REPORT of

DIRECTOR OF PLACE, PLANNING AND GROWTH

to

NORTH WESTERN AREA PLANNING COMMITTEE

20 MAY 2026

Application Number

25/00983/0UT

Land At Chasefield Farm, 64 Walden House Road, Great

Location Totham, Essex
Outline application with all matters reserved for the
construction of six new detached one and half storey and two

Proposal storey (_jwellings with detached triple cart lodge on land at
Chasefield Farm, 64 Walden House Road, Great Totham,
Essex with private open space, access, parking, and
landscaping.

Applicant Mr & Mrs Edwards

Agent Mr Mark Rickards - Bacchus Design Limited

Target Decision Date 2026

Case Officer Matt Bailey

Parish

Great Totham

Reason for Referral to the
Committee / Council

Called in by Councillor S J N Morgan

e Development would result in urbanisation of the site and
harm character and appearance contrary to Local
Development Plan (LDP) policies S1, S8, D1 and H4.

e The development would diminish the visual amenity of the
public footpath which cresses the site

¢ Notwithstanding the housing land supply position, the
harms would not be outweighed by the limited contribution
of 6 additional homes.

1. RECOMMENDATION

APPROVE subject to the applicant entering into a legal agreement pursuant to
Section 106 of the Town and Country Planning Act 1990 (as amended) to secure the
planning obligations and subject to conditions as detailed in Section 8.

2. SITE MAP

Please see below.

Our Vision: Where Quality of Life Matters
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3.1.3

3.1.4

3.1.5

3.1.6

3.1.7

3.1.8

SUMMARY

Proposal / brief overview, including any relevant background information

Site Description

The application site comprises land to the north of Chasefield Farm, 64 Walden
House Road, Great Totham. It is accessed from the northern side of Walden House
Road and forms part of a wider rural holding associated with No.64. The land is
currently in paddock and equestrian use, with open grassed areas, trees, hedgerows
and existing access arrangements from Walden House Road.

The site is outside the defined settlement boundary but close to existing built
development at Walden House Road, Kelvedon Road and the wider Great Totham /
Wickham Bishops area. The surrounding context is mixed in character, with
dwellings, rural holdings, paddocks and open countryside.

The site is not located within a Conservation Area, but lies in close proximity to Great
Ruffins, a grade II* listed building with its grade Il registered garden to the north. The
site is located within Flood Zone 1 and at low risk of fluvial flooding. Public Footpath
No.4 (Great Totham) extends from east to west across the centre of the site.

Description of the Proposal

Outline application with all matters reserved is sought for the construction of six new
detached one and half storey and two storey dwellings with detached triple cart lodge
on land at Chasefield Farm, 64 Walden House Road, Great Totham, Essex with
private open space, access, parking, and landscaping.

Whilst the application is in outline a series of indicative layout, house types, street
scene and cart lodge drawings have been submitted as part of the application to
illustrate how six detached dwellings could be accommodated on the site, served
from the existing southern access from Walden House Road, with an internal private
drive, passing places, private gardens, parking and associated landscaping.

The illustrative drawings show a mixture of one-and-a-half storey and two-storey
detached dwellings. The Design and Access Statement explains that the design
approach seeks to respond to the rural edge-of-settlement location through traditional
domestic forms, pitched roofs, spacious plots and landscaping. The final access,
layout, scale, appearance and landscaping details would be controlled at reserved
matters stage.

The application is supported by a Planning, Design and Access Statement, Transport
Statement, Preliminary Ecological Appraisal, Badger Survey Report, Biodiversity Net
Gains (BNG) Assessment and metric information, Great Crested Newt District Level
Licensing documentation, Heritage Statement, Arboricultural Report and Impact
Assessment, Tree Protection Plan, and a Contaminated Land and Flood Risk Report.

Conclusion

The planning balance section of the report identifies the benefits and harms of this
proposed development. Overall, in weighing up the benefits and the harms, it is
considered that the benefits of the proposal, most notably the provision of housing in
the context of the housing land supply position, outweigh the harms of the
development, which in this instance comprises the effect on character and
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appearance. On this basis, the recommendation is to grant planning permission
subject to the conditions as set out in Section 8 of this report.

