Late List —Planning Committee 18/09/2024

Officers please note: Only Late items from STATUTORY CONSULTEES
are reproduced in full.
Others are summarised.

Statutory consultees are listed below:

Highway Authority

The Health & Safety Exec

Highways Agency

Local Flood Authority

Railway

Environment Agency

Historic England

Garden History Society

Natural England

Sport England

Manchester Airport Group (MAG is the highway authority for the
airport road network + the also section of Bury Lodge Lane running
south from the northside entrance to the airport. On these roads, it
therefore has the same status as Essex CC and National Highways do
for the roads that they administer.)

This document contains late items received up to and including the end of business on the Friday before Planning Committee. The late list
is circulated and place on the website by 5.00pm on the Monday prior to Planning Committee. This is a public document and it is published
with the agenda papers on the UDC website.




Item Application Comment
Number reference number
6 UTT/24/1898/PINS UDC Heritage and Conservation Officer

The Site is within a Conservaton Area, an area that has been designated for its special and unique
character, appearance and historic interest. Furthermore, the Site is designated as protected open
space, therefore if development on the Site is to be progressed, the proposed scheme should be of
exceptional quality to justify the loss of open space.

The field is noted within the Saffron Walden Conservation Area Appraisal and Management Proposal as
an ‘Important Open Space’ with the following characteristics:

1.304 The semi circular green sward to the front of the Friends School and the associated playing fields
to east of the school buildings are important in this area characterised elsewhere by tight urban form.
1.305 The grounds to the rear of the school, encompassing the avenue of lime trees and adjacent
playing field are also considered to represent an important area of open space which juxtaposes the
tight built form of the modern development and is relevant to the school site.

The Heritage and Archaeology Statement (HAS) submitted as part of this application provides a good
assessment of the Site and its history.

The Design and Access and Justification Statement (DAS) refers to the Saffron Walden Conservation
Area but does not provide further assessment of how the proposed development preserves or enhances
the Conservation Area. Additionally, it does not utilise or refer to the findings within the HAS which is
unfortunate. The HAS could have been used as a tool to aid design development.

My observations on the application documents are as follows and should be read in conjunction with
other specialist officer feedback.

Materiality and architectural details

The design references to ‘The Avenue’ is commendable, however the proposed scheme appears to
simply replicate elements of ‘The Avenue’. The Site has its own identity and historical connections with
the former school. The aim of harmonising the new development with ‘The Avenue’ is positive, however
the proposal could benefit from having its own character to avoid a development that is a pastiche of
‘The Avenue’ typologies.




The application does not provide evidence to show that the buildings will be finished to a high-quality
standard, which was a key aspect of the award-winning scheme. The Materials Strategy (drawing 23110
D 021) and Materials Schedule (drawing 23110 D 025) refers to a series of materials but uses generic
descriptions without reference to a specific product, or type which is not acceptable for a development
within a conservation area.

Extracts from DAS shown in italics: (non-exhaustive list)

‘M1 - Brickwork, to relate positively to The Avenue development’

A specific product including manufacturing method, sources etc should be provided. Confirm how
brickwork will ‘positively relate’ to The Avenue.

‘M3 - Weatherboarding, relating to The Avenue development’

Specify timber species, material origin etc.

Why has this development adopted this aesthetic?

‘M10 - Grey colour coated windows’

Specify actual materials for external elements that are appropriate for the heritage context. Vague notes
for key architectural aspects are not acceptable within a conservation area.

‘M4 - Cladding to feature elements’

Provide specific materials and products. Vague notes for key architectural aspects are not acceptable
within a conservation area.

M11 - Black rainwater goods

Specify actual materials for external elements, that are appropriate for the heritage context. Vague notes
are not acceptable within a conservation area.

If the application is approved, a Condition could be applied stipulating that a fully detailed Materials
Schedule and Specification is subject to LPA approval.

Form, Layout and Scale

The choice to retain a large section of the site as open playing fields is a positive aspect.

The scale of proposed buildings is appropriate to the context and reflects the modern developments in
proximity of the site.

The intention to create a varied street scene with different levels of enclosure could be effective,
however no information to support this concept has been provided. The application would benefit from
illustrated street scenes to show how the layout and typologies are perceived at street level.




If the application is approved, a Condition could be applied stipulating the requirement for a series of
artists impressions or rendered visualisations, that aligns with all features shown in ‘Section 5.0 Design
Approach’ of the DAS.

Rendered walkthroughs would more effectively illustrate the quality of space which at present, is limited
to text and 2D street elevations which do not communicate the characteristics of the proposed spaces. In
addition, rendered images would help illustrate how the development knits into its context, including its
relationship with ‘The Avenue’, which is the basis for many of the design choices.

The Townscape and Visual Assessment would benefit from a series of proposed views that show the
development in context.

Landscape

The Landscape Strategy and Statement suggests the inclusion of a Micro Orchard with heritage varieties
of fruiting and flowering planting of local origin. This is an appealing element of the proposal, however
there is limited information that confirms the details and logistics. Additionally, the Micro Orchard is
omitted from the Landscape Management Plan (appendices) suggesting the concept has not been fully
resolved or costed.

If the application is approved, a Condition could be applied that safeguards bespoke details such as the
Micro Orchard, which are unique to the development.

When considering the Site’s status as designated open space, the area of car parking for dwellings
seems thoughtless. A minimum of two car parking spaces per dwelling, and three spaces for 4 and 5-
bedroom dwellings seems excessive for a Site that is well connected to transport infrastructure.

In my opinion, this aspect should be reviewed given the status of the Site as open space, and its location
within a Conservation Area.

Clubhouse
The elevations (drawing 23110 D 265) are not labelled so the surface treatments are unknown. For

example, the location and extent of the ‘green roof’ and ‘sheet roofing to the clubhouse’ referenced in the
Materials Schedule (drawing 23110 D 025) is unclear.




The green roof is not detailed in the Landscape Management Plan (appendices) suggesting the concept
has not been fully resolved or costed. Safe access for maintenance/ working at height needs to be
considered and should be included in the design at planning stage.

Similarly, the proposed solar panels will require access for maintenance and cleaning to ensure they
continue to work efficiently. The small section of solar panels to the southwest of the roof has a ramp
below at ground level, so it would be prudent to consider how roof mounted aspects will be regularly
accessed and maintained, i.e. is a person expected to stand at ground level with an extendable pole?

The Clubhouse could be an opportunity to design an exceptional feature building however the current
proposal does not convey design excellence. Further information such as rendered visualisations to
show the building in context would be beneficial to see how the green roof etc. appears when seen from
around the Site.

Conclusion
I do not consider the proposals to result in harm to the significance of the listed buildings in proximity of
the site. However, paragraph 212 of the NPPF (2023) states that new development within a

Conservation Area should enhance or better reveal its significance.

In my opinion the current scheme lacks detail and exceptional design quality to justify its position within a
Conservation Area, and the loss of designated Open Space.

ECC Place Services — Ecology




Holding objection due to insufficient ecological information on European Protected Species (bats)
mandatory Biodiversity Net Gain (BNG)

Summary
We have reviewed the documents supplied by the applicant including the Tree Protection Plan, dra

no. 2297-KC-XX-YTREE-TPPO1RevD (Kenn Consultants, June 2024), Soft Landscaping Proposals, dra
no. L23110.02.A (DCa Landscape, July 2024) and Ecological Impact Assessment (ACD Environmental,
2024) as well as Magic Maps (Magic Map Application (defra.gov.uk]) to help identify the likely impac
development on designated sites, protected & Priority habitats and species and identificatio
proportionate mitigation.

We are not satisfied that there is sufficient ecological information available for determination off
application in relation to bats and recommend that further clarification is provided. In addition, we ar{
satisfied that appropriate information with regard to mandatory biodiversity net gains has been sup|
for the application prior to determination. The reasons for this are outlined below:




European Protected Species:

The Ecological Impact Assessment (ACD Environmental, June 2024) states that a ground level tree
assessment was undertaken on eight trees that are due to be removed at the site. Referencing the Tree
Protection Plan, drawing no, 2297-KC-XX-YTREE-TPPO1RevD (Keen Consultants, June 2024}, more than
eight trees are due 1o be removed or have recommendations for tree surgery on them and so it is
considered there is missing data in relation to impacts upon bats. Information on all trees impacted by the
proposed development and their suitability to support roosting bats is required prior to determination to
inform the need for mitigation and potential a licence from Natural England.

To fully assess the impacts of the proposal the LPA needs ecological information for the site, particularly
for bats, European Protected Species. These surveys are required prior to determination because
Gavernment Standing Advice indicates that you should “Survey for bats if the orea includes buildings or
other structures thot bots tend to use or there are trees with features that bats tend to use neorby”.

The results of these surveys are required prior to determination because paragraph 99 of the ODPM
Circular 06/2005 highlights that: "It is cascatial that the presence or otherwisc of protected specics, and
the extent that they may be affected by the proposed development, is established before the planning
permission is granted, otherwise all refevant materiol considerations may not hove been addressed in
making the decision.”

This information is therefore required to provide the LPA with certainty of likely impacts on legally
protected species and be able to secure appropriate mitigation either by a mitigation licence from MNatural
England or a condition of any consent. This will enable the LPA to demonstrate compliance with its
statutory duties, including its biodiversity duty under s40 NERC Act 2006 (as amended) and prevent wildlife
crime under 517 Crime and Disorder Act 1998,

This is needed to enable the LPA to demonstrate its compliance with its statutory duties including its
biodiversity duty under s40 NERC Act 2006 (as amended).

Mandatory Biodiversity Net Gains:

Applications are required to deliver a mandatory 10% measurable biodiversity net gain, unless exempt
under paragraph 17 of Schedule 7A of the Town and Country Planning Act 1520 and the Biodiversity Gain
Reguirements (Exemptions) Regulations 2024.

Biodiversity net gains is a statutory requirement set out under 5chedule 74 [Biodiversity Gain in England)
of the Town and Country Planning Act 1950, This legislation was inserted into the 1990 Act by Schedule 14
of the Environment Act 2021, and was amended by the Levelling Up and Regeneration Act 2023, The
Biodwversity Gain (Town and Country Planning) (Consequential Amendments) Regulations 2024 made
consequential amendments to other parts of the 1990 Act,

The Biodiversity Met Gain Planning Practice Guidance (PPG] sets out how mandatory biodiversity net gains
should be applied through the planning process and Paragraph: 011 Reference ID: 74-011-20240214 sets
out what information should be submitted as part of a planning application if the statutory biodiversity
gain condition applies.




Where mandatory biodiversity net gain applies, the planning authority will be required to secure a
biodiversity gain condition as a pre-commencement requirement, The biodiversity gain condition has its
own separate statutory basis, as a planning condition under paragraph 13 of Schedule 74 of the Town and
Country Planning Act 1990, As a result, government have recommended that it is not included in the list
of conditions imposed in the written notice when granting planning permission. However, it is highlighted
that biodiversity gain condition could be implemented via a separate section of the decision notice. The
biodiversity gain condition should secure the provision of a Biodiversity Gain Plan, as well as the finalised
full Statutory Biodiversity Metric — Calculation Tool.

However, to ensure the biodiversity gain objective is met and the condition can be discharged successfully,
it is important biodiversity net gain is considered throughout the planning process. The NPPF emphasises
that plans should identify and pursue opportunities for securing measurable net gains for biodiversity, and
plans and decisions should minimise impacts and provide net gains for biodiversity. In particular, the
Biodiversity Gain Hierarchy must be implemented into proposed designs, to ensure that this is not left to
the biodiversity gain condition.

As a result, we have reviewed the Ecological Impact Assessment (ACD Environmental, June 2024) and
submitted Metric (June 2024) and are not satisfied that appropriate information has been provided prior
to determination. This is because the Condition Assessment sheets have not been submitted. This is
important so that we can review justification for the conditions given to each existing habitat. The baseline
assessment states the woodland is ‘moderate’ in condition and the modified grassland is in ‘good’
condition and so justification for this should be provided. Additionally there are numerous individual trees,
the condition sheets need to clarify that if the trees have been assessed as a group, they are all
homogenous in condition and size class. We are therefore not satisfied that the pre-development baseline
information is sufficient, and this information is required prior to determination.

As for the post-intervention information, we would like to highlight that the document has included the
proposed plans, however, we query the proposed habitats, particularly the use of meadow mix grassland
as it is not clear what habitat type this corresponds with in UK Habitat classification or what condition is
proposed, or if this habitat is feasible. Additionally, individual trees within garden spaces and other areas
which cannot be secured by a condition cannot be included within the post-development assessment. As
a result, it is highlighted that the post-intervention habitat conclusions will need to be amended as part of
the Biodiversity Gain Condition.

It was noted in the Soft Landscaping Proposals, drawing no. L23110.02.A (OCa Landscape, July 2024) that
Bluebell (Hyacinthoides non-scripta) are being recommended in the bulb planting in an area of open
grassland which is not considered a suitable location as they are associated with growing in woodland. It
was also noted that Cherry Laurel (Prunus jourocerasus) has been included in the "Native Understorey
Shode Mix' even though it is not a native species and also in the “Specimen Shrubs” mix. Cherry Laurel is a
vigorously growing plant and although it is not listed on Schedule 9 of the Wildlife and Countryside Act
1981 (as amended) it is thought of as an invasive species and has little benefit to wildlife. It is therefore
recommended this species is removed from the proposed planting list. An amended landscape proposal
can be secured by a condition of any consent.

It is noted that the applicant is proposing to purchase off-site biodiversity credits from a registered
provider in order to demonstrate a net gain in Habitat Units. Land used for off-site BNG delivery should be




-
secured for the length of the net gain agreement, either via a Section 106 agreement, or a conservation

covenant.

In addition, a Habitat Management and Monitoring Plan should be secured for all significant on-site
enhancements, as well as off-site enhancements. This should be in line with the approved Biodiversity
Gain Plan, with the maintenance and monitoring secured via legal obligation or a condition of any consent
for a period of up to 30 years, The monitoring of the post-development habitat creation / enhancement
will need be provided to the LPA at years 2, 5, 10, 15, 20, 25, 30 any remedial action or adaptive
management will then be agreed with the LPA to ensure the aims and objectives of the Biodiversity Gain
Plan are achieved.

We look forward to working with the LPA and the applicant to receive the additional information required
to support a lawful decision and overcome our holding objection,

UDC Design

Summary

The proposal is for 91 dwellings and sports pitches and associated clubhouse on the site of the former
playing fields of the Friends School. There are two listed buildings in the vicinity of the site (9&10 Mount
Pleasant) and the site is in a Conservation Area and is designated as Protected Open Space.

It is noted that the site has been the subject of previous unsuccessful application, UTT/19/1744/0P, in
2019 that was refused on several reasons, including the design being inappropriate to the character of
the area and loss of protected open space.

Overall, the scale, layout and uses proposed are considered acceptable, subject to further comments
below. However, given the sites location within a Conservation Area and its value as a Protected Open
Space, the design quality should be exemplary and whilst this scheme meets the threshold for
acceptable design quality, it falls short of exemplary.

It is noted and appreciated that the applicant has prepared and submitted a Design Code Review
document, assessing the scheme against the code, to which it broadly complies.

Character & ldentity




The site is located within the Saffron Walden Conservation Area and adjacent to and part of the former
Friends School and the site itself is designated Protected Open Space. Given these factors, it should be
a prerequisite that any proposals be of exceptional design quality to mitigate the loss of open space and
of developing within a Conservation Area. The proposals note their adjacency to The Avenue and use
this as a contextual reference and design precedent.

The Avenue is a scheme of exceptional design quality and a benchmark locally for high quality design,
so it is positive that the design proposals are aspiring to meet this design standard. However, it is
important that the design proposals take those design strengths and cues and make them their own,
rather than imitate. It appears that house types, The Willow, The Aspen and so on, are standard house
types used on other schemes, but with different cladding (timber shingles for example) to match The
Avenue.

Whilst this may be acceptable in design terms, it should be noted that these design features are integral
to the proposed design and — if approved — any subsequent amendments to the scheme to revert to less
site-specific design details (removing timber shingle cladding or reverting to standard pitched dormers,
for example) should be resisted and considered to be a fundamental and material change to the overall
design composition.

The DAS states that corner buildings have been designed to “include additional windows to the
secondary streets to provide passive surveillance and add interest to the street scenes” In reality, this is
two windows to living rooms in plots 50 and 56 and small windows to hallways and landings elsewhere,
so is of marginal benefit to the streetscene.

The layout is broadly acceptable in design terms, with shared surface homezones linking to the primary
street (rather than cul-de-sacs) which is positive, as are views through to the playing fields on the
approach to the sports pavilion and to the crescent housing.

The crescent housing is a successful layout in relation to the sports pitch, although the facade design
would benefit from a little more articulation and the integral garages limit passive surveillance and
engagement with the street. The detailing of these buildings is important, and facades should be curved
in the form of a crescent, rather than the facetted form as shown in the drawings.

Streets and the public realm
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There are positive elements to the overall street layout and public realm with the inclusion of some street
trees and landscaped build-outs as traffic-calming measures and to bookend parking bays. Some
aspects of the landscaping seem less successful, for instance the frontages to properties appear to be
mown grass, which is unacceptable as this will not create sufficient buffer between street and built-form.
There is little information supplied on SuDs strategies or other mitigative measures such as rain and
grey-water harvesting.

Parking provision generally seems high, given the location of the site and its proximity to the town
centre. There are bus routes outside the site on Mount Pleasant Road and it is walkable to the centre of
town. Development proposals should be promoting sustainable travel options, such as walking, cycling
and public transport over a reliance on the private car. There are 7 instances of triple tandem parking
within the plan which is unacceptable (M3.11C). Cycle storage is provided and generally located in the
gardens of properties, but there appears insufficient room to move cycles from storage to the street past
the parked cars (contravening code M3.12C).

Plots 1-7 have gated access, which is unacceptable and not clear why this is necessary. There are a
number of parking courtyards which are not well overlooked (in contravention of code M3.4C), for
example, plots 50-55 and the apartments. The parking arrangements to plots 8-11 look awkward and, if
fully occupied, unlikely to work in terms of manoeuvrability of vehicles in and out. There are several
instances of long, timber fenced corridors, such as to plots 32-36 and 65-69 and plot 14, as well as
timber fenced parking bays to plots 19,20, 47 and 48.

Use and Compatibility

In terms of use and provision of housing, the vast majority of the development is proposed as 3-bedroom
houses, with all of the smaller dwelling provision of 1- and 2-bedroom apartments falling within the
affordable provision. It would be preferable to see a wider mix across both tenure types

to create a more mixed and integrated community. The proposed sports use and associated pavilion and
parking, whilst being a positive asset and valuable addition to local amenities, does have the potential for
nuisance and the impact on new residents and existing adjacent residents in terms of noise and parking
impacts should be carefully considered.

Sports England
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(particularly Para 103) and Sport England's policy on planning opplications
affecting playing fields wawwaportengland.org/playingtieldspelicy which states:

‘sport England will oppose the granting of planning permission for any
development which would lead to the koss of, or would prejudice the use of:

= all or any part of a playing field, or
= karel which hos been used os a playing fisld and remains undeveloped. or
« kand allocated for use as a playing fiekd

unless, in the judgament of Spoert England, the davelopmen't as a whole meets with
one or mare of five specific exceptions which are set outin annex 1 to this

rasponse.
The Proposal and its Impact on the playing field

In sumimary, the proposal invelves a full application for the redevelopment of the
majority of tha former Friands School's playing fiekds for residential comprising 91
dwallings ond asscciated infrastructure and landscaping. The sacondary alemant
of the applicotion is the rainstatemant of the southem part of the former schoal
ploying fieds to sports pitches for community use and the development of on
ancitary clubhouse and car pork to support the use of the sports pitches, Friands
School cloead in 2017 and the school’s playing fields, that had significant
community use when the school was cpen, have since been closed and have not
been made avalable for use since then.

As set out in the Planning Statement, a 2018 hybrid planning opplication (Ref:
uTT19/1744/0P) for the radavelopment of ths playing tlelds was refused by
Uttlesford District Council in 2021 partly on the basis of tha impact on playing fisids
(refusal reason 8). 1 2022, the Planning Inspecterate opproved plonning
permission (362A/22/0000002) for the redevelopment of the adjoining schoo
buildings for residontial and supporting uses. This applicotion rasulted in tha loss
of a small port of the playing field (approx. 036 ha) and the pavilion ond cor park
which supported tha use of tho ploying ficld.

The current application would reeult in the loss of the north and contral areas of
the former schools playing fiold. It is estimotod that this arco would compriso of
around 274 hactores as shown within the red line on the aerial Image below taken
from Google Earth Pro. The area within the red ine axcludes the area of the
playing field that was approved for development in the 2022 planning application
and areas around tha periphery of the playing field that woukl be iIncapabile of
baing used for forming a playing pitch or part of cna. it also excludes the area
proposed for the pavilon and car pork te support the reinstated sports pitches.

The folowing assessment has been divided into an assassment of tha loss of the
playing fielde and an assessment of the proposed sports facilities.
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Assessment against Sport England s Playing Fields Policy and the NPPF

Loss of Playing Flelds

| have considerad tha application propozale with regard to the specific axcaption
critaria identfied in the above playing ficids policy and would make the fallowing
assassment:

Excaption | - Not applcablo. it has not boon demonstrated thot thera is an
oxcess of playing pitches in the catchment in terms of commurity playing
piteh provision In this regard, to infarm current and future playing pitch needs,
Uttiesford District Council completed a Playing Pitch and Outdoor Sports
Strategy & Action Plan l\:t;r_."J'\\'.\v.\' utttestord gov uicforti r_:lv;,"l}j-'-k'jl'var_lr.'._;u:!‘glv:‘:
in 2018 which oasessed playing pitch provision ocross the district and for the
Saoffron Walden sub-arao of the district The needs assessment report which
supports the stratogy was preparad in accordanca with Sport England's
Playing Piteh Stretegy Guidance httpe/fwww sportenglond.org/quidanca- and
supportifoctities-and-planning/planning-

sportPsection=05sessing. neads_and,_pikaying._piteh_strategy. guidence and
the strategy was endorsad by Sport England and the sports governing bodies
which represant the piteh sports, The strategy wos thorafora considered to
provide o robust avidonce basa to support the praporation/implementation of
lecal plon policies and the determinaticn of planning applications.

Whila the strategy documents provide full details of the conclusions. key dato
cn foothall pitch provision is provided In Table 2)6 of the assessment report
which shaws that thara war a toted daficiancy of 14 fontbhall piteh mateh
equivalent sessions in the Soffron Walden analysis oreo in refation to meeting
current demand which would extend to 18 match equivalent sessione after
future demand was accounted for. In relation to cricket, Tabiée 516 of this
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documaent shows that there was current deficiency of 8 cricket match sassions
in relation to meet current demand in the Saffron Waldan analysis area which
would extend to 66 match sesslons after accounting for future demanct. In
refation to rugby unicn. Table 413 shows a deficiency of 375 match sessions for
the rugby pitches that serve the Saffron Walkden sub-area in relation to
meating current darmand which would extend te 825 pitchas after future
demand waos accounted for.

Uttlesford Distriet Coeuncil are currantly preparing a new Flaying Pitch and
OCutdoor Sports Strategy to update the 2019 strategy. While the strategy is
unfkely to be completed and published until loter in 2024, the Council has just
publshed the Winter Assessment Report’ (June 2024)

httos//wwwattlesford govakireg-1-svidence following the completion of the
neads assessment far the winter sports thot include foctball ond rugby. Like
the 2019 strotegy, tha assassment has baen prepared inossessmant with Sport
England’s guidance and the decument has been supperted by Sport England
ond the ralevant sports governing bedies. Key data on footbal pitches & set
out in Tabla 239 which summorises the position for the Morth Uttlesford
analysis area which covers Saffran Walden and the surrounding rural area
This shows current deficiencies of adult, youth vl and wouth 8va football
pitchos (9 motch eguivalent sessions in total) and future deficiencies of the
same piteh types {14 moteh equivalent sessions in total)l Key data on rugby
pitches is sat out In Table 422 The tao rugby clubs that serve Saffron Wakien
(Saffron Walden RFC and Wendens Amibo RFC) have their facilities in the Rural
North and Thaxtad analysis areo. The table shows that thara is a deficiancy of
6.5 match equivalent sessions par week which extends to 8.5 sessions after
occounting for futura demand. Whike the summar sports assessment has not
boen complated yet Appandix 2 of tha Winter Aseesement Report indicates
that the number of cricket teams in the distriot has manginally incroased by
ona team since 2019, As the supply of cricket facilities in the Saffron Walden
oroo has not changed since 2019 it is consiclerad very unlikely thot tho
deficicncios identified in 201 will have boen reduced.

Conseguently, thero are significont current and future playing pitch
daficiencies in the local area relating to ofl of the playing piteh types that were
occommodoted on the playing fiskds when Friends Scheool's playing fields ware
last inuse. As sot out betow, the 2019 Playing Pitch Stratogy's recommendation
wos for the pitches on the apgplication site te be brought back into use te haip
meet curment and future community playing pitch needs. The proposols far
reinstating part of the plkaying fickd as part of the planning apglication would
not cddress these identified deficiencies as sat out below.

It enouid be noted that when ossassing planning application S624/22/0000002
in 2022 the Inspector cencluded in paragraph 31 of the decision notice that it
was clear that the playing field is not surplus 1o requirements.

Excoption 2 - Not appicoble. Tha proposed residentiol development, which
represents the majonity of the development affecting the playing field, = not
anciliary to the principol use of the site as o playing field. The preposals for the
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the previous 2019 application (UTT/18/1744/0P) on this site wos thot it was
contrary to Policy LCI. Furthermore, it ehouid be noted thot Core Policy 67 of
Uttlesford District Councils new Local Plon (2021-2041) which is curently subject
te a Regulation 13 censultation also takes o similar opproach to the pretaction
of playing fiekds which broadly accords with the NPPF.

Poragraph TL2] of the made Saffron Wokden Nelghbourhicod Plan (2022)
bitps/iwwwuttiosiord goviklorticle/4662/Satfron-Waldan-Neighbaurhood-
Plan which forms part of the Development Plan specificaly opposes the loss of
the former Friends Schools playing fields and notes that they are protected by
the NPPE and the Local Plan,

Lttlesford Playing Pitch Strategy: Az wall os identifying signficant daficiancias in
football, ericket and rugby piteh provision as set cut aiove, the 2019 strategy's
octicn plan (see Waiden School entry) specifically recommended that the
playing field be brought back into use ta support with raducing both currant
and future shortfalle of football and cricket provision in the Saffron Wakien
Analysis Area uniess the boss of playing fields was mitigated by replocement
pravision, Whike an updatad stratagy and action plan has yot 1o be preporad
by tha Council to aupport the emerging update of the stratagyy, given that the
winter assessment report referred to above has identified that the playing
pitch deficiencies identified in 2018 have persisted it is considered unlikaly thot
the recommaendation for this site wil change. Tha loss of tho maojority of the
playing ficlds would thereforo be contrary to the District Council's playing pitch
strategy recommendotion for the site. Reinstating the whole of this site is
considered by Sport England and tha sports govemning bodies to represant one
of the few opportunities avaikable in Saffron Wakien for helping to address the
Icentified deficiencles.

Referance & made in paragroph 816 of the Planning Statement to the
application site not baing included in the assessad prowision in the Playing
Pitch Strategy. Inresponse. | con advise that references are made to the role of
Friends School in mesting community piaying pitch needs befora it closad in
the disused provision' sactions of tha 2019 and 2024 assessment reports, Tha
reagon & is not included in the supply/demand endlysis for both the 209 and
2024 ossessment reports is thot like all playing field sites in the district that are
not eperational or do net offar community usa thay do net form part of the
available supply for the purpose of assessing whether current supply can meet
current/future demand. This aoccords with Sport Englond guidanca. it is not
bocause suoh sitos are not considered to be playing fields or do nethave a
potentiol role to ploy in meeting playing pitch needs os implied by the
applicant.

Ploying Fiald Community Use: Whila tho site is not currently publicly occessibla
and did not have unrestricted public access when Frien ds School was open,
the playing flelds wera significantty used by the community cutside of school
hours until the school closed in 2017, As set out in the Councils 201 Playing
Pitch Strategy Assessment the playing fields were used extensively by local
focttall clubs, Saffron Walden Cricket Chub, Wendans Ambo Rugby club,

17




18




19




20




21




Thi ECB has achised that they consider thot sufficient spoce exists to
opcommodota ot least a § pitch squore and retain the two footbaoll pitches,
Thie ECRS advice 1o address this 1s lor o spors turl consuitant 1o be apponted
to undartake o feosibility study to ossess how mony cricket pitches could be
faroviclad an the site while 51l allewing far an BECE compliaont outfiold and
football pitches which meet the FA's recommended dimensions. In oddition to
o B pitches for odult use, o non-tu pitch (ortificiol wicket] showd be provided
alangside the notural tur pitefes 1o suppor juniar eriak el and raining usae

As shown in the cerial photogroph n onnex 3 to this responss, when the school
wias apen o crlcket squane with up to T pitches wos prowided. The proposal in
it currant form would not thaerafore be equal to the cric ket provision
historicoly ovailabie os suggested by the applicant in poragroph 618 of the
Planning Statement. While both Spart England and the ECE would be willing to
occapt o smaller squars than that whickh wos pravioushy marked out it would
hewve 1o ba longe enough te mest the needs of o user and be Tinancially
sustainabde to maintoin.

Footbol Pitchos It would not be possible to maork cut o full size adult foatball
pitch on an eost-west onentation os indicated on the Proposed Site Loyout
dronwing if the site is to be used for cricket os a football piteh cannot be marked
out over a cricket square clue to the need to protect the cricket pitches from
charncge during tha off-seasan Neither tha Footboll Foundation or the ECE
wizild support this propesal The adult football piteh mardngs ehould
tharafora be rermowved from the plon. The site would onby howve potantal
tharefore [0 beused for youth of mini football pitches. If the erckel squorea is
axtended os odvocated above then it will b2 necessary to ensure that ™l and
vl youth featball pitches can still be occommodated on the Site in
oocordance with the Football Assoclotion's recommended denensions,
Howigver it should be noted os set out in the seporote representations mods
by Salfron Welden Coammunity Football Clubs that tha bae pitehes proposoed
wiodld e of limited use for meating the club's neads as thair need is for bwo
larger odult or youth Thil footbaoll pitches thot could be overmarked for smaller
pitetes,

#  Ploying Fiteh Construction: No plirying piteh feosibity study has been prepared

to support the planning opplcotion to (dentity the issuas that would need to be
oddressed bo reinstate tha site to playing pitch use. While the site provided a
high quality ploying fleld whan last in use, it has not been maintained asa
ploying field for over ¥ yeaors ond the southemn part of tha playing field has not
boen used for o oricket square before. Consideration will need 1o be given to
rmatters such os grodients, scils, drainage ond surface preparation to nform
the works required to provide a fit for purpose reinstated playing field in
proctice. Whila a feasibility study to consider these matters con be secured
throwgh a plonning condition, it is recommended that o study is preparsd ot
thies stage to inform the works required and the astimatad costs, This is
especiolly important if cut and fill levelling works or the | nstollation of primary
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drainoge system are identifiod as being required to make the pitehes fit for
purpose. It is therefore requested thot a playing pitch feasibility study is
prepored which coutd also oddress the issues identified cbove relating to the
cricket equare and the football pitches. Sport England’s Natural Turt for Sport

design guidance ntipa/lweenaponenglar
supportifeciities-and-plonningldesign-ong-cost-guidancefoutdoce- surfoces

provides advioa on faozibilty studies. Exampies of faasi bility studies and
consultants that prepare thom can be provided to the applicant ugon request.

Ciwbhouse Design: The design ond kayout of the clubhouse ls broadly
supported by Sport Englond the Featball Foundation and the ECBas it is
considered to substanticly accord with current design guidance publishad by
the three bodlies, It should be emphasised though that the benefits of
providing o good qualty pavlion would be undermined if the football/cricket
pitchas were not responeive to the neads of users becowse this may result in
the pavilion being underused whichin tum would affect the sustainability of
the pavilion. However, it is requested that consideration be given to the
following mattars before the applicotion is dotormined to ensure that it is os
responsive as possible to usaer needs;

- Kitchen: Consideration is requested to be givan to whether the kitchen
could be located semewhere else to allow an extemad serving hatch to
aveid playing field users having to enter tho paviion to get refroshments.

= Lockers: The lockers sheuld be contained in the charging rooms if possible.

Bal Strike Risk: Sensitive uses such as dwellings, reads and public open spaces
ore at risk of bot strike from o playing field with consequential risk of harm to
proparty and/or persons and hanca a potantial futura Sability for tha site
cperator/owner, that in extremes could set ot risk the continuance of sport ot
the site. Development within o 'strike zone'is potenticlly prejudicial to the uss
of the ploying fiekd as datailed in paregraph 13 of the above Sport England
policy. The prejudicial impact en the use of a playing field by residential
davelopments adjoining playing fields hos boen estabished through the
courts in tha case of Eost Meon Forge and Cricket Grourd Protection
Association v East Hampshire District Council [2014] EVHC 3543 (Admin) (31
October 2018), In the East Meon cose. an assessment undestaken on behalf of
the Cricket Club found thot cricket baolls commonty travel in excess of 70
metros, at all levels and abilities. It was found te be unreasonable to expect
residents to live behind shutters during summer weekends or to stay out of
their gardens or away from other amenity oreas. Additionally. the eccupants
and visitors te dwelings will ba at risk of injury when antering or lsaving
premises during cricket matches. n o more recent case in 2021, planning
parmiseion wae quashed by the High Court for o dovelopment in Brodford
adjocent to a ericket ground where ball strkae was not adequately addrassad
(The Trustees of the Crossfiatts Cricket Club v City of Braditord Metropolitan
Council {2 December 2021)). The reasons for quoshing this permission were that
the Dafendant's decision to grant planning permission providad legally
Inadeguote reasons for departing from the expert advice received inrelation

23




24




25




26




Note — The purpose of this list is to draw Members attention to any late changes to the officer report or late letters/comments/representations.
Representations are not reproduced in full they are summarized

Late items from STATUTORY CONSULTEES are reproduced in full.
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