
Council may be required to pay from any legal
proceedings. Financial implications may arise should
the decision be subject to a planning appeal or
challenged via the High Court.

Legal Implications:

If Members are minded to overturn the
recommendation, the Planning Committee must give
reasons for the decision.

Following the decision of the Planning Committee, a
formal decision notice will be issued which will either
set out the relevant Conditions & Reasons and any
Informatives, or the Reasons for Refusal if applicable.

All relevant policies are set out within the report, within
Appendix 2.

Other Implications:

The application has been subject to public
consultation and consultation with relevant statutory
and non-statutory consultees. All responses received
in response to this consultation are set out within the
body of this Committee Report.

Equality and Diversity
Implications:

Section 149 of the Equality Act 2010 creates the
public sector equality duty which requires that when
the Council makes decisions it must have regard to
the need to:

a) Eliminate unlawful discrimination, harassment and
victimisation and other behaviour prohibited by the
Act;

b) Advance equality of opportunity between people
who share a protected characteristic and those
who do not;

c) Foster good relations between people who share a
protected characteristic and those who do not
including tackling prejudice and promoting
understanding.
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The protected characteristics are age, disability,
gender reassignment, pregnancy and maternity, race,
religion or belief, gender and sexual orientation. The
Act states that ‘marriage and civil partnership’ is not a
relevant protected characteristic for (b) or (c) although
it is relevant for (a).

The consideration of this application has not raised
any equality issues.

Background Papers:

The following background papers are relevant to this
application include:

= Planning Application submission:
= Application Form
= All Plans and Supporting Documentation
= All Consultation Responses and
Representations

The application submission can be viewed online via
the Council’s Public Access website:
www.braintree.gov.uk/pa by entering the Application
Number: 23/00703/REM.

= Policy Documents:
= National Planning Policy Framework
(NPPF)
= Braintree District Local Plan 2013-2033
Neighbourhood Plan (if applicable)
=  Supplementary Planning Documents
(SPD’s) (if applicable)

The National Planning Policy Framework can be
viewed on the GOV.UK website: www.gov.uk/.

The other abovementioned policy documents can be
viewed on the Council’s website:
www.braintree.gov.uk.
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1.1

1.2

1.3

1.4

1.5

1.6

EXECUTIVE SUMMARY

This application seeks approval of the Reserved Matters (Appearance,
Landscaping, Layout and Scale) in two relatively small areas, for two
sections of highway, each 50 metres long, that will continue the highway
into the development site from the two accesses that were approved when
the Council granted Outline planning permission for the larger 66 hectare
site.

The Outline planning permission allows for the development of a mixed-use
development on the wider 66 hectare site containing up to 1,000 residential
dwellings; land for new primary school and early years/childcare facilities; a
local centre including retail uses; land for the provision of employment use;
creation of two vehicular access points from the A131/Broad Road; cycle
and pedestrian routes, improvements to the River Walk to South of the Site;
provision of sustainable drainage systems and other associated
infrastructure; and open space and landscaping.

Condition 1 of the Outline planning permission required that an application
for approval of the first Reserved Matters shall be made not less than 2
years from the 31st March 2021 when Outline planning permission was
granted. This application for approval of the Reserved Matters for two parts
of the site was validated on 14th March 2023.

Officers consider that the proposed sections of highway are consistent with
the approved Design Code and do not conflict with planning conditions or
obligations from the Outline planning permission. There are no objections
from statutory consultees to the proposals.

The proposed carriageway and footways are compliant with Essex
Highways design guidance in principle, although further technical design
work will need to be undertaken as part of the highway works agreement
with the Highway Authority in order that the road can be offered for
adoption by Essex County Council, but this can be dealt with by planning
conditions.

Accordingly it is recommended that the Reserved Matters are approved.
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2.1

2.2

5.1

5.2

5.3

INTRODUCTION / REASON FOR APPLICATION BEING CONSIDERED
AT COMMITTEE

This application is being reported to Planning Committee in accordance
with Part A of the Council’s Scheme of Delegation, as the application is
deemed to be ‘significant’ by the Planning Development Manager. The

application is the first application for approval of Reserved Matters on a
major mixed-use development.

The application site forms part of a larger site of 66 hectares which has
planning permission for a mixed-use development, under Application
Reference 18/01318/OUT. The Outline planning permission allows for the
development of up to 1,000 residential dwellings; 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; and open space and landscaping.

POLICY CONSIDERATIONS

= See Appendix 2

SITE HISTORY

= See Appendix 3

DESCRIPTION OF THE SITE AND SITE CONTEXT

The application is linked to a site which received outline permission for
mixed-use development including the provision of 1,000 homes in March
2021 (Application Reference 18/01318/OUT). This site has now been
allocated for development under Policy LPP18 of the Adopted Local Plan.

Two accesses were approved under the Outline planning application: one
in the east onto the A131; and one in the west onto Broad Road. The
approved eastern access would enter the site through the hedge that
borders the A131 into an open field which it is understood has previously
been used to take a hay crop. A water treatment works is situated to the
south of this site entrance.

The western application site consists of agricultural land located to the east
of Broad Road. Larchwood care home is located to the North, and existing
housing to the South. This land was also previously used for agriculture,
which continues to the East of the application site. The tree belt to the West
of the site boundary consists of a mix of mature and semi mature
deciduous trees, some of which are subject to a TPO, and hedgerow.
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6.1

6.2

6.3

71

7.1.1

7.2

7.2.1

7.3

7.3.1

PROPOSAL

This application seeks approval for the remaining Reserved Matters
(Appearance, Landscaping, Layout and Scale) for two areas of land
immediately adjacent the already approved accesses, to provide 50m of
spine road in both directions into the site.

The full description of the proposal is as follows:

Application for approval of Reserved Matters (in respect of layout, scale,
landscape and appearance) for a section of spine road from the approved
Broad Road and A131 accesses, pursuant to outline planning permission
18/01318/OUT granted 31.01.2021 for: 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-Ab 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. This application has been
submitted with an Environmental Impact Assessment.

The application also includes the submission of details concurrently
required under the following conditions of the Outline planning permission:

Condition 4: Proposed finished levels relative to existing levels
Condition 5: Landscaping scheme and specification

Condition 6: Broadband Strategy relating to this phase
Condition 8: Construction Environmental Management Plan
Condition 9: Biodiversity Enhancement Strategy

Condition 11: Tree Survey covering all trees influenced/affected

Condition 12: Ecological Survey Updates

SUMMARY OF CONSULTATION RESPONSES

External Consultee(s)

Anglian Water

No comments received.
Essex Police
No objections.

Ramblers Association

No comments received.
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7.4

7.4.1

7.5

7.51

7.6

7.6.1

7.7

7.71

7.8

7.8.1

7.8.2

7.9

7.91

BDC Consultee(s)

BDC Ecology

Confirm no objection. Comment that the landscaping details are consistent
with the requirements of Conditions 8 and 9 of the Outline consent. A query
is raised as to whether street lighting will be included in the scheme, in line
with Condition 43 of the Outline permission, as if this is the case, full
technical specifications would be required to ensure that lighting is directed
away from any sensitive habitats used by bats.

BDC Environmental Health

No comments received.

BDC Waste Services

No objection (standard comments reiterating requirements for detailed
design of the residential areas).

ECC Consultee(s)

ECC Archaeology

No objection. Comment that the Spine Road of Broad Road is in an area
believed to contain remains of Roman origin. Condition 14 of the Outline
consent already requires separate Written Schemes of Investigation for all
phases of the development programme and ensures that a programme of
archaeological investigation and recording will need to be carried out, as
well as for the remainder of the site in situations where archaeological
remains may be preserved.

ECC Highways

No objection. The drawings originally submitted included details of a verge
at cross section A1 to A2 at 2.9m width, not the required 3m. The Applicant
submitted a revised drawing to address this point.

The proposed spine road layout is now considered to be acceptable to the
Highway Authority, however, the remainder of the information submitted
should be assessed as part of a highway works agreement following the
granting of planning permission. Therefore, from a highway point of view,
were you minded to grant planning permission, | would urge you to exclude
these details from the planning permission.

ECC SuDS

Confirm no comments.
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8.1

9.1

10.

10.1

11.

11.1

11.1.1

11.1.2

11.1.3

11.1.4

PARISH / TOWN COUNCIL

N/A.

REPRESENTATIONS

A total of 15 representations have been received, 14 in objection and one in
comment. Most of these representations raise concerns regarding issues
and principles which have already been accepted under the Outline
planning permission, such as construction traffic, impact on services
(schools, doctors, dentists), general impacts upon wildlife, capacity of the
drainage network, wear to the highway network, loss of trees, contaminated
land risks and use of Convent Lane. Key points pertinent to this Reserved
Matters application are summarised below:

» Trees planted on the spine road will not replace those lost.

PRINCIPLE OF DEVELOPMENT

In this case the principle of development and the accesses onto the A131
and Broad Road have been established under the Outline planning
permission. As such, it is only the Reserved Matters of Appearance,
Layout, Scale and Landscaping for both sections of the spine road which
are the subject of consideration within this application.

SITE ASSESSMENT

Appearance, Layout and Scale

To the A131, the spine road presents as a 6.75m wide carriageway
surfaced in grey asphalt, lined by 3m verges either side. A 2m buff coloured
asphalt footway would be provided beyond this in the north with a 3.5m
shared footway/cycleway also in buff coloured asphalt to the south; both
connecting to the already approved footways to the access.

To Broad Road, the spine road carriageway has an initial width of 7.85m
which tapers down to 6.75m on entering the development. The carriageway
is also shown to be surfaced in grey asphalt, with verges on either side of
the carriageway punctuated by a grey asphalt vehicle crossovers to allow
vehicular access to a private drive that would serve dwellings which could
front onto Broad Road. The verge would again be 3m wide, with a 2m buff
coloured asphalt footway to its southern side, and a shared 3.5m buff
coloured asphalt footway/cycleway to its northern side.

Details have been provided showing existing levels, with both sites being
very gently sloping. The finished sections would slope slightly upwards to
the A131 and slope slightly downwards to Broad Road.

Plans have been submitted showing the proposed sections overlain upon
the approved Parameters Plans for Land Use & Access. This demonstrates
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11.1.5

11.1.6

11.2

11.2.1

11.2.2

11.2.3

11.2.4

that the positioning of the spine road sections is compliant with the agreed
parameters (Drawing No. 9600 M) at Outline stage; as required by
Condition 2 of Application Reference 18/01318/OUT.

Condition 2 of the Outline planning permission also requires that Reserved
Matters applications demonstrate compliance with the Design Code
approved at the time. Drawing No. BM-M-05 shows the application
superimposed upon the Landscape Strategy Plan featured on Page 35 of
the Design Code and demonstrates compliance with this. The application
also complies with the ‘Feeder - Spine Road Treatment’ specification and
sections featured on Page 28 of the Design Code. In terms of the ‘Central
Spine Area’ which is identified on Page 62 of the Design Code, the
proposals conform with ‘Typology A — Spine Road Treatment 2’, which
shows a continuous avenue of regularly spaced trees within a grass verge.

The application also accords with the Housing Phasing, Infrastructure
Phasing and Open Space Strategy approved under Schedule 1, Clause 2.2
and 2.3 of the Section 106 Agreement. Furthermore, Condition 3 of the
Outline planning permission requires that development is carried out in
accordance with the approved Phasing Plan (Application Reference
22/03054/DAC). This Plan shows the spine road section to the A131
access to be provided first under Phase 1A. This is then be followed by
wider development of the site, including the section of spine road adjacent
Broad Road in Phase 1B.

Landscaping

The soft landscaping plan for the A131 section show the verges would be
seeded with a flowering lawn seed mixture. 2no. Zelkova Serrata trees are
proposed set opposite each other (4no. in total) to form an avenue.

The soft landscaping plan for the Broad Road section shows the vehicular
crossovers. Beyond this, the verge would resume a similar format to the
other spine road section, with 3no. Zelkova Serrata trees (6no. in total)
planted in parallel to form an avenue and a flowering lawn mix beneath.
The Broad Road entrance shows ornamental shrub planting on either side
of the road in the verge to create an additional attractive design feature.

The submission originally proposed different trees to the A131 section of
spine road as to the Broad Road section. However, it was noted that the
Design Code that the Central Spine Road is specified to use a single
species of trees for consistency and rhythm. The approved Design Code
identifies trees that the Council considered were acceptable for use on the
spine road. From the approved tree species Zelkova Serrata was the
Applicant’s preference over the other choice (Ulmus Americana Princeton)
as its disease resistance capabilities are better understood in the UK.

Whilst Zelkova Serrata (common name: Japanese zelkova) is not a native

tree, it is listed in the Planting Palette as an appropriate selection on Page
45 of the approved Design Code. The Royal Horticultural Society describe
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11.2.5

11.2.6

11.2.7

11.2.8

11.2.9

its ultimate height as 12m and spread as 8m. It has good autumn colour
and distinctive architectural habit. It has no known establishment issues,
such as sap, berries, shallow rooting habit, pest or disease susceptibility. It
is highly tolerant of heat, nutrient poor and drought conditions once
established.

The application has been reviewed by the Council’s Landscape and
Arboricultural consultants - Wynne Williams Associates (WWA). In relation
to the revised submission, they state that they are satisfied with the
proposed mix of shrub planting now proposed, addressing their original
concern about the robustness of the shrub planting and the potential
vulnerability of a single species to disease.

Whilst the Design Code has approved the use of Zelkova Serrata, the
Highway Officer has advised Officers that further investigation has revealed
that the Highway Authority may not approve of the use of the tree species
within the highway. Whilst they do not object to the application, if this tree
were specified it could prevent the Highway Authority from adopting the
spine road in the future.