MAIN RELEVANT POLICIES

Members’ attention is drawn to the list of background papers attached to the agenda.

National Planning Policy Framework including paragraphs:

7

8
10-12
38
47-50
54-58
60-80

Sustainable development

Three objectives of sustainable development
Presumption in favour of sustainable development
Decision-making

Determining applications

Planning Conditions and Obligations

Delivering a sufficient supply of homes

108-117 Promoting sustainable transport

123-127 Making effective use of land

128-130 Achieving appropriate densities

131-141  Achieving well-designed places

180-194 Conserving and enhancing the natural environment

Maldon District Local Development Plan 2014 — 2029 approved by the Secretary
of State:

S1
S2
S8
D1
D2
D5
H2
H4
N2
T1
T2
11

Sustainable Development

Strategic Growth

Settlement Boundaries and the Countryside
Design Quality and Built Environment

Climate Change and Environmental Impact of New Development
Flood Risk and Coastal Management

Housing Mix

Effective Use of Land

Natural Environment, Geodiversity and Biodiversity
Sustainable Transport

Accessibility

Infrastructure and Services

Relevant Planning Guidance / Documents:

National Planning Policy Framework (NPPF)

National Planning Policy Guidance (NPPG)
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5.1
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51.2

51.3

514

. Maldon District Vehicle Parking Standards Supplementary Planning
Document (SPD) (2018)

. Maldon District Design Guide (MDDG) (2017)

. Essex Coast Recreational disturbance Avoidance and Mitigation Strategy
(RAMS) SPD

. Wickham Bishops Village Design Statement

Wickham Bishops Neighbourhood Plan (2022):

. WBEnN 01 Recreational Disturbance Avoidance and Mitigation
o WBENR 02 Biodiversity and Natural Habitats

o WBEN 06 New Development and Flood Risk

o WBF 02 Sustainable Means of Travel

° WBF 03 Highway Safety

. WBH 01 Design and Character

MAIN CONSIDERATIONS

Principle of Development

The LDP Proposals Map shows that the site is located outside the defined settlement
boundary. Policy S8 (Settlement Boundaries and the Countryside) therefore applies.
Policy S8 seeks to protect the countryside for its landscape, natural resources,
ecological value and intrinsic character and beauty. Outside defined settlement
boundaries, planning permission will only be granted where the intrinsic character
and beauty of the countryside is not adversely impacted upon, subject to the
exceptions within the policy. The proposal does not fall within a listed exception and
is therefore contrary to the spatial strategy in Policy S8. The weight to be given to
that conflict must, however, be considered in the context of the Council’s housing
land supply position and the tilted balance in the NPPF.

Housing Land Supply Position

Policy S2 (Strategic Growth) plans for a minimum of 4,650 dwellings between 2014
and 2029, with strategic growth to be delivered through the main settlements and
identified growth locations. Outside those locations, the policy provides for a
proportion of development to be directed to rural villages in accordance with the
settlement hierarchy and through windfall development.

The Council cannot currently demonstrate a five-year supply of deliverable housing
sites. The housing requirement has also changed since adoption of the LDP,
including through the revised standard method and the latest NPPF. Policies S2 and
S8 remain part of the development plan and are the starting point for decision-
making, but the absence of a five-year housing land supply means that the tilted
balance in paragraph 11(d) of the NPPF is engaged.

At an extraordinary meeting of the Council on 17 June 2025, Members considered
the Maldon District Council LDP Review Growth Options and agreed that strategic
growth in the LDP Review should go into the towns and large villages, including

Great Totham South and Wickham Bishops (Minute No. 100 refers). This does not
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5.1.6

5.1.7

5.1.8

5.1.9

5.1.10

5.1.11

5.1.12

allocate the application site or predetermine the outcome of this application, but it is
relevant background to the wider spatial context.

