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1.0 Introduction 

 

This Design and Access and Justification Statement has been prepared by David Coles 

architects limited in support of the planning application for the proposed residential 

development, sports pitches and clubhouse on land at the Former Friends School Fields on 

Mount Pleasant Road in Saffron Walden. 

Matters concerning planning policy have been considered separately within the accompanying 

planning statement prepared by Barker Parry. 
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2.0 Site Analysis 

 

2.1 Location 

The application site is located within the settlement of Saffron Walden in Uttlesford, a large 

medieval town just to the south of Cambridge.  The application site is situated to the south of 

the main town centre, within a predominantly residential area of the town, and forms part of the 

former school that has occupied the site since the 1700ôs. 

In 2022, permission was granted for the re-development of the former school buildings to 

convert the site to residential use.  The consented scheme focussed on the built-up areas of the 

school, with the former fields excluded from the application.  This application site now focusses 

on the former fields. 

 

Figure 2.1 ï Site context [Source: Open Street Map] 
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Figure 2.2 ï Site location 

The site is subject to a range of features that have a bearing on the proposed development. 

Access 

The application site benefits from an existing access off Mount Pleasant Road.  This access 

served the former school and is also used to serve the consented re-development of the former 

school buildings. 

Application 

site 

Former school 



9 

 

A further link from the application site to the adjacent re-development scheme is available to the 

north of The Avenue, where a pedestrian / cycle link is proposed to be formed. 

 

Arboriculture 

The site benefits from a mature woodland in the south eastern part of the site, which wraps 

around the southern boundary with a narrow belt of trees.  A linear belt of trees also extends 

along the eastern boundary and links to a further line of trees along the site fronting Mount 

Pleasant Road 

A number of individual and small groups of trees occur within the body of the site including a 

small group of trees to the south east that project beyond the principal edge of the woodland 

and linear belt.  Some of these trees are subject to a Tree Preservation Order. 

To the western edge of the site, a small cluster of three immature trees sit near to the site 

boundary. 

There are a number of trees in the location of the site access.  These have been assessed and 

retained as part of the redevelopment of the former school buildings and these are unaffected 

by these separate proposals. 

The trees are considered to contribute to the character of the site and significantly define the 

former schoolôs boundaries.  They also provide a large degree of enclosure and separation to 

the adjacent residential development. 

The principal objective is to retain and incorporate the existing trees within the re-development 

proposals. 
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Figure 2.3 ï Uttlesford map data illustrating the Tree Preservation Orders 

 

Archaeology 

The site has been subject to an archaeological assessment, which has concluded that there are 

no heritage assets or archaeological features that will influence the proposed development. 

Application 

site 
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Figure 2.4 ï Uttlesford map data illustrating the site is not within any defined archaeological zones 

 

Built Form 

The site forms part of the former Friends School in Saffron Walden, and the former school 

buildings are subject to a separate re-development project.  This site comprises the former 

school fields, which excludes any of the formers school buildings. 

 

Ecology 

An ecological appraisal has been undertaken on the site and the proposals have sought to 

retain and recreate ecological habitats as part of the re-development of the site.  

 

 

Application 

site 
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Flood Risk 

The site is within Flood Risk Zone 1 and is therefore is at the lowest level of risk of flooding. 

 

Figure 2.5 ï Extract of the Governmentôs Flood Risk Mapping 

 

Ground Conditions 

A ground conditions survey has been carried out and the reportôs findings submitted separately. 

 

Heritage 

The site has been associated with the former school for a significant period, with the school 

having been established on the site in the late 1870ôs. 
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Figure 2.6 ï Historical map from 1888-1915 [Source: National Library of Scotland] 
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Figure 2.7 ï Historical map from 1945-1973 [Source: National Library of Scotland] 
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Figure 2.8 ï Extract from Historic England mapping showing the Listed Buildings nearby 

The application site is located within the Saffron Walden Conservation Area.  The site is 

designated part of the Zone 6. 
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Figure 2.9 ï Extract of the Saffron Walden Conservation Area map 
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Figure 2.10 ï Uttlesford map data illustrating the locally Listed Buildings (Â) and the Historic England Listed 

Buildings (Â) 

There are no Listed Buildings recorded by Historic England within the application site, however, 

there are two Listed Buildings near the site.  There are several buildings that are locally listed, 

including the former school building and various properties opposite the school building on Mount 

Pleasant Road. 

