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Item No:

Application:
Applicant:
Agent:
Proposal:

Location:

Ward:

Officer:

Recommendation:

7.1

213530 & 213531

Mersea Homes & Mr P Saunders

ADP Ltd & Mr Mark Jackson

Outline planning application for: up to 50 dwellings; a new
vehicle drop-off/pick up point; and access from Peldon Road.
All Matters Reserved, except access & Outline application for
the erection of five dwellings

Land west of Peldon Road & Land adj, Borleys, Peldon
Road, Abberton, CO5 7PB

Mersea & Pyefleet

Nadine Calder

Approval subject to a legal agreement and conditions &
Approval subject to conditions



1.0

1.1

1.2

1.3

1.4

Reason for Referral to Planning Committee

These applications were discussed at the Planning Committee of the 16" June
2022 when a decision on the applications was deferred to investigate the
following items:

1. Improved turning area and drop off point in school grounds.

2. Crossing point between two site allocations in policy SS1 and whether the
safe delivery of a controlled crossing is possible at an affordable cost.

3. Possible site B footway link to Public Right of Way.

4. Possible options for further road calming speeds on Peldon Road.

The additional information that was requested by the Committee does not have
an impact on the assessment of the proposed development which has
previously been carried out by your Officers, and only requires certain aspects
of the schemes (related to highway matters) to be investigated further. The
recommendation remains one for approval subject to relevant conditions for
both applications, as per the report that was presented to Members on the 16
June 2022, with only minor amendments proposed to the conditions, which are
set out below. The original report and full assessment of the proposed
developments can be found at Appendix 1 below.

It should be noted that since the Committee of the 16" June 2022 considered
the application proposals, the Council formally adopted Section 2 of the
Colchester Borough Local Plan 2017 — 2033. This means that all references to
policies contained within the previous Local Plan (i.e. Core Strategy and
Development Plan Document) made in the report at Appendix 1 are no longer
relevant as the proposed development needs to be assessed solely against the
currently adopted Local Plan (CBLP 2017-2033). Full statutory weight must now
be afforded to relevant plan policies. Members will note that the assessment
within the report already includes reference to the relevant Section 2 Local Plan
Policies, most importantly Policy SS1. At the time of writing the report, Officers
were able to attribute significant weight to these policies, given the advanced
stage of the Local Plan. With Section 2 now having been adopted, full weight
can be given to those policies. As a result of already having considered the
proposed developments against the relevant Section 2 Plan Policies, and having
been able to attribute significant weight to their aims, the adoption of Section 2
of the Colchester Borough Local Plan 2017 — 2033 does not require a
reassessment of the proposed developments save that full weight now applies
to the Local Plan.

Following the Committee’s resolution to defer a decision pending investigation
of the matters listed in paragraph 1.1 above, separate meetings with the
respective applicants and their agents were held. For Site A, the Highway
Authority and the chair of Abberton and Langenhoe Parish Council also
participated. Site A needed to explore options to provide a controlled crossing.
Failing this, more robust evidence was requested to justify the uncontrolled
crossing. For Site B it was discussed that the potential to provide a footway link
from the site to the Public Right of Way to the north of the site should be
explored. The possibility of providing drop off and pick up facilities within the
school grounds also needed to be explored with Essex County Council.
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1.5

1.6

1.7

1.8

1.9

1.10

Site B (5 dwellings)

Following discussions with the Highway Authority, it has been possible to secure
the provision of a footway along the eastern side of Peldon Road, from Site B to
the Public Right of Way. The provision of this footway can be secured via
condition which would require the details of the footway to be agreed with the
Local Planning Authority, in conjunction with the Highway Authority, prior to
commencement of the development, with the works requiring completion prior
to the first occupation of the development.

As a result of Site B now being able to provide a footway link from the site to the
school and the wider village, it is not considered necessary to provide a crossing
between the two sites. The proposed development, subject to the afore-
mentioned condition for the proposed footway, would satisfy the criteria of
adopted policies and comply with highway safety. The development on the
eastern side of Peldon Road (as proposed under the terms of reference 213531)
is therefore held to be acceptable and the recommendation for this application
remains one for approval, subject to the inclusion of a condition, as set out
above.

Site A (up to 50 dwellings)

Discussions between the applicant, their technical team and the Highway
Authority have resulted in the submission of a Technical Note with a view to
address the concerns that were raised by Members of the Planning Committee
on the 16" June 2022.

As a starting point, Members should note that, whilst every effort has been made
to get formal confirmation from the Education Authority that additional parking
facilities within the school grounds can be provided, no such confirmation (nor
an objection to this suggestion) was received. The relevant officers at Essex
County Council (ECC) were chased on multiple occasions, however, given the
absence of a formal agreement to provide drop off and pick up facilities within
the school grounds, the development should be assessed on the basis of its
submission, i.e. with a drop off and pick up facility within the north eastern corner
of Site A.

The Technical Note provided by the applicant highlights that the site
characteristics, the number of vehicles (gaps in traffic) and the number of
pedestrians does not require or justify a formal crossing.

It states that long standing national practice' should be considered as directed
by ECC to assess the justification for a crossing by calculating the PV? value as
an evaluation of the potential for conflict between pedestrians and vehicles,
where P is the number of pedestrians per hour and V is the number of vehicles
per hour squared. If the value PV? is less than 1 x 108 no formal crossing
facilities are required. The following assessment is taken from the Technical
Note:

' Roads and Traffic in Urban Areas — Department of Transport
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1.11

= Morning Peak Traffic - Peak traffic flows occur in the morning when school traffic coincides
with other peak hour traffic. That figure is expected io be around 187 vehicle movements

(144 plus 23 from the development plus 20 associated with the 8 school drop off pick up
spaces assuming all travel to and from the north, which represents a robust figure).

* Pedestrians AM Peak - Pedestrians crossing during the AM peak will be from the new
development (estimated at 45 - based on 15 children (ECC assessment) being escorted by
parent i.e., parent taking child and returning home), plus an allowance for no school
pedestrians (estimated at 5); and the school drop off on the western side of Peldon Road

(30 pedestrians)

s Evening Peak Traffic - In the evening peak 1700-1800 there will be no schoaol traffic and

few pedestrians crossing.

The PV2calculation is therefore as follows: 80 x 1872= 2.8 x 10° or 0.028 x 108

This figure is considerably less than the threshold 1 x 108 demonstrating that a formal crossing is not

appropriate at this location.

Crossings only operate correctly if they are used on a regular basis throughout
the day. The above calculations suggest that this would not be the case.

1.12 It is stated that if there are too few pedestrians for most of the day, drivers may

1.13

1.14

1.15

consequently tend to ignore the crossing and put pedestrians at risk on the
occasions when they are using the facility. Conversely, if traffic flows are low
then pedestrians can comfortably cross in the gaps without needing a crossing.

The Highway Authority confirmed that they would not support a formal crossing
at this location for safety reasons. A decision on the application was originally
deferred because Members raised concerns that the safety of pedestrians is not
guaranteed through the absence of a formal crossing, however, the evidence
provided as part of the Technical Note would suggest that the provision of a
formal crossing, as requested by Members, would in fact result in a less safe
option for pedestrians. The provision of a formal crossing would therefore
appear to be contrary to the intentions of the Planning Committee to provide a
safe crossing.

If Members consider that the drop off and pick up facilities within the school
grounds should continue to be investigated as a solution (despite the lack of
commitment from ECC), then the number of crossings would be reduced by
more than a third, further emphasising that the overall demand arising from the
proposed development is not significant enough to justify a controlled crossing.

The Technical Note not only assesses the matter as to whether a controlled

crossing is appropriate in this location based on pedestrian crossings (PV?
Calculation) but also with regards to traffic flows and gaps.
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1.16

1.17

1.18

1.19

1.20

1.21

1.22

Referring back to the figures utilised for the PV? calculation, peak hour

movement of 187 vehicles per hour is the equivalent of about 1 vehicle every 20

seconds. In this regard:

e Most pedestrians accept a gap of about 5 seconds although some slower
moving pedestrians require 10 seconds.

e A gap on average of 20 seconds is therefore considered sufficient to allow
slower moving pedestrians to cross.

e Outside of peak hours traffic flows will be much less at around 100
vehicles per hour with very low numbers of pedestrians crossing.

Based on the above, it was concluded, and accepted by the Highway Authority,
that there are sufficient gaps in the traffic for pedestrians to safely cross at an
uncontrolled crossing. A formal crossing is therefore not required in this
situation.

The proposed development also includes a number of proposed mitigation

measures, including:

e New footways of up to 2 metres;

e A dedicated crossing point with dropped kerbs; and

e |If possible, the relocation of the 30mph speed limit sign to the south (subject
to successful application for a Traffic Regulation Order (TRO)).

Potential additional mitigation measures which the applicant would be willing to

provide include:

e Signage, for example Please drive carefully / Reduce your speed / School
children; and

e Gateway feature at new 30mph sign location.

There is also a possibility that the width of the carriageway could be reduced to
provide a wider footway on the eastern side of Peldon Road. Whilst this cannot
be guaranteed, it would have further traffic calming impacts at the point of the
proposed crossing. The potential for this mitigation could however only be
explored as part of a discharge of condition application for the development on
Site B should this be approved, which requires details of the footway to be
provided, as set out above.

Taking into account all of the above, it is considered that sufficient evidence has
been provided to justify the proposed uncontrolled crossing. The Technical Note
was reviewed by the Highway Authority, who remain of the opinion that the
proposed uncontrolled crossing is not only appropriate in this location but also
the safer option, for reasons highlighted above.

The recommendation for the proposed development on Site A (as per the terms
of reference 213530) therefore remains one for approval, with the only changes
suggested being a revised condition 29 (securing drop off and pick up facilities
serving the school) and the removal of condition 30 which requires the relocation
of the existing 30mph speed sign, as it cannot be confirmed at this stage whether
the relocation is possible due to this being subject to a separate TRO statutory
consultation process. However, the proposals are not contingent on this
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1.23

1.24

1.25

1.26

happening, rather it would good if the TRO was successful and the start of the
30mph speed limit could be relocated and a gateway feature provided.

Other Matters

Since the previous Committee, a late request for a financial contribution from
the proposed development on Site A (up to 50 houses) towards primary
healthcare services was received by the NHS Clinical Commissioning Group
through the Development Team. A total of £30,300 is requested to be split
between the Malting Green Surgery (£15,400) and West Mersea Surgery
(£14,900). The final contribution would be dependent on the number of dwellings
provided on Site A, with the proposed figure being based on 50 dwellings.

This contribution was agreed with the applicant and will need to be added to the
heads of terms for the legal agreement.

Conclusion

The above is considered to fully address the concerns that have been raised at
the previous Committee meeting, which led to the deferral of these applications.
Members of the Planning Committee are respectfully requested to consider the
additional information and evidence provided in conjunction with the original
Committee Report (provided at Appendix 1) which assess the proposed
development in detail, conclude that the proposal meets the requirements of the
Development Plan and therefore recommend that planning permission be
granted subject to the recommended conditions and, in the case of application
reference 213530, a legal agreement, as follows:

Recommendation

The Officer recommendation to the Committee for application reference 213530
is for: APPROVAL of planning permission subject to the signing of a legal
agreement under Section 106 of the Town and Country Planning Act 1990,
within 6 months from the date of the Committee meeting. In the event that the
legal agreement is not signed within 6 months, to delegate authority to the Head
of Service to refuse the application, or otherwise to be authorised to complete
the agreement.

The contribution of £30,300 towards primary healthcare services shall be added
to the Planning Obligations to be secured via the legal agreement and the
permission shall be subject to the conditions as set out in the original Committee
report, except for:

(i) condition 29 being changed as follows:
Previously proposed condition:

29. Non Standard Condition — Provision of drop off/pick up point

Prior to the occupation of the development hereby permitted, provision shall be
made for a small rural car park of at least 8no. spaces on the site, the details of
which shall have previously been submitted to, and agreed in writing with, the
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1.27

Local Planning Authority. In the event that provision of additional parking
capacity at Langenhoe Primary School is possible, then in lieu of the on-site
provision, a financial contribution to facilitate additional parking within the school
grounds can be secured. This shall have previously been agreed, in writing, with
the Local Planning Authority together with a timeframe for implementation.
Reason: To ensure that there are adequate pick up and drop off facilities for the
school and to reduce traffic congestion in the surrounding area at the beginning
and end of school days.

To be replaced by:

29. Non Standard Condition — Provision of drop off/pick up point

Prior to the commencement of the development hereby approved, a scheme to
provide a pick up/drop off point to serve Langenhoe Community Primary School
shall be submitted to, and agreed in writing by, the Local Planning Authority. The
scheme shall alternatively provide this arrangement either within the demise of
the school or, if that is not feasible, within the application site area. The approved
scheme shall thereafter be implemented prior to the development hereby
permitted reaching 50% occupancy, strictly in accordance with the approved
details, and shall be retained in its approved form in perpetuity.

Reason: To ensure that there are adequate pick up and drop off facilities for the
school and to reduce traffic congestion in the surrounding area at the beginning
and end of school days having regard to Policy SS1 of the Adopted Local Plan
2017-2033.

(i) the removal of condition 31:

31. Non Standard Condition — Relocation of Speed Sign

Prior to the first occipation of the development hereby permitted, the developer
shall be responsible for the relocation of the existing two speed limit signs along
Peldon Road further south, in accordance with a scheme that shall have
previously been submitted to, and approved in writing by, the Local Planning
Authority. The signs shall then remain in the approved location in perpetuity and
remain clear of obstruction.

Reason: In the interests of highway safety.

The Officer recommendation to the Committee for application reference 213531
is for: APPROVAL of planning permission subject to the conditions as set out in
the original Committee Report (Appendix 1) except for condition 10 which is
proposed to be amended as follows:

Previously proposed condition:

10. Non-Standard Condition — Pedestrian Link

Prior to the first occupation of the development hereby permitted, details of a
new pedestrian access route from Peldon Road to the grounds of Langenhoe
Community Primary School shall be submitted to, and approved in writing by,
the Local Planning Authority in consultation with Langenhoe Community Primary
School and the Highway Authority.

Reason: There is insufficient information to ensure that the pedestrian access is
appropriate and that it will be maintained to a satisfactory condition.
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To be replaced by:

10. Z00 — Non-standard Condition: Provision of Footway

Prior to the commencement of the development hereby permitted, details of a
scheme to provide a footway along the eastern side of Peldon Road, linking the
development to the Public Right of Way (PROW 122_7), shall be submitted to,
and agreed in writing by, the Local Planning Authority. The approved works shall
be completed prior to the first occupation of the residential development hereby
permitted.

Reason: To ensure that the footway is constructed to an acceptable standard,
in the interests of highway safety.
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APPENDIX 1- Copy of Committee Report considered at meeting 16 June 2022

1.0 Reason for Referral to the Planning Committee

1.1 These applications are referred to the Planning Committee because they
represent a departure from the adopted Development Plan and in the case of
the larger application the signing of a legal agreement is required, and
objections have been received.

2.0 Synopsis

21 The key issues for consideration are the principle of the proposed
developments in terms of land use allocation; highway safety; wildlife impact;
flood risk and contamination.

2.2 The sites currently form a field/meadow and garden land that are bounded by
open countryside and residential development. They are the subject of an
emerging allocation for residential development (SS1- Abberton &
Langenhoe). Based on the information submitted, it is considered that the sites
are able to accommodate the proposed quantum of development without
appearing cramped or overdeveloped. The schemes are also acceptable from
a highway safety point of view. Subject to appropriate conditions, there is
unlikely to be any detriment to the amenity of the surrounding area or significant
impact upon existing vegetation, wildlife, flood risk or contamination.

2.3 The applications are subsequently recommended for approval.
3.0 Site Description and Context

3.1 The larger site (also referred to as Site A) lies to the west of Peldon Road,
while the smaller site (also referred to as Site B) lies to the east of Peldon
Road, approximately 250 metres south from the centre of the village of
Abberton.

3.2 Site A extends to 2.6ha and is located to the west of Peldon Road, Abberton.
It comprises two fields/meadows separated by a hedgerow (tree and shrub
belt). To the north, the site is bound by the properties that form the existing
edge of the village of Abberton. The eastern and western boundaries are
characterised by mature hedgerow and trees that visually enclose the site from
the surrounding area. The southern boundary runs through the middle of a
meadow-field. The wider field itself is enclosed by mature landscaping in the
form of hedgerows, that minimises views of the site from the wider area.

3.3 Site B measures 0.25ha in size and lies to the east of Peldon Road. It forms
part of a garden and small paddock, formerly an orchard between Borleys and
the Grade Il listed building Pete Tye Hill. Borleys is a former farmstead with
buildings historically arranged to the north. One of these buildings, a black
boarded outbuilding remains.

3.4 Tothe east of Site B lies Langenhoe Community Primary School and its playing
field. The site is well screened to the north, east and west boundaries by
DC0901MWeV9.3




4.0

4.1

4.2

4.3

5.0

5.1

5.2

5.3

6.0

6.1

hedgerows and trees. The southern boundary with Borleys contains mature
trees and a gated access between the house and the meadow. The sites slope
from north to south.

Description of the Proposal

This report describes two proposals that are directly adjacent to each other and
form part of one allocation under the Emerging Section 2 Local Plan Policy
SS1. It has been requested that the two proposals are assessed
simultaneously.

Application reference 213530 (Site A) seeks outline planning permission with
all matters, save access, reserved for up to 50 dwellings, of which 30% would
be affordable and a new vehicle drop-off/pick up point for the local school.
Detailed matters for a single vehicular access point from Peldon Road and a
separate pedestrian and cycle access point, also from Peldon Road, are also
provided.

Application reference 213531 (Site B) seeks outline planning permission with
all matters reserved, save for access, for the provision of 5 residential dwellings
and access from Peldon Road to the west of the site. The application is
supported by an indicative Site Layout Plan and House Type drawings.
Vehicular access to the site is proposed via a new access off Peldon Road to
the west of the site, relatively central within the site.

Land Use Allocation

The sites lie outside the defined settlement boundary for Abberton, and thus
within the countryside in the Adopted Local Plan (Site Allocations DPD (2010)).
Within the emerging Colchester Borough Local Plan 2017-2033 in Section 2,
the sites form part of a housing allocation under Policy SS1 Abberton and
Langenhoe, referred to as ‘Land to the west of Peldon Road’ and ‘Land to the
east of Peldon Road.

‘Land to the west of Peldon Road’ (Site A) is identified to accommodate 50
dwellings, provision of a new drop-off/pick-up point at Langenhoe Primary
School and the provision of new public footpaths to the north of the site,
connecting to the school and village.

‘Land to the east of Peldon Road’ (Site B) is identified to accommodate 5
dwellings, a new pedestrian access route from Peldon Road to the grounds of
Langenhoe Primary School and provision of a new drop-off/pick-up point at
Langenhoe Primary School.
Relevant Planning History

There is no planning history that is particularly relevant to these applications.
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7.0

7.1

7.2

7.3

Principal Policies

Planning law requires that applications for planning permission must be
determined in accordance with the development plan, unless material
considerations indicate otherwise. The National Planning Policy Framework
(NPPF) must be taken into account in planning decisions and is a material
consideration, setting out national planning policy. Colchester’s Development
Plan is in accordance with these national policies and is made up of several
documents as follows below.

Local Plan 2017-2033 Section 1

The shared Section 1 of the Colchester Local Plan covers strategic matters
with cross-boundary impacts in North Essex. This includes a strategic vision
and policy for Colchester. The Section 1 Local Plan was adopted on 1 February
2021 and is afforded full weight. The following policies are considered to be
relevant in this case:

e SP1 Presumption in Favour of Sustainable Development

e SP2 Recreational disturbance Avoidance and Mitigation Strategy (RAMS)
e SP4 Meeting Housing Needs

e SP7 Place Shaping Principles

Appendix A of the Section 1 Local Plan outlines those policies in the Core
Strategy Focused Review 2014 which are superseded. Having regard to the
strategic nature of the Section 1 Local Plan, policy SD2 of the Core Strategy is
fully superseded by policies SP5 and SP6 of the Section 1 Local
Plan. Policies SD1, H1 and CE1 of the Core Strategy are affected in part. The
hierarchy elements of policies SD1, H1 and CE1 remain valid, as given the
strategic nature of policies SP3, SP4 and SP5 the only part of the policies that
are superseded is in relation to the overall requirement figures.

The final section of Policy SD1 which outlines the presumption in favour of
sustainable development is superseded by policy SP1 of the Section 1 Local
Plan as this provides the current stance as per national policy.

All other Policies in the Core Strategy, Site Allocations and Development
Management Policies and all other adopted policy which comprises the
Development Plan remain relevant for decision making purposes.

The adopted Colchester Borough Core Strategy (adopted 2008, reviewed
2014) contains local strategic policies. Particular to this application, the
following policies are most relevant:

SD1 - Sustainable Development Locations

H1 - Housing Delivery

H2 - Housing Density

H4 - Affordable Housing

UR2 - Built Design and Character

PR1 - Open Space

TA1 - Accessibility and Changing Travel Behaviour

TA2 - Walking and Cycling

TA3 - Public Transport
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7.4

7.5

7.6

TA4 - Roads and Traffic
TAS - Parking
ENV1 - Environment

The adopted Colchester Borough Development Policies (adopted 2010,
reviewed 2014) sets out policies that apply to new development. Specific to
this application are policies:

DP1 Design and Amenity

DP2 Health Assessments

DP3 Planning Obligations and the Community Infrastructure Levy

DP14 Historic Environment Assets

DP17 Accessibility and Access

DP19 Parking Standards

DP20 Flood Risk and Management of Surface Water Drainage

Some “allocated sites” also have specific policies applicable to them. The
adopted Site Allocations (adopted 2010) policies set out below should also be
taken into account in the decision making process:

n/a

The site is not in a Neighbourhood Plan area.

7.7 Submission Colchester Borough Local Plan 2017-2033:

The Section 1 Local Plan was adopted on 1 February 2021 and is afforded full
weight. The Section 2 Emerging Local Plan is at an advanced stage having
undergone examination hearing sessionsin April 2021 and completed
consultation on modifications. The inspectors letter has now been received and
confirms the plan to be sound. Formal adoption of Section 2 is now awaited.
Section 2 should be afforded significant weight due to its advanced stage.

Paragraph 48 of the Framework states that decision makers may give weight

to relevant policies in emerging plans according to:

1. The stage of preparation of the emerging plan;

2. The extent to which there are unresolved objections to relevant policies in
the emerging plan; and

3. The degree of consistency of relevant policies to the policies in the
Framework.

Policies relevant to this application include:
SG1 Colchester’s Spatial Strategy
SG2 Housing Delivery

ENV1 Environment

SS1 Abberton and Langenhoe

DM1 Health and Wellbeing

DM8 Affordable Housing

DM9 Development Density

DM10 Housing Diversity

DM15 Design and Amenity

DM16 Historic Environment

DM18 Provision of Public Open Space
DM19 Private Amenity Space
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7.8

8.0

8.1

8.2

8.3

8.4

8.5

8.6

8.7

8.8

8.9

DM21 Sustainable Access to development

DM22 Parking

DM23 Flood Risk and Water Management

DM24 Sustainable Urban Drainage Systems

DM25 Renewable Energy, Water Waste and Recycling

Regard should also be given to the following adopted Supplementary Planning
Documents (SPD):

The Essex Design Guide

External Materials in New Developments
EPOA Vehicle Parking Standards
Community Facilities

Open Space, Sport and Recreation
Sustainable Construction

Sustainable Drainage Systems Design Guide
Planning for Broadband 2016

Managing Archaeology in Development.

Consultations

The stakeholders who have been consulted and who have given consultation
responses are as set out below. More information may be set out on our website.

Site A (50 dwellings)

The Arboricultural Officer is satisfied with the arboricultural content of the
proposal and considers it likely that the 10% uplift in canopy cover can be
achieved.

The Archaeological Adviser does not object to the proposal.

The Contaminated Land Officer raises no objection to the proposal subject to a
precautionary condition relating to the reporting of unexpected contamination.

Environmental Protection do not object to the proposal subject to conditions.
The Landscape Advisor raises no objection to the proposal subject to conditions.
Anglian Water raise no objection to the proposal.

Essex Fire and Rescue do not object to the proposal at this outline stage and
note that more detailed observations will be made at Building Regulations stage.

Essex Police have no objection to the proposal. They advise that the final
scheme should incorporate Secure by Design.

8.10 The Highway Authority does not object to the proposal subject to conditions.

Following lengthy discussions and a site visit, a further request to relocate the
30mph speed limit has been made by the highway authority.
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8.11 The Lead Local Flood Authority raises no objection to the proposal subject to
conditions.

8.12 Natural England request that a Habitat Regulation Assessment be undertaken
prior to a decision being issued.

Site B (5 dwellings)

8.13 The Arboricultural Officer is satisfied with the arboricultural content of the
proposal.

8.14 The Archaeological Adviser does not object to the proposal subject to a
condition.

8.15 The Contaminated Land Officer raises no objection to the proposal.
8.16 Environmental Protection do not object to the proposal subject to conditions.

8.17 The Historic Buildings and Areas Officer provided comments on application
reference 213531 (Site B) and confirmed that they do not object to the principle
of the proposal but consider that the number of dwellings should be reduced,
and their scale made smaller. The architectural language should be more
utilitarian and rural, and the hedge needs to be preserved as far as possible,
with any breaks through it minimised and located away from the listed building.

8.18 The Landscape Advisor raises no objection to the proposal subject to conditions.
8.19 The Highway Authority does not object to the proposal subject to conditions.

8.20 Natural England request that a Habitat Regulation Assessment be undertaken
prior to a decision being issued.

9.0 Parish Council Response

9.1 The Parish Council submitted lengthy comments (which can be read on the
website) objecting to the proposal on the following grounds (as summarised):
e Density is too high and object to number of dwellings and site allocation;
e Proposal does not appropriately address the parking issues relating to the
school; and
e No reference is made to addressing the infrastructure needs of integrating
this overall development into the current village setting.
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10.0 Representations from Notified Parties

10.1 The application resulted in a number of notifications to interested third parties
including neighbouring properties. The full text of all of the representations
received is available to view on the Council’s website. However, a summary of
the material considerations is given below.

10.2 Application reference 213530 has resulted in 32 letters of objection/general
comments from 28 households while application reference 213531 has resulted
in 18 letters of objection/general comments from 16 households. Comments
were also received from Langenhoe Community Primary School, Colchester
Cycling Campaign and Essex & Suffolk Water. The main reasons for
commenting can be summarised as follows:

e Proposed development would be out of keeping with the character of the
village;

Cause overlooking and overshadowing;

Impact on views;

Impact on wildlife/reservoir (SSSI);

Increase light pollution;

Increase traffic;

Increased vehicle movements at junction of Peldon Road and Layer Road;

Lack of infrastructure and amenities in Abberton;

Increase houses and population in Abberton and Langenhoe;

Disproportionate increase in the size of the village;

Location on a dangerous bend in the road;

Vehicles speed along the road;

No pedestrian footway;

Requirement for pedestrian crossing with traffic signals;

Village water pressure is low;

Adverse impact on Broadband speed;

Development will lead to local school being oversubscribed;

Secure cycle parking should be provided;

Construction process will cause significant traffic disruption;

Construction period will have a considerable effect on residents.

11.0 Parking Provision

11.1 The applications are in outline form with the internal layout for future
consideration but there is sufficient space on both sites for all dwellings to have
off street parking in accordance with the adopted standards.

12.0 Accessibility

12.1 For emerging allocations the accessibility standard for 10% of market housing
and 95% of affordable housing will meet Building Regulations Part M4 Cat 2.
95% (excluding upper floor dwellings). 5% of affordable housing should meet
Part M4 Cat 3 (2) (b) as set out in Draft Policy DM12 vi. This can be achieved at
reserved matters stage.
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13.0 Open Space Provisions

13.1 As the applications are submitted in outline, the layout will be determined at
reserved matter stage. It is however considered that there is sufficient space on
site to provide a minimum of 10% open space on both sites.

14.0 Air Quality

14.1 The site is outside of any Air Quality Management Area and will not generate
significant impacts upon the zones.

15.0 Planning Obligations

15.1 Application reference 213530 (50 dwellings) is classed as a “Major” application,
and there was therefore a requirement for this proposal to be considered by the
Development Team. It was considered that Planning Obligations should be
sought towards local projects. The Obligations that would be agreed as part of
any planning permission would be:

Communities - £143,641.50

Project

Abberton and Langenhoe Village Hall, projects to increase capacity for functions
and extensive refurbishment.

Calculations based on 50 x 3 bed houses as no mix given. Final contribution
request will be dependent on the number and mix of houses.

Affordable Housing - 15 units
The tenure mix should be no less than 80% affordable rent and no more than
20% shared ownership.

Mix to be evenly apportioned over all unit sizes when allocated to affordable.

Affordable housing should meet the enhanced accessibility standard of Part M4
Cat 2 Building Regulations 2015) in lieu of lifetime homes, in accordance with
the requirements in Policy DP12.

The Council would request 5% (1 unit) of affordable homes is designed to meet
Part M4 Cat (3) (2) (a) or Part M4 Cat 3 (2) (b).

Parks & Recreation - £94,058.66

Projects
Colchester Orbital

Leisure World

Education

Primary: £259,020.00, index-linked to January 2020
Secondary: £237,750.00, index-linked to January 2020
Libraries: £3,890.00
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15.2 Application reference 213531 (5 dwellings) is not classed as a “Major’
application and therefore there was no requirement for it to be considered by the
Development Team and it is considered that no Planning Obligations should be
sought via Section 106 (s.106) of the Town and Country Planning Act 1990.

16.0 Report

Principle of Development

16.1 The development plan for Colchester is the Adopted Local Plan and Section 1
Local Plan as follows:
e Colchester Local Plan Section 1 — North Essex Shared Strategic Section 1
Plan 2013-2033 (adopted February 2021)
e Core Strategy (2008) as amended by the Focused Review (2014)
e Site Allocations (2010)
e Development Policies (2010)

16.2 In the context of the Adopted Local Plan (Core Strategy / Site Allocations), the
site is located on greenfield land and therefore contrary to key policies in the
Development Plan. However, as the site is allocated for housing development
in the emerging Local Plan, which is very advanced in its preparation, a
pragmatic approach is suggested with very significant weight to be given to the
emerging Policy context, rather than that of the current Adopted Plan.

16.3 The Council has now received the Inspector’'s Report for the Colchester Local
Plan Section 2. Subject to main modifications, the Inspector has found that the
Section 2 Local Plan is sound. As such, further weight can be attributed to the
policies within the emerging Section 2 Local Plan. The proposal is an allocation
in the emerging Local Plan (Policy SS1), which is outlined below:

Policy SS1: Abberton and Langenhoe

In addition to the infrastructure and mitigation requirements identified in policy
PP1, development of the sites below, as shown on the Policies Map will be
supported where they meet the requirements identified for each site below;

Land to the west of Peldon Road

Development will be supported which provides;

() 50 dwellings of a mix and type of housing for which there is a demonstrated
need; and

(i) A transport statement to include but not limited to a safety assessment of
the Peldon Road/Layer Road junction and any necessary mitigation; and

(i) Provision of a new drop-off/pick-up point at Langenhoe Primary School;
and,

(iv) Provision of new public footpaths to the north of the site connecting to the
school and village.

Land to the east of Peldon Road

Development will be supported which provides:
() 5 dwellings;
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16.4

16.5

16.6

16.7

(il A new pedestrian access route from Peldon Road to the grounds of
Langenhoe Primary School;
(iii) Provision of a new drop-off/pick-up point at Langenhoe Primary School.

Development must conserve, and where appropriate, enhance the significance
of heritage assets (including any contribution made by their settings).
Designated heritage assets close to the sites include the Grade Il Pete Tye Hill
and Old Cottage.

Pantiles Farm on Peldon Road is allocated as a Local Economic Area and will
continue to be protected for this use. Any future development proposals will be
required to comply with policy SG4.

The provision of a new drop off/pick up point at Langenhoe Primary School is
included within the larger application (Site A). Despite the two proposals
representing two standalone applications, given that they have been submitted
concurrently, there is an ability for both to be considered in the wider site
context and it is considered that this policy requirement is being met. The Place
Strategy Team (Planning Policy) requested that there should be a mechanism,
such as a planning condition, to ensure that in the event that the larger
application is refused planning permission, the policy requirement is still being
fulfilled by the smaller proposal in some capacity. Whilst the logic behind this
is accepted, it is not considered to be possible as the two applications are not
linked. In any event, the site (Site B) is allocated for five dwellings and the size
of the site is not considered to be sufficient to appropriately provide five
dwellings plus the required drop off/pick up point. One requirement of this part
of the policy is therefore expected to be breached either way. It is therefore
considered that the absence of a pick-up/drop off area on Site B is acceptable,
even if planning permission on Site A were to be refused or development on
this site would not come forward.

As per Policy SS1, the proposals are required to provide a pedestrian access
route from Peldon Road to the grounds of Langenhoe Primary School. Site A
includes the provision of a footway along the western side of Peldon Road, an
uncontrolled crossing and further footways along the eastern side of Peldon
Road, linking to the existing public footpath and existing footways. This is
considered to meet the aims of the Policy.

The indicative block plan for Site B on the other hand includes a pedestrian
access along the northern boundary of the site, however it is understood that
Langenhoe Primary School do not consider a secondary access to the school
grounds desirable. This may therefore result in a breach of the site allocation
policy. To compensate for this, it is proposed that satisfactory pedestrian
access from the proposed development to the existing footway network should
be provided and this will be explored further below.

Planning Balance and Conclusion

The proposal does not accord with the currently adopted Local Plan,
being contrary to Policies SP1, SD1 and ENV1 which restrict development
outside development boundaries.
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16.8

16.9

16.10

16.11

16.12

The most important/relevant policy context for determining these applications
is however now the emerging Section 2 Local Plan and the policies most
pertinent to the principle of the development can be afforded significant weight
(SS1). The principle of development on this site is therefore supported as the
Section 2 Local Plan is very advanced and pending formal adoption.

Access and Highways Impacts

Access is the only matter to be considered as part of both outline applications.
The proposal on Site A includes a new priority junction access on the western
side of Peldon Road to serve the site. In addition, the development proposals
include pedestrian connections to the existing pedestrian facilities, including
the public right of way, and Langenhoe Primary School via an uncontrolled
crossing over Peldon Road. This would provide access to those making use of
the proposed school pick up and drop off area that is proposed to be located
in the northern part of Site A.

Vehicular access to Site B is proposed to be provided to the west of the site by
creating a new access centrally positioned between Borleys and Pete Tye Hill.
The proposal includes the removal of the existing frontage hedgerow, though
it is proposed to replace this with a new hedge planted behind the visibility
splays. The final landscape aspect of the scheme would be determined via a
reserved matters application. The internal layout of the access road, driveways
and parking areas as well as the pedestrian link to the rear of the school do not
form part of this application.

The Highway Authority has raised no objection to either proposed
development, subject to conditions, which are considered to be reasonable and
necessary to make the proposed development acceptable and would therefore
need to be imposed on any planning permission that may be granted. Subject
to these, there are no objections to the proposed vehicular accesses to the
sites.

It is noted that there is currently no footway along the eastern side of Peldon
Road to Site B. As set out above, the application for the development of Site A
includes the provision of a footway to the north of the site, however, this would
not extend as far as Site B. It is noted that there are other existing dwellings to
the north of the site which do not currently benefit from a footway and it is
considered unlikely that a satisfactory footway along the eastern side of Peldon
Road linking the site to the public footpath to the north can be achieved, as this
would, in places, be too narrow and thus potentially unsafe. On this basis, it is
not considered that this could be requested to be provided as part of this
application. What would however be necessary, is a footway along parts of the
site’s frontage, leading up to a crossing point that is provided on Site A. This
would provide future residents of this site with appropriate access to the village
when travelling on foot. The exact details of this footway could be requested
via condition.
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16.13

16.14

16.15

Concerns have been raised with regard to the proposed pick up and drop off
area on Site A, which would require those using the facility to cross Peldon
Road via an uncontrolled crossing. This aspect of the proposed development
has been reviewed by the Highway Authority and is deemed to be safe, given
the fact that there would be increased visibility when looking south (as a result
of the existing vegetation being removed to ensure adequate visibility for the
proposed developments can be achieved). Comments have been made that
vehicles exceed the 30mph speed limit and it has therefore been suggested
that the speed limit sign could be relocated to allow vehicles more time to slow
down when entering the village. It has also been noted that one of the two signs
when travelling northbound on Peldon Road is obstructed by vegetation, thus
not visible. By increasing the visibility of these signs and relocating them further
south, which could be secured via condition, it is expected that vehicles will
approach the location of the uncontrolled crossing at a lower speed, thus not
endangering those crossing the road. The Highway Authority also requested
that additional village gateway features are provided where the speed sign is
relocated to, to emphasise that highway users enter a village location,
however, this is not considered to be appropriate to be requested of the
applicant as such a requirement would not meet the six tests for a condition.

Notwithstanding the above, it has become apparent that there may be scope
to increase the pick-up and drop off facilities within the school grounds. The
school already benefits from an area of parking along Bracken Way and there
is a triangular shaped plot of land to the south of Bracken Way and to the north
east of the main school building that is laid to grass, and which may, with the
permission of Essex County Council as the Education Authority, be turned into
additional parking provision. The applicant for Site A, where the pick up and
drop off area is currently proposed, would be willing to work with the school to
identify whether it is possible to provide parking in this area and if so, a financial
contribution towards providing the works could be secured. This contribution
would be in lieu of the proposed pick up and drop off area on Site A and would
not act as an additional facility. Should Members consider this to be a more
appropriate solution, then Officers would ask Members to delegate authority to
Officers to further explore this option, in conjunction with the Parish Council,
and if possible, add the scope of works and financial contribution to the heads
of terms for the legal agreement that is required for the larger scheme on Site
A. Members are however advised that, should it not be possible to provide
additional parking facilities within the school grounds, then the pick-up and
drop off area on Site A would remain part of the proposal. For reasons set out
above, the location of the proposed facility has been found to be acceptable
and with no objection having been raised by the Highway Authority, the
proposed crossing is held to be acceptable.

Design, Layout, Appearance and Landscaping

Both applications are submitted in outline form with scale, layout, appearance
and landscaping forming the reserved matters. The final design and layout of
the proposed developments would therefore be the subject of a submission of
detail with the appropriate reserved matters and this would have to
demonstrate that all relevant adopted space, amenity and parking standards
are satisfactorily met.
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16.16

16.17

16.18

16.19

Notwithstanding the above, the proposed development was reviewed by the
Council’'s Urban Design Officer who noted that design considerations are
limited to whether the quantum of development proposed is appropriate in the
context of the sites and whether the applications demonstrate that the sites are
capable of accommodating the quantum of development proposed in an
appropriate manner.

Site A measures approximately 2.6ha and the application therefore proposes
development at an average density of up to 19dph. The application earmarks
0.35ha for ‘Land for green infrastructure/SUDs’ and would require the
remainder of the site to achieve average densities of 22dph. Site B measures
approximately 0.25ha and therefore proposes development at an average
density of up to 20dph. These low densities are consistent with the site’s
context as an extension to an existing rural settlement. On this basis, it is
considered that the site is likely capable of accommodating the proposed
development whilst achieving an appropriate standard of design.

The proposed accesses for both applications are also considered appropriate
in design terms. Site B has provided an indicative site plan and house types as
part of the application, however, neither of these achieve an appropriate
standard of design in their current form and as such should not be approved
as part of any approval at this stage.

The following should be taken into consideration for the detailed design stage:

e Residential areas should include areas of informal/incidental green/open
space.

e Street trees should be included within the public realm to ensure their long
term retention and should feature beyond the main access road.

e Built form and landscaping should be positioned so as to enclose the public
realm.

e Built form should establish a site wide identity that responds to the sites
context and reinforces/enhances the local vernacular.

e Features of the landscaping, architecture and placement of built form should
combine to an overall sense of place.

e A clear road hierarchy should be established and reinforced by adopting a
varied surface material for shared surfaces and utilising a variety of frontage
treatments for plots.

e Focal/nodal buildings should be included to enhance legibility within the site.

Additionally, Site A should:

16.20

e Create a number of distinct and legible character areas that contribute to an
overall sense of place.

e Back to back distances should comply with the Essex Design Guide (15-
25m dependent on relationship between units).

e Brick walls should be used to enclose boundaries that address public/semi-
public realm, this includes parking courts.

While landscape is a reserved matter, in an attempt to be proactive, the
Landscape Adviser offered the following assessment for Site B (with no
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16.21

16.22

16.23

16.24

16.25

objection being raised for Site A) as a means to progressing the design should

the current indicative layout be used as a basis for future proposals:

e In the absence of any Type 1 visualisation from viewpoint 6 within the
Landscape & Visual Appraisal ref 21.062/1 dated July 2021 accurately
illustrating the hight and spread of the development, or visualisations from
Mersea Road or the intersection point of PRoWs 147_15 & 147_16, the
development would appear to be potentially visible from these sensitive
viewpoints to the south of the site. Any reserved matters will require these
viewpoints/visualisations to be submitted, and if the proposed development
is evidenced through this data as being exposed on the ridgeline, then this
will need to be countered through proposing a linear feature of medium sized
trees, with a mature hight greater than any proposed unit, along the southern
boundary of the site as mitigation planting.

¢ In order to allow space for the frontage hedge to establish and thrive a soft
landscape bed at a minimum depth of 2m needs to be allowed for it, the
hedge will need to be single species and native to complement its rural edge
setting, with medium to large native trees set all along its length. Note: the
soft landscape proposals on drawing 21/3004/03A are inaccurate, e.g., llex
aquilifolium is native holly not birch, it is recommended any landscape
scheme submitted to satisfy reserved matters should be professionally
drawn up by a landscape consultant (preferably a landscape architect).

These matters are proposed to be secured via conditions.

Impact on Neighbour Amenities

Development Plan Policy DP1 and Emerging Plan Policy DM15 require all
development to be designed to a high standard that protects existing public
and residential amenity, particularly with regard to privacy, overlooking,
security, noise and disturbance, and daylight and sunlight.

This is a matter that will be dealt with via the reserved matters, however, there
is nothing to suggest that schemes of the proposed density cannot be achieved
in a matter that is not compliant with the Essex Design Guide in terms of
overlooking and back to back distances.

Impact on the Surrounding Area

The sites are allocated for residential purposes in the very advanced emerging
local plan Policy SS1 and are located to the south of existing residential
development. The soundness of this site allocation has been subject to
examination. As such, it is held that the proposed residential development of
the sites would not have an adverse impact on the surrounding area.

Impact on Historic Environment

Site B sits directly to the south of the grade Il listed Pete Tye House, named
Pete Tye Hill in the list description. The list entry describes the house thus:

Late C16 or early C17, timber framed and plastered, 2 storey with
red plain tile roof. Black weatherboarded south side. Three window
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range horizontal sliding bashes with glazing bars. Lean-to on north
side. Remains of original chimney stack.

16.26 The listed building sits back from the road in generous gardens, at the exact

point where the grain of development loosens, and village turns into
countryside. When travelling south, as one passes the listed building the sense
is immediately of being in the countryside. This is an important aspect of its
setting. Further to the north this sense has been somewhat eroded by modern
infill development, but as this is nearer to the settlement it does not seem
unnatural. There is a mature hedge of native trees along both sides of the road
to the south of the listed building, which further emphasises the rural character
of the site.

16.27 The host building, Borleys, is clearly of some age, although this is most evident

16.28

16.29

16.30

16.31

16.32

from looking at the roof. It appears to have been altered extensively over the
years: the west elevation and south elevation are clearly two distinct phases of
development. The south elevation shows some influence by the Arts and Crafts
movement, so perhaps dates to the second half of the 19t century or the first
quarter of the 20™. It is unlisted but appears on the first edition of the Ordnance
Survey map, dating to the 1870s. It would be appropriate to consider this to be
a non-designated heritage asset.

The proposed site is between these two buildings, concealed behind one of
the two hedges described above.

The Historic Building and Areas Officer considers that the current proposal
would undoubtedly harm the setting of the listed building Pete Tye Hill. Five
large buildings are introduced onto the site, each rather too large for its
allocated piece of the land. This would represent a tightening of the grain of
development at the exact point where the loosening of the grain allows Pete
Tye Hill to retain its feeling of sitting in rural surroundings.

Five new driveways between the listed building and Borleys would destroy that
illusion of isolation and make the setting of the listed building more suburban
in feel. The large number of dwellings proposed for the site, along with the
inevitable domestic paraphernalia that accompanies all homes (swings,
trampolines, bins, garden furniture, washing lines) would all combine to erode
the setting of the listed building.

The Historic Buildings and Areas Officer states that if this site is to be
successfully developed, the scheme needs to propose fewer units, of smaller
and much more modest scale. A more modest and utilitarian architectural
language might also enable any new development to integrate better into the
landscape. In this instance taking cues from ancillary agricultural structures
such as piggeries and cow byres, rather than barns would be appropriate. This
does not imply a requirement for pastiche, but instead an architectural
language and tone of design that might be expected to be found along a
country lane.

Furthermore priority needs to be given to minimising the number of breaks in
the hedge line to allow access to the site. One or perhaps two entrances, as
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16.33

16.34

16.35

16.36

narrow as possible and as far away from the listed building as possible would
be far preferable to the five currently proposed.

These comments are noted, however, they must be assessed against the
current policy framework which has allocated the site for residential
development and the provision of five dwellings. The Block Plan that has been
provided is indicative only and would therefore not form part of an approval.
With the detailed design, scale, layout and landscaping forming part of a
reserved matters, these matters would need to be addressed at a later stage.
This application simply seeks to establish the principle of providing five
dwellings on this site and this is held to be acceptable. Given the significant
concerns that have been raised, it is however necessary to inform any future
developer that the indicative site layout is inappropriate and that the design
and scale will have to be amended to appear more contextually sympathetic of
the nearby (non) designated heritage assets. Subject to this, it is not
considered that this application should be refused on heritage grounds. The
detailed layout and design of the units and landscape strategy can deliver
effective mitigation for the potential impact on the setting of the heritage assets
and any residual impact needs to be considered in the planning balance.

Drainage and Flood Risk

Core Strategy Policy SD1 and Development Plan Policy DP20 require
proposals to promote sustainability by minimising and/or mitigating pressure
on (inter alia) areas at risk of flooding. Policy DP20 also requires all
development proposals to incorporate measures for the conservation and
sustainable use of water.

The site lies within Environment Agency Flood Zone 1, however a Flood Risk
Assessment was required for Site A as the site exceeds 1 hectare. The
application is therefore supported by a Flood Risk Assessment and Drainage
Strategy. The submitted information has been reviewed by Essex County
Council as the Lead Local Flood Authority (“LLFA”) who raised no objection to
the proposed development in principle. As the application is in outline form
only, with all matters except access reserved, a detailed surface water
drainage scheme for the site would need to be secured via condition. Additional
conditions requested by the LLFA, such as the submission of a scheme to
minimize the risk of offsite flooding caused by surface water run-off and
groundwater during construction works and prevent pollution; a maintenance
plan detailing the maintenance arrangement of the surface water drainage
system; and the maintenance of yearly logs of maintenance, are considered to
be relevant and necessary in order to make the development acceptable.
Subject to these conditions, it is considered that the proposed development
would comply with the aims of the above-mentioned policies.

In addition to the above, Anglian Water confirmed that Fingringhoe Water
Recycling Centre will have available capacity for the flows of this development
and consequently, raised no objection to the proposed development.

Affordable Housing
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16.37

16.38

16.39

16.40

16.41

16.42

Emerging Policy DM8 states ‘where it is considered that a site forms part of a
larger development area, affordable housing will be apportioned with reference
to the site area as a whole’.

Despite the strategic nature of the proposed development the sites form two
separate allocations in the Section 2 Local Plan as per policy SS1. Site A,
which is classed as a major application, provides 30% affordable housing (15
dwellings).

It is not considered reasonable to request affordable housing on the smaller
site (Site B) given that the two sites are separate applications, even though it
is acknowledged that they form part of a wider allocation. They are however in
separate ownership and there is no evidence to suggest that a deliberate
attempt to split the site has been made in order to avoid affordable housing
provision on this smaller site.

Health Implications

Policy DP2 of the adopted Local Plan requires all developments in excess of
50 units to be accompanied by a Health Impact Assessment (“HIA”) to identify
the potential health consequences on a given population and maximise the
health benefits and minimise potential adverse effects. It is noted that the
threshold in the Emerging Local Plan is 100 dwellings. The current scheme is
for up to 50 dwellings, therefore falling short of both requirements.
Notwithstanding this, an HIA has been submitted and it concludes that the
scheme will have health benefits by introducing new areas of public open
space and internal walking routes that will link up with existing footpaths within
the village and wider area. This provides the opportunity for healthy lifestyles.
The scheme is therefore acceptable in this regard.

Biodiversity

Section 40 of the Natural Environment and Rural Communities Act 2006 places
a duty on all public authorities in England and Wales to have regard, in the
exercise of their functions, to the purpose of conserving biodiversity and a core
principle of the Framework is that planning should contribute to conserving and
enhancing the natural environment. Development Plan Policy DP21 seeks to
conserve or enhance biodiversity and geodiversity in the Borough while
paragraph 174 of the Framework seeks to minimise impacts on and provide
net gains for biodiversity.

The application on Site A is supported by an Ecological Impact Assessment
(EclA), areptile presence/absence survey, bat activity survey, bird surveys and
botanical walkover. It is noted that a great crested newt was found during a
reptile survey, confirming presence on site, and suggesting that the site is likely
to support terrestrial habitat. The EcIA states that District Level Licensing will
be used to mitigate for impacts on great crested newts. The report also
highlights that mitigation involving fencing, trapping and translocation is
required in respect of common lizard. Mitigation measures are also required
for badger and nesting birds. Provided mitigation measures are applied in strict
accordance with the EclA, the report states that there remains no risk of legally
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16.43

16.44

16.45

16.46

protected species being harmed as a result of the proposed development. A
repeat ecological walkover survey, including for badger is recommended prior
to development to account for changes in wildlife use of the site in the interim.

It is also recommended that a Construction Environmental management Plan,
Landscape and Ecological Management Plan and lighting strategy for
biodiversity are secured by condition. The development will include
enhancement measures, including hedgerow management, tree planting,
SuDS basin and habitat boxes, in compliance with paragraph 174 of the
Framework and Policy DP21.

The application on Site B is supported by a Low Impact Ecological Impact
Assessment which identified the site to be of limited ecological value containing
a managed amenity lawn and boundary buildings, hedgerows and trees and
confirmed that no evidence of, or potential for, legally protected species was
found on the site. The report however states that mitigation measures are
required to ensure that nesting birds on site are given appropriate protection.
It is suggested that trees and hedgerows on site boundaries shall be protected
in accordance with best practice and arboricultural advice will be sought for
any below ground works within root protection areas.

The report further notes that the development presents an opportunity to
implement enhancement measures such as hedgerow
management/enhancement, new planting, bat roost boxes and bird nesting
features, which will increase the wildlife value of the site post development.
These measures would provide a measurable biodiversity net gain, in line with
the requirements of paragraph 174 of the Framework. A canopy cover
assessment has been provided for Site A and this appears accurate. It is
anticipated that through planting on the Public Open Space and provision of
gardens, the uplift of 10% is achievable in conformity with the provisions of
policies ENV1/CC1 of the Section 2 CBLP.

In addition to the above, and in line with the requirements of Section 1 Policy
SP2, a RAMS wildlife mitigation payment has been secured via a signed
Unilateral Undertaking and/or will be secured via the S106 agreement and this,
in combination with the above measures, is considered appropriate to mitigate
the impact of the proposed development.
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Other Matters

16.47 The Archaeological Advisor confirmed that Site A lies in an area that has been

thoroughly archaeologically evaluated in the past, with negative results. There
are therefore no archaeological requirements for this proposal. For
development on Site B, it was however noted that the development would
involve relatively substantial ground disturbance, and is on the outskirts of
Abberton village, which has medieval origins, being mentioned in the
Domesday Book. Dispersed features containing medieval pottery were
discovered during archaeological trial trenching immediately on the other side
of Peldon Road in 2020. In order to achieve preservation by record of any
important heritage assets, any permission granted should be the subject of a
planning condition to record and advance understanding of the significance of
any heritage asset before it is damaged or destroyed.

16.48 The proposed housing mix on Site B consists of 3no. 3-bedroom houses and

2no. 4-bedroom houses with the mix on Site A being yet unknown. The
indicative Block Plan that was submitted as part of the proposal for Site B
indicates that the proposed layout and house types are inappropriate for this
site. In this edge of village location, it should be considered to provide smaller
homes that act as a transition from the village into the countryside rather than
the provision of a large number of bigger homes. As such, it is considered that
a more proportionate mix of housing based on local and Borough wide
evidence shall be provided on both sites and this will need to be secured via
condition.

16.49 The Contaminated Land Officer confirmed that the submitted Phase 1

Geoenvironmental Desk study and preliminary risk assessment for both
applications are acceptable and that there is no objection to planning
permission being granted on this site from a contaminated land perspective
subject to a precautionary condition, given that the proposed residential use
would be vulnerable to the presence of any unexpected contamination sources
encountered during development.

16.50 The application on Site B is supported by a signed Unilateral Undertaking,

17.0

171

securing the relevant financial contributions towards community facilities
(replacement of doors and window at the village hall), sports and recreation
projects (no project was put forward, the UU specifies this as a contribution
towards the provision and/or improvement and/or maintenance of open space
sport and recreational facilities in the vicinity of the Application Site and the
Borough Projects) and also a RAMS payment. The development is therefore
acceptable in this regard.

Conclusion

To summarise, the proposals to provide up to 50 residential dwellings on Site
A and five residential dwellings on Site B is acceptable in principle and the
proposed access arrangements have been found to be acceptable on highway
safety grounds. Adequate provision of a drop off and pick up point for
Langenhoe Primary School has been made and the proposed developments
would secure improvements to the local footway network.
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17.2 The final details of the scheme will have to be the subject of a submission of
detail within the appropriate reserved matters and these will have to
demonstrate that the design, layout, appearance and landscaping element of
the proposed development are acceptable.

18.0 Recommendation to the Committee

18.1 The Officer recommendation to the Committee for application reference
213530 is for:

APPROVAL of planning permission subject to the signing of a legal agreement
under Section 106 of the Town and Country Planning Act 1990, within 6 months
from the date of the Committee meeting. In the event that the legal agreement
is not signed within 6 months, to delegate authority to the Head of Service to
refuse the application, or otherwise to be authorised to complete the
agreement. The Permission will also be subject to the following conditions:

1. ZAC - Time Limit for Outline Permissions Part 1 of 3

No development shall be commenced until plans and particulars of "the reserved
matters" referred to in the below conditions relating to APPEARANCE,
LANDSCAPING, LAYOUT AND SCALE have been submitted to and agreed, in
writing, by the Local Planning Authority. The development shall be carried out in
accordance with the approved details.

Reason: The application as submitted does not provide sufficient particulars for
consideration of these details.

2. ZAD - Time Limit for Outline Permissions Part 2 of 3

Application for approval of the reserved matters shall be made to the Local Planning
Authority before the expiration of three years from the date of this permission.
Reason: To comply with the requirements of Section 92 of the Town and Country
Planning Act 1990 as amended by the Planning and Compulsory Purchase Act 2004.

3. ZAE - Time Limit for Outline Permissions Part 3 of 3

The development hereby permitted shall be begun before the expiration of two years
from the date of approval of the last of the reserved matters to be approved.
Reason: To comply with the requirements of Section 92 of the Town and Country
Planning Act 1990 as amended by the Planning and Compulsory Purchase Act 2004.

4. ZAM - *Development to Accord With Approved Plans*

The development hereby permitted shall be carried out in accordance with the details
shown on the submitted Drawing Numbers

1140.L.001 (B) Site Location Plan

1140.L.005 Development Plan

1919/10 RevB Peldon Road/Site Access Visibility Assessment

1919/13 RevB Proposed Pedestrian Footway and Informal Crossing

Arboricultural Impact Assessment and Preliminary Method Statements (Reference
No. TPSarb0971119, dated 2" December 2021)

Ecological Impact Assessment (EclA) (Version 2: December 2021)

Reason: For the avoidance of doubt and to ensure that the proposed development is
carried out as approved.
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5. ZAN - Site Levels Plan

No works shall take place until detailed scale drawings by cross section and elevation
that show the development in relation to adjacent property, and illustrating the existing
and proposed levels of the site, finished floor levels and identifying all areas of cut or
fill, have been submitted and agreed, in writing, by the Local Planning Authority. The
development shall thereafter be completed in accordance with the agreed scheme
before the development is first occupied.

Reason: In order to allow more detailed consideration of any changes in site levels
where it is possible that these may be uncertain and open to interpretation at present
and where there is scope that any difference in such interpretation could have an
adverse impact of the surrounding area.

6. Non-Standard Condition — Landscape

No works shall take place until full details of all landscape works have been submitted

to and agreed, in writing, by the Local Planning Authority and the works shall be

carried out prior to the occupation of any part of the development unless an alternative
implementation programme is subsequently agreed, in writing, by the Local Planning

Authority. The submitted landscape details shall include:

e Updated Landscape and Visual Appraisal, to include Type 2 photomontaged

visualisations with year 1 & 15 mitigation from viewpoints 6 & 16.

Finished levels or contours, where notable changes are proposed.

Means of enclosure.

Car parking layouts and other vehicle and pedestrian access and circulation areas.

Hard surfacing materials.

Minor artefacts and structures (e.g. furniture, play equipment, refuse or other

storage units, signs, lighting etc.).

e Proposed and existing functional services above and below ground (e.g. drainage
power, communications cables, pipelines etc. Indicating lines, manholes, supports
etc.).

e Planting plans (drainage and building foundation detailing shall take account of the
position of the trees as so indicated).

o Written specifications.

e Schedules of plants, noting species, plant sizes and proposed numbers/densities
where appropriate.

¢ Implementation timetables and monitoring programs.

Reason: To ensure that there is a suitable landscape proposal to be implemented at

the site for the enjoyment of future users and also to satisfactorily integrate the

development within its surrounding context in the interest of visual amenity.

7. ZFE - Landscape Management Plan

Prior to the first occupation of the development, a landscape management plan
including long term design objectives, management responsibilities and maintenance
schedules for all landscape areas other than small, privately owned, domestic
gardens shall be submitted to and agreed, in writing, by the Local Planning Authority.
The landscape management plan shall thereafter be carried out as approved at all
times.

Reason: To ensure the proper management and maintenance of the approved
landscaping in the interests of amenity and the character and appearance of the area.
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8. ZPA - Landscape and Ecological Management Plan

Prior to commencement of any works, a landscpe and ecological management plan
(LEMP) shall have been submitted to, and approved in writing by, the Local Planning
Authority. The content of the LEMP shall include the following:

Description and evaluation of features to be managed.

Ecological trends and constraints on site that might influence management.

Aims and objectives of management.

Appropriate management options for achieving aims and objectives.

Prescriptions for management actions.

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

Details of the body or organisation responsible for implementation of the plan.
Ongoing monitoring and remedial measures.

The LEMP shall also include details of the legal and funding mechanism(s) by which
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
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 shall be
implemented in accordance with the approved details.

Reason: In the interest of biodiversity.

9. ZPA - Construction Method Statement

No works shall take place, including any demolition, until a Construction Method
Statement has been submitted to and approved, in writing, by the Local Planning
Authority. The approved Statement shall be adhered to throughout the construction
period and shall provide details for:

the parking of vehicles of site operatives and visitors;

hours of deliveries and hours of work;

loading and unloading of plant and materials;

storage of plant and materials used in constructing the development;

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

wheel washing facilities;

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

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

Reason: In order to ensure that the construction takes place in a suitable manner and
to ensure that amenities of existing residents are protected as far as reasonabile.

DC0901MWeV9.3



10. ZPA - Construction Environmental Management Plan
No works shall take place, including any demolition, until a Construction
Environmental Management Plan has been submitted to and approved, in writing, by
the Local Planning Authority. The approved Statement shall be adhered to throughout
the construction period and shall provide details for:
Development contacts, roles and responsibilities.
Public communication strategy, including a complaints procedure.
Dust suppression, mitigation and avoidance measures.
Noise reduction measures, including use of acoustic screens and enclosures,
the type of equipment to be used and their hours of operation.
e Use of fences and barriers to protect adjacent land, properties, footpaths and
highways.
e Details of parking and traffic management measures.
e Avoidance of light spill and glare from any floodlighting and security lighting
installed.
e Pest control.
Reason: To ensure that all demolition and construction work in relation to the
application does not cause materially harmful effects on nearby land, properties and
residents.

11. Non Standard Condition — Detailed surface water drainage scheme

No works except demolition shall take place until a detailed surface water drainage
scheme for the site, based on sustainable drainage principles and an assessment of
the hydrological and hydro geological context of the development, shall be submitted
to and certified as technically acceptable in writing by the SUDs approval body or
other suitably qualified person(s). The certificate shall thereafter be submitted by the
developer to the Local Planning Authority as part of the developer’s application to
discharge the condition. No development shall commence until the detailed drainage
scheme has been approved in writing by the Local Planning Authority. The approved
scheme shall subsequently be implemented prior to occupation and should include
details of, but not be limited to:

o Verification of the suitability of infiltration of surface water for the development.
This should be based on infiltration tests that have been undertaken in
accordance with BRE 365 testing procedure and the infiltration testing methods
found in chapter 25.3 of The CIRIA SuDS Manual C753.

e Limiting discharge rates to 6.2 I/s for all storm events up to and including the 1
in 100 year rate plus 40% allowance for climate change storm event subject to
agreement with the relevant third party. All relevant permissions to discharge
from the site into any outfall should be demonstrated.

e Provide sufficient storage to ensure no off site flooding as a result of the
development during all storm events up to and including the 1 in 100 year plus
40% climate change event.

e Demonstrate that all storage features can half empty within 24 hours for the 1
in 30 plus 40% climate change critical storm event.

¢ Final modelling and calculations for all areas of the drainage system.

e The appropriate level of treatment for all runoff leaving the site, in line with the
Simple Index Approach in chapter 26 of the CIRIA SuDS Manual C753.

¢ Detailed engineering drawings of each component of the drainage scheme.

¢ A final drainage plan which details exceedance and conveyance routes, FFL
and ground levels, and location and sizing of any drainage features.
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¢ An updated drainage strategy incorporating all of the above bullet points.

The scheme shall subsequently be implemented prior to occupation. It should be
noted that all outline applications are subject to the most up to date design criteria
held by the LLFA.

Reason: To prevent flooding by ensuring the satisfactory storage of/disposal of
surface water from the site. To ensure the effective operation of SuDS features over
the lifetime of the development. To provide mitigation of any environmental harm
which may be caused to the local water environment. Failure to provide the above
required information before commencement of works may result in a system being
installed that is not sufficient to deal with surface water occurring during rainfall events
and may lead to increased flood risk and pollution hazard from the site.

12. Non Standard Condition — scheme to minimise offsite flooding

No works shall take place until a scheme to minimise the risk of offsite flooding caused
by surface water run-off and groundwater during construction works and prevent
pollution has been submitted to and certified as technically acceptable in writing by
the SUDs approval body or other suitably qualified person(s). The certificate shall
thereafter be submitted by the developer to the Local Planning Authority as part of
the developer’s application to discharge the condition and approved in writing by, the
local planning authority. The scheme shall subsequently be implemented as
approved.

Reason: The National Planning Policy Framework paragraph 167 and paragraph 174
state that local planning authorities should ensure development does not increase
flood risk elsewhere and does not contribute to water pollution. Construction may lead
to excess water being discharged from the site. If dewatering takes place to allow for
construction to take place below groundwater level, this will cause additional water to
be discharged. Furthermore, the removal of topsoils during construction may limit the
ability of the site to intercept rainfall and may lead to increased runoff rates. To
mitigate increased flood risk to the surrounding area during construction there needs
to be satisfactory storage of/disposal of surface water and groundwater which needs
to be agreed before commencement of the development. Construction may also lead
to polluted water being allowed to leave the site. Methods for preventing or mitigating
this should be proposed.

13. Non Standard Condition - SuDS Maintenance Plan

Prior to the first occupation of the development hereby permitted, a maintenance plan
detailing the maintenance arrangements including who is responsible for different
elements of the surface water drainage system and the maintenance
activities/frequencies, has been submitted to and agreed, in writing, by the Local
Planning Authority.

Should any part be maintainable by a maintenance company, details of long term
funding arrangements should be provided.

Reason: To ensure appropriate maintenance arrangements are put in place to enable
the surface water drainage system to function as intended to ensure mitigation against
flood risk.

Failure to provide the above required information prior to occupation may result in the
installation of a system that is not properly maintained and may increase flood risk or
pollution hazard from the site.

14. Non-Standard Condition - SuDS Yearly Logs
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The applicant or any successor in title must maintain yearly logs of maintenance
which should be carried out in accordance with any approved Maintenance Plan.
These must be available for inspection upon a request by the Local Planning
Authority.

Reason: To ensure the SuDS are maintained for the lifetime of the development as
outlined in any approved Maintenance Plan so that they continue to function as
intended to ensure mitigation against flood risk.

15. Non-Standard Condition — Radius kerbs

Prior to the first occupation of the development, the proposed estate road, at its
bellmouth junction with Peldon Road shall be provided with 10m. radius kerbs
returned to an access road carriageway width of 5.5m. and flanking footways 2m. in
width returned around the radius kerbs. The new road junction shall be constructed
at least to binder course prior to the commencement of any other development
including ground works or the delivery of materials.

Reason: To ensure that all vehicular traffic using the junction may do so in a controlled
manner and to provide adequate segregated pedestrian access, in the interests of
highway safety.

16. Non-Standard Condition — Visibility Splays

Prior to the proposed access being brought into use, vehicular visibility splays of 120m
by 2.4m by 120m as measured along, from and along the nearside edge of the
carriageway, shall be provided on both sides of the centre line of the access and shall
be retained and maintained free from obstruction clear to ground thereafter.

Reason: To ensure adequate intervisibility between drivers of vehicles using the
proposed access and those in the adjoining highway, in the interests of highway
safety.

17. Non-Standard Condition — Close redundant access

Any part of an access (constructed or field) rendered redundant or unnecessary by
this development shall be suitably and permanently closed to the satisfaction of the
Local Planning Authority, incorporating the re-instatement to full height of the highway
verge/footway/kerbing to the specifications of the Highway Authority, immediately the
proposed new accesses are brought into use.

Reason: To ensure the removal of and to preclude the creation of un-necessary points
of traffic conflict in the highway and to prevent indiscriminate access and parking on
the highway, in the interests of highway safety.

18. Non-Standard Condition — Stage 1 Road Safety Audit

Prior to the submission of Reserved Matters, the applicant shall submit a Stage 1
Road Safety Audit (RSA) for the proposed new junctions together with the Designers
Response.

Reason: To ensure that the proposed development makes no detrimental impact on
the highway network or users of the highway in the interests of highway safety.
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19. Non-Standard Condition Details of estate roads and footways

Prior to the commencement of development, details of the estate roads and footways
(including layout, levels, gradients, surfacing and means of surface water drainage)
shall be submitted to and approved in writing by the Local Planning Authority.
Reason: To ensure that roads and footways are constructed to an acceptable
standard, in the interests of highway safety.

20. Non-Standard Condition Carriageways

All carriageways should be provided at 5.5m between kerbed footways or 6.0m where
vehicular access is taken but without kerbing.

Reason: To ensure that roads and footways are constructed to an acceptable
standard, in the interests of highway safety.

21. Non-Standard Condition — Footways

All footways should be provided at no less than 2.0m in width.

Reason: To ensure that roads and footways are constructed to an acceptable
standard, in the interests of highway safety.

22. Non-Standard Condition Vehicular access

Prior to the first occupation of each dwelling on the proposed development, the
individual proposed vehicular access for that dwelling shall be constructed at right
angles to the carriageway and to a width of 3.7m and each shared vehicular access
shall be constructed at right angles to the carriageway and to a width of 5.5m and
shall be provided with an appropriate dropped kerb vehicular crossing of the
footway/highway verge to the specifications of the Highway Authority.

Reason: To ensure that vehicles using the site access do so in a controlled manner,
in the interests of highway safety.

23. Non-Standard Condition — Car Parking

The development shall not be occupied until such time as car parking has been
provided in accord with current Parking Standards together with and workable,
convenient and efficient turning area for each dwelling. These facilities shall be
retained in this form at all times and shall not be used for any purpose other than the
parking and turning of vehicles related to the use of the development thereafter.
Reason: To ensure that on-street parking of vehicles in the adjoining streets does not
occur, in the interests of highway safety.

24. Non-Standard Condition - Garage set back

Any garage provided with its vehicular door facing the highway or proposed highway,
shall be sited a minimum of 6m from the carriageway/highway boundary.

Reason: To ensure that the vehicle to be garaged may be left standing clear of the
highway whilst the garage door is opened and closed, in the interests of highway
safety.

25. Non-Standard Condition - Cycle storage

Prior to the occupation of the proposed development, details of the provision for the
storage of bicycles sufficient for all occupants and visitors to that development shall
be approved in writing with the Local Planning Authority. The approved facility shall
be secure, convenient, covered and provided prior to the first occupation of the
proposed development hereby permitted within the site which shall be maintained
free from obstruction and retained thereafter.
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Reason: To promote the use of sustainable means of transport.

26. Non-Standard Condition — Reporting of unexpected contamination

In the event that historic land contamination is found at any time when carrying out
works in relation to the development, it must be reported in writing immediately to the
Local Planning Authority and all development shall cease immediately. Development
shall not re-commence until such times as an investigation and risk assessment has
been submitted to and approved in writing by the Local Planning Authority, and where
remediation is necessary, a remediation scheme has been submitted to and approved
in writing by the Local Planning Authority. Development shall only re-commence
thereafter following completion of measures identified in the approved remediation
scheme, and the submission to and approval in writing of a verification report. This
must be conducted in accordance with all relevant, current, best practice guidance,
including the Essex Contaminated Land Consortium’s ‘Land Affected by
Contamination: Technical Guidance for Applicants and Developers’.

Reason: The site lies on or in the vicinity of agricultural land where there is the
possibility of contamination and Environmental Protection wish to ensure that
development only proceeds if it is safe to do so.

The Local Planning Authority has determined the application on the basis of the
information available to it, but this does not mean that the land is free from
contamination. The applicant is responsible for the safe development and safe
occupancy of the site.

27. Non Standard Condition — Provision of footway and informal crossing
Prior to the first occupation of the development hereby permitted, the Pedestrian
Footway and Informal Crossing, as shown on drawing no. 1919/13 RevB, shall have
been provided and completed.

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.

28. Non Standard Condition — Upgrades to Public Footpath

Prior to the first occupation of the development hereby permitted, surfacing
improvements shall have been made to PROW 122 _7 (Footpath 7 Abberton), the
details of which shall have previously been submitted to, and approved in writing by,
the Local Planning Authority and shall include, but not be limited to, the cutting
back/removal of vegetation to improve width, appropriate construction/surfacing to
provide an all weather surface).

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.
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29. Non Standard Condition — Provision of drop off/pick up point

Prior to the occupation of the development hereby permitted, provision shall be made
for a small rural car park of at least 8no. spaces on the site, the details of which shall
have previously been submitted to, and agreed in writing with, the Local Planning
Authority. In the event that provision of additional parking capacity at Langenhoe
Primary School is possible, then in lieu of the on-site provision, a financial contribution
to facilitate additional parking within the school grounds can be secured. This shall
have previously been agreed, in writing, with the Local Planning Authority together
with a timeframe for implementation.

Reason: To ensure that there are adequate pick up and drop off facilities for the
school and to reduce traffic congestion in the surrounding area at the beginning and
end of school days.

30. Non Standard Condition — Improvements to bus stops

Prior to the first occupation of the development hereby permitted, the developer shall
provide improvements to both the northbound and southbound bus stops (No 67 and
69 services) known as “Butterfly Lodge” on Mersea Road by the provision of level
entry kerbing, new posts and flags, timetables, hard surfaced pedestrian waiting area
(NB), pedestrian crossing points (pram crossing), any adjustments in levels, surfacing
and any accommodation works to the footway and carriageway channel being
provided entirely at the developer’s expense, the specifications of which shall have
previously been submitted to, and agreed in writing 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.

31. Non Standard Condition — Relocation of Speed Sign

Prior to the first occipation of the development hereby permitted, the developer shall
be responsible for the relocation of the existing two speed limit signs along Peldon
Road further south, in accordance with a scheme that shall have previously been
submitted to, and approved in writing by, the Local Planning Authority. The signs shall
then remain in the approved location in perpetuity and remain clear of obstruction.
Reason: In the interests of highway safety.

32. ZCE - Refuse and Recycling Facilities

Prior to the first occupation of the development hereby permitted, refuse and recycling
storage facilities shall be provided in accordance with a scheme which shall have
been previously submitted to and agreed, in writing, by the Local Planning Authority.
Such facilities shall thereafter be retained to the satisfaction of the Local Planning
Authority at all times.

Reason: The application contains insufficient information to ensure that adequate
facilities are provided for refuse and recycling storage and collection.

33. ZGQ - *Light Pollution for Major Development*

Prior to the first OCCUPATION of the development hereby permitted, a validation
report undertaken by competent persons that demonstrates that all lighting of the
development (including resultant sky glow, light trespass, source intensity and
building luminance) fully complies with the figures and advice specified in the CBC
External Artificial Lighting Planning Guidance Note for zone EZ2 RURAL, SMALL
VILLAGE OR DARK URBAN AREAS shall be submitted to, and agreed in writing by,
the Local Planning Authority. Any installation shall thereafter be retained and
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maintained as agreed therein.

Reason: In order to allow a more detailed technical consideration of the lighting at the
site, as there is insufficient information submitted within the application to ensure
adequate safeguarding of the amenity of nearby properties and prevent the
undesirable, disruptive and disturbing effects of light pollution.

34. Non-Standard Condition — EV Charging

Prior to the first occupation of the development, provision shall be made for EV
charging point infrastructure at the rate of 1 charging point per 10 spaces.

Reason: To encourage the use of ultra-low emission vehicles.

35. Non Standard Condition - Ecology

The development hereby permitted shall be carried out in accordance the
recommendations set out within the Ecological Impact Assessment (EclA) prepared
by Hybrid Ecology Ltd (Version 2, dated December 2021).

Reason: To ensure that adequate measures are taken to protect wildlife species.

36. Non Standard Condition — Housing Mix

The reserved matters application shall include a proportionate mix of housing based
on local and Borough wide evidence.

Reason: To meet the needs of a range of different groups within the population and
to create inclusive and sustainable communities.

37. Non Standard Condition - Provision of Open Space

The reserved matters application shall include at least 10% of the site area to be laid
out for use as amenity open space, and shall include a landscape scheme,
implementation timetables, monitoring programme and management plan to be
submitted and approved by the Local Planning Authority. The open space shall be
provided in accordance with the approved details.

Reason: In order to ensure that the development provides an adequate provision of
open space(s) that are usable for public enjoyment after the development is
completed.

38. ZPD - Limits to Hours of Work

No demolition or construction work shall take outside of the following times;
Weekdays: 08:00-18:00

Saturdays: 08:00-13:00

Sundays and Bank Holidays: No working

Reason: To ensure that the construction phase of the development hereby permitted
is not detrimental to the amenity of the area and/or nearby residents by reason of
undue noise at unreasonable hours.

39. ZGB - *Restricted Hours of Delivery*

No deliveries shall be received at, or despatched from, the site outside of the following
times:

Weekdays: 08:00-18:00

Saturdays: 08:00-13:00

Sundays and Public Holidays: No deliveries

Reason: To ensure that the development hereby permitted is not detrimental to the
amenity of the area and/or nearby residents by reason of undue noise including from
delivery vehicles entering or leaving the site, as there is insufficient information within
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the submitted application, and for the avoidance of doubt as to the scope of this
permission.

40. Z1A - Street Name Signs

Prior to the first occupation of any of the dwellings hereby approved street name signs
shall have been installed at the junction of the new highway with the existing road
network.

Reason: To ensure that visitors to the development can orientate themselves in the
interests of highway safety.

41. Non-Standard Condition - Residential Travel Packs

The Developer shall be responsible for the provision, implementation and distribution
of Residential Travel Information Packs for sustainable transport for the occupants of
each dwelling which shall be approved by Local Planning Authority, to include six one
day travel vouchers for use with the relevant local public transport operator. These
packs (including tickets) are to be provided by the Developer to each dwelling free of
charge.

Reason: In the interests of reducing the need to travel by car and promoting
sustainable development and transport.

42. Non Standard Condition - Fibre Broadband

The construction of the dwellings shall include the installation of empty ducting to
allow the provision of fibre broadband.

Reason: In the interests of delivering sustainable economic growth.

Informatives
The following informatives are also recommended:

1. ZTO — Advisory Note on Construction & Demolition

The developer is referred to the attached advisory note Advisory Notes for the Control
of Pollution during Construction & Demolition Works for the avoidance of pollution
during the demolition and construction works. Should the applicant require any further
guidance they should contact Environmental Control prior to the commencement of
the works.

2.ZTA - Informative on Conditions Stating Prior to Commencement/Occupation
PLEASE NOTE that this permission contains a condition precedent that requires
details to be agreed and/or activity to be undertaken either before you commence
the development or before you occupy the development. This is of critical
importance. If you do not comply with the condition precedent you may invalidate this
permission and be investigated by our enforcement team. Please pay particular
attention to these requirements. To discharge the conditions and lawfully comply with
your  conditons you should make an  application online via
www.colchester.gov.uk/planning or by using the application form entitled ‘Application
for approval of details reserved by a condition following full permission or listed
building consent’ (currently form 12 on the planning application forms section of our
website). A fee is also payable, with the relevant fees set out on our website.

3. ZTB - Informative on Any Application With a Site Notice

DC0901MWeV9.3


http://www.colchester.gov.uk/planning

PLEASE NOTE that a site notice was erected in a publicly visible location at the site.
Colchester Borough Council would appreciate your co-operation in taking the site
notice down and disposing of it properly, in the interests of the environment.

4. ZTG - Informative on Section 106 Agreements
PLEASE NOTE: This application is the subject of a Section 106 legal agreement and
this decision should only be read in conjunction with this agreement.

5.Non-Standard Informative — Landscape

‘Detailed landscape proposals, iffwhen submitted in order to discharge landscape
conditions should first be cross-checked against the Council’s Landscape Guidance
Note LIS/B (this available on this CBC Ilandscape webpage:
https://www.colchester.gov.uk/info/cbc-article/?catid=which-application-form&id=KA-
01169 under Landscape Consultancy by clicking the ‘read our guidance’ link)’.

6. ZTV - Informative on New Roads Serving Over 5 Dwellings

PLEASE NOTE that the applicant is advised by Essex County Council Highway
Authority that all housing developments in Essex which would result in the creation of
a new street (more than five dwelling units communally served by a single all-purpose
access) will be subject to The Advance Payments Code, Highways Act, 1980. The
Developer will be served with an appropriate Notice by Essex County Council within
6 weeks of building regulations approval being granted and prior to the
commencement of any development must usually provide them with guaranteed
deposits which will ensure that the new street is constructed in accordance with
acceptable specifications sufficient to ensure future maintenance as a public highway.

7. ZTM - Informative on Works affecting Highway Land

All work within or affecting the highway should be laid out and constructed by prior
arrangement with and to the requirements and satisfaction of the Highway Authority,
details to be agreed before commencement of the works. An application for the
necessary works should be made to development.management@essexhighways.org

The Highway Authority cannot accept any liability for costs associated with a
developer’s improvement. This includes design check safety audits, site supervision,
commuted sums for maintenance and any potential claims under Part 1 and Part 2 of
the Land Compensation Act 1973. To protect the Highway Authority against such
compensation claims a cash deposit or bond may be required.

8. Non-Standard Informative - Highway Design Infomative

1. There should be no vehicular access over any radius kerbs.

2. The new carriageways should be provided with a centreline bend radius of 13.6m
together with adequate forward visibility.

. Any trees provided within the adoptable highway will attract a commuted sum

. Any internal road junctions should be provided with a 25m x 2.4m x 25m visibility
splay

5. Size 3 service vehicle turning and manoeuvring facilities should be provided within
the site

. Refuse freighters are unlikely to manoeuvre over Private Drives.

. Communal refuse and recycling storage areas should be provided within 15m of
any carriageway where a collection vehicle can manoeuvre.

AW
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9. Non-Standard Informative - Highways
The Highway Authority notes the accessibility improvements mentioned within the
application description.

10. Non-Standard Informative - Highway works

Prior to any works taking place in the highway the developer should enter into an
agreement with the Highway Authority under the Highways Act 1980 to regulate the
construction of the highway works

11, Non-Standard Informative - Creation of new street

All residential developments in Essex which would result in the creation of a new
street (more than five dwelling units communally served by a single all-purpose
access) will be subject to the Advance Payments Code, Highways Act 1980. The
developer will be served with an appropriate notice within 6 weeks of building
regulations approval being granted and prior to commencement of the development
must provide guaranteed deposits, which will ensure the new street is constructed in
accordance with a specification sufficient to ensure future maintenance as highway
by the Highway Authority

12. Non-Standard Informative - Anglian Water - Connection to public sewer
Notification of intention to connect to the public sewer under S106 of the Water Industry
Act Approval and consent will be required by Anglian Water, under the Water Industry
Act 1991. Contact Development Services Team 0345 606 6087.

13. Non-Standard Informative - Anglian Water - Protection of existing assets

A public sewer is shown on record plans within the land identified for the proposed
development. It appears that development proposals will affect existing public sewers.
It is recommended that the applicant contacts Anglian Water Development Services
Team for further advice on this matter. Building over existing public sewers will not be
permitted (without agreement) from Anglian Water.

14. Non-Standard Informative - Anglian Water - Building near to a public sewer
No building will be permitted within the statutory easement width of 3 metres from the
pipeline without agreement from Anglian Water. Please contact Development Services
Team on 0345 606 6087.

15. Non-Standard Informative - Anglian Water — Sewer adoption

The developer should note that the site drainage details submitted have not been
approved for the purposes of adoption. If the developer wishes to have the sewers
included in a sewer adoption agreement with Anglian Water (under Sections 104 of the
Water Industry Act 1991), they should contact Anglian Water's Development Services
Team on 0345 606 6087 at the earliest opportunity. Sewers intended for adoption should
be designed and constructed in accordance with Sewers for Adoption guide for
developers, as supplemented by Anglian Water's requirements.

18.2 The Officer recommendation to the Committee for application reference
213531 is for: Approval subject to conditions.

1. ZAC — Time Limit for Outline Permissions Part 1 of 3
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No development shall be commenced until plans and particulars of "the reserved
matters" referred to in the below conditions relating to APPEARANCE,
LANDSCAPING, LAYOUT AND SCALE have been submitted to and agreed, in
writing, by the Local Planning Authority. The development shall be carried out in
accordance with the approved details.

Reason: The application as submitted does not provide sufficient particulars for
consideration of these details.

2. ZAD - Time Limit for Outline Permissions Part 2 of 3

Application for approval of the reserved matters shall be made to the Local Planning
Authority before the expiration of three years from the date of this permission.
Reason: To comply with the requirements of Section 92 of the Town and Country
Planning Act 1990 as amended by the Planning and Compulsory Purchase Act 2004.

3. ZAE - Time Limit for Outline Permissions Part 3 of 3

The development hereby permitted shall be begun before the expiration of two years
from the date of approval of the last of the reserved matters to be approved.
Reason: To comply with the requirements of Section 92 of the Town and Country
Planning Act 1990 as amended by the Planning and Compulsory Purchase Act 2004.

4. ZAM - *Development to Accord With Approved Plans*

The development hereby permitted shall be carried out in accordance with the details
shown on the submitted Drawing Numbers 21/3004/01, 21/3004/02,
HWA10652_APIIl (Arboricultural Impact Assessment) and Low Impact EclA (Version
1, dated April 2021).

Reason: For the avoidance of doubt and to ensure that the proposed development is
carried out as approved.

5. ZAN - Site Levels Plan

No works shall take place until detailed scale drawings by cross section and elevation
that show the development in relation to adjacent property, and illustrating the existing
and proposed levels of the site, finished floor levels and identifying all areas of cut or
fill, have been submitted and agreed, in writing, by the Local Planning Authority. The
development shall thereafter be completed in accordance with the agreed scheme
before the development is first occupied.

Reason: In order to allow more detailed consideration of any changes in site levels
where it is possible that these may be uncertain and open to interpretation at present
and where there is scope that any difference in such interpretation could have an
adverse impact of the surrounding area.

6. Non-Standard Condition — Archaeology

No works shall take place until the implementation of a programme of archaeological
work has been secured, in accordance with a Written Scheme of Investigation that
has been submitted to and approved, in writing, by the Local Planning Authority.

The scheme of investigation shall include an assessment of significance and research
questions; and:

a. The programme and methodology of site investigation and recording.

b. Provision to be made for analysis of the site investigation and

recording.

c. Provision to be made for reporting, publication and dissemination of the analysis

DC0901MWeV9.3



and records of the site investigation.

d. Provision to be made for archive deposition of the analysis and records of the site
investigation.

e. Nomination of a competent person or persons/organisation to undertake the works
set out within the Written Scheme of Investigation.

f. The scheme of investigation shall be completed as agreed and approved in writing
by the Local Planning Authority.

Reason: To safeguard archaeological assets within the approved development
boundary from impacts relating to any groundworks associated with the development
scheme and to ensure the proper and timely investigation, recording, reporting and
presentation of archaeological assets affected by this development, in accordance
Adopted Development Policy DP14 (2010, Revised 2014) and the Colchester
Borough Adopted Guidance titled Managing Archaeology in Development (2015).

7. Non-Standard Condition — Landscape

No works shall take place above ground floor slab level until full details of all
landscape works have been submitted to and agreed, in writing, by the Local Planning
Authority and the works shall be carried out prior to the occupation of any part of the
development unless an alternative implementation programme is subsequently
agreed, in writing, by the Local Planning Authority. The submitted landscape details
shall include:

* Updated Landscape and Visual Appraisal, to include Type 2 photomontaged
visualisations, accurately illustrating the height and width of the development, with
year 1 & 15 mitigation from viewpoints 6 and additional viewpoints from Mersea Road
and the intersection of Public Rights of Way 147_15 & 147_16.

* Finished levels or contours, where notable changes are proposed.

* Means of enclosure.

* Car parking layouts and other vehicle and pedestrian access and circulation areas.
* Hard surfacing materials.

* Proposed and existing functional services above and below ground (e.g. drainage
power, communications cables, pipelines etc. Indicating lines, manholes, supports
etc.).

* Planting plans (drainage and building foundation detailing shall take account of the
position of the trees as so indicated), including a mimum 2m deep planting bed to the
site frontage with single speciues native hedge and hedgrow trees.

» Written specifications.

» Schedules of plants, noting species, plant sizes and proposed numbers/densities
where appropriate.

Reason: To ensure that there is a suitable landscape proposal to be implemented at
the site for the enjoyment of future users and also to satisfactorily integrate the
development within its surrounding context in the interest of visual amenity.

8. ZFE - Landscape Management Plan

Prior to the first occupation of the development, a landscape management plan
including long term design objectives, management responsibilities and maintenance
schedules for all landscape areas other than small, privately owned, domestic
gardens shall be submitted to and agreed, in writing, by the Local Planning Authority.
The landscape management plan shall thereafter be carried out as approved at all
times.

Reason: To ensure the proper management and maintenance of the approved
landscaping in the interests of amenity and the character and appearance of the area.
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9. ZPA - Construction Method Statement

No works shall take place, including any demolition, until a Construction Method
Statement has been submitted to and approved, in writing, by the Local Planning
Authority. The approved Statement shall be adhered to throughout the construction
period and shall provide details for:

the parking of vehicles of site operatives and visitors;

hours of deliveries and hours of work;

loading and unloading of plant and materials;

storage of plant and materials used in constructing the development;

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

wheel washing facilities;

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

and

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

Reason: In order to ensure that the construction takes place in a suitable manner and
to ensure that amenities of existing residents are protected as far as reasonable.

10. Non-Standard Condition — Pedestrian Link

Prior to the first occupation of the development hereby permitted, details of a new
pedestrian access route from Peldon Road to the grounds of Langenhoe Community
Primary School shall be submitted to, and approved in writing by, the Local Planning
Authority in consultation with Langenhoe Community Primary School and the
Highway Authority.

Reason: There is insufficient information to ensure that the pedestrian access is
appropriate and that it will be maintained to a satisfactory condition.

11. Non-Standard Condition — Foul Drainage

Details of the proposed method of foul drainage for the development shall be
submitted to and agreed in writing by the local planning authority. Such agreed works
shall be fully implemented prior to the first occupiaton of any dwelling hereby
permitted and shall be maintained in the approved form while the premises are in use
for the permitted purpose.

Reason: In order to avoid unnecessary environmental, amenity and public health
problems that could otherwise arise.

12. Non-Standard Condition — Vehicular Access

Prior to the first occupation of the proposed dwelling, the proposed vehicular access
shall be constructed to a width of 5.5m and shall be provided with an appropriate
dropped kerb vehicular crossing of the highway verge to the specifications of the
Highway Authority.

Reason: To ensure that all vehicles using the private drive access do so in a controlled
manner and to ensure that opposing vehicles may pass clear of the limits of the
highway, in the interests of highway safety.

13. Non-Standard Condition — Visibility Splays
Prior to the proposed access being brought into use, minimum vehicular visibility
splays of 120m Northerly by 2.4m by 160m Southerly as measured along, from and
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along the nearside edge of the carriageway, shall be provided on both sides of the
centre line of the access and shall be retained and maintained free from obstruction
clear to ground thereafter.

Reason: To ensure adequate intervisibility between drivers of vehicles using the
proposed access and those in the adjoining highway, in the interests of highway
safety.

14. Non-Standard Condition — Drainage

Prior to the first use of the proposed access, details of the construction and future
maintenance of the necessary bridging or piping of the drainage ditch/watercourse
shall be submitted to and and certified as technically acceptable in writing by the
SUDs approval body or other suitably qualified person(s). The certificate shall
thereafter be submitted by the developer to the Local Planning Authority as part of
the developer’s application to discharge the condition.

Reason: To prevent or reduce the risk of flooding of the adjoining highway, in the
interests of highway safety.

15. Non-Standard Condition — Parking Provision

The development shall not be occupied until such time as car parking has been
provided in accord with current Parking Standards together with and workable,
convenient and efficient turning area for each dwelling. These facilities shall be
retained in this form at all times and shall not be used for any purpose other than the
parking and turning of vehicles related to the use of the development thereafter.
Reason: To ensure that on-street parking of vehicles in the adjoining streets does not
occur, in the interests of highway safety.

16. Non-Standard Condition — Cycle storage

Prior to the occupation of the proposed development, details of the provision for the
storage of bicycles sufficient for all occupants of that development shall be approved
in writing with the Local Planning Authority. The approved facility shall be secure,
convenient, covered and provided prior to the first occupation of the proposed
development hereby permitted within the site which shall be maintained free from
obstruction and retained thereafter.

Reason: To promote the use of sustainable means of transport.

17. Non-Standard Condition — EV Charging

Prior to the first occupation of the development, provision shall be made for EV
charging point infrastructure at the rate of 1 charging point per 10 spaces.

Reason: To encourage the use of ultra-low emission vehicles.

18. ZIF — No Unbound Surface Material

No unbound material shall be used in the surface treatment of the vehicular access
within 6 metres of the highway boundary.

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

19. Non-Standard Condition — Boundary Hedge

Any new or proposed boundary hedge shall be planted a minimum of 1m back from
the highway boundary and 1m behind any visibility splays which shall be maintained
clear of the limits of the highway or visibility splays thereafter.

Reason: To ensure that the future outward growth of the hedge does not encroach
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upon the highway or interfere with the passage of users of the highway and to
preserve the integrity of the highway, in the interests of highway safety.

20. Non-Standard Condition — Garage 6m set back

Any garage provided with its vehicular door facing the highway or proposed highway,
shall be sited a minimum of 6m from the highway boundary.

Reason: To ensure that the vehicle to be garaged may be left standing clear of the
highway whilst the garage door is opened and closed, in the interests of highway
safety.

21. Non Standard Condition — Housing Mix

Notwithstanding the details hereby approved, the reserved matters application shall
include a proportionate mix of housing based on local and Borough wide evidence.
Reason: To meet the needs of a range of different groups within the population and
to create inclusive and sustainable communities.

22. ZPD - Limits to Hours of Work

No demolition or construction work shall take outside of the following times;
Weekdays: 08:00-18:00

Saturdays: 08:00-13:00

Sundays and Bank Holidays: No working

Reason: To ensure that the construction phase of the development hereby permitted
is not detrimental to the amenity of the area and/or nearby residents by reason of
undue noise at unreasonable hours.

23. ZGB - Restricted Hours of Deliveries

No deliveries shall be received at, or despatched from, the site outside of the following
times:

Weekdays: 08:00-18:00

Saturdays: 08:00-13:00

Sundays and Public Holidays: No deliveries

Reason: To ensure that the development hereby permitted is not detrimental to the
amenity of the area and/or nearby residents by reason of undue noise including from
delivery vehicles entering or leaving the site, as there is insufficient information within
the submitted application, and for the avoidance of doubt as to the scope of this
permission.

Informatives
The following informatives are also recommended:

1. ZTO — Advisory Note on Construction & Demolition

The developer is referred to the attached advisory note Advisory Notes for the Control
of Pollution during Construction & Demolition Works for the avoidance of pollution
during the demolition and construction works. Should the applicant require any further
guidance they should contact Environmental Control prior to the commencement of
the works.

2. ZTA - Informative on Conditions Stating Prior to Commencement/Occupation
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PLEASE NOTE that this permission contains a condition precedent that requires
details to be agreed and/or activity to be undertaken either before you commence
the development or before you occupy the development. This is of critical
importance. If you do not comply with the condition precedent you may invalidate this
permission and be investigated by our enforcement team. Please pay particular
attention to these requirements. To discharge the conditions and lawfully comply with
your  conditons you should make an  application online via
www.colchester.gov.uk/planning or by using the application form entitled ‘Application
for approval of details reserved by a condition following full permission or listed
building consent’ (currently form 12 on the planning application forms section of our
website). A fee is also payable, with the relevant fees set out on our website.

3. Non-Standard Informative - Heritage

PLEASE NOTE the indicative layout and housetypes submitted as part of this
application are not considered to achieve an appropriate standard of design and
would cause a harmful impact on the setting of nearby (non) designated heritage
assets.

The proposed development needs to be reduced in scale, the architectural language
should be more utilitarian and rural, and the hedge needs to be preserved as far as
possible, with any breaks through it minimised and located away from the listed
building.

4. Non-Standard Informative — Archaeology

PLEASE NOTE The submitted scheme of archaeological investigation should be in
accordance with an agreed brief. This can be procured beforehand by the
developer from Colchester Borough Council. Please see the Council’s website for
further information:

http://www.colchester.gov.uk

5. Non-Standard Informative — Landscape

‘Detailed landscape proposals, iffwhen submitted in order to discharge landscape
conditions should first be cross-checked against the Council’s Landscape Guidance
Note LIS/B (this available on this CBC landscape webpage:
https://www.colchester.gov.uk/info/cbc-article/?catid=which-application-form&id=KA-
01169 under Landscape Consultancy by clicking the ‘read our guidance’ link)'.

6. Non-Standard Informative — Unilateral Undertaking
PLEASE NOTE: This application is the subject of a Unilateral Undertaking legal
agreement and this decision should only be read in conjunction with this agreement.

7. Non-Standard Informative — Works affecting highway

All work within or affecting the highway is to be laid out and constructed by prior
arrangement with and to the requirements and specifications of the Highway
Authority; all details shall be agreed before the commencement of works.

The applicants should be advised to contact the Development Management Team by
email at development.management@essexhighways.org.

8. ZTB - Informative on Any Application With a Site Notice
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PLEASE NOTE that a site notice was erected in a publicly visible location at the site.
Colchester Borough Council would appreciate your co-operation in taking the site
notice down and disposing of it properly, in the interests of the environment
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