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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.  
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Item 
Number  

Application 
reference number  

Comment  

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. 
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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. 
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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. 
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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 
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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/OP, 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 & Identity  
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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 façade 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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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.   

 