Policy H2 requires the dwelling mix for new residential development to reflect the
latest housing needs and demands for the District. The illustrative proposal would
provide six detached market housing type dwellings. The final mix, layout and
detailed accommodation would be confirmed at reserved matters stage. The
provision of six additional dwellings is a benefit of the proposal, although the scheme
would not deliver affordable housing (and given it is not a major category
development affordable housing is not automatically triggered to be provided) the
weight benefit attributed to the housing provision is moderate having regard to the
scale of development.

Recent Appeal Decisions

Recent appeal decisions in Wickham Bishops and the wider District demonstrate the
importance of the Council’s housing land supply position and the application of the
tilted balance where proposals are otherwise in conflict with the settlement hierarchy.
Each case must, however, be assessed on its own site-specific impacts.

On land at and rear of 9 Church Road an appeal was allowed and planning
permission granted for the development of up to 50 dwellings (reference
23/00123/0OUTM). In allowing the appeal, the Inspector gave significant weight to the
Council’s Five-Year Housing Land Supply (5YHLS) position (which following the
NPPF changes in December 2024 fell below five years) and to the delivery of
affordable housing.

On land rear of Pippins in Kelvedon Road an appeal was allowed and planning
permission granted for the development of 25 dwellings (reference 24/00005/0OUTM).
In that case, the Inspector gave substantial weight to the Council’s 5YHLS position
and the provision of affordable housing and found only moderate harm to the
character and appearance of the area.

The present application is materially different in scale and benefits. It would provide
six market dwellings and no affordable housing. The lack of a 5YHLS means that the
housing provision attracts positive weight, but the extent of that weight is considered
moderate rather than substantial.

Sustainability Considerations

Policy S1 reflects the economic, social and environmental dimensions of sustainable
development. The presumption in favour of sustainable development does not
displace the statutory status of the development plan as the starting point for
decision-making, but it requires the adverse impacts of granting permission to be
assessed against the benefits in the circumstances of this case.

The site is close to existing settlements and services in Great Totham and Wickham
Bishops. Future occupiers would not be wholly dependent on the private car, and the
Highway Authority has not objected, subject to conditions and informatives included
in a decision notice should planning permission be granted. The accessibility of the
site attracts limited to moderate positive weight.

Subject to the detailed assessment below, the development would provide additional
housing in a location close to existing built development. However, the proposal
would also extend residential built form into countryside outside the settlement
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boundary, and the effect on the character and appearance of the area is a central
consideration.

Design Character and Appearance

Policy S8 seeks to protect the countryside for its landscape, natural resources,
ecological value and intrinsic character and beauty. Policy D1 requires development
to respect and enhance the character and local context of the area. The MDDG also
expects development to respond to its setting and to avoid suburbanising effects in
rural edge locations.

The application site is open paddock land on the southern side of Walden House
Road. It has a rural edge-of-settlement character and contributes to the transition
between built development and the surrounding countryside. The introduction of six
dwellings, associated accesses, parking, domestic gardens, garages, lighting and
domestic paraphernalia would materially alter that character.

Objections have been received in relation to the proposed effect of the development
upon the enjoyment of the public footpath that traverses the site, and the loss of rural
character as perceived by users of the path. Whilst views outwards from this section
of the footpath would indeed be affected by the development, it is noted that the
Inspector considering a similar proposal at Pippins (noted above) concluded that any
harm in this regard would be moderate.

Furthermore, in comparison to Pippins, the existing paddock already has a managed
and enclosed character. The combination of close maintenance, fencing and defined
edges limits its contribution to the wider rural landscape. It does not display the same
visual qualities as an open, wild grassland or agricultural field, with no enclosures
and a less ordered appearance would contribute more strongly to rural character.
Consequently, the baseline character of the land as compared to open countryside
beyond its boundary is already compromised by a somewhat domesticated
appearance, and its sensitivity to carefully designed development is correspondingly
reduced. For this reason, it is considered that the proposal would result in only
moderate harm to the character and appearance of the area.

The harm to character and appearance is not determinative in isolation because the
tilted balance is engaged (as with the scheme at Pippins). Nevertheless, the conflict
with Policy S8 and the moderate harm to countryside character are given moderate
weight in the planning balance.

