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1 INTRODUCTION
1.1 INTRODUCTION 

WARISH HALL DEVELOPMENT

With a head office located in Takeley, Weston Homes are proud to have the 
opportunity to deliver a high quality residential development in Uttlesford.  

It is widely acknowledged that Uttlesford District Council (UDC) is unable to 
demonstrate an adequate 5 year housing land supply and has a significant shortfall 
in this regard. As such, those sites located on the edge of settlement sites will need 
to be considered so as to ensure that local people are able to access new housing, 
enabling them to continue to live and work locally. 

Weston Homes is therefore excited to bring forward an application for:

‘a mixed use proposal comprising commercial and residential development, open 
amenity space, woodland enhancement / extension and associated works’, 

CONSULTANT TEAM

This planning application is supported by a suitably qualified Professional team, 
that have carefully considered the existing site and scheme proposals. Dedicated 
consultant reports have been prepared and are submitted to meet the validation 
requirements. The consultant team includes: 

WESTON HOMES

Formed in 1987, Weston Homes has a proud heritage where it has established a 
strong reputation for developing brownfield sites into residential developments, that 
create a sense of place and character for the people that live there.

The company has a portfolio of diverse projects including large scale residential 
schemes of new build apartments and houses, hotels, restoration and refurbishment 
of historical buildings often listed by Historic England. No two projects are the same, 
each being designed and delivered as a direct response to the context in which it 
is set.

Over the last 30 years it has grown to become one of the leading developers of 
quality homes in the South East of England, delivering innovative, high quality 
homes that appeal to customers from all demographics. Weston Homes’ aim is to 
remain constant in matching traditional skills to the very latest technologies in an 
ongoing quest to build homes to the best specification and standard possible. 

ARCHITECTS
TOWN PLANNING
LANDSCAPE ARCHITECTS
LVIA
ARBORIST
ARCHAEOLOGIST
HERITAGE CONSULTANT
TRANSPORT CONSULTANT
ECOLOGIST 
DRAINAGE SPECIALIST 
CONTAMINATION
NOISE IMPACT
AIR QUALITY

WESTON HOMES
WESTON HOMES
ALLEN PYKE
ALLEN PYKE
BARTON HYETT
RPS
RPS
MOTION
ECOLOGY SOLUTIONS 
EAS
SES
SES
AETHER
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2 SITE CONTEXT
2.01 SITE LOCATION

1 JACKS LAND PARCEL

The Jacks site is 2.1 Hectares of land and is an isolated land parcel accessible from Smiths 
Green and Jacks Lane. The site rural location is situated amongst neighbouring fields and 
low density larger residential dwellings. 

This document presents the development proposals for the land known as Jacks to the 
north of Takeley. 
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2 SITE CONTEXT
2.04 SITE PHOTOS_JACKS

1

4
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VIEW FACING SOUTH-EAST

VIEW FACING NORTH

VIEW FACING SOUTH

VIEW FACING EAST

VIEW FACING NORTH-WEST

VIEW FACING SOUTH-EAST
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ANCIENT WOODLAND

PUBLIC RIGHTS OF WAY

COUNTRYSIDE PROTECTION ZONE

LISTED BUILDINGS / ANCIENT MONUMENTS

PROTECTED LANES

SETTLEMENT MAP
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3 PLANNING CONTEXT
3.01 STATUTORY MAPS

Within the vicinity of the proposed Site, there are a number of important contextual factors 
that are recognised. These key items can be summarised as follows;

Ancient Woodland
The woodland located to the west of the Site, is privately owned by the applicant and 
is within the proposed application boundary. Whilst the woodland is technically private 
property, it is widely regarded as an important local amenity that is regularly enjoyed by 
existing Takeley residents.

Protected Lanes
The Site is located adjacent to Smiths Green Lane. A lane that carries a ‘protected’ status. 
The exact definition or statutory protection of the lane is unclear, although it is accepted 
that careful consideration with respect to  the setting of any proposed development is of 
importance. 

The proposals and any impact caused will be interrogated, carefully considered and 
concluded within the accompanying Heritage Statement and Landscape Visual Impact 
Assessment.

The Countryside Protection Zone (CPZ)
As part of the historic development of Stansted Airport, a CPZ was allocated to large 
parts of the surrounding villages to avoid coalescence. The proposed application sites 
fall within this zone and therefore this position shall be carefully considered. It is widely 
accepted that there established precedents for development within this zone as much of 
the founding principles are no longer relevant, details of which shall be discussed within the 
accompanying planning statement.
 
Public Rights of Way (PROW)
Two established PROW’s run East to West through the Bulls Field parcel to the west of the 
application  Site; PROW48_40 to the North and PROW 48_41 to the South of the Bull Field 
parcel. Due to the existing Agrarian nature of the sites, these routes are undefined and are 
there usability is limited during inclement weather. These routes shall be considered and 
integrated into the emerging proposals.

Listed Building and Ancient Monuments
A number of Heritage Assets are identified locally and shall be set out in further detail within 
this report. Carefully analysis of these assets and the associate settings is considered 
within the Heritage Assessment which accompanies this application.
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NEIGHBOURING DEVELOPMENTS

SITE A:
Approval of 8 residential apartments
Feb 2020
Planning Permission Ref. No. UTT/20/0386/FUL (Dated - 02.07.20)
Development of 8no. 2-bedroom residential apartments
No bungalows are provided on site
16no. Residential parking space & 2no. Visitor spaces
Outside of the Development Boundary 
Site is 0.1275ha in size with a density of approximately 63dph

SITE B:
Approval for 119 new dwellings, Play area, Open space & community centre
Outline Planning Permission Ref. No. UTT/19/0393/OP 
Jan 2020
Application initially refused, then allowed at Appeal (Ref. No. APP/C1570/W/19/3234530) 
(Dated - 31.01.20)
Development of up to 119 dwellings 
Parking to be in line with “prevailing local guidance”
The site is outside of the development boundary and inside of the Countryside Protection 
Zone
The site is approximately 9.35 ha in size with an average net density of 36 dph
5% of the overall provision will be made in the form of Bungalows
The indicative housing mix for the development at Site B is set out below:

SITE C:
Approval of 8 residential dwellings
Oct 2018
Planning Permission Ref. No. UTT/18/2917/FUL (Dated - 22.01.19)
Development of 8no. residential dwellings
Parking provision in line with the parking standards published by Essex County Council
The site does not fall within the development boundary, however it is within the Country-
side Protection Zone
The site is approximately 0.25ha in size, with a density of 28 dph
The proposed development does not comprise any affordable units, nor does it provide 
any provision of bungalows
The indicative housing mix for the development at Site C is set out below:

SITE D:
Approval of 1 new dwelling
March 2018 
Planning Permission Ref. No. UTT/19/1032/FUL (Dated - 21.06.19)
Development of 1no. detached bungalow style dwelling with a garage and parking area
The site is situated outside of the development boundary and within the Countryside 
Protection Zone
The site is approximately 0.15ha in size and has a density of approximately 7 dph

SITE E:
Approval of 327 new dwellings
June 2009
Outline Planning Permission Ref. No. UTT/0714/09/OP (Dated - 31.03.10) for 327no. 
dwellings
Subsequent Reserved Matters Approvals (RMA):
RMA Ref. No. UTT/1110/10/DFO: 98no. 1, 2, 3,4 & 5 bedroom houses and apartments
RMA Ref. No. UTT/1136/10/DFO: 87no. dwellings
RMA Ref. No. UTT/1642/10/DFO: 46no. dwellings   
RMA Ref. No. UTT/1675/10/DFO: 89no. dwellings 
The Outline Permission site is approximately 12.4ha with a density of approximately 26 
dph. 

SITE F:
Approval for 88 new dwellings
Outline Planning Permission granted at Committee in May 2022 
(Ref. No. UTT/21/2488/OP)

SITE G:
Approval for 115 new dwellings
Outline Planning Permission granted at Committee in May 2022 
(Ref. No. UTT/22/3311/OP)

SITE H:
Approval for 2 new dwellings
Outline Planning Permission granted in Sept 2012 (Ref. No. UTT/0295/12/OP)
RMA granted in April 2014 (Ref. No. UTT/14/0485/DFO)

SITE I:
Approval for 3 new dwellings
Outline Planning Permission granted in April 2019 (Ref. No. UTT/19/0904/OP) 

SITE J:
Approval for a 124no space car park.
Full Planning Permission granted in October 2022 (Ref. No. UTT/22/2134/FUL)) 

SITE K:
Approval for 2no. detached dwellings
Full Planning Permission granted in October 2021 (Ref. No. UTT/21/2831/FUL)

SITE L:
Approval for 2no. detached dwellings
Full Planning Permission granted in October 2021 (Ref. No. UTT/22/1616/FUL)

SITE M: 
Approval for 8no. detached dwellings 
Full Planing Permission granted in November 2022 (Ref. No. UTT/22/2185/FUL)

SITE N: 
Approval for 4no Industrial/flexible commercial units (Use Class E) 
Full Planing Permission granted in June 2023 (Ref. No. UTT/22/2744/FUL)

Based On 120 
Dwellings Open Market Affordable Total

1-Bed

2-Bed

3-Bed

4-Bed

5-Bed +

Total 72 48 120

-

6 (8%)

32 (45%)

23 (32%)

11 (15%)

8 (17%)

22 (46%)

16 (33%)

2 (4%)

-

8 (7%)

28 (23%)

48 (40%)

25 (21%)

11 (9%)

Dwelling Type Number Percentage

2-Bed F.O.G

2-BED

3-Bed

4-Bed

Total

1

2

4

1

8

12.5%

25%

50%

12.5%

100%

3 PLANNING CONTEXT
3.02 NEIGHBOURING APPLICATIONS
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PRINCIPLE OF DEVELOPMENT

The sites fall within the Countryside Protection Zone (CPZ) strategic allocation, which is 
safeguarded under Policy S8 (The Countryside Protection Zone) of the Adopted Local Plan. 

The sites also fall outside of the development boundaries/limits defined on the policy 
proposal map, in relation to Policy S2 (Development limits/Policy Areas for Oakwood Park, 
Little Dunmow and Priors Green, Takeley/ Little Canfield).

The Uttlesford Local Plan is considered to be extremely out-of-date, as set out in Appeal 
Decision Ref. No. APP/C1570/W/19/3242550 for the proposed development in Elsenham, 
which was decided on 4th September 2020. It is therefore concluded that the strategic 
policies, including Policies S2 and S8 are considered to be out-of-date.  Furthermore, the 
inspector found that the Council are unable to demonstrate a five-year housing land supply 
(5YHLS), therefore the presumption in favour of sustainable development under NPPF 
paragraph 11(d) is engaged where by:

For decision-taking this means:

‘Where there are no relevant development plan policies, or the policies which are most 
relevant for determining the application are out-of-date, granting planning permission 
unless:

The application of policies in this Framework that protect areas or assets of particular 
importance provides a clear reason for refusing the development proposed; or
Any adverse impacts of doing so would significantly and demonstrably outweigh the 
benefits, when assessed against the policies in this Framework taken as a whole’.

The provision of much needed housing proposed on sites 1 and 2, as well as to provision 
of light industrial uses (Use Class B1) which are proposed on site 3, are contended to 
provide significant public benefits that outweigh any harm which the proposals would 
cause. Therefore, the presumption in favour of sustainable development applies and thus 
establishes the principle of development of the three sites.

SECTION 62A APPLCIATION

A Section 62a application (Ref: S62A/2023/0016) was previously submitted to the Planning 
Inspectorate for the same scheme before you in this application. The previous S62A 
Application was refused for teo minor reasons. We believe these have no been addressed 
and notwithstanding those reasons, the Inspector was happy with the rest of the proposals 
including the principle of development of the site.

AFFORDABLE HOUSING PROVISION

Policy H9 (Affordable Housing) sets out that Council will seek to negotiate on a site to 
site basis an element of affordable housing of 40% of the total provision of housing. The 
West Essex and East Herts Strategic Housing Market Assessment, July 2017 indicates a  
strategic borough wide target for a tenure mix of 70% rented and 30% shared ownership 
provision of the Affordable Homes delivered in the area. 

HOUSING MIX

Policy H10 (Housing Mix) identifies that sites that are 0.1 hectares or more or provide 3 
or more dwellings will be required to provide a significant proportion of market housing 
comprising small properties. 

DESIGN AND APPEARANCE

Policy GEN2 (Design) sets out that proposals are to meet the criteria set out below:

• It is compatible with the scale, form, layout, appearance and materials of surrounding 
buildings;

• It safeguards important environmental features in its setting, enabling their retention and 
helping to reduce the visual impact of new buildings or structures where appropriate;

• It provides an environment, which meets the reasonable needs of all potential users.
• It helps to reduce the potential for crime;
• It helps to minimise water and energy consumption;
• It has regard to guidance on layout and design adopted as supplementary planning 

guidance to the development plan.
• It helps to reduce waste production and encourages recycling and reuse.
• It minimises the environmental impact on neighbouring properties by appropriate 

mitigating methods.
• It would not have a materially adverse impact on the reasonable occupation and 

enjoyment of a residential or other sensitive property, as a result of loss of privacy, loss 
of daylight, overbearing impact or overshadowing.

ESSEX DESIGN GUIDE

Policy GEN2 also requires proposals to have regard to the Essex Design Guide (EDG), 
which sets out design criteria for all new developments, including guidance on open space 
and children’s play area provision. The EDG sets out that on sides larger than 0.1ha, each 
home should be provided with at least 25sqm of private communal space. Houses on sites 
of above 50dph should be provided with outside space of at least 25sqm. 

TRANSPORT AND ACCESS

Policy GEN1 (Access), sets out that development proposals will only be accepted if they 
meet the following criteria in terms of access:
• Access to the main road network must be capable of carrying the traffic generated by 

the development safely
• The traffic generated by the development must be capable of being accommodate on 

the surrounding transport network
• The design of the site must not compromise road safety and must take account of the 

needs of cyclists, pedestrians, public transport users, horse riders and people whose 
mobility is impaired.

• It must be designed to meet the needs of people with disabilities if it is a development 
to which the general public expects to have access.

• The development encourages movement by means other than driving a car.

PARKING

Policy GEN8 (Vehicle Parking Standards) refers to the  adopted the Essex Parking 
Standards Design and Good Practice Document . The Essex Parking Standard require the 
provision as set out opposite:







  4 SITE: 
ANALYSIS AND OPPORTUNITY
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6. THE GAGES

5. CHEERUPS COTTAGE

4. HOLLOW ELM COTTAGE1. GOAR LODGE

2. THE COTTAGE

3. MOAT COTTAGE

4 ANALYSIS AND OPPORTUNITY
4.02 HERITAGE_LOCALLY LISTED ASSETS 

Takeley contains a number of heritage assets, holding local importance as well as having 
nationally listed / ancient monument status.

At the outset of the project, the applicant has appointed a dedicated Heritage consultant 
(RPS), to carefully review and understand the heritage context, the findings of which have 
fed into and influenced the emerging proposals.

Of particular importance to the development sites are those assets that are in the immediate 
context, a selection of which are identified opposite.

For a full analysis of the heritage setting and the design response to these assets please 
refer to the accompanying Heritage Statement.
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4 ANALYSIS AND OPPORTUNITY
4.03 COMMUNITY ASSETS

2 SILVER JUBILEE HALL 3 TAKELEY PLAY PARK1 HOLY TRINITY CHURCH

Takeley village is benefited by a number of existing assets that are of significant 
value to the local community.

Given the historic development pattern of the area, these assets are spread across 
the two parishes and are not well connected to one another. 

The proposed scheme shall look to address this disparity and seek means to more 
successfully link them, to ensure that their use is maximised for both existing and 
proposed residents.

7 TAKELEY RETAIL PARADE

12 THE FLITCH WAY

8 TAKELEY FOOTBALL CLUB

13 TAKELEY PRIMARY SCHOOL

10 ROSEACRES SCHOOL

15 LION AND LAMB PUB

6 THE FOUR ASHES PUB

11 ANCIENT WOODLAND

4 TAKELEY CRICKET CLUB 5 COMMUNITY HALL

9 VETERINARY CLINIC

14 PRIORS GREEN RETAIL PARADE
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4 ANALYSIS AND OPPORTUNITY
4.05 SUSTAINABLE ROUTES_OPPORTUNITIES

The Site is situated in close proximity to Priors Green Neighbourhood Centre, which 
can be via a Restricted Byway running along the eastern boundary of the Site, either 
from Smiths Green Lane, to the north of the Site, or directly off of the eastern end 
of Jacks Lane. 

East-west connectivity is an essential part of the design principles for the Site, and 
the Restricted Byway is the key part of delivering this. As such the proposals include 
a connection point into the Byway, in order to connect the existing residents on 
Smiths Green Lane and further west and the future residents of the application Site. 

This connection will provide easy access by way of active modes of travel to the 
Priors Green Neighbourhood Centre. As part of the proposals of this Application, a 
scheme for improving the Byway connection into Priors Green is to be secured. The 
scheme has been design to ensure that impacts have been mitigation, particularly in 
relation to Ecology, whilst providing a safe and accessible route to the Priors Green 
Neighbourhood Centre.
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5 ARCHITECTURAL ANALYSIS 

As with any county, architectural styles and vernaculars vary across the towns and villages 
within the wider area of Essex and more specifically Uttlesford. As such, it was felt that a 
detailed historic analysis of the District was less relevant, as each of the areas has their 
own unique characteristics. 

However, looking at recent, good quality examples of place making and the way in which 
these schemes have successfully referenced their surroundings to provide high quality, 
contextually integrated developments was important.

One such successful scheme, recognised for its quality is ;The Avenue’ in Saffron Walden.

A development that comprises contemporary two, three, four and five bedroom new homes, 
together with apartments and houses exclusively for the over 55s.

The development is designed around a series of courtyards or set amongst the tree lined
avenue, taken on a sensitive design approach to blend with the Saffron Walden vernacular.

Photographs of the scheme are illustrated opposite.

THE AVENUE_SAFRON WALDEN  - PLAN

5.02 DISTRICT CONTEXT
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SKETCH STUDIES
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Following investigation into the best of the Architectural examples locally, sketch studies 
have been produced to consider a number of the most successful details that can be found 
within the village.

A selection of these sketches are illustrated opposite, which will be taken forward as 
part of the emerging designs, to connect with the established context and promote local 
distinctiveness.

5 ARCHITECTURAL ANALYSIS 
5.04 VILLAGE CONTEXT _IDENTIFIED DETAILS

5 ARCHITECTURAL ANALYSIS 

















  6 DESIGN DEVELOPMENT



59

6.01 DESIGN DEVELOPMENT_INITIAL SKETCH PROPOSALS

6 DESIGN DEVELOPMENT

JACKS SKETCH VISUAL JACKS SKETCH PLAN





CHARACTER AREA:
JACKS  7



62

7.01 CHARACTER AREA OVERVIEW

The ‘Jacks’ is a sustainable extension to the established settlement at Little Canfield, an 
area that has been subject to more recent expansion with the Priors Green development 
by Countryside Homes. Whilst this application does not advocate copying the neighbouring 
development at Priors Green as a pastiche version of traditional Architecture,  it does 
acknowledge this area as its immediate context and setting and looks to respond to it. The 
Priors Green development set out to provide a scheme that delivered a ‘traditional English 
Village’ and whilst it success it somewhat restricted by the limited Architectural palette, the 
approach and aspiration is something that we shall strive to bring forward more successfully 
within the proposals for the Jack’s site, as a contemporary interpretation on a Jacks.

As well as the Priors Green development, the ‘Jack’s’ site is immediately surrounded by 
context that is of traditional architecture and as such a more traditional approach to the 
design is appropriate for this part of the development. 

With respect to the Urban design principles, it is proposed that dwellings are arranged as 
Village Streets and facings a Village Green to promote the Jacks approach.  Dwellings shall 
be delivered as a variety of one, two, three and four bedroom dwellings are proposed, to 
be delivered as bungalow, terrace, semi detached and detached typologies. It is proposed 
that this parcel will be of modest density, being less dense / urban than that proposed in the 
Woodland Neighbourhood, but more dense than the extension to the Rural Lane. 

Access is proposed from Smiths Green Lane, with a new road designed to have a ‘lane’ 
like quality, suitably sized to provide shared vehicular , cycle and pedestrian access. This 
access will also promote a sustainable cycle / pedestrian route to connect through the site 
and connect into the Little Canfield development to the East, providing access to the district 
centre within the Priors Green development.

Architecturally, it is proposed that his character area takes on a contemporary interpretation 
of traditional domestic architecture. Design details take inspiration from the best examples 
of historic domestic architecture locally and a re-interpreted in more contemporary ways, to 
provide a scheme that is distinctively local and sits comfortably in its context. 

The key elements of this character area are set out further within this chapter.

 

  

7 Jacks
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KEY

2no. Storeys

1no. Storey

7.02 HEIGHTS DIAGRAM

7 JACKS
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KEY

House Type 5B
House Type 5C

House Type 3B

House Type 4C

House Type 1A

House Type 2C
House Type 3C

House Type 4D

House Type 2B

7.03 HOUSING TYPOLOGIES

7 Jacks
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BUNGALOWS TO JACKS LANE / ACCESS ROUTE 
TO LITTLE CANFIELD

HOUSES TO THE GREEN

7.05 ADDRESSING THE GREEN / JACKS LANE

7 JACKS

Jacks Lane

Single storey bungalows to Jacks Lane, 
to maintain character of existing context

Off site connectivity to PROW, leading 
to Little Canfield

Houses orientated to face ‘The Green’

Public amenity space

ADDRESSING THE GREEN

An important component within this character area is The Green. This not only serves as a 
valuable piece of public amenity, but also provides a gateway into this character area and 
sets the tone for the moire formal, Jacks arrangement.

As such, careful consideration has been given to the Landscaping, but also the composition 
of the built form that surrounds it. 

Large family dwellings are positioned to face the amenity space, in a gently arching 
arrangement that shall provide a framed back drop to across the open space as the site is 
accessed by foot, cycle or car.

BUNGALOWS TO JACKS LANE

Whilst no physical access is proposed from Jacks Lane, careful consideration has still been 
given to the interface between the proposals and the existing context. The properties along 
Jacks Lane are predominantly single storey and as such, in response it is proposed that 
a quantum of one and two bedroom bungalows are provided here. These bungalows are 
orientated so that they are accessed from the side, so that they have end elevations to both 
the internal street and Jacks Lane, which will provide animation and visual interest to both. 

ACCESS TO LITTLE CANFIELD

As has been set out previously, the promotion and delivery of enhanced sustainable East 
-West routes is a key component of the proposals. As such, the design provides a link from 
the East side of the Jacks site, to connect into the existing PROW, which leads into Little 
Canfield and to the amenities within.

A small intervention (eg. timber bridge) will be required to cross the existing ditch and 
connect into the pathway beyond.





69





71

STREET SCENE A

STREET SCENE C
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HOUSE TYPE 1A HOUSE TYPE 2B
Storey’s: 1no.
NIA: 50sqm
Bedrooms: 1no (2 person)
Bathrooms: 1no.
Cloakrooms: NA

Storey’s: 2no.
NIA: 75sqm
Bedrooms: 2no (4person)
Bathrooms: 2no.
Cloakrooms: 1no.
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7.09 TYPOLOGIES

7 JACKS

HOUSE TYPE 2C HOUSE TYPE 3B
Storey’s: 1no.
NIA: 76sqm
Bedrooms: 2no (4 person)
Bathrooms: 1no.
Cloakrooms: NA.

Storey’s: 2no.
NIA: 96sqm
Bedrooms: 3no (5 person)
Bathrooms: 2no.
Cloakrooms: 1no.
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Storey’s: 2no.
NIA: 126sqm
Bedrooms: 4no (8 person)
Bathrooms: 2no.
Cloakrooms: 1no.

HOUSE TYPE 4CHOUSE TYPE 3C
Storey’s: 2no.
NIA: 96sqm
Bedrooms: 3no (5 person)
Bathrooms: 2no.
Cloakrooms: 1no.

Storey’s: 2no.
NIA: 166sqm
Bedrooms: 4no (8 person)
Bathrooms: 3no.
Cloakrooms: 1no.

HOUSE TYPE 4D
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8 CONCLUSION

In conclusion, this report has demonstrated that a thorough design led process has been 
undertaken to develop well considered designs that are founded on a strong basis of site 
analysis. Accompanied by the input of a wider professional team, robust proposals are put 
forward for a high quality scheme that represents a sensitive and sustainable extension to 
the established settlements.

It is our strong belief that high quality place making needs collaboration and is the result 
of that design journey. The final design proposals should not be known at the outset, and 
the outcomes should not be pre-determined. Rather more they should be the result of 
investigation, understanding and the result of the journey on which the design team have 
embarked.

As Takeley residents, Weston Homes are proud to be able to bring forward these proposals 
and look forward to delivering a development that is of significant benefit the community in 
which we are based. 

DEVELOPMENT PROPOSAL (Indicative only)