 

Highways 

There are no public highways within the site. The nearest public highway is Mount Pleasant Road, 

to the north. 

 

 

Application 

site 



18 

 

Open Space 

The Councilôs mapping data identifies that the site is designated as protected open space. 

 

Figure 2.11 ï Uttlesford map data illustrating the site is identified as protected open space 

 

Public Rights Of Way 

There are no public rights of way through the site. 
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Figure 2.12 ï Uttlesford map data illustrating there are no public footpaths within the site 

 

Topography 

The ground levels over the site vary, with the frontage onto Mount Pleasant Road being 

elevated above the existing road level by circa 1.2m.  The site rises from this frontage, which 

has a level of 86.77m AOD at the site entrance, to a crest towards the centre of the site, 

reaching a level of circa 92.03m AOD. 

The site then falls towards the south, down to a lowest level of 87.17m AOD in the 

southwestern corner. 

Levels across the site from east to west vary, with a nominal gradient across the frontage to 

Mount Pleasant Road, falling from west to east, a slight gradient at the crest of the site, falling 

from east to west, and a more notable gradient along the southern boundary, falling from east 

to west. 

Application 

site 



20 

 

Utilities 

There are no known public or statutory utilities running within the site, except for those serving 

the former school. 

 

Constraints and Opportunities 

The site is subject to a range of constraints, principally related to the re-development scheme 

consented for the former school buildings. 

The principal site entrance remains from Mount Pleasant Road to the north, with the access to 

the site following the approved roadway.  Adjacent to the entrance is a new terrace of houses 

with a SuDS feature to the rear.  This drainage feature has a building exclusion zone, for 

maintenance, that extends into the proposed application site. 

To the south of the former main school building is a new Multi Use Games Area (MUGA) that 

adjoins the boundary with the application site.  The MUGA has a 20m offset distance to any 

habitable room which extends into the application site. 

Further to the south of the MUGA is a potential cycle route link.  The proposals for the 

application site are to connect to this link to integrate the two halves of the overall site. 

On the southern boundary, there is the opportunity to form a new pedestrian link to the road 

and footway on Greenways to connect the two developments. 
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Figure 2.13 ï Constraints and Opportunities 

 

Site photographs 

Below are a series of photographs of the site and context, to illustrate the existing character of 

the area and the site. 

 

20m buffer 

zone around 

the MUGA 

Potential cycle link 

between the two 

parts of the school 

re-development 

Easement to 

the soakaway 

drainage 

feature 

Fall across 

the site 

Fall across 

the site 

Root 

Protection 

Areas to the 

existing trees 

Existing 

dwellings 

with windows 

overlooking 

the site 

Existing access 

Potential link to 

Greenways 

Fall across 

the site 

Potential 

link to 

Mount 

Pleasant 

Road 



22 

 

P1 

 

Existing development on South Road, to the 

north of the site 

P2 

 

Existing residential development on Peaslands 

Road, to the east of the site 

P3 

 

Existing housing on Peaslands Road, to the east 

of the site 
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P4 

 

Existing housing on Peaslands Road, to the east 

of the site 

P5 

 

Existing housing on Peaslands Road, to the east 

of the site 

P6 

 

Existing housing on Mount Pleasant Road, 

directly opposite the site entrance 
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P7 

 

Existing housing on Mount Pleasant Road 

P8 

 

Existing housing on Mount Pleasant Road 

P9 

 

Panoramic view along Mount Pleasant Road, looking north 

P10 

 

Panoramic view along Mount Pleasant Road, looking north 
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P11 

 

Existing housing on Debden Road, to the west of 

the school site 

P12 

 

Existing housing on Debden Road, to the west of 

the school site 

P13 

 

Existing housing at The Avenue 
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P14 

 

Existing housing at The Avenue 

P15 

 

Existing housing at The Avenue 

P16 

 

Existing housing at The Avenue 
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P17 

 

Existing housing at The Avenue 

P18 

 

Existing housing at The Avenue 

P19 

 

Existing housing at The Avenue 
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P20 

 

Existing housing at The Avenue 

P21 

 

Existing housing at The Avenue 

P22 

 

Existing housing at The Avenue 



29 

 

P23 

 

Existing housing at The Avenue 

P24 

 

Existing housing at The Avenue 

P25 

 

Existing housing at The Avenue, with the 

boundary fence defining the application 

boundary 