Detailed Design

All matters are reserved and the house type drawings, street scene and layout are
illustrative. They do not fix the final design of the dwellings. However, they are useful
in demonstrating that the site could potentially accommodate detached dwellings with
pitched roofs, traditional proportions and a relatively spacious layout that would be
capable of responding to the mixed rural and residential character of the area.

The illustrative scheme shows a mix of one-and-a-half storey and two-storey
dwellings with detached garaging/cart lodge elements. Subject to reserved matters,
the detailed design could use materials, roof forms, boundary treatments and
landscaping that reflect the established domestic character of the surrounding area
without appearing unduly prominent or urbanising.

A reserved matters submission would be required to demonstrate that the detailed
layout, scale, appearance and landscaping are acceptable. Conditions restricting the
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5.4.6

development to no more than six dwellings and requiring detailed landscaping,
boundary treatment and tree protection are recommended. On that basis, the
detailed design of the proposal is capable of being made acceptable.

Trees and Landscaping

The application is supported by arboricultural information. The Council’s Tree Adviser
and Place Services Arboricultural consultee have not objected, subject to conditions
requiring an Arboricultural Method Statement, tree protection measures, foundation
details and hard and soft landscaping.

The reserved matters stage would allow detailed landscaping, boundary treatments,
surfacing, planting and the relationship with the public right of way to be fully
considered. Subject to the recommended conditions, the tree and landscape impacts
can be appropriately managed.

Heritage Assets

Great Ruffins, to the north of the application site, is a grade II* listed building. Its
garden was designated as a Grade Il registered Park and Garden in August 2025.
The heritage context is therefore sensitive, and the Council must have special regard
to the desirability of preserving the setting of the listed building and must give great
weight to the conservation of designated heritage assets.

The Conservation Officer identifies Great Ruffins as a large and distinctive house
designed and built from 1903 by Arthur Heygate Mackmurdo as his own country
residence, with significance derived from its architectural, artistic and historic interest.
The Conservation Officer notes that there is no inter-visibility between the house and
the application site due to intervening vegetation and that the contribution of the
application site to the setting and significance of the listed building is limited.

In relation to the registered garden, the Conservation Officer explains that the garden
has a strong axial quality with formal garden elements and a cedar avenue at its
southern end. The application site is not visible from most of the garden, apart from
its southern end, but it provides a pleasant rural setting to that part of the garden.

The Conservation Officer advises that the development would not harm the setting or
significance of Great Ruffins as a grade II* listed building. However, the proximity of
some of the proposed dwellings to the southern boundary of the registered garden is
likely to cause a limited degree of less than substantial harm to the setting and
significance of the garden, arising from potential effects on tranquillity, light spill and
slight visual disruption.

The Conservation Officer has also referred to the recent appeal on land to the west,
where the Inspector found that development would not compromise the settings of
the nearby heritage assets or the contribution they make to significance. In the
present case, the Conservation Officer concludes that heritage impact should not
form a reason for refusal because the limited less than substantial harm would be
outweighed by the public benefits associated with six additional houses.

It is agreed that the proposal would cause no harm to the setting or significance of
the grade II* listed building and a limited degree of less than substantial harm to the
registered garden. In accordance with the NPPF and Policy D3, that harm must be
weighed against the public benefits of the scheme. Having regard to the limited
degree of harm and the public benefits of additional housing, heritage impacts do not
justify refusal.
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Impact on Neighbouring Amenity

Policy D1 seeks to ensure that development protects the amenity of surrounding
occupiers having regard to privacy, overlooking, outlook, noise, smell, light, visual
impact, pollution, daylight and sunlight. This is supported by section C0O7 of the
MDDG.

The illustrative layout demonstrates that suitable separation can be achieved
between the proposed dwellings and existing neighbouring properties. Whilst it is
acknowledged that the access route and residential occupation would increase
activity close to some neighbouring gardens, including in relation to Lawson Place
and the wider Walden House Road area, the scale of the development is limited and
the impacts would not be unacceptable subject to detailed design, boundary
treatment, landscaping, lighting and construction management controls.

The final relationship between the proposed dwellings, existing dwellings, the public
right of way and the registered garden boundary would be assessed at reserved
matters stage. Conditions relating to construction management, construction hours,
dust/noise controls, landscaping and lighting would ensure that impacts on amenity
are appropriately controlled.

Highways, Access and Parking

Policy T2 seeks to ensure that development provides safe and suitable access and
does not have an unacceptable impact on highway safety. Given the outline nature of
the application, the proposals have been assessed on the basis that the internal
layout drawings are illustrative — however the submission is supported by a Transport
Statement which relates to the indicative access provided from Walden House Road.

The Highway Authority has been consulted on the proposals and raises no objection
subject to conditions. The existing southern vehicular access would be used and
widened to serve the development. Required visibility splays of 2.4 metres by 43
metres in each direction can be secured by condition, and the access would be
required to be widened to 5.5 metres for at least the first 6 metres from the back
edge of the highway boundary.

The Highway Authority has requested conditions securing a Construction
Management Plan, visibility splays, access construction, bound surfacing within 6
metres of the highway boundary, cycle parking and Residential Travel Information
Packs. These conditions are included in the recommendation.

Public Footpath

Public Footpath No.4 (Great Totham) crosses the site. The Highway Authority’s
Public Right of Way comments identify matters to be addressed at reserved matters
stage, including clearance either side of the path, safe crossing arrangements, the
location of parking close to the path, curtilage boundaries and future maintenance.
As all matters are reserved and the layout is illustrative, these issues can be
addressed through the detailed layout and landscaping submission. An informative is
recommended to draw the applicant’s attention to the need to keep the public right of
way free and unobstructed and to respond to the Highway Authority’s detailed
comments.

Subject to the recommended conditions and informatives, the proposal would not
result in an unacceptable impact on highway safety or the public right of way.
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Flood Risk, Drainage and Contamination

The site is within Flood Zone 1 and the submitted flood risk information indicates a
low risk of fluvial flooding. Detailed drainage arrangements would be considered at
reserved matters and technical approval stages as necessary, and there is no
drainage reason to withhold outline planning permission.

The Council’'s Environmental Health Officer has reviewed the application and
recommends conditions relating to contaminated land, construction hours and the
control of construction-related dust, noise, vibration and nuisance. These conditions
are necessary and reasonable having regard to the former and current land use
context and the proximity of neighbouring occupiers.

Subject to the recommended conditions, it is considered that the proposal would be
acceptable in relation to flood risk, drainage, contamination and environmental health
matters.

Ecology, Biodiversity Net Gains (BNG) and RAMS

The application is supported by a Preliminary Ecological Appraisal, Badger Survey
Report, BNG Assessment, statutory metric information and Great Crested Newt
District Level Licensing documentation including a signed Impact Assessment and
Conservation Payment Certificate.

Place Services Ecology initially requested further information, but following receipt of
updated information and the signed Great Crested Newt District Level Licensing
documentation has confirmed no ecological objection subject to conditions and
Natural England’s formal comments on the Appropriate Assessment for Essex Coast
RAMS.

Place Services Ecology is satisfied that there is sufficient ecological information to
support determination. Conditions are recommended to secure implementation of the
mitigation in the Preliminary Ecological Appraisal and Badger Survey Report, a time
limit/review mechanism if development does not commence within 12 months, a
Biodiversity Enhancement Strategy and a wildlife sensitive lighting strategy. The
District Level Licensing process addresses Great Crested newt impacts.

Biodiversity Net Gain

The statutory biodiversity metric identifies that the proposal does not achieve 10%
biodiversity net gain within the red line site. However, this does not prevent
determination of the outline application. It means that the statutory Biodiversity Gain
Plan stage will need to demonstrate how the 10% net gain requirement will be met,
including through on-site measures, off-site biodiversity units or, as a last resort,
statutory biodiversity credits.

Place Services Ecology has confirmed that the submitted BNG assessment and
metric information are sufficient for determination. The statutory biodiversity gain
condition will apply to any permission and an informative is recommended to explain
that a Biodiversity Gain Plan must be submitted and approved before development
begins. On that basis, the application meets the requirements for determination
stage, but further approval will be required before commencement.
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Essex Coast RAