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TOWN AND COUNTRY PLANNING ACT 1990 (AS AMENDED) TOWN AND COUNTRY
PLANNING (DEVELOPMENT MANAGEMENT PROCEDURE) (ENGLAND) ORDER 2015

Application Number: UTT/23/1569/FUL

Applicant: Mr Lewis Bower

Uttlesford District Council Grants Permission for:

Proposed subdivision of dwellinghouse to create 2 no. dwellinghouses. Proposed
conversion works, demolition of conservatory, erection of single storey extension, and
layout changes, including separate accesses for both plots, separate parking areas and
ancillary driveways. at Pond Mead High Street Widdington Saffron Walden Essex CB11 3SB

The approved plans/documents are listed below:

Plan Reference/Version Plan Type/Notes Received

ECOLOGICAL SURVEY Other 27/09/2023

B/5145/23/PL-02 A Combined 03/08/2023

B/5145/23/PL-01 A Combined 03/08/2023

Permission is granted with the following conditions:

1 The development hereby permitted shall be begun before the expiration of 3 years from
the date of this decision.

REASON: To comply with the requirements of Section 91 of the Town and Country
Planning Act 1990 as amended by Section 51 of the Planning and Compulsory Purchase
Act 2004.

Mr David Jones
Alun Design Consultancy
Neville House
Station Road
Wendens Ambo
Saffron Walden
CB11 4LB

Dated:17 October 2023

http://www.uttlesford.gov.uk


2 The development hereby permitted shall be carried out in accordance with the approved
plans as set out in the Schedule.

REASON: For the avoidance of doubt as to the nature of the development hereby
permitted, to ensure development is carried out in accordance with the approved
application details, to ensure that the development is carried out with the minimum harm to
the local environment, in accordance with the Policies of the Uttlesford Local Plan
(adopted 2005) as shown in the Schedule of Policies

3 Prior to commencement of the development hereby approved, a schedule of the types and
colours of the materials (including photographs) to be used in the external finishes shall be
submitted to and approved in writing by the local planning authority. Thereafter, the
development shall be implemented in full accordance with the approved materials.

REASON: To preserve the character and appearance of the area, to preserve the
significance of heritage asset, and to ensure the development is visually attractive, in
accordance with policies S7, GEN2, ENV1 of the adopted Uttlesford Local Plan (2005), the
Essex Design Guide, and the National Planning Policy Framework (2023).

4 Prior to commencement of the development hereby approved, a detailed noise protection
scheme (NPS), informed by an assessment of the current noise environment, shall be
submitted to and approved in writing by the Local Planning Authority.

The NPS shall be designed, specified and constructed so that the sound insulation
performance of the structures and the layout of the development hereby approved are
such that the indoor ambient noise levels do not exceed the values detailed in Table 4 of
British Standard 8233:2014 and that the individual noise events do not exceed 45 dB
LA,max,F more than 10 times a night.

Where opening windows will lead to an internal noise level increase of 5 dBA or greater
above British Standard 8233:2014 recommended internal levels, the scheme shall include
provision of alternative mechanical ventilation with minimum performance equivalent to a
mechanical heat recovery (MVHR) system with cool air bypass as an alternative means of
cooling and ventilation. Noise from the system should not result in British Standard
8233:2014 internal levels being exceeded.

Thereafter, the approved NPS shall be fully implemented prior to occupation of the
dwellings hereby approved and shall be retained as such at all times unless otherwise
agreed in writing by the local planning authority.

REASON: To safeguard residential amenities, in accordance with the adopted Uttlesford
Local Plan Policies GEN2, ENV10, ENV11, and the National Planning Policy Framework
(2023).

5 Prior to commencement of the development hereby approved, a Written Scheme of
Investigation (WSI), to secure a programme of historic building recording, shall be
submitted to and approved in writing by the local planning authority.



REASON: To preserve the building by record, in accordance with paragraphs 193 and 205
of the National Planning Policy Framework (2023).

6 Prior to commencement of the development hereby approved, the programme of historic
building recording identified in the Written Scheme of Investigation (WSI) shall be
completed.

REASON: To preserve the building by record, in accordance with paragraphs 193 and 205
of the National Planning Policy Framework (2023).

7 Prior to commencement of the development hereby approved, a Construction Method
Statement (CMS) shall be submitted to and approved in writing by the local planning
authority. The statement shall specify the provisions to be made for the control of noise
and dust emanating from the site and shall be consistent with the best practicable means
as set out in the Uttlesford Code of Development Practice. Thereafter, the approved CMS
shall be adhered to throughout the construction period.

REASON: To safeguard residential amenities, in accordance with the adopted Uttlesford
Local Plan Policies GEN2, GEN4, ENV10, ENV11, and the National Planning Policy
Framework (2023).

8 Prior to commencement of the development hereby approved, a Great Crested Newt
Method Statement shall be submitted to and approved in writing by the local planning
authority. This will contain precautionary mitigation measures and/or works to reduce
potential impacts to Great Crested Newts during the construction phase. Thereafter, the
measures and/or works shall be carried out strictly in accordance with the approved details
and shall be maintained as such at all times.

REASON: To conserve and enhance protected and priority species and habitats and allow
the local planning authority to discharge its duties under the Conservation of Habitats and
Species Regulations 2017 (as amended), the Wildlife and Countryside Act 1981 (as
amended), s40 of the Natural Environment and Rural Communities (NERC) Act 2006
(priority habitats & species) as updated by the Environment Act 2021, s17 of the Crime
and Disorder Act 1998, in accordance with the adopted Uttlesford Local Plan Policies
GEN7, ENV8, and the National Planning Policy Framework (2023).

9 Prior to any works above slab level, a Biodiversity Enhancement Layout for bespoke
biodiversity enhancement shall be submitted to and approved in writing by the local
planning authority.

The content of the Biodiversity Enhancement Layout shall include the following:
a) detailed designs or product descriptions for bespoke biodiversity enhancements; and
b) locations for bespoke biodiversity enhancements by appropriate plans.

Thereafter, the enhancement measures shall be implemented in accordance with the
approved details.

REASON: To conserve and enhance protected and priority species and habitats and allow
the local planning authority to discharge its duties under the Conservation of Habitats and
Species Regulations 2017 (as amended), the Wildlife and Countryside Act 1981 (as
amended), s40 of the Natural Environment and Rural Communities (NERC) Act 2006



(priority habitats & species) as updated by the Environment Act 2021, s17 of the Crime
and Disorder Act 1998, in accordance with the adopted Uttlesford Local Plan Policies
GEN7, ENV8, and the National Planning Policy Framework (2023).

10 Following completion of the programme of historic building recording and within six (6)
months from that completion, a report detailing the results of the recording programme and
confirming the deposition of the archive to an appropriate depository (as identified in the
Written Scheme of Investigation) shall be submitted to and approved in writing by the
Local Planning Authority.

REASON: To preserve the building by record, in accordance with paragraphs 193 and 205
of the National Planning Policy Framework (2023).

11 Prior to occupation of the units hereby approved, details of all hard and soft landscaping
shall be submitted to and approved in writing by the local planning authority. Thereafter,
the development shall be carried out in full accordance with the approved details prior to
occupation of the development hereby approved.

The landscaping details to be submitted shall include:
a) proposed finished levels (earthworks to be carried out);
b) means of enclosure of the land (boundary treatments);
c) hard surfacing and other hard landscape features and materials;
d) existing trees, hedges or other soft features to be retained;
e) details of planting or features, including specifications of species, sizes, planting
centres, number and percentage mix;
f) details of siting and timing of all construction activities to avoid harm to all nature
conservation features;
g) management and maintenance details;
h) final parking layout for private vehicles with bays of appropriate size.

All planting, seeding or turfing and soil preparation comprised in the above details of
landscaping shall be carried out in the first planting and seeding seasons following the
occupation of the buildings, the completion of the development, or in agreed phases
whichever is the sooner, and any plants which within a period of five years from the
completion of the development die, are removed or become seriously damaged or
diseased shall be replaced in the next planting season with others of similar size and
species, unless the local planning authority gives written consent to any variation. All
landscape works shall be carried out in accordance with the guidance contained in British
Standards, unless otherwise agreed in writing by the local planning authority.

REASON: To preserve the character and appearance of the area, to preserve the
significance of heritage asset, and to safeguard residential amenities, in accordance with
the adopted Uttlesford Local Plan Policies S7, GEN2, GEN4, ENV1, the Essex Design
Guide, and the National Planning Policy Framework (2023).

12 Prior to occupation of the development hereby approved, the energy and water efficiency
measures associated with the development shall be submitted to and approved in writing
by the local planning authority. Thereafter, the approved energy and water efficiency
measures shall be implemented in full accordance with the approved details.

REASON: To ensure the development is sustainable and makes efficient use of energy,
water and materials and has an acceptable appearance to comply with the adopted



Uttlesford Local Plan Policies ENV15 and GEN2, as well as Uttlesford District Council's
Interim Climate Change Planning Policy (2023) and the Uttlesford Climate Change
Strategy 2021-2030.

13 Prior to occupation of the development hereby approved, a lighting design scheme for
biodiversity shall be submitted to and approved in writing by the local planning authority.
The scheme shall identify those features on site that are sensitive for bats and that are
likely to cause disturbance along important routes used for foraging; and show how and
where external lighting will be installed (through the provision of appropriate lighting
contour plans and technical specifications) so that it can be clearly demonstrated that
areas to be lit will not disturb or prevent bats using their territory.

Thereafter, all external lighting shall be installed in accordance with the specifications and
locations set out in the scheme and shall be maintained in accordance with the scheme in
perpetuity. Under no circumstances should any other external lighting be installed without
prior consent in writing from the local planning authority.

REASON: To conserve and enhance protected and priority species and habitats and allow
the local planning authority to discharge its duties under the Conservation of Habitats and
Species Regulations 2017 (as amended), the Wildlife and Countryside Act 1981 (as
amended), s40 of the Natural Environment and Rural Communities (NERC) Act 2006
(priority habitats & species), s17 of the Crime and Disorder Act 1998, in accordance with
the adopted Uttlesford Local Plan Policies GEN7, ENV8, and the National Planning Policy
Framework (2023).

14 Prior to occupation of the development hereby approved, a Phase 2 Site Investigation
adhering to British Standard 10175:2011 shall be submitted to and approved in writing by
the Local Planning Authority.

If shown to be necessary by the Phase 2 Site Investigation and prior to occupation of the
development hereby approved, a detailed Phase 3 remediation scheme shall be submitted
for approval in writing by the Local Planning Authority. This scheme shall detail measures
to mitigate any risks to human health, groundwater, and the wider environment. Thereafter,
the detailed measures/works approved as part of the Phase 3 remediation scheme shall
be completed in full before any permitted building is occupied.

Prior to occupation of the development hereby approved, a validation report shall be
submitted to and approved in writing by the local planning authority to show the
effectiveness of any remediation scheme. The validation report shall include photographs,
material transport tickets and validation sampling. Any such validation should include
effective responses to any unexpected contamination discovered during works.

REASON: To protect human health and the environment, in accordance with the adopted
Uttlesford Local Plan Policies GEN2, ENV14, and the National Planning Policy Framework
(2023).

15 Prior to occupation of the development hereby approved, a fully wired and connected
electric vehicle charging point shall be provided on site for each unit. Thereafter, the
charging points shall be maintained as such at all times.

REASON: To encourage the use of electric vehicles for better air quality, in accordance
with paragraph 107 of the National Planning Policy Framework (2023).



16 Prior to occupation of the development hereby approved, the Developer shall be
responsible for the provision and implementation of a Residential Travel Information Pack
(per dwelling) for sustainable transport, approved by the Essex County Council, to include
six one day travel vouchers for use with the relevant local public transport operator.

REASON: In the interests of reducing the need to travel by car and promoting sustainable
development and transport, in accordance with ULP Policies GEN1, GEN8 and with the
Uttlesford Local Residential Parking Standards (2013), the Essex County Council Parking
Standards: Design and Good Practice (2009), and the National Planning Policy
Framework (2023).

17 Prior to first use, details of any external lighting to be installed on the site, including the
design of the lighting unit, any supporting structure and the extent of the area to be
illuminated, shall be submitted to and approved in writing by the Local Planning Authority.
Thereafter, only the details thereby approved shall be implemented.

REASON: To safeguard residential amenities, in accordance with the adopted Uttlesford
Local Plan Policies GEN2, GEN4, and the National Planning Policy Framework (2023).

18 Notwithstanding the provisions of the Town and Country Planning (General Permitted
Development) (England) Order 2015 (or any Order revoking or re-enacting that Order), all
exterior lighting shall be capped at the horizontal with no upward light spill.

REASON: In the interests of flight safety, in accordance with the adopted Uttlesford Local
Plan Policy GEN5, and the National Planning Policy Framework (2023).

19 All ecological mitigation and enhancement measures and/or works shall be carried out in
accordance with the details contained in the Ecological Survey and Assessment (Essex
Mammal Surveys, September 2023). Thereafter, the enhancement measures and/or works
shall be carried out in full accordance with the approved details and shall be maintained as
such at all times.

REASON: To conserve and enhance protected and priority species and habitats and allow
the local planning authority to discharge its duties under the Conservation of Habitats and
Species Regulations 2017 (as amended), the Wildlife and Countryside Act 1981 (as
amended), s40 of the Natural Environment and Rural Communities (NERC) Act 2006
(priority habitats & species) as updated by the Environment Act 2021, s17 of the Crime
and Disorder Act 1998, in accordance with the adopted Uttlesford Local Plan Policies
GEN7, ENV8, and the National Planning Policy Framework (2023).

In determining this application, the Local Planning Authority had regard to the following
Development Plan Policies:

Policy Local Plan Local Plan Phase

H5 - Subdivision of dwellings Uttlesford Local Plan 2005 Uttlesford Local Plan Adopted 2005



ENV1 - Design of
development within
Conservation Areas

Uttlesford Local Plan 2005 Uttlesford Local Plan Adopted 2005

S7 - The Countryside Uttlesford Local Plan 2005 Uttlesford Local Plan Adopted 2005

ENV3 - Open spaces and
trees

Uttlesford Local Plan 2005 Uttlesford Local Plan Adopted 2005

ENV4 - Ancient Monuments
and Site of Archaeological
Importance

Uttlesford Local Plan 2005 Uttlesford Local Plan Adopted 2005

ENV8 - Other landscape
elements of importance for
nature

Uttlesford Local Plan 2005 Uttlesford Local Plan Adopted 2005

ENV10 - Noise sensitive
development and disturbance
from aircraft

Uttlesford Local Plan 2005 Uttlesford Local Plan Adopted 2005

ENV11 - Noise generators Uttlesford Local Plan 2005 Uttlesford Local Plan Adopted 2005

ENV12 - Groundwater
protection

Uttlesford Local Plan 2005 Uttlesford Local Plan Adopted 2005

ENV13 - Exposure to poor air
quality

Uttlesford Local Plan 2005 Uttlesford Local Plan Adopted 2005

ENV14 - Contaminated land Uttlesford Local Plan 2005 Uttlesford Local Plan Adopted 2005

GEN1 - Access Uttlesford Local Plan 2005 Uttlesford Local Plan Adopted 2005

GEN2 - Design Uttlesford Local Plan 2005 Uttlesford Local Plan Adopted 2005

GEN4 - Good Neighbours Uttlesford Local Plan 2005 Uttlesford Local Plan Adopted 2005

GEN5 - Light Pollution Uttlesford Local Plan 2005 Uttlesford Local Plan Adopted 2005

GEN7 - Nature Conservation Uttlesford Local Plan 2005 Uttlesford Local Plan Adopted 2005

GEN8 - Vehicle Parking
Standards

Uttlesford Local Plan 2005 Uttlesford Local Plan Adopted 2005

National Planning Policy
Framework September 5 2023

Interim Climate Change Policy

ECP - ECC Parking Standards
(Design & Good Practice)
September 2009

Uttlesford Local Parking
Standards

EDG - Ecology and
Biodiversity

Essex Design Guide

EDG - Garden Size Essex Design Guide



EDG - Private Amenity Space Essex Design Guide

EDG - Rear Privacy Essex Design Guide

EDG - Appropriate Use of
Materials

Essex Design Guide

EDG - Architectural Details Essex Design Guide

EDG - Balance and Windows Essex Design Guide

EDG - Building Form Essex Design Guide

EDG - Daylight and Sunlight Essex Design Guide

Notes:

1 The local planning authority has worked with the applicant in a positive and proactive
manner in determining this application.

2 -This permission does not incorporate Listed Building Consent unless specifically stated.

-The alterations permitted by this consent are restricted to those specified and detailed in
the application. Any alteration, demolition or re-building not so specified, even if this
should become necessary during the course of the work, must be subject of a further
application. It is an offence to carry out unauthorised work to the interior or exterior of a
Listed Building in any way, which would affect its character.

-The proposal has been considered against Development Plan policies shown in the
schedule of policies. Material planning considerations do not justify a decision contrary to
the Development Plan.

-The Development Plan comprises the saved policies of the Uttlesford Local Plan (2005).

- It is the responsibility of the owner to ensure that any conditions attached to an approval
are complied with. Failure to do so can result in enforcement action being taken. Where
conditions require the submission of matters to and approval by the local planning
authority these must be submitted on form "Application for approval of details reserved by
condition" available from the Council's web site www.uttlesford.gov.uk and accompanied
by the correct fee.

-Your attention is drawn to the need to check with the Council's Building Surveying Section
regarding fire-fighting access and the requirements of Section 13 of the Essex Act 1987.

-Your attention is drawn to the Equality Act 2010. The Act makes it unlawful for service
providers (those providing goods, facilities or services to the public), landlords and other
persons to discriminate against certain groups of people.



-If you intend to pipe, bridge or fill in a watercourse, as part of this development or
otherwise, you need to contact the County Highways Authority.

-Under the terms of the Water Resources Act 1991 and Environment Agency Byelaws, the
prior written consent of the agency is required for any proposed works or structures in,
under, over or within 9 metres of the top of the bank of any main river.

-If either the local planning authority or the Secretary of State refuses permission to
develop land or grants it subject to conditions, the owner may claim that he can neither put
the land to a reasonably beneficial use in its existing state nor render the land capable of a
reasonably beneficial use by the carrying out of any development which has been or would
be permitted. In these circumstances, the owner may serve a purchase notice on the
Council in whose area the land is situated. This notice will require the Council to purchase
his interest in the land in accordance with the provisions of Part VI of the Town and
Country Planning Act 1990.

-Working in close proximity to live overhead lines:
The law requires that work may be carried out in close proximity to electricity overhead
lines (usually recognised by a yellow and black "Danger of Death" label on the pole or
pylon although this may be missing or have been vandalised) only when there is no
alternative and only when the risks are acceptable and can be properly controlled. Further
information can be viewed at http://www.ukpowernetworks.co.uk/internet/en/help-and-
advice/help-sheets/ then click on "Keeping Safe" then "Working safely near power lines"
UK Power Networks will also visit sites and provide safety advice with regard to work near
electricity overhead lines and a statement of clearances to the overhead lines. A call to UK
Power Networks general enquiries line on 0845 601 4516 will be required to request a
visit. Lines open Monday to Friday 9.00am to 5.00pm.
Appeals to the Secretary of State

-If an enforcement notice is served relating to the same or substantially the same land and
development as in your application and if you want to appeal against your local planning
authority's decision on your application, then you must do so within: 28 days of the date of
service of the enforcement notice, or within 6 months [12 weeks in the case of a
householder appeal] of the date of this notice, whichever period expires earlier.
Appeals can be made online at: https://www.gov.uk/planning-inspectorate.
If you are unable to access the online appeal form, please contact the Planning
Inspectorate to obtain a paper copy of the appeal form on tel: 0303 444 5000.

-The Secretary of State can allow a longer period for giving notice of an appeal but will not
normally be prepared to use this power unless there are special circumstances which
excuse the delay in giving notice of appeal.

-The Secretary of State need not consider an appeal if it seems to the Secretary of State
that the local planning authority could not have granted planning permission for the
proposed development or could not have granted it without the conditions they imposed,
having regard to the statutory requirements, to the provisions of any development order
and to any directions given under a development order.

- If you intend to submit an appeal that you would like examined by inquiry then you must
notify the Local Planning Authority and Planning Inspectorate
(inquiryappeals@planninginspectorate.gov.uk) at least 10 days before submitting the
appeal. Further details are on GOV.UK.

3 o CADENT GAS LTD



Cadent Gas Ltd own and operate the gas infrastructure within the area of your
development. Prior to carrying out works, please register on
www.linesearchbeforeudig.co.uk to submit details of the planned works for review,
ensuring requirements are adhered to.

4 o NATIONAL GAS TRANSMISSION PLC
Your Responsibilities and Obligations
The "Assessment" Section below outlines the detailed requirements that must be followed
when planning or undertaking you activities at this location.
It is your responsibility to ensure that the information you have submitted is accurate and
that all relevant documents including links are provided to all persons (either direct labour
or contractors) working for you near National Gas Transmission plc's apparatus, e.g. as
contained within the Construction (Design and Management) Regulations.
This assessment solely relates to National Gas Transmission plc (NGT)
This assessment does NOT include:
o National Gas Transmission's legal interest (easements or wayleaves) in the land which
restricts activity in proximity to National Gas Transmission's assets in private land. You
must obtain details of any such restrictions from the landowner in the first instance and if in
doubt contact Asset Protection.
o Recently installed apparatus
o Apparatus owned by other organisations, e.g. Cadent, National Grid Electricity
Transmission plc, other gas distribution operators, local electricity companies, other
utilities, etc.
It is YOUR responsibility to take into account whether the items listed above may be
present and if they could be affected by your proposed activities.
This communication does not constitute any formal agreement or consent for any
proposed development work; either generally or with regard to National Gas Transmission
plc easements or wayleaves nor any planning or building regulations applications.
National Gas Transmission plc or their agents, servants or contractors do not accept any
liability for any losses arising under or in connection with this information. This limit on
liability applies to all and any claims in contract, tort (including negligence),
misrepresentation (excluding fraudulent misrepresentation), breach of statutory duty or
otherwise. This limit on liability does not exclude or restrict liability where prohibited by the
law nor does it supersede the express terms of any related agreements.
If you require further assistance please contact the Asset Protection team via e-mail
box.assetprotection@nationalgas.com or via the contact details at the top of this response.

5 o ECC HIGHWAYS
i. All work within or affecting the highway is to be laid out and constructed by prior
arrangement with, and to the requirements and satisfaction of, the Highway Authority,
details to 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 or by post to Essex Highways, Springfield
Highways Depot, Colchester Road, Chelmsford, Essex, CM2 5PU.
ii. There shall be no discharge of surface water onto the Highway.
iii. Under Building Regulations B5, access for fire tenders is required to a point not further
than 45 metres from the entrance to the dwelling. Any road or private drive forming part of
such a fire access must be no less than 3.7 metres wide between kerbs (this may reduced
to 3.1 metres for a gateway or similar short narrowing) and should have a minimum centre
line bend radius of 6.55 metres. The access way should be capable of carrying a 12.5
tonne vehicle. A cul-de-sac which is more than 20 metres long must have a turning head
of a least Size 3.



iv. Under Section 148 of the Highways Act 1980 it is an offence to deposit mud, detritus
etc. on the highway. In addition, under Section 161 any person, depositing anything on a
highway which results in a user of the highway being injured or endangered is guilty of an
offence. Therefore, the applicant must ensure that no mud or detritus is taken onto the
highway, such measures include provision of wheel cleaning facilities and
sweeping/cleaning of the highway.

6 o ENVIRONMENTAL HEALTH
The applicant should ensure the control of nuisances during construction works to
preserve the amenity of the area and avoid nuisances to neighbours:
a. No waste materials should be burnt on the site, instead being removed by licensed
waste contractors
b. No dust emissions should leave the boundary of the site
c. Consideration should be taken to restricting the duration of noisy activities and in
locating them away from the periphery of the site
d. Hours of works: works should only be undertaken between 0800 hours and 1800 hours
on weekdays; between 0800 hours and 1300 hours on Saturdays and not at any time on
Sundays and Public Holidays.
Reason: In the interests of the amenity of surrounding locality residential/business
premises in accordance with Policies GEN1, GEN2, and GEN4 of the Uttlesford Local
Plan (adopted 2005).

Energy saving and renewable technologies should be considered for this development in
addition to the electric vehicle charge points, such as solar panels, ground source heat
pumps etc in the interests of carbon saving and energy efficiency.

Construction Advice:
Developers are referred to the Uttlesford District Council Environmental Code of
Development Practice. To avoid/minimise the impact upon the amenity of adjoining
residents; developers are advised to follow the General Principle, and advice contained
therein.

Dean Hermitage
Director Planning