The Highway Officer advises that the Applicant will need to agree details of
the street trees as part of the highway works agreement if the spine road is
to be adopted. Whilst the plans can be approved in respect of the number
and arrangement of the trees, as they will contribute towards the creation of
a formal tree lined avenue as the Design Code intended, the details of the
type of trees and tree pit details should be conditioned so that Officers can
work with the Applicant and Highway Authority to agree the planting details
and ensure that adoption of the spine road remains feasible.

The Highway Officer has also indicated that the proposed ornamental shrub
planting at the Broad Road entrance would not be adopted by the Highway
Authority and could present a further issue with the adoption of the spine
road. Planning Officers would like the feature to be provided if possible and
it is possible that a solution could be found whereby suitable management
arrangements can be agreed and the shrub planting can be provided and
maintained by the developer / a Management Company without preventing
the adoption of the spine road. A further condition is recommended to
confirm management arrangements for the ornamental planting.

The Environmental Statement that accompanied the Outline planning
application identified a risk that development activity could damage soil
structures on the site, which could in turn adversely affect the success of
the proposed landscaping scheme. The Council’s standard landscaping
condition was amended to additionally require that ‘each landscaping
scheme shall demonstrate that the expertise of a soil specialist has been
sought to advise on soil handling to ensure that the soil retains as many of
its ecosystem services and functions as possible through careful soil
management’.
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11.2.10 The Applicant has provided a Soil Resource Plan that has been produced

11.3

11.3.1

11.3.2

11.3.3

11.3.4

by a suitably qualified professional. The plan acknowledges that soils on
the site will be susceptible to damage during construction if not properly
managed. The plan goes on to set out clearly how soils should be removed
during construction, how the ground should be prepared after construction,
and how the soil should be reinstated and prepared before planting. The
soil specialist is satisfied that providing the plan is followed, the soil can
retain its ecosystem services and functions in compliance with Condition 5
of the Outline consent and be used to successfully support future
landscaping. Because the report makes it clear that the plan must be
carefully followed at each stage to ensure that the soils retain their
properties, it is recommended that a condition is imposed which requires
that a competent professional be appointed to oversee the management of
soils within the phase and that a verification report is produced at the end of
the process to confirm that the soils have been correctly handled and
reinstated.

Trees

The application was accompanied by an updated tree survey and report on
the potential impacts of the development on trees. The initial report
produced by the Applicant’s Arboricultural consultant discussed potential
impacts on several trees. The report was reviewed by the Council’s
Arboricultural consultant - Wynne Williams Associates (WWA) who stated
that the report was considered well detailed and fit for purpose. They did
however raise concerns about the potential for construction activity to harm
trees which were indicated to be retained.

The Applicant subsequently produced a further Tree Survey, Arboricultural
Implication Assessment and Arboricultural Method Statement. This
correctly identified that the trees which were initially shown to be at risk of
root damage were actually identified for removal when the Outline planning
permission was granted. The Committee Report stated that the proposed
site access point would require tree removal. ‘For Broad Road this would
consist of the removal of 4no. Category B TPO trees and for the A131 a
section of the existing tree belt.’

The proposals to extend the spine road into the site would not result in the
loss of any more trees and hedge than had been identified during the
Outline planning application. The Applicant’s report recommends that prior
to the commencement of construction, protective fencing should be
erected, as shown on their Tree Protection drawing. Furthermore, it is
recommended that the development should be monitored regularly by a
competent arboriculturist to ensure that the installation and maintenance of
protective measures are followed.

Condition 11 of the Outline planning permission requires that where
possible there is a net gain of new tree and hedge planting in each phase
of the development. Given the limited size of the site and the nature of the
proposed development, there is a limit on the extent of new planting that is

Page 17 of 168



11.4

11.4.1

11.4.2

11.4.3

11.4.4

11.4.5

11.5

11.5.1

possible, but Officers are satisfied that the proposals are appropriate given
what is achievable in the area available.

Ecology

As part of the Outline planning application a detailed baseline ecological
assessment was provided for the site, which identified features and habitats
of ecological value. Condition 9 of the Outline planning permission requires
that a Biodiversity Enhancement Plan is provided with each phase of the
development.

The Applicant’s ecologist has provided this, having first undertaken a
walkover ecology field survey of the two areas and land immediately
adjoining the application site. The Applicant’s ecologist concluded that this
initial phase of the development is small scale and relatively isolated in
ecological terms and provides very limited opportunity for meaningful
biodiversity enhancement. The Design Code requires an avenue of trees
along the spine road, which can in time provide a local wildlife corridor. To
maximise the biodiversity value within the small, tightly drawn application
sites, it is also proposed that the verges below the tree canopies would be
seeded with a flower rich grass seed mix which can also contribute to the
wildlife corridor function.

The Council’s Ecologist and Landscape Consultant are supportive of the
details shown. The Council’s Ecologist has queried whether details of the
Lighting Scheme are required at this stage. A Lighting Scheme is required
prior to commencement under Condition 43 of the Outline planning
permission, but not concurrently with the Reserved Matters.

The Agent was invited to submit a Lighting Scheme early, as part of this
application, however they declined to do so. They did acknowledge that,
were the submitted details to be agreed, this would fix the location of the
trees. The approved details would therefore take precedence and could not
then be changed later in response to lighting considerations without a Non-
Material Amendment application or a Section 73 Application.

Whilst Officers would have preferred to consider the trees and lighting
details together, they cannot insist upon it. The Design Code (Page 44)
makes it clear that the Lighting Strategy should coordinate with tree
locations and vice versa to ensure adequate unobstructed soil rooting
volumes are maintained. As all the reserved matters must demonstrate
compliance the Design Code, failure to do so may result in a breach of
Condition 2 of the Outline consent; this therefore offers sufficient protection
in this regard.

Highway Considerations

The Outline planning permission approved two detailed vehicular access
points to the site: a primary roundabout access from the A131 and a
secondary junction access from Broad Road. This application provides
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11.5.2

11.6

11.6.1

11.6.2

12.

12.1

details of the Reserved Matters for a further 50m of spine road extending
into the site from the accesses that were approved as part of the Outline
planning permission. Ultimately these sections of spine road on the eastern
and western side of the site would be connected to provide a spine road
across the site. The details submitted show carriageway and footway
widths which comply with the Design Code and Condition 49 of the Outline
planning permission which requires a 6.75m width spine road carriageway.
Vehicle crossovers are also compliant with ECC standards and provide
tactile paving either side for blind and visually impaired users.

Officers have discussed the position of the Highway Authority further in
respect of the proposals with the Highway Officer, particularly in respect of
the highway being adoptable by the Highway Authority. Whilst the Highway
Officer has confirmed that the proposed layout is acceptable in principle,
the Highway Authority will only assess the technical details if the developer
applies for them to adopt the spine road. As a result, the Highway Authority
are unable to confirm that the details of the planting within / adjacent to the
proposed highway, and the detailed highway design and construction,
would be acceptable for adoption. These details would need to be agreed
with the Highway Authority as part of an application for a highway works
agreement. Whilst the Council cannot require that the spine road is adopted
by the Highway Authority, this is considered to be preferable and the
Council would not want to approve details that would either prevent the
spine road being adopted, or require further, avoidable, planning
applications to amend details at a later stage to meet adoption
requirements. Noting the Highway Officers advice, Officers recommend that
the details of the highway design are not approved. The Council have no
need to approve the technical highway details, however the Council would
want to approve the planting details, so as stated previously, a condition is
recommended in this respect.

Broadband

In respect of the Broadband compliance condition, the Applicant has
contacted broadband providers to ensure that broadband can be provided
to the site. The two providers contacted have confirmed they can provide
broadband with speeds of up to 1gbps.

This application does not include any housing so no broadband needs to be
provided, however the Applicant has confirmed that ducting within footways
would be provided within the works to ensure broadband provision is future
proofed.

CONCLUSION

The application site is located within a larger site that already benefits from
Outline planning permission. The Outline planning permission requires that
the development of the site follows the approved Design Code for the site.
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12.2

12.3

12.4

13.

13.1

The proposed road, verge and footways comply with the approved Design
Code and provide a continuation of the two accesses approved by the
Outline planning permission. The Council and the Applicant want to ensure
that the spine road can be offered for adoption by the Highway Authority
when built. Some of the technical design, construction and management
aspects of the highway would need to be agreed through a highway works
agreement that the developer will enter into with the Highway Authority, if
the road is to be adopted. Conditions are recommended that details of
planting and future management of the planting are agreed in parallel
through planning conditions. This condition will be in addition to the 54no.
planning conditions on the Outline planning permission, some of which will
apply to the works to provide these sections of the spine road.

No additional trees or hedges would need to be removed to facilitate the
construction of these sections of the spine road, and appropriate tree
protection measures can be used to protect retained trees.

There are no objections from statutory consultees and approval of the
application is recommended, which it is anticipated will assist in bringing
the site forward and delivery of the wider scheme.

RECOMMENDATION

Itis RECOMMENDED that the following decision be made:
Application GRANTED in accordance with the Approved Plans and
Documents, and subject to the Condition(s) & Reason(s), and
Informative(s) outlined within APPENDIX 1.

CHRISTOPHER PAGGI
PLANNING DEVELOPMENT MANAGER
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APPENDIX 1:

APPROVED PLAN(S) & DOCUMENT(S) / CONDITION(S) & REASON(S) AND

INFORMATIVE(S)

Approved Plan(s) & Document(s)

Plan Description Plan Ref Plan Version

Landscape Specification 8732-0001 C

Landscape Specification 8732-0002 B

Tree Plan 11138 A

Landscape Plan 8732-0003 C

Location Plan BL-M-03 N/A

Landscape Specification 8732-0004 B

Highway Plan TPHS/344/DR/001 E

Highway Plan TPHS/344/DR/002 C

Biodiversity Details AEL1151 N/A

Other Broadband Strategy July 2023

Other Construction Ecological AEL1151 Version
Management Plan 1.0

Other Soil Resource Plan - 2

TOHA/24/8735/AC

Condition(s) & Reason(s)

Condition 1
Approved Plan(s) / Document(s)

The development hereby permitted shall only be implemented in accordance with the
approved plan(s) / document(s) listed above, except as follows:

- The tree species shown on the following drawings: Spine Road Area 1 Soft
Landscaping (Drawing No. 8732-0001 Rev C); and Spine Road Area 2 Soft
Landscaping (Drawing No. 8732-0002 Rev B) are not approved; and

- The tree pit and tree planting details shown on the Spine Road Soft Landscaping
Details (Drawing No. 8732-0003 Rev C) are not approved.

Prior to the commencement of development, details of the species of trees and the
tree pits and planting details 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 and permanently retained as such.

Reason: For the avoidance of doubt and in the interests of proper planning. The mix
of trees and planting arrangements proposed for the planting along the highway are
not approved and will need to be agreed with the Local Planning Authority, in
consultation with the Highway Authority, to ensure that the species are appropriate in
terms of urban design, without compromising the ability for the highway to be
adopted by the Highway Authority. This information is required before development
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commences as the tree planting specification could have implications for the highway
construction.

Condition 2
Implementation of Approved Tree Report

The development shall only be implemented in accordance with the approved
Arboricultural Report and associated Tree Protection Plan, undertaken by Alex
Garnham, Hayden's Arboricultural Consultants, dated 19/09/2024. This shall include
submission of short written reports to the Local Planning Authority following each
supervisory visit by the Applicant’s Arboricultural consultant as set out in Paragraph
5.91.

Reason: To ensure existing trees, shrubs and hedges that are identified for retention
are protected as they are considered essential to enhance the character of the
development and for their ecological value.

Condition 3
Management of Soils

The development shall only be carried out in accordance with all the Soil
Management Strategy specified within the Soil Resource Plan (October 2024)
produced by Tim O'Hare Associates. A competent professional shall be appointed to
oversee and supervise all stages of the soil management plan, producing a short
written report following each supervisory visit to the site, a copy of which shall be
provided to the Local Planning Authority.

Prior to the first beneficial use of the roads hereby approved, a verification report,
produced by a competent person, that demonstrates the effectiveness of the soil
management measures must be produced, and submitted to and approved in writing
by the Local Planning Authority.

Reason: To ensure that soils on site are managed appropriately and to ensure that a
suitable soil profile is produced to help enable healthy root growth and successful
plant establishment.

Condition 4
Management Arrangements for Ornamental Planting in the Highway

Prior to development above ground level, details of the management arrangements
for the ornamental shrub planting between the footway and the carriageway, shown
on Spine Road Area 1 Soft Landscaping (Drawing No. 8732-0001 Rev C) at the
entrance to the site, shall be submitted to and approved in writing by the Local
Planning Authority. Development shall be implemented in accordance with the
approved details and shall be permanently retained as such.

Reason: To ensure that appropriate management arrangements are in place for the
on-going management and maintenance of the ornamental shrub planting.
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Positive and Proactive Statement

The Local Planning Authority has acted positively and proactively in determining this
application by identifying matters of concern within the application (as originally
submitted) and negotiating, with the Applicant, acceptable amendments to the
proposal to address those concerns. As a result, the Local Planning Authority has
been able to grant planning permission, in accordance with the presumption in favour
of sustainable development, as set out in the National Planning Policy Framework.
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APPENDIX 2:

POLICY CONSIDERATIONS

National Planning Guidance

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

Braintree District Local Plan 2013 - 2033

SP1
SP2

SP3
SP4
SP5
SP6
SP7
LPP1
LPP2
LPP18
LPP42
LPP47
LPP48
LPP52
LPP59
LPP63
LPP64
LPP65
LPP66
LPP67
LPP70

LPP74
LPP75
LPP76
LPP77

Presumption in Favour of Sustainable Development
Recreational disturbance Avoidance and Mitigation Strategy
(RAMS)

Spatial Strategy for North Essex

Meeting Housing Needs

Employment

Infrastructure & Connectivity

Place Shaping Principles

Development Boundaries

Location of Employment Land

Strategic Growth Location - Land East of Broad Road, Braintree
Sustainable Transport

Built and Historic Environment

An Inclusive Environment

Layout and Design of Development

Archaeological Evaluation, Excavation and Recording
Natural Environment and Green Infrastructure

Protected Sites

Tree Protection

Protection, Enhancement, Management and Monitoring of Biodiversity
Landscape Character and Features

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

Flooding Risk and Surface Water Drainage

Surface Water Management Plan

Sustainable Urban Drainage Systems

External Lighting
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APPENDIX 3:

SITE HISTORY

Application No:

Description:

Decision:

Date:

18/01318/OUT

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
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. This
application has been
submitted with an
Environmental Impact
Assessment.

Granted with
S106
Agreement

31.03.21

21/02766/DAC

Application for approval of
details as reserved by
conditions 3 of approved
application 18/01318/OUT

Granted

15.12.21

22/03054/DAC

Application for approval of
details reserved by
condition 3 of approval
18/01318/OUT

Granted

28.02.23

22/03102/S106A

Application made under
Section 106a of the Town
and Country Planning Act
1990 (as amended) and
the Town and Country
Planning (Modification and
Discharge of Planning

Withdrawn

12.09.23
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Obligations) Regulations
1992 (as amended) -
Application to discharge
details required under
Schedule 1 Cl.2.1 of S106
Legal Agreement relating
to 18/01318/OUT.

23/00692/REM

Application for the
approval of reserved
matters for phase 1a
(infrastructure) (matters
relating to layout, scale,
appearance and
landscaping) for the
installation of a section of
the spine road linking into
the approved access
works connecting to the
A131 and associated
works pursuant to outline
planning permission
18/01318/0OUT granted
31.03.2021 for: 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-
AS 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. This
application has been
submitted with an

Withdrawn

24.01.24
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Environmental Impact
Assessment.

24/02309/NMA

Non-Material Amendment
to permission
18/01318/OUT granted
31/03/21 for: 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
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. This
application has been
submitted with an
Environmental Impact
Assessment.

Amendment would allow: -
Removal of condition 40
(bat licence) following fire
damage and associated
demolition

Pending
Consideration
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Evidence of Braintree District Council in relation to Five Year
Housing Land Supply

Appendix 2E: Land Rear of Gilda Terrace
Braintree Reserved Matters Planning
Committee Report and Minutes



Minutes

Planning Committee

7th May 2024

Present

Councillors Present Councillors Present
J Abbott Apologies A Hooks Apologies
J Beavis Yes A Munday Yes

K Bowers Yes | Parker (Chairman) Apologies
L Bowers-Flint Yes F Ricci Yes

T Diamond Yes P Schwier Yes

M Fincken Yes G Spray Yes

D Holland (vice-Chairman in the Chair) | Yes

Substitute

Councillor G Prime attended the meeting as a substitute for Councillor | Parker.

1 DECLARATIONS OF INTEREST

INFORMATION: There were no interests declared.

2 MINUTES

DECISION: It was reported that the Minutes of the meeting of the Planning

Committee held on 16th April 2024 were not available for approval.

3 QUESTION TIME

INFORMATION: One statement was made about the following application. The
statement was made immediately prior to the Committee’s consideration of the

application.

Application No. 22/03402/REM — Land rear of Gilda Terrace, Rayne Road, Braintree

Principally, these Minutes record decisions taken only and, where appropriate, the

reasons for the decisions.

1
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4 PLANNING APPLICATIONS APPROVED

DECISION: That the undermentioned planning applications be approved under the
Town and Country Planning Act 1990, including Listed Building Consent where
appropriate, subject to the conditions and reasons contained in the Planning
Development Manager’s report, as amended below. Details of these planning
applications are contained in the Register of Planning Applications.

Plan No. Location Applicant(s) Proposed Development
*24/00284/FUL Witham SCL Property LLP | Change of use of
(APPROVED) commercial unit (Use Class

E (g) (iii) and associated
Class B8 and Class E (g)) to
Flexible Use Classes E (g)
(iii) and associated Class B8
and Class E (g), B2 and B8,
Appledale, 1 Eastways.

The Committee approved this application, subject to the addition of a Condition as
follows:-

Additional Condition

5. The rating level (LAr) for normal operational noise determined in accordance
with BS 4142:2014+a1:2019, as amended, shall not exceed the background
noise level (LA90, 15mins) at any time.

Any noise from fixed external plant and equipment shall not be greater than 10
dB below the background noise level measured at the boundary of the nearest
noise sensitive property including for any tonal or intermittency penalties in
accordance with BS 4142:2024+A1:2019 as amended.

Plan No. Location Applicant(s) Proposed Development

*24/00423/HH Braintree Mr and Mrs Scott | Single storey front extension

(APPROVED) and reduction in size of
ground floor front window,
32 Dorewards Avenue.

2
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5

SECTION 106 AGREEMENT

Plan No. Location Applicant(s) Proposed Development
*22/03402/REM | Braintree Crest Nicholson Application for the approval
(APPROVED) (Eastern) of reserved matters (in

respect of layout, scale,
appearance and
landscaping) for the erection
of 120 dwellings, including
works to ground levels,
pursuant to outline planning
permission 18/01065/0UT
granted 27/7/21 for
residential development
(C3) for up to 120 dwellings
with all matters reserved
except access and the
demolition of nos. 27 and 29
Gilda Terrace, land rear of
Gilda Terrace, Rayne Road.

DECISION:

(1)

(2)

That, subject to the applicant entering into a suitable legal agreement
pursuant to Section 106 of the Town and County Planning Act 1990 (as
amended) to cover the following Heads of Term:

- To secure the long-term management of the landscape buffer area required
by Condition No.5.

- To secure an indemnity for refuse vehicles on private roads should any
damage occur.

That, subject to the submission and determination of a Section 73 application
to vary the approved Parameter Plans attached to outline consent
18/01065/0OUT and the submission and determination of an application for a
sub-station

the Planning Development Manager, or an authorised Officer, be authorised to
grant planning permission for the reserved matters in accordance with the
approved plans and documents and the conditions and reasons set out in the
Agenda report, as amended below. Alternatively, in the event that a suitable
planning obligation is not agreed within three calendar months of the Planning
Committee’s decision, the Planning Development Manager be authorised to

3
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refuse planning permission. Details of this planning application are contained
in the Register of Planning Applications.

The Committee approved this application, subject to an additional Condition and to
the Approved Plans being updated, as follows:-

Additional Condition

8.  Prior to any above groundwork, an external lighting design scheme shall be
submitted to and approved in writing by the Local Planning Authority. The
scheme shall identify those features on site that are particularly sensitive for
bats and that are likely to cause disturbance along important routes used for
foraging; and show how and where external lighting will be installed (through the
provision of appropriate lighting contour plans, Isolux drawings and technical
specifications) so that it can be clearly demonstrated that areas to be lit will not
disturb or prevent bats using their territory whilst also providing an appropriate
level of lighting for safety and the amenity of residents.

Prior to occupation, all external lighting shall be installed in accordance with the
specifications and locations set out in the scheme and thereafter maintained in
accordance with the scheme.

Amended Approved Plans

Management Company Plan - CN082-PL-105 E
Biodiversity Compensation and Enhancement Strategy - CREST24002_BCES Rev A

6 PLANNING APPLICATION REFUSED

DECISION: That the undermentioned planning application be refused for the
reasons contained in the Planning Development Manager’s report. Details of this
planning application are contained in the Register of Planning Applications.

Plan No. Location Applicant(s) Proposed Development

*22/03366/0OUT | Greenstead Mr R Catchpole Outline application for the
(REFUSED) Green erection of 34 dwellings
(including 24 market units
and 10 social affordable
units) with permission sought
for access and drainage,
Halstead Hall, Braintree
Road.

Members of the Planning Committee were advised that an appeal had been lodged
with the Planning Inspectorate against the non-determination of this application and

4
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that the Local Planning Authority could not determine it.

The Planning Committee agreed that if it had been able to determine the application it
would have been refused for the Reasons contained in the Planning Development
Manager’s report. The Reasons for Refusal are as follows:-

Reasons for Refusal

1. The proposed development is located outside of any defined settlement
boundary. In such locations, only proposals that are compatible with and
appropriate to the rural areas will be permitted. The proposal is not one of those
forms of development and therefore would represent an encroachment into the
countryside and an unacceptable form of urbanisation, accentuated by the loss
of, and harm to, a number of trees on the site, to the detriment of the character
and appearance of the area. On this basis, the proposal is contrary to the
National Planning Policy Framework and Policies SP1, SP3, SP7, LPP1, LPP42
and LPP52 of the Adopted Braintree District Local Plan (2013-2033).

2. The applicant has not demonstrated that they could satisfactorily accommodate
34 dwellings on the application site. The proposed layout would result in an
unacceptable level of amenity for future occupiers, both in terms outlook, garden
layout and noise from the A131. The proposed development would therefore
give rise to inadequate living conditions and would conflict with Policy LPP52 of
the Adopted Braintree District Local Plan (2013-2033) and the National Planning
Policy Framework.

3. The proposal fails to provide sufficient information regarding ecological features
within the site, contrary to Policies LPP23 and LPP64 of the Adopted Braintree
District Local Plan (2013-2033) and the National Planning Policy Framework.

4. Adopted policies and Supplementary Planning Documents applicable to the
proposed development would trigger the requirement for:

- On-site Affordable Housing;

- A financial contribution towards outdoor sport, equipped play and allotments;

- Provision of on-site informal and amenity open space, plus ongoing
maintenance;

- A financial contribution to mitigate the impacts of increased demand upon
health services;

- A financial contribution towards early years and childcare, primary education
and library improvements;

- The indemnification of damage caused by public refuse vehicles;

- A financial contribution to mitigate recreational impacts upon European wildlife
sites; and

- Monitoring fees for each planning obligation.

These requirements would need to be secured through planning obligations

5
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pursuant to Section 106 of the Town and Country Planning Act 1990. At the
time of issuing this decision no legal agreement or unilateral undertaking had
been completed. In the absence of securing such planning obligations, the
proposal is contrary to Policies SP6, LPP31, LPP50 and LPP78 of the Adopted
Braintree District Local Plan (2013-2033), the Open Space Supplementary
Planning Document (2009) and Essex County Council’s Developers' Guide to
Infrastructure Contributions (2020).

Positive and Proactive Statement

The Local Planning Authority has acted positively and proactively in determining this
application by identifying the areas of conflict with adopted Policy and National
Planning Guidance and setting these out clearly in the reason(s) for refusal. However,
as is clear from the reason(s) for refusal, the issues are so fundamental to the proposal
that it would not be possible to negotiate a satisfactory way forward in this particular
case.

PLEASE NOTE: The full list of standard conditions and reasons can be viewed at the office
of the Planning Development Manager, Council Offices, Causeway House, Bocking End,
Braintree, Essex CM7 9HB.

(Where applications are marked with an * this denotes that representations were received
and considered by the Committee).

The meeting closed at 8.40pm.

Councillor D Holland
(Vice-Chairman in the Chair)
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Braintree
District Council

PLANNING COMMITTEE
AGENDA

Tuesday, 7th May 2024 at 7.15pm

Councll Chamber, Braintree District Councll, Causeway House,

Bocking End, Braintree, CM7 9HB
THIS MEETING IS OPEN TO THE PUBLIC

Members of the public will be able to view and listen to this meeting via YouTube.

To access the meeting please use the link below:
http:/Awww.braintree.gov.uk/voutube

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

Councillor J Abbott Councillor A Hooks

Councillor J Beavis Councillor A Munday
Councillor K Bowers Councillor | Parker (Chairman)
Councillor L Bowers-Flint Councillor F Ricci

Councillor T Diamond Councilior P Schwier
Councillor M Fincken Councillor G Spray

Councillor D Holland (Vice-Chairman)

Substitutes:

Apologies:

Councillor M Green, Councillor J Hayes, Councillor P Heath,

Councillor L Jefferis, Councillor J Pell, Councilior G Prime,

Councillor S Rajeev, Councillor M Staines, Councillor W Taylor, Councilior
M Thorogood, Councillor P Thorogood, Councillor J Wrench, Councillor B
Wright.

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 govermance@braintree.gov.uk by 3pm on the day of the

meeting.

Any Member who is unable to attend a meeting is able to appoint a
Substitute. Written notice must be given to the Governance and Members
Team no later than 24 hours before the start of the meeting.

D GASCOYNE
Chief Executive
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INFORMATION FOR MEMBERS - DECLARATIONS OF MEMBERS' INTERESTS

Declarations of Disclosable Pecunlary Interests (DPI), Other Pecuniary Interests
{OPI), or Non-Pecuniary Interests (NPI)

Any Member with a DPI, OPI| or NPl 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

The Agenda allows for a period of up to 30 minutes for Public Question Time. Members of
the public may ask questions or make a statement to the Committee on matters listed on
the Agenda for this meeting.

All questions or statements should be concise and should be able to be heard within the 3
minutes allotted to each speaker.

Anyone wishing to ask a question or make a statement is requested to register their
interest by completing the Public Question Time registration online form by midday on
the second working day before the day of the meeting.

For example, if the meeting is on a Tuesday, the registration deadline is midday on Friday,
(where there is a Bank Holiday Monday you will need to register by midday on the
previous Thursday). The Council reserves the right to decline any requests to register to
speak if they are received after this time.

When registering for Public Question Time please indicate whether you wish to attend the
meeting 'in person’, or to participate remotely. People who choose to join the meeting
remotely will be provided with the relevant link and joining instructions for the meeting.

Please note that completion of the on-line form does not guarantee you a place to speak
during Public Question Time. You will receive email notification from the Governance
Service confirming whether your request is successful.

Confired registered speakers will be invited to speak immediately prior to the relevant
application/item. All registered speakers will have three minutes each to ask their question
or to make a statement. The order in which registered speakers will be invited to speak is:
members of the public, Parish Councillors/County Councillors/District
Councillors/Applicant/Agent.

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

In the event that a registered speaker is unable to connect to the meeting, or if there are
any technical issues, their question/statement may be read by a Council Officer.

Further information on Public Question Time is available on the Council's website.
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Braintree
‘Distriet Council
Agenda ltem: 5b

"Report to: Planning Committee
' Planning Committee Date: 7th May 2024

"For: Decision
' Key Decislon: No Decision Planner Ref No: N/A
' Application No: 22/03402/REM -l
' Description: Application for the approval of reserved matters (in respect
of layout, scale, appearance and landscaping) for the
| erection of 120 dwellings, including works to ground levels,
pursuant to outline planning permission 18/01065/0UT
granted 27/7/21 for residential development (C3) for up to
120 dwellings with all matters reserved except access and
the demolition of nos. 27 and 29 Gilda Terrace.
Location: Land Rear of Gilda Terrace Rayne Road Braintree
' Applicant: Crest Nicholson (Eastern), Academy Place, 1 - 9 Brook
Street, Brentwood, CM14 5NQ
Agent: | Mr Michael Smith, JCN Design & Planning, 2 Exchange
Court, London Road, Feering, CO5 9FB

Date Valid: 15th December 2022
Recommendation: | It is RECOMMENDED that the following decision be made:

= Application GRANTED subject to the completion of a
Section 106 Agreement to cover the Heads of Terms
outlined within the Recommendation section of this
Committee Report, and subject to the Condition(s) &
Reason(s) and Informative(s) outlined within Appendix
1 of this Committee Report.

Options: The Planning Committee can:

a) Agree the Recommendation

b) Vary the Recommendation

¢) Overturn the Recommendation

d) Defer consideration of the Application for a specified
reason(s)

" Appendices: Appendix 1: | Approved Plan(s) & Document(s)
' . Condition(s) & Reason(s) and Informative(s)
' Appendix 2: | Policy Considerations

Appendix 3: | Site History

Case Officer: Mathew Wilde
For more information about this Application please contact
the above Officer on; 01376 551414 Extension: 2512, or

by e-mail: mathew.wilde(@braintree.gov.uk ]
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Application Site Location:

22/03402/REM 7322 Grid Ref: (E) 73944
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Purpose of the Report:

The Committee Report sets out the assessment and
recommendation of the abovementioned application to
the Council's Planning Committee. The report sets out
all of the material planning considerations and the
relevant national and local planning policies.

"Financlal Implications:

The application was subject to the statutory
application fee paid by the Applicant for the
determination of the application.

As outlined above, it is recommended that the
decision is subject to a Section 106 Agreement which
seeks to mitigate the impact(s) arising from the
proposed development. Any financial implications
arising out of a Section 106 Agreement will be set out
in more detail within the body of this Committee
Report.

Financial implications may arise should the decision
be subject to a planning appeal or challenged via the
High Court.

Legal Implications:

Any legal implications arising out of a Section 106
Agreement will be set out in more detail within the
body of this Committee Report.

If Members are minded to overturn the
recommendation, the Planning Committee must give
reasons for the decision.

Following the decision of the Planning Committee, a
formal decision notice will be issued which will either
set out the relevant Conditions & Reasons and any
Informatives, or the Reasons for Refusal if applicable.

All relevant policies are set out within the report, within
Appendix 2.

Other Implications:

The application has been subject to public
consultation and consultation with relevant statutory
and non-statutory consultees. All responses received
in response to this consultation are set out within the
body of this Commitiee Report.

Equality and Diversity
Implications:

Section 149 of the Equality Act 2010 creates the
public sector equality duty which requires that when
the Council makes decisions it must have regard to
the need to:
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['a) Eliminate unlawful discrimination, harassment and
victimisation and other behaviour prohibited by the
Act;

b) Advance equality of opportunity between people
who share a protected characteristic and those
who do not;

c) Foster good relations between people who share a
protected characteristic and those who do not
including tackling prejudice and promoting
understanding.

The protected characteristics are age, disability,
gender reassignment, pregnancy and matemity, race,
religion or belief, gender and sexual orientation. The
Act states that 'marriage and civil partnership’ is not a
relevant protected characteristic for (b) or (c) although
it is relevant for (a).

The consideration of this application has not raised
any equality issues.

| Background Papers: The following background papers are relevant to this
application include:

» Planning Application submission:
» Application Form
= All Plans and Supporting Documentation
= All Consultation Responses and
Representations

The application submission can be viewed online via
the Council's Public Access website:
www.braintree.aov.uk/pa by entering the Application
Number: 22/03402/REM.

= Policy Documents:
» National Planning Policy Framework
(NPPF)
« Braintree District Local Plan 2013 - 2033
= Neighbourhood Plan (if applicable)
= Supplementary Planning Documents
(SPD’s) (if applicable)

The National Planning Policy Framework can be
viewed on the GOV.UK website: www.qov.uk/. The
other abovementioned policy documents can be
viewed on the Council's website:

| www.braintree.gov.uk.
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1.1

1.2

1.3

1.4

1.5

1.6

1.7

EXECUTIVE SUMMARY

The proposal is for a Reserved Matters application relating to the land rear
of Gilda Terrace, positioned to the west of the town of Braintree and to the
east of the village of Rayne. The original outline application (Application
Reference 18/01065/0UT) was allowed on appeal on 27™ July 2021 for up-
to 120 dwellings, with the demolition of No.27 and 29 Gilda Terrace to
facilitate a larger access from Gilda Terrace to serve the development. This
Reserved Matters application proposes 84 market dwellings and 36
affordable dwellings (totalling 120 units).

The proposal includes works to ground levels which are necessary owing to
the site topography, which includes a substantial slope with the steepest
section reaching a gradient of 1 in 10. This level change exceeds maximum
road gradients, which means that regrading of the site is required in order
to comply with maximum permitted road gradients.

The Applicant explored a number of different options to regrade the site.
The scheme put forward for Members consideration proposes to balance
the ‘cut’ (soil removal) and ‘fill’ (soil infill) at the site so that no soil needs to
be exported off-site. However, this option would require ground raising of
around 1m on land behind existing dwellings No.71 to No.31 Gilda Terrace,
in order to provide the highest point of the site by the Flitch Way on the
southern boundary, with a satisfactory road gradient.

In order to compensate for this ground raising, the layout of the site was
amended during the application process in order to provide a larger buffer
between the proposed dwellings (Plots 4-14) and those affected dwellings
on Gilda Terrace No.71 to No.31, including a 5m landscape strip. These
changes would reduce any detrimental impacts on the amenity of
neighbouring properties to a level considered acceptable in planning terms.

The remaining site has also been designed around the challenging
topography; a central spine road and numerous secondary streets which
are orientated north — south allow the development to address the nature of
the slope (with ground works as above), while east — west level changes
are predominantly accommodated in the gardens of the proposed plots with
retaining walls and structures. The proposed gardens would still however
provide suitable amenity for future occupiers and additional measures such
as trellis have been included on those more significant relationships to
reduce overlooking at eye level.

The development is able to adhere to garden space standards, parking
standards and Nationally Described Space Standards, as well as delivering
tree lined streets in varying ways depending on the street hierarchy.

The development also proposes solar panels on each dwelling as well as

biodiversity enhancements which would assist in securing over 10%
Biodiversity Net Gain at the site.
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1.8 Overall, Officers consider that the development would achieve good design
and layout despite the challenging topography of the site. It is therefore
recommended that the Reserved Matters are approved.
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2.1

5.2

53

54

INTRODUCTION / REASON FOR APPLICATION BEING CONSIDERED
AT COMMITTEE

This application is being reported to Planning Committee in accordance
with Part A of the Council's Scheme of Delegation as the application is
categorised as a Major planning application.

POLICY CONSIDERATIONS

» See Appendix 2
SITE HISTORY

=  See Appendix 3.
DESCRIPTION OF THE SITE AND SITE CONTEXT

The site comprises approximately 4.95ha of land which is located to the
west of the town of Braintree and to the east of the village of Rayne. The
site is currently undeveloped grassland, although it is understood to have
been formerly in agricultural use. Vehicular access to the land is taken
through a field gate at the end of an access road that runs south from
Rayne Road and passes between the houses on Gilda Terrace.

Immediately to the north of the application site, running east and west of
the access road, is an access lane that runs along the rear of the properties
on Gilda Terrace. Along the eastemn boundary there are the rear gardens of
the residential dwellings on Sun Lido Gardens and Springfields. To the
south of the application site lies the Flitch Way. The southem boundary of
the application site stops short of the Flitch Way, with the plans showing a
corridor approximately 20m wide, running parallel to the Flitch Way.

To the west of the application site the field continues, with no existing or
natural boundary marking the edge of the proposed development site. The
red line extends a crooked finger of land to the south east and this is
included within the application site only because the Surface Water
Drainage Strategy envisages a pipe being laid across the field which will
discharge into the River Brain.

There is a substantial slope across the application site, dropping eleven
metres in height over a distance of 280m from the southwest comer (by the
Flitch Way) to the northeast corner (near Gilda Terrace). This equates to an
average gradient of 3.8% (1 in 26) but does include a much steeper section
across the middle that reaches a maximum of 10% (1 in 10). This means
that for every 10 metres of forward travel, the level change is 1m in the
steepest section.

Page 52 of 119



6.2

6.3

6.4

6.5

6.6

PROPOSAL

This application seeks Reserved Matters approval for Scale, Layout,
Landscaping and Appearance for the erection of 120 dwellings, associated
roads and parking, landscaping, drainage infrastructure and public open
space. Of the 120 dwellings, 36 dwellings (30%) are proposed to be
affordable and 84 dwellings are proposed to be for the open market.

This Reserved Matters application follows on from Outline planning
application (Application Reference 18/01065/0UT) which was allowed on
appeal for.

Outline planning permission for residential development (C3) for up to 120
dwellings with all matters reserved except access and the demolition of
nos. 27 and 29 Gilda Terrace.

The Outline planning approval included details of site access, which is to be
taken through the gap between dwellings on Gilda Terrace, with the
demolition of No.27 and No.29 Gilda Terrace to facilitate a larger access
route. The outline application also included an approved Parameter Plan,
which sought to secure the land use/distribution at the site, as well as
restricting storey heights for certain sections.

The Reserved Matters application, as revised during the lifetime of the
application, is in broad accordance with the approved Parameter Plan;
containing the residential development to the approved areas, with open
space and SuDS basins in the areas to the south and along the western
edge, although there are some minor discrepancies which need to be
regularised — this is addressed in Section 11.12 of this report. The
development predominantly seeks to provide a-back-to-back relationship
with existing development on Gilda Terrace and Springfields, while the
remaining proposed dwellings are in a grid format, providing new back-to-
back relationships and enabling frontage onto open space / green areas
and internal streets. 2 storey dwellings are limited to the central spine
road only. The development seeks to achieve tree lined streets as well as
parking and garden spaces in accordance with the Essex Design Guide /
Essex Parking Standards.

The Qutline planning approval also required details of finished floor levels
to be submitted with the Reserved Matters application. Owing to the
significant level changes at the site, the development would require works
to the ground levels in order to provide appropriate road gradients and
suitable access points. This regrading comes in the form of ‘cut’ (removal of
soll) and fill’ (insertion of additional soil) at different quantities across the
site.

The implications of the levels and required regrading are discussed in detalil
within the report. By way of summary, a neutral cut and fill is sought,
meaning that no spoil is required to be removed off site. However, to
achieve neutral cut and fill and still ensure that the site gradients work,

Page 53 of 119



6.7

7.1
7.141
7.2
7.21

7.3
7.31

7.4
7.4.1
7.5
7.5.1
7.6

7.6.1

7.7
7.7.1

7.7.2

ground raising of an average of 1m would be required on the part of the site
which are behind No.71 to No.31 Gilda Terrace. This means that as
proposed, Plots 4-14 would be on average 1m higher than the existing
ground level. The most significant ‘cut’ would be for the SuDS attenuation
basin on the Southeast corner of the development. In order to compensate
for these ground level changes, the Applicant has amended the layout with
the intent of reducing the impacts on existing residents on Gilda Terrace as
far as possible. These changes are discussed in detail in the report.

The site also includes a culvert which would connect the surface water from
the attenuation basin and discharge it into a lower point in the River Brain.

SUMMARY OF CONSULTATION RESPONSES

Active Travel Enaland

No comment.

Essex Fire and Rescue

Excessive distance to nearest existing fire hydrant — its considered
necessary that additional fire hydrants are installed within the curtilage of
the site. Access for fire purposes seems sufficient. Recommended
instillation of sprinkler systems

Essex Police

Waelcome the opportunity to assist the developer to achieve a Secure by
Design homes award.

National Highways
No objection.

Natural Enaland

No comments.

ECC Archaeological Officer

No further recommendations as conditions for archaeological evaluation
form part of outline application.

ECC Highways

Initially provided comments suggesting that some elements of the layout
required updating, should adoptable roads be sought.

The developer confirmed that only the central spine road was to be
adopted. ECC Highways required that the spine road had a size 3 turning
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7.8
7.8.1

7.9
7.9.1

7.9.2

7.10
7.10.1

7.11
71141

7.12
7.12.1

head at the end. This change was subsequently made after the re-
consultation period — formal confirmation is now sought from ECC
highways that the tuming head inserted is now acceptable. An update will
be provided to Members in due course.

ECC Historic Buildings Consultant

No objection — suggested that more scattered planting along the edge of
the development would be better as a denser planting could be more at
odds with the formerly agricultural landscape.

ECC SubDS

Initially objected to the application on a number of technical points.
Following an updated Drainage Strategy Report, Essex SuDS withdrew
their objection.

Following revisions to the scheme, ECC SuDS required further information
to be provided to ensure that the drainage strategy was still suitable. At the
time of writing, this additional information had been sent to the SuDS
Officer and a response Is awaited. An update will be provided to Members
in due course.

BDC Ecology

No objection overall, with following summarised comments:

- A minimum 10% BNG will be achieved at the site (a net increase of
29.83 % of Habitat units and 162.86% of Hedgerow units)

- The Biodiversity Compensation and Enhancement Strategy (ACD
Environmental Ltd, December 2022 is acceptable

- Support soft landscaping proposed — both on-site and off-site (buffer
planting

- Lighting — further evidence that this has been informed by an ecologist
(Officer comment - this is to be provided and will form part of a Member
update in due course)

BDC Environmental Health

No objection subject to conditions — CMS and Piling — Although these
conditions have previously been included on the outiine application
(Condition 5) so are not proposed to be included again.

BDC Housing Research and Development

Fully supportive of the proposed affordable unit mix proposed at the site.
No objections.
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7.13

7.13.1

8.1

8.1.1

8.1.2

8.1

BDC Waste Services

Set out standards which need to be adhered to regarding bin drag
distances, bin storage for fiats and manoeuvring more generally.

PARISH / TOWN COUNCIL

Ravne Parish Council

Initially offered a neutral position on the development but had the following
comments:

Enhanced landscape buffer to Flitch Way and to east.
Max of two storeys in middle of development due to hill.
Road layout needs improvement.

Concerned about future development to east.

No further comments were received following the re-consultation period.

REPRESENTATIONS

Initially, two general comments and 16 objections were received setting out
the following summarised concemns:

Concemns about quantum of units — 120 too many for the site.
Concerns about future development on the adjacent parcel due to
road configurations leading west.

Concerns about highway safety from the increased use of the
junction and additional traffic more generally.

Concemns about lack of sustainable transport options for future
residents.

Concerns about insufficient visitor parking.

Concerns about the existing access to the rear of properties on Gilda
terrace — residents have right of access.

Concerns about the screening to the west to protect Oak Meadow
nature reserve from building work.

Concerns about the buffer between the development and the Flitch
Way — too small as proposed.

Concerns about the effect on the Flitch Way Country Park and
footpath — play park and pump station should be moved away.
Concerns about tree health behind No.73 Springfields.

Concerns about impact on wildlife on the site and on the Flitch Way.
Concerns about overlooking from the new development on existing
properties — large buffer requested.

Concerns about loss of light and sunlight from new properties at the
top of the hill of the site.

Concerns about overbearing impact on No.71 Springfield from Plot
99.

Impacts during construction including noise and air pollution.
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9.2

10.
10.1
10.1.1

10.1.2

10.1.3

10.1.4

- Concerns about increase in demand for local services (GP, schools
etc).

- Concerns about surface water drainage.

- Concerns about increased sewage and local capacity for flows.

Following the submission of revised plans and a subsequent 21 day re-
consultation, two further objection comments were received setting out the
following summarised concems:

- Scheme still provides potential access to site at rear which has
previously been rejected — an agreement should be secured that no
further development would take place in this area.

- A mini roundabout should be incorporated by the site access to
ensure safety.

- Stronger buffer required along southern boundary.

- 5m buffer of trees does not alleviate the proximity of properties to
Gilda Terrace.

- Archaeology needs to be considered appropriately.

PRINCIPLE OF DEVELOPMENT

Overview

The principle of the residential development of the site has been
established under the outline planning permission (Application Reference
18/01065/0UT) which was granted on 27" July 2021. This included the
detailed site access.

The report will focus on the reserved matters which are the subject of this
application, as per Condition 1 of the outline permission:

- Scale - of the buildings, including finished ground floor levels above
ordnance datum;

- Appearance - of the buildings;

- Layout - of the buildings, including footways, open space, car and
cycle parking, roads, refuse/recycling bin storage areas and collection
points; and

- Landscapling - of the site.

The report will aiso focus on Conditions attached to the outline planning
permission which directly relate to the submission of reserved matters,
including details of lighting (Condition 12) and biodiversity enhancement
(Condition 11).

Overall, for the avoidance of doubt, the report will not unduly focus on
matters which have already been agreed by virtue of the grant of outline
planning permission, such as the suitability of the site for residential
development, accessibility, noise and air quality and the sites access point
onto Rayne Road. Moreover, some technical matters, such as
contamination and archaeoclogy are covered by conditions attached to the
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1.
1.1
11.1.1

11.1.2

11.1.3

11.1.4

11.1.5

outline consent and will therefore not be addressed in detail within this
report.

SITE ASSESSMENT

Policy

In terms of overarching policies and policy context, it is considered that the
following are relevant to the Reserved Matters application.

Paragraph 131 of the NPPF states that the creation of high quality,
beautiful and sustainable buildings and places is fundamental to what the
planning and development process should achieve. Good design is a key
aspect of sustainable development, creates better places in which to live
and work and helps make development acceptable to communities.

Paragraph 135 of the NPPF states, amongst other things, that
developments should ensure that they: function well and add to the overall
quality of the area for its lifetime; are visually attractive as a result of good
architecture layout and appropriate and effective landscaping and are
sympathetic to local character and history including the surrounding built
environment and landscape setting. It also states that they should establish
a strong sense of place; optimise the potential of the site to accommodate
and sustain an appropriate amount and mix of development; and create
places that are safe, inclusive and accessible and which promote health
and well-being, with a high standard of amenity for existing and future
users.

Paragraph 136 of the NPPF states that trees make an important
contribution to the character and quality of urban environments, and can
also help mitigate and adapt to climate change. Planning policies and
decisions should ensure that new streets are tree-lined (unless in
specific/compelling cases), that opportunities are taken to incorporate trees
elsewhere in developments {such as parks and community orchards), that
appropriate measures are in place to secure the long-term maintenance of
newly-planted trees and that existing trees are retained wherever possible.
It further states that Applicants and Local Planning Authorities should work
with highways officers and tree officers to ensure that the right trees are
planted in the right places, and solutions are found that are compatible with
highways standards and the needs of different users.

Paragraph 137 of the NPPF states inter alia that design quality should be
considered throughout the evolution and assessment of individual
proposals. Early discussion between applicants, the Local Planning
Authority and local community about the design and style of emerging
schemes is important for clarifying expectations and reconciling local and
commercial interests. Applicants should work closely with those affected by
their proposals to evolve designs that take account of the views of the
community. Applications that can demonstrate early, proactive and effective
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11.1.6

11.1.7

11.1.8

11.1.9

engagement with the community should be looked on more favourably than
those that cannot.

Paragraph 139 of the NPPF states that development which is not well
designed should be refused, especially where it fails to reflect local design
policies and government guidance on design, taking into account any local
design guidance and supplementary planning documents such as design
guides and codes. However, it sets out that, significant weight should be
given to:

a) development which reflects local design policies and government
guidance on design, taking into account any local design guidance and
supplementary planning documents such as design guides and codes;
and/or

b) outstanding or innovative designs which promote high levels of
sustainability, or help raise the standard of design more generally in an
area, so long as they fit in with the overall form and layout of their
surroundings

Paragraph 116 of the NPPF also states that deveiopments should:

a) Give priority first to pedestrian and cycle movements, both within the
scheme and with neighbouring areas; and second — so far as possible —
to facilitating access to high quality public transport, with layouts that
maximise the catchment area for bus or other public transport services,
and appropriate facilities that encourage public transport use;

b) Address the needs of people with disabilities and reduced mobility in
relation to all modes of transport;

c) Create places that are safe, secure and attractive — which minimise the
scope for conflicts between pedestrians, cyclists and vehicles, avoid
unnecessary street clutter, and respond to local character and design
standards;

d) Allow for the efficient delivery of goods, and access by service and
emergency vehicles; and

e) Be designed to enable charging of plug-in and other ultra-low emission
vehicles in safe, accessible and convenient locations.

Policy LPP48 of the Adopted Local Plan states that the development
should: achieve a high standard of accessible and inclusive design; can be
used safely, easily and with dignity by all and convenient and welcoming
with no disabling barriers, so everyone can use them independently.

Policy LPP52 of the Adopted Local Plan states that the Council will seek a
high standard of layout and design in all developments in the District and
encourage innovative design where appropriate. Planning permission will
be granted where the relevant following criteria are met (summarised):
development should reflect local distinctiveness, secure high architectural
quality, high quality public spaces, energy efficiency, refuse and waste
storage arrangements, provide a safe and secure environment, high quality
landscape proposals, minimising lighting, well connected pedestrian and
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11.1.10

11.2

11.21

11.2.2

11.2.3

11.2.4

cycle links, high standard of accommodation / amenity for future occupiers,
and meeting outdoor amenity space in the Essex Design Guide.

The Council has adopted the Essex Design Guide (2005) as a
Supplementary Planning Document. This indicates that dwellings with two
bedrooms should be provided with a private rear garden of 50sq.m or more,
and three bedroom dwellings should be provided with 100sq.m or more.

Scale & Levels

Background

It Is first important to focus on scale, as the site has significant
topographical challenges. This is due to a substantial slope across the
application site from south west (by the Flitch Way) to north east (near
Gilda Terrace/Sun Lido Gardens); the topographical survey shows the land
drops from the highest spot height of 63.46 metres Above Ordnance Datum
(AOD) to 52,47 metres AOD just behind the garage shared between No.83
and No.85 Springfields. As such, the site drops eleven metres in height
over a distance of 290m. This equates to an average gradient of 3.8% (1 in
26) but does include a much steeper section across the middle that
reaches a maximum of 10% (1 in 10). This means that for every 10 metres
of forward travel, the level change is 1m in the steepest section.

While the central and western parts of the site are significantly challenged
by the topography, the topography on the northeast and eastern edge the
site, behind No.1-25 Gilda Terrace and adjacent to Sun Lido
Gardens/Springfields residential development, is much lower adjacent to
the boundary, more akin to the existing levels on the adjacent development,
As such levels and gradients in this particular area are not of issue
comparatively to the central and western part of the site.

Overall however, the topography (levels) in this case has a big impact on
how the site can be developed from a scale, layout, appearance, and
landscaping perspective, especially for the central and western parts of the
site. Achieving an understanding of the levels, and the required soll
regrading, will therefore assist in understanding the proposed layout and
landscaping at the site.

Conslideration of Maximum Road Gradients

In terms of planning policy, there is no detailed guidance on how a sloping
site should be developed and similarly it does not set any maximum
gradient standards. That said, Paragraph 135 of the NPPF states inter alia
that development should function well (part a) and should be safe, inclusive
and accessible (part f). Similarly, Policy LPP48 of the Adopted Local Plan
states that development should be “Achieving a high standard of accessible
and inclusive design, able to be used safely, easily and with dignity by all
and Convenient and welcoming with no disabling barriers, so everyone can
use them independently.” These policy requirements, in part, stem from the
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11.2.5

11.2.6

11.2.7

11.2.8

Equality Act 2010, which presents both the Council and the Applicant with a
statutory duty to promote the interests of access for people with disabilities.
The Equality Act 2010 has three requirements that combine to require that
gradients are kept to a minimum. The requirements can be summarised as:
ensuring that excessively steep slopes are not considered (first
requirement), that the gradients of any slopes are as shallow as reasonably
possible (second requirement) and that aids (e.g. level access to
properties) are provided to help with traversing the sloping site (third
requirement).

Outside of planning policy, there is national guidance on the design of
roads and streets contained within the Design Manual for Roads and
Bridges (OMRB), ECC Adoptable Road Guidance and LTN-120 (for
cycling), as well as some consideration given to the space around buildings
in the Building Regulations and Essex Design Guide. The Applicant has
explored the requirements within these different elements and provided a
detailed breakdown within the submitted levels strategy dated March 2024.
The detailed findings are not repeated in this report, but a summary is
provided below.

In summary, DMRB states that longitudinal gradients on an all-purpose
single carriageway should be subject to a desirable maximum gradient of
6% (1 in 16.7) but a new carriageway should not exceed the maximum
gradient of 8% (1 in 12.5). This means that for every 12.5 metres of road,
the level change shouldn't be more than 1m. In this particular case, the
steepest part of the site, which is across the central/western part, has a
gradient of 1 in 10. Thersfore, it is evident that the site is too steep in this
section to provide roads at an acceptable gradient. These maximum
standards are similar for pedestrians and wheelchair users.

It should be noted however that the Design Manual for Roads and Bridges
(DMRB}) is not strictly applicable to this scheme, as it focuses on motorway
and all purpose trunk roads. However, within it are requirements that
provide the basis for standards that are applied to residential streets, with
CD 1089 Highway Link Design (Revision 1, March 2020) covering gradients.
As such, Officers consider it reasonable to refer to DMRB in the absence of
any other specific guidance on acceptable gradients.

Furthermore, Building Regulations Part M4(1) state that reasonable
provision should be made for people to {a) gain access to and (b) use the
dwellings and its facilities. It states that the requirement will be met when a
new dwelling makes reasonable provision for most people, including
wheelchair users approaching and entering the dwelling, although no
gradients are defined (only for ramps for wheelchair users). In addition,
Policy LPP35 of the Adopted Local Plan requires that a minimum of 10% of
the new homes for sale on the open market and all affordable housing
accessed from the ground floor be designed to meet Part M4(2) of the
Building Regulations. The requirement will be met when a new dwelling
makes reasonable provision for most people to access the dwelling,
including that it will be possible to approach and gain step-free access to
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11.2.9

11.2.10

11.2.11

11.2.12

11.2.13

11.2.14

the dwelling and any associated parking space, as well as step-free access
to any associated private outdoor space.

In summary, owing to the existing site topography there are multiple
considerations which have underpinned how the site has been developed,
including the maximum gradients of the roads, to meet the tests in the
Equality Act and Planning Policy.

The Different Options and the Applicant’s Approach

The starting point for developing the site is the access point, which in this
case is fixed by the outline consent (Application Reference 18/01065/0UT).
The existing ground level where the drives meet on the northern boundary
of the site is 53.32 metres AOD, meaning that the majority of the site is
uphill from the site entrance. As the access point is fixed as approved, the
ground level in this location is also fixed.

Owing to the challenging site topography and maximum gradients as
described above, the Applicant has confirmed that that the site cannot be
developed simply by using the existing site levels. As such, in order to
develop the site, earthworks are required, cutting away the ground to
reduce the slope In places, and filling other areas to flatten the ground to
balance the site. This ‘cut’ and ‘fill' excise is necessary to-meet the
gradients and requirements as set out above.

Having looked at potential realistic options, the Applicant concluded that the
ground either needs to be raised at the bottom part of the site, behind
No.71-31 Gilda Terrace, in order to reach the highest point of the site by the
Flitch Way on the southern boundary, with a satisfactory road gradient that
is below the 1 in 12.5m gradient set out in DMRB, or that the site is
extensively cut on the north and western side, but requiring significant spoil
to be removed from the site and taken elsewhers. A cut option would also
necessitate a large number of retaining walls/bunds to other spaces and
the public reaim, including the open space at the top of the site adjacent to
the Flitch Way.

A further option could have been raising the ground adjacent to the shared
boundaries with Sun Lido Gardens and Springfields properties, which

would have likely requirad less ground raising elsewhere. However, this
was discounted at an early stage because the ground level adjacent to
these boundaries is similar to that of the adjacent residential development,
which in this case is a lot closer than the properties on Gilda Terrace.
Therefore, to raise the ground in this area to potentially have a smaller
raise elsewhere on the development was not taken forward by the Applicant
as this would likely have given rise to unacceptable impacts on
neighbouring amenity for Sun Lido Gardens and Springfields.

Owing to the above, the Applicant initially put forward a fill option, where the

ground level at the bottom part of the site, behind No.71-31 Gilda Terrace,
would have been raised by approximately 1.5m in order to stay below the
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11.2.15

11.2.16

11.2.17

11.2.18

maximum gradients required to allow the developed site to reach the
ground level on the southern boundary of the site by the Flitch Way. The
proposed layout which accompanied this ‘fill' proposal was to have a row of
two storey houses backing onto No.71-31 Gilda Terrace, with a pair of three
houses perpendicular at the westernmost part of the site, close to the
boundary. This layout would have necessitated a retaining wall along the
rear and steps in the gardens.

The justification for raising this particular section, other than to stay below
the maximum road gradients, was that the properties on Gilda Terrace
benefit from long gardens by modem standards (around 26m in length
including outbuildings). Behind these houses is also an access track and
easement area, spanning approx. 8.6m wide, before reaching the
development site. The proposed off-set of the two storey houses wouid
have been 10-11m to the boundary with the easement. Taking these
distances collectively, the back-to-back distance between the new
development and the existing properties on Gilda Terrace would have been
approximately 44m. In terms of comparison with standards set out in the
Essex Design Guide, back-to-back distances should usually be a minimum
of 25m for two storey dwellings, with back-to-back distances of 35m
required for three storey flats.

Owing to the above, the Applicant argued that the extent of land raising
would not unduly affect the amenity of No.71-31 Gilda Terrace. However,
despite the large back-to-back distance separation, Officers did not agree
with the Applicant’s assessment. This is because the ground level of the
site is already higher than those properties on No.71-31 Gilda Terrace with
its natural topography. As such, it was Officers opinion that raising the
ground to this extent, in combination with the layout as then proposed
without sufficient mitigation, would have had unacceptable implications for
the character of the area and the perception of development, both from
existing residents and from the wider locality.

Following this, in consuitation with Officers and the local community, the
Applicant explored a cut option, whereby the existing ground level would be
reduced by an average of 1-2m across the western part of the site (where
the levels are at their steepest). This cut option would have created a better
relationship between the development and No.71-31 Gilda Terrace, as the
ground level adjacent to the boundary would have been able to remain at
its current height or be lowered. Although, even in this scenario, with the
naturally higher topography of the site, the proposed dwellings would still
have had a higher finished floor level to that of No.71-31 Gilda Terrace, but
to a much lesser extent than the ill' option previously considered.

The difficulty with this ‘cut’ option however was that it would require
approximately 30,000m3 of material to be removed at the site. The
Applicant concluded that this would lead to approximately 3,750 two-way
truck movements if each truck on average could contain 8m3 of spoil. The
cutting of the site, which has confirmed to be the minimum required to
make the site work, would not only have significant environmental impacts,
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11.2.19

11.2.20

11.2.21

but would also prolong construction works for residents owing to the speed
at which the soil could be exported from the site. The Applicant reports that
this could be 16 months Just to level the site. The cut option would also
necessitate the need for retaining walls to the land to the west and to the
open space to the south, with the development essentially being sunk into
the ground, which would lead to a poorer public realm for future occupiers,
lessening the overall quality of development. This ‘cut option therefore had
significant sustainability implications, as well as necessary compromises in
the public realm. In addition, while not explicitly mentioned by the Applicant,
the cost of regrading the site in this way would clearly have been
significant, potentially giving rise to uncertainties around matters such as
affordable housing provision if a viability assessment was to be submitted
at a later stage.

Owing to the above, despite the support for this ‘cut’ option by residents on
Gilda Terrace, the Applicant decided that this cut option was not something
that they could pursue further. The Applicant then undertook further
exploration to see how else the site may be developed without the removal
of soil in a balanced way, not requiring any spoil to be transported off-site,
while simultaneously providing a better relationship with those properties on
Gilda Terrace.

Firstly, to achieve a balanced cut and fill and ensure that the maximum
gradients and level access requirements are adhered to, the Applicant
concluded that the only realistic option was to raise the ground on the part
of the site which is behind No.71 to No.31 Gilda Terrace. This included
achieving road gradients of around 1 in 20 in the most challenging parts.
However, following further investigation and changes to the site layout,
which included moving the dwellings 5m further away from the northern
boundary, the Applicant was able to limit the amount of soll infilling here
(i.e. existing ground level raising) to an average of 1m, while also achieving
the necessary road gradients etc. Some of this infilling would still however
require the importation of soil onto the site, to ensure that the houses are
built with suitable soil quality for stability purposes following the regrading.
The Applicant expects this to amount to around 300 lorry movements
across the lifetime of the development, although this will be staged as this
option allows the Applicant to build out the lower parts of the site first and
regrade the rest of the site when required. As such, there would still be
some sustainability implications with this option, but this is unavoidable
given the sloping nature of the site, and notably requires far less lorry
movements than the ‘cut’ option described in Paragraph 11.2.17 above.

At Officers request, the Applicant produced a table containing figures,
setting out exactly how much the ground would need to be raised for each
plot which would back onto the northern boundary shared with No.71 to
No.31 Gilda Terrace. The average ground raising would be around 1m, The
Table also includes the final finished floor level height of each relevant
proposed plot. The finished floor level shows the final height of the floor of
each proposed plot, taking into account the proposed ground raising and a
damp proof course (DPC). DPC’s are usually a minimum of 0.15m high.
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The table is provided with the pack of information submitted by the
Applicant however a copy is also set out below for ease of reference:

Table 1 — Ground Level Increase

Plot Existing Ground Finished Floor Level | Increase to existing

Level (m AOD) [New Ground Level | ground level including

+ DPC] (m AOD) | DPC (m) -

4 54.33 55.46 1.13
5 54.45 | 55.78 1.33
6 | 54.71 | 55.78 1.07
7 54.82 | 55.71 0.89
8 55.07 | 56.16 1.08
9 55.32 56.46 | 1.14
10 55.72 56.91 1.19
11 56.11 57.23 1.12 -
12 56.73 57.68 0.95 Z
13 | 57.35 58.34 0.9 ;
14 | 58.03 59.10 1.07 .

11.2.22 As such, in the example of 4 above, the ground raising would be a
maximum of 0.98m, with a Plot damp proof course of 0.15m, taking the
overall increase in height to 1.13m to the proposed finished floor level.
Similarly, in the worst case scenario which is Plot 5, the ground raising
would be a maximum of 1.18m, with a damp proof course of 0.15m, taking
the overall increase in height to 1.33m to the proposed finished floor level.

11.2,23 |t is understood that the ground raising, as set out above, is the minimum
required to achieve the necessary site gradients to be in accordance with
the Equality Act and various other policies. As such, the levels presented
above, as well as contained within all of the technical drawings, are now put
forward by the Applicant for approval.

11.2.24 In terms of assessing the acceptability of these revised levels, as well as
the accompanying layout changes, this is assessed in the Layout,
Landscaping and Appearance section below.

1.3 Layout, Landscaping & Appearance

Overview

11.3.1  This section will first consider the proposed layout of the development at
the rear of No.71-31 Gilda Terrace and the implications on existing
neighbour amenity and the character of the area. The section will then
explore layout and landscaping more generally across the site, picking up
on various matters including the impact that the levels has had on the
house's appearance.
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Layout, Amendments and Implications for No.71-31 Gllda Terrace

11.3.2 From the entrance to the site, the intemal spine road passes proposed
Plots 1,2 and 3, which are perpendicular to the properties on Gilda Terrace.
The internal spine road then branches off to the west, rising steeply to
account for the natural topography, all the way to the westernmost
boundary of the site. It is along this stretch of road where Plots 4 -14 are
located:; all of which back onto the existing properties on Gilda Terrace
(No.71-31). In terms of direct back-to-back relationships from Plots 4-14,
these are limited to No. 41-69 Gilda Terrace.

11.3.3 When the application was initially submitted, it proposed a row of nine two
storey dwellings (Plots 4-12) that would have had a direct back-to-back
relationship with those properties on Gilda Terrace. On the westemmost
part of the site along the rear boundary, the initial proposed scheme had
three dwellings (Plots 13-15) which were perpendicular to Plots 4-12,
meaning they would create a side on relationship to the properties on Gilda
Terrace. This previous option is discussed more in Paragraph 11.2.14-
11.2.16 above. The parking for these plots previously comprised a
combination of tandem and frontage parking.

11.3.4  In conjunction with lowering the amount of soil fill' required to an average
of im (as per Paragraphs 11.2.20-11.2.22 above) the Applicant also
removed perpendicular Plots 13-15. The Applicant then amended the layout
by moving now Plots 4-14, 5m further away from the northem boundary
with Gilda Terrace. This means that the back-to-back distances between
the proposed development and those existing properties No.71-31 Gilda
Terrace, would now be set at an average of 49m. This 5m setback would
also enable a 5m landscape buffer strip to be incorporated. This buffer strip
would contain trees to assist in screening the rear of the development and
would be managed by a management company. The Applicant confirms
that mature tree stock would be included, so that the height of the trees
would already be at a reasonable level to start to provide some additional
privacy. The Applicant also commits to planting the tree buffer belt early in
the process. A condition has been recommended to ensure that this is the
case.

1135 Furthermore, Plots 13 and 14, which are at the highest point along the
northem boundary, have been changed from two storey dwellings to
bungalows. This means that while they would be located on higher ground,
the overall ridge height would be much lower than a two storey equivalent

dwelling.

11.3.6 Finally, as proposed, the gardens for Plots 4-14 all slope down towards the
level of the easement and existing rear access for those properties on Gilda
Terrace. This was to reduce the ground raising to the minimum possible
and not require a retaining wall, or any steps in the gardens here. However,
the sloping gardens meant that it would be possible for a future occupier to
look over the fence onto the landscaped area, and indeed towards the rear
gardens of the properties on Gilda Terrace. As such, Officers have required
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11.3.7

11.3.8

a higher rear boundary treatment here, in order to provide an eye level
screen to avoid this issue. The Applicant has now incorporated a 2.4m
acoustic fence, which would provide an eye level screen, meaning that a
person of average height would not readily be able to look over the fence
into the rear gardens of No.71-31 Gilda Terrace. The Applicant is currently
in discussions with the Registered Provider, who would take on the majority
of Plots 4-14, whether the acoustic fence could be included as part of the
management company. At the time of writing, it is understood discussions
are ongoing. Officers will provide an update to Members either at, or in
advance of Committee on this point.

Owing to all of the above, the proposed layout and finer details would now
be markedly different to that of the original application submission, about
which Officers raised concems (as per Paragraph 11.2.16). As such, it is
Officers opinion that these changes are significant enough to warrant a re-
consideration of a fill’ aption near the northem boundary. The assessment
of impacts is considered below.

At the request of Officers, to assist in the assessment of impacts, the
Applicant also prepared a comparison of the finished floor levels (AOD) of
the existing properties (No. 41-69) Gilda Terrace comparatively to proposed
Plots 4-14. These are the properties which directly back onto those plots,
so do not Include all existing properties in this row for comparison
purposes. This table is within the application submission and is entitied
“OFFSET BETWEEN NEW HOMES AND EXISTING PROPERTIES".
Officers have taken the key information from this table and provided it
below, alongside the key information contained in Table 1 for ease of
reference:

Table 2 - Difference Floor to Floor Height

Existing ' Proposed Back-to-Back Difference Increase to
House new Distance between | Between existing
Number | house new and existing Floor+to-Floor | ground level
(Gilda Plot houses (metres) Height on which new
Terrace) | number {metres) house
poslitioned
(metres)
{From table 1]
|41 4 | 49 1.43 143 Nij
43 |5 48.9 1.75 1.33
45 | 8 | 48.9 1.75 1.07
49 7 484 | 1.24 0.89
51 8 | 48.4 1.69 1 1.08
53 9 | 48.3 | 1.76 | 1.14
55 10 48.2 2.16 1.19
57 11 48.1 248 1112
59 | 12 48.0 2.60 0.95
| 63 1 13(B) 45.7 3.24 0.99 |
69 14 (B) | 45.8 | 3.99 | 1.07 |
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Table 2 shows the proposed back-to-back distances as well as the
difference in height (approximately) between the finished floor level {(AOD)
of existing properties on Gilda Terrace and the corresponding proposed
dwelling finished floor level (AOD). This table therefore shows a true
reflection of the difference in height which is a result in part of the ground
raising, but also in part the naturally higher ground topography of the
application site. This is evidenced by the ground raising comparatively to
the finished floor level difference — e.g. the finished floor level of Plot 14
bungalow would be 3.99m higher than No.69 Gilda Terrace, but the ground
raising would only be a maximum of 0.92m (not including 0.15 damp proof
course). As such, in this scenario, even without the ground raising, Plot 14
would still be 3.07m higher than No.69. Table 2 also shows that the height
difference floor to floor gradually rises (generally speaking), the further
westwards from the spine road. This is simply because of the natural
ground level, which raises steeply westwards from the site access.

Table 2 also assists in highlighting that the site has been incredibly difficult
to develop in a suitable way. Planning permission to develop the site was
granted on appeal, and the Planning Inspector did not include any
mechanisms to prevent development on this northern part of the site. As
such, Officers must assess what has been submitted by the Applicant
based on its merits, despite the issues that have arisen.

Assessing the finished floor level height differences contained in Table 2;
the easiest direct comparison is against the height of an additional
floor/storey. In this case, each floor/storey is approximately 3m high. So,
using No.59 Gilda Terrace to Plot 12 as an example, the difference in
finished fioor level height at 2.6m is nearly equivalent to that of an
additional storey. As such, the appearance of Plot 12 to No.59 Gilda
Terrace would be similar to viewing the height of a three storey dwelling, as
opposed to a two storey dwelling as is proposed. In terms of standards set
out in the Essex Design Guide, back-to-back distances should usually be a
minimum of 25m (two storey to two storey), with back-to-back distances of
35m for three storey flats which have living accommodation at the first floor.

In the example of No.59 Gilda Terrace to Plot 12, the back-to-back distance
would be 48m. This would therefore far exceed the 35m required between
proposed 3 storey and existing 2 storey dwellings. This back-to-back
separation distance is similar for all proposed plots which back onto those
existing properties at No. 41-69 Gilda Terrace. As such, while previous
concerns have been raised by the residents about overlooking, Officers do
not consider that the new development as currently proposed, despite its
increase in height, would give rise to an unacceptable level of overlooking.
At ground level this would also be safeguarded to a degree by an eye level
enclosure as discussed in Paragraph 11.3.6 above.

Plots 13 and 14, on the highest part of the northem boundary, have even

larger floor to fioor differences in height, however, with the change to
bungalows, these plots would appear to No.63 and No.69 Gilda Terrace as
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equivalent two storey houses in terms of height. Moreover, with no first floor
accommodation, and an eye level enclosure, the occupiers of these
bungalows shouldn't readily be able to look over the rear fence into the
gardens of Gilda Terrace. A condition can be imposed to remove permitted
development rights to these properties so that no first floor accommeodation
is created without prior consent of the Local Planning Authority.

Finally, in terms of interrogating the separation distances more thoroughly,
each garden of the proposed dwellings (Plots 4-14) would have a depth of
11m from the rear elevation to the proposed 2.4m acoustic fence. A further
5m Is then incorporated for the landscaped buffer, so a total of 16m before
the easement area is reached. The easement area, and rear access road
for properties on Gilda Terrace measures approx. 8.6m wide. As such, from
the rear elevation of the proposed dwellings, on average there would be a
separation of 24.6m to the closest fence/outbuilding owned by No.41-69
Gilda Terrace). In the example of Plot 12 to No.58 Gilda Terrace, the
garden for No.59 would measure 23.4m in depth from the rear eievation,
therefore totalling a back-to-back distance of 48m. This is therefore a
considerable separation distance, far beyond any standards contained in
the Essex Design Guide.

Owing to all of the above, including the proposed 5m landscape buffer and
2.4m high eye level enclosure, Officers consider that the deveiopment
would not detrimentally affect No.71-31 Gilda Terrace to a degree where
permission should be refused. Furthermore, while the ground raising would
result in a change in character, the difference comparatively to the initially
submitted scheme is much less, on a site which is already sloping due to its
natural topography. However, to ensure that the earthworks are
appropriately controlled, a detailed Construction Management Plan {which
is required to be submitted pursuant to Condition 5 of the outiine consent)
would ensure that all pollutants such as dust are adequately managed, and
the site developed out in a logical way.

As such, Officers consider that the proposed development would not have
an unacceptable impact on the character of the area or perception of the
development from adjacent residential properties. It should be noted that
while the ‘cut’ option as discussed in Paragraphs 11.2.17-11.2.18 above Is
no longer for consideration, owing to the sustainability and design
shortcomings of this option, Officers consider that the fill option is now the
best approach to develop the site, taking all matters into account.

Layout & Landscaping Across The Site

In terms of more general landscape considerations, at the pre-application
stage, key layout principles were discussed, ensuring that a back-to-back
relationship was formed as far as possible with existing residential
development across the site boundaries, as well as blocks of houses that
are able to address internal streets and the open spaces around the site.
As such, while there have been some layout refinements which will be
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discussed in brief, the core layout has remained similar to that as was
initially submitted.

The starting point for assessing the layout is the access point from Rayne
Road. This has been fixed by the outline consent, along with the alignment
of part of the access road, which passes through the properties on Gilda
Terrace, following the demolition of No.27 and 29 Gilda Terrace to create a
wider access. The Parameter plans highlight the land either side of the
approved access road as “Strategic buffer to site boundary to include
parking and access fo properties to the rear of Gilda Terrace”. In this case,
the land either side of the access road has been designed to include tree
lined green boarders either side.

However, the Reserved Matters drawings also show a smali substation on
the side of the access road, adjacent to No.25 Gilda Terrace — this would
not be in accordance with the approved Parameter Plan. To address this,
the substation has been carved out of the submitted plans showing the
layout of the development, meaning it is not sought for approval as part of
the reserved matters submission. It is therefore shown on the plans
indicatively, to illustrate the fact that the Applicant is seeking to erect a
substation in this location. A separate mechanism would be utilised by the
Applicant to seek approval for the substation at a later time.

The site access also crosses an area which contains an easement that is
directly adjacent to the rear accesses of properties on Gilda Terrace. The
easement means that tree planting cannot occur in this location, owing to
potential damage from tree roots. In order to assist in providing a defensible
space, it is proposed that scrubs are planted in the easement area which
discourage public access. It is proposed that this would include barberry,
juniper, pyracanthus, rose, as well as a native hedge including dogwood,
hawthom, wild privet, blackthorn and rose. This area would be managed by
the management company. Overall, it is considered that the planting mix is
acceptable here owing to the easement constraint.

The remaining layout of the site comprises an internal spine road, which
traverses from the northern boundary all the way to near the southem
boundary with the Flitch Way. As is evidenced from the sections, the spine
road is required to navigate the steep topography at the site, although this
is not as steep as the internal roads on the western side of the site. Where
there are semi-detached pairs of houses, these are stepped in order to
accommodate the change in level, while retaining a step free access
wherever possible. The spine road comprises verges with trees lining the
streets and a 2m footpath either side. Most parking in this area is at the
side of properties in tandem. Visitor parking is scattered around within the
verges too. Furthermore, it is along the spine road where the only instances
of two and a half storey dwellings are proposed, in conformity to the
approved Parameter Plan at the outline stage.

On the eastern side of the development (from the spine road), there are two
main blocks; a smaller block and a larger block. These blocks are served
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by a shared surface road network, which has been designed to be circular
providing access onto the main spine road at three different points. On the
eastem side, Plots 118-112 back onto the other row of terraces on Gilda
Terrace. However, unlike the opposite side of the spine road, the levels in
this area are much less of an issue, therefore Plots 118-112 will not be
situated materially higher in terms of floor to floor than those properties on
Gilda Terrace (No.1-23). The overall separation distance is still however
similar, with over 44m back-to-back on average. As such, the impact on
these properties would not be unacceptably detrimental.

Similarly, the proposed dwellings alongside the shared boundary with
Springfields / Sun Lido, would not suffer from levels issues. In terms of the
relationships that would be created, Plots 111-103 would all back onto the
shared boundary. The properties on Sun Lido, No 85-93 and 83-77 do not
back onto the shared boundary in the same way, instead they are at an
angle. The Essex Design Guide states that where the backs of houses are
at more than 30 degrees to one another this separation may be reduced to
15 metres from the nearest corner.

In this case, the gardens for Plots 111-108 would be approximately 13m
long, with a further minimum of 7m to the backs of 85-93 (most being much
longer). However, the degree of change back-to-back ranges from
approximately 55 degrees to 37 degrees. As such, while some of these
properties would not have a 25m back-to-back distance, the angles of the
properties dictate that this would not unduly compromise the amenity of
No.85-93 Sun Lido. Similarly, Plots 107-103 are at a different angle to
No.83-77 Sun Lido - this angle is around 35 degrees. However, in this
scenario, most of the back-to-backs exceed the 25m separation distance.
Furthermore, Plot 99 has a perpendicular relationship with No.71 Sun Lido
— as such, the impact on No.71 would not be detrimental. As such, these
relationships are also considered to be acceptable.

In terms of layout more generally, the parking area for Plots 115 - 110 was
difficult to plan owing to the vista at the end of the road from the spine road,
and the internal vista in the opposite direction. Officers sought to secure a
change from what was previously submitted, which was more of a car park
arrangement, to something much softer that better addressed the rear of
properties on Gilda Terrace, but also had a less harsh parking solution. The
omission was a building at the end of the vista from the spine road,
however there is now a tree to be plianted there and a small area of
landscaping, along with an established shrubs belt which is to be pruned,
but ultimately retained.

The remaining eastern internal street, similar to the spine road, also climbs
up the topography of the site to reach the top, although the gradient is
much less steep. This street also now benefits from being tree lined, with a
small area of management company land being left in between the parking
spaces of the semi-detached pairs, to have a tree planted. The most
formalised tree planting is within the spine road which is the focal point of
the development. Other secondary roads contain a more natural tree
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planting pattern to assist in differentiating them in the hierarchy of streets.
The maijority of the parking spaces within this section are in tandem at the
sides, however there are some which are adjacent to each other at the front
of plots, providing a mixture of parking solutions in the street scene.

On the westem side of the development, the layout is similar to that of the
eastem side, the dwellings are in a blocked, back-to-back arrangement
creating internal tree lined streets as well as dwellings facing out onto the
open space / green areas. Similar to the eastern side of the development,
the internal access road on this side climbs up the gradient of the site.

The very southemn part of the site is the area protected by the outline
consent as public open space / suds. This area will be in close proximity to
the Flitch Way. It includes a play area as per the $106 requirements
attached to the outline consent which would be opposite the spine road.
This open space area also includes a pump station (away from the play
area), details of which are included for approval. The pump station would
be built in brick and be outside of the cordon sanitaire for any new/existing
dwelling. A footpath would also be provided through the site to the Flitch
Way, which is part of the $106 requirements. A separate planning
application has been submitted to link the site to the flitch way through land
beyond the red line of this site. Provisions would be made to ensure that no
vehicular access could be gained from the site to the Flitch Way.

In terms of wider impacts and landscaping, the outline consent was
submitted with a condition which stipulated that a landscaped buffer must
be incorporated outside of the red line, to the western and southern
boundaries. This would assist in screening the development. These details
would be secured via the condition, however the landscaping is indicatively
shown on the submitted landscape plan.

In terms of other key considerations, the scheme has been designed to
comply with the Essex garden standards of 100sq.m for three or more
bedroom dwellings and 50sq.m for a two or less bedroom dwellings.
Furthermore, Officers have worked with the Applicant to ensure that the
fence lines are as straight as possible, to ensure that they are able to be
constructed as proposed. This is to help ensure that fence lines are not
altered during construction for buildability purposes.

Another aspect of the gardens is that due to the level changes, steps are
sometimes required. These steps range in terms of form, but predominantly
consist of log steps, which act as retaining structures. It is understood a
ramp would be put in each garden to ensure that it can be accessed by
those with limited mobility. Some of the gardens also consist of retaining
walls and or gravel boards, to a maximum of 460mm.

With the inclusion of the gravel boards and retaining walls, some of the
garden fences / walls are higher than might otherwise be expected for
some of the gardens. To ensure that the amenity provided to future
occupiers is appropriate, the Applicant commissioned an overshadowing
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survey to be completed. The study uses Building Research Establishment
(BRE) guidance as a means of assessing the sunlight which each garden
would receive. The BRE guide recommends that, for an open space or
garden to appear adequately lit throughout the year, at least 50% of its area
should receive two hours of sunlight on 21 March (as this provides an
average across the year). Overshadowing would be less during the summer
months when gardens tend to be used more. Conversely, there would be
more overshadowing during the winter months when gardens tend to be
used less.

Applying this test, the study found that of 120 dwellings, 100 dwellings
would be able to receive 2 hours of sunlight on 21 March to at least 50% of
their areas. The average percentage of those gardens which do not comply
with this standard, is 40% sunlight in the gardens for 2 hours. However, it is
noted that all properties which do not comply with this standard are north
facing, where lower levels of sunlight are to be expected, particularly on a
site with such marked topographical differences. Overall, having reviewed
the findings of the study In light of the BRE guidance, Officers are satisfied
that the gardens of the proposed dwellings would receive satisfactory levels
of sunlight, despite some larger enclosures necessitated by retaining
walls/gravel boards.

Another aspect which the site levels have impacted is the relationship
between some of the proposed plots. For example, between Plot 64 and
Plot 44 there is a 3m difference In finished floor level across a 25m back-to-
back distance. While the Council has a 25m back-to-back requirement as
standard, there is no guidance for sites with level challenges such as this.
Having given it due consideration, Officers requested that the Applicant
insert a 300mm trellis on top of the fence which separates Plots 51-42
(affordable) and Plots 55-65 (market). Overall, Officers are satisfied as far
as possible with the proposed garden arrangements, which are
unavoidable given that the site is so challenged by its topography.

In terms of parking, the parking at the site would comply with the parking
standards - 1 space for a 1 bedroom dwelling and 2 spaces for a two or
more bedroom dwellings with 0.25 visitor spaces per dwelling. These are
distributed around the site.

All properties would be within the bin collection distances from adoptable
standard roads. One of the private drives for Plots 15-18 requires a small
bin storage area as they would be beyond the 20m drag distance.
Measures will be included in a Jegal agreement to ensure that the Council
are able to collect refuse from roads to be managed by the management
company.

In terms of the affordable units, these are separated out into three distinct
clusters; those plots which back into Gilda Terrace on the western side
(and some opposite), the western internal street which rises towards the
open space, and a smaller cluster on the eastern side of the development.
Clustering in this way is now common practice and is sought by the
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Registered Providers in order to be able to better manage their housing
stock.

Affordable Mix & Market Mix

In terms of housing mix, the affordable housing units are as set out in table
3 below, comprising 30% of the total unit mix:

Table 3 — Affordable Mix

Type Affordable Rent Intermediate Tenure
1 Bed 2 Person 4 -
. Apartment _
2 Bed 4 Person 9 8
house | -
3 Bed 5 Person 7 4
house
3 Bed 5 Person 2 -
‘ Bungalow . —_—
4 Bed 7 Person 2 -
House
Total | 24 12

The Affordable Housing Officer reviewed the application and had no
objection, commenting that the development would provide appropriate
much needed affordable housing.

In terms of the market mix, the remaining 70% of units, this is as set out in
Table 4 below:

Table 4 — Market Mix

Type ~ Number | Percentage of Total |
Two Bed | 12 | 14% '
Three Bed | 58 , _ 69%
Four Bed 8 | 9%
Five Bed 6 7%
|
| Total 84 .

Policy LPP35 of the Adopted Local Plan states that Housing mix should be
in line with the identified local need as set out in the 2015 SHMA update {(or
its successor), unless material considerations indicate otherwise. The
current version of the SHMA (Strategic Housing Market Assessment) states
that the need for open market housing in the District is 4% one bedroom,
31% two bedroom, 45% three bedroom and 20% four bedroom.
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of the SHMA, providing a larger concentration of three bedroom units which
account for nearly 70% of the development. However, while the policy
requires compliance with the SHMA, the outline application did not have a
condition which controlled the mix of market housing. The outiine
application pre-dated the formal adoption of the Local Plan, as such Policy
LPP35 was not in effect at the time. As such, in this case, despite the
difference in mix comparatively to the SHMA, Officers cannot control the
market mix of dwellings at the Reserved Matters stage.

In terms of the size of the proposed dwellings, they would accord with the
Nationally Described Space Standards, which set out minimum floor area
requirements to provide good amenity to future occupiers. As such,
combined with the findings about overshadowing as set out in Paragraphs
11.3.32-11.3.33 above, overall it is considered that future occupiers would
benefit from an acceptable level of amenity on this development.

Appearance

In terms of appearance, the proposed development would be
contemporary, comprising a range of different house types with ranging
materials and colours. The materials and colours differ on different parts of
the site to provide a distinction; the main internal spine road comprises
dwellings which are generally half render half red brick, while the edges of
the development are a mixture of weatherboarding, full render or full brick.
In terms of some of the internal streets, these generally comprise either a
red brick or buff brick. Those units which sit on important corners of the
development are dual aspect, meaning that they have a frontage in both
streets. These dwellings are either weatherboard or full render, to help give
legibility to the street. The affordable units on the development have been
designed to be tenue blind, blending into the market units of which are of a
similar appearance.

Most dwellings have a standard pitched roof; this is in part owing to the
sloping nature of the site which requires large numbers of semi-detached
dwellings to be stepped. A hip would not appear as a good architectural
solution on a stepped house. However, Plots 111-103 are to be hipped (as
they are not challenged by levels) in order to pick up on some of the
character of Gilda Terrace. Overall, the appearance of the dwellings in this
case are considered to be appropriate for the context while also creating an
identity for the new development.

Summary

Overall, owing to all of the above, Officers are satisfied that the proposed
development of 120 residential units at this site would be acceptable;
meeting key design and amenity requirements, despite the level
challenges. As such, from a layout, scale, appearance and landscaping
perspective, it is considered that the development is acceptable.
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Sustainabilit

Policy LPP72 of the Adopted Local Plan states inter alia that all new
dwellings shall meet the Building Regulations optional requirement for
water efficiency of 110 litres/person/day; All planning applications for new
residential dwellings shall include renewable and low carbon energy
technology to provide at least a 19% improvement in energy perfermance
over the requirements of the Building Regulations (2013).

Policy LPP71 of the Adopted Local Plan states inter alia that applicants will
be expected to demonstrate that measures to lower carbon emissions,
increase renewable energy provision and adapt to the expected impacts of
climate change have been incorporated into their schemes, other than for
very minor development. Planning permission will only be granted for
proposals that demonstrate the principles of climate change mitigation and
adaptation into the development.

In this case, the application is supported by a Sustainability Statement,
which sets out measures that will be put forward by the Applicant, in order
to hit the above requirements, set by Policies LPP71 and LPP72 of the
Adopted Local Plan.

These measures include a combination of approaches. In summary, these
include measures to address overheating risk by ensuring cross ventilation
is possible as well as double glazed windows; a fabric first approach aimed
at improving energy efficiency while reducing Co2 emissions; solar panels
on all properties which will produce 0.75kwp to 3.25kwp (kilowatt 'peak’ of a
system), and finally water efficiency measures to achieve a total water
consumption of 105.9 Litres per person per day. These measures would
achieve site wide CO2 emission reductions of 33%, over 2013 Building
Regulations standards as well as exceeding the policy requirement of a
19% improvement.

Overall, it is considered that the development would comply with Policies
LPP71 and Policy LPP72 of the Adopted Local Plan, and as such would
have good sustainability credentials which weigh in favour of the
application.

Lighting

Policy LPP77 of the Adopted Local Plan states that external lighting will be
permitted where the following criteria are met:

a) The lighting is designed as an integral element of the development and
shall be capable of adoption by the Highway Authority when it is on the
public highway.

b) Low energy lighting is used in conjunction with features such as
movement sensors, daylight sensors and time controls, and hours of
illumination shall be controlled.
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¢) The alignment of lamps and provision of shielding minimises spillage,
glare and glow, including into the night sky.

d) The lighting intensity is no greater than necessary to provide adequate
illumination.

e) There is no loss of privacy or amenity to nearby residential properties
and no danger to pedestrians and road users.

f) There is no harm to biodiversity, natural ecosystems, intrinsically dark
landscapes and/or heritage assets.

In accordance with Condition 12 of the Outline Planning consent
{(Application Reference 18/01065/0UT), a lighting scheme has been
submitted for approval. The lighting scheme combines a mixture of street
lights to be adopted by the Highway Authority on the central spine road, as
well as other street lights on the roads not to be adopted, which would fall
under the management of a Management Company, should the
development be approved.

The Council's Ecologist raised no objection per se with the proposed
lighting scheme, but requested further clarification that it had been
designed with ecology in mind, as per the condition. The Applicant is
currently waiting for written confirmation of this from an ecologist. As such,
Officers will update Members either at or before Planning Committee, when
confirmation is received.

Ecology - Biodiversity & BNG

Condition 11 of the Outline Planning consent (Application Reference
18/01065/0UT) required a Biodiversity Compensation and Enhancement
Strategy for protected and pricrity species (BCES). A BCES was
subsequently submitted with the application, which seeks to secure the
inclusion of integrated bat roosting and bird nesting boxes, and insect
houses. The BCES also includes hedgehog friendly fencing, although this
is only along the eastern boundary properties owing to potential conflict
(and ultimately mortality) with road users. The Ecology Officer reviewed the
BCES and raised no objection to the measures proposed. Following the
submission of revised plans, the BCES is also required to be updated.
Owing to the nature of revisions, the changes would have not had a
significant impact on the measures contained within the BCES, instead it
just requires updating to ensure that it is consistent with the proposed
layout. At the time of writing this updated plan is being prepared, and an
update will be provided to Members either at or before Planning
Committee.

The scheme also provides new habitats by virtue of providing additional
habitat and hedgerow units. While not a mandatory requirement for this
application (as it was submitted before the legislation came into force), the
scheme would still deliver over 10% BNG, including a net increase of 29.83
% of Habitat units and 162.86% of Hedgerow units. These units would be
secured by way of condition, ensuring that the development came forward
in accordance with the Biodiversity Compensation and Enhancement
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Strategy. Moreover, with the addition of the tree buffer zone, the BNG
percentages for this site have increased.

Heritage & Flitch Way Impact

The site is not located within the setting of any listed buildings. The Historic
Buildings Consultant (HBC) however commented on the application,
suggesting that more scattered planting along the edge of the development
would be better as denser planting could be more at odds with the formerly
agricultural landscape.

While the comments of the HBC are noted and understood, the outline
application was approved by the Inspector on the basis that a landscaped
buffer would be located around the development, as indicated illustratively
on the plans, in order to assist in screening it in wider landscape views as
well as from the Flitch Way. As such, it is not considered that scattered
planting would meet the ambitions of the outline application (including
Condition 10).

Highway Considerations

Matters of access are approved by virtue of the outline consent. This
means that under this reserved matters application the access cannot be
altered. The access would have taken into account the maximum capacity
of the development in its design, to ensure that it would be safe from a
highway perspective.

What can be considered however is what roads would be adopted or not.
The Applicant confirms that it is contractually obliged for the main spine
road to be adopted, while the remaining side streets are to be managed by
a management company, but built to adoptable standards (other than the
private drives where applicable). Fire tuming is also required on these
private drives; this is evident for Piots 16 & 17, 35 & 34 and 99 & 100. This
is to meet building regulation specifications.

ECC Highways reviewed the revised plans and requested that the turning
head at the top of the spine road by the Flitch Way (near to the attenuation
basin) is upgraded to a Size 3 turning head. Owing to the minor nature of
the change, Officers agreed that the relevant layout plans could be updated
again to reflect this. For the avoidance of doubt, this change was made
following the completion of the re-consultation period with no further re-
consultation carried out, other than to ECC Highways to check the plans
had been amended correctly. This was because the change is minor and
would have no additional adverse impact on existing residents in the
locality. At the time of writing, ECC Highways are reviewing the revised
plans. An update will be provided to Members at Committee to confirm
whether the revised plans are acceptable or not.

The development is also obliged to provide a link to the Flitch Way via the
S$106 agreement, through the development to Rayne Road. On the open
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space part of the site on the southern edge, this would consist of a 3.5m
wide footway. The footway, which is understood would also be a cycleway,
would need to go beyond the red line of the site to connect to the Flitch
Way. In order to do this, a separate application will be required. An
application (Application Reference 23/02916/FUL) is currently under
consideration by Officers. This will include any measures to prevent
vehicular access to the Flitch Way.

SuDS

Condition 7 of the Outline consent required details of SuDS to be submitted
for approval. The Applicant in this case chose to submit the SuDS details
as part of the Reserved Matters submission, in order to demonstrate that
the scheme that has been put forward can achieve suitable drainage.

ECC SuDS have reviewed the revised drainage scheme which
accompanied the re-consultation materials, and requested a number of
clarifications, which have been re-sent to the SuDS Officer. Further
comments are now awaited. Officers will update Members in due course
regarding any further SuDS comments which are received following the
publication of the Committee Report.

Habitat Regulations Assessment (HRA / RAMS)

In terms of the wider ecological context, the application site sits within the
Zone of Influence of one or more of the following:

= Blackwater Estuary Special Protection Area and Ramsar site;
= Dengie Special Protection Area and Ramsar site;
» Essex Estuaries Special Area of Conservation.

HRA mitigation was secured under the outline consent (Application
Reference 18/01065/0UT) and therefore no further mitigation is required in

this case.

Other Issues

From the initial round of consultation, there were a number of issues raised
by members of the public, Those which are not covered by the report above
are discussed below.

Concerns were raised about a lack of sustainable transport options for
future residents of the development. While these concerns are noted, the
acceptability of the site for development has already been considered and
granted permission at appeal by the Planning Inspector. Overall, the site
was considered by the Planning Inspector to be in a sustainable location
with sustainable transport options available.

Concerns have been raised about the access to the existing rear access
track that serves properties on Gilda Terrace. The Applicant confirms that
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the rear access track would be retained for those existing properties on
Gilda Terrace — the exact programmae for the creation of the new access
road from Rayne Road is yet to be agreed, but access to the rear of these
properties should not be restricted for any undue period of time. It is a
matter which would need to be discussed between the Applicant and the
residents should Reserved Matters approval be forthcoming.

Concerns have been raised about the impacts during construction from the
development. While these concemns are noted, construction impacts are
unavoidable. The Applicant is required to submit a Construction
Management Plan (pursuant to Condition 5 of the outline consent) which
would seek to protect neighbouring amenity as far as possible during the
construction phase of the development. This would include hours of work,
as well as measures such as wheel washing. At the time of writing, the
Applicant is working up a first draft of a Construction Management Plan
which it aims to circulate to Officers in advance of the Committee meeting.
Officers would then circulate this to Members for information. The
Construction Management Plan would not be for approval at this stage,
only for information, as it would be required to be assessed by ECC
Highways and BDC Environmental Health Officers in due course.

Concerns have been raised regarding the development of the triangular
piece of land to the south east of the site. A planning application has indeed
been submitted for that site for residential development, however this was
refused and is currently subject to appeal (Application Reference
23/01880/0UT). In any case, each applicati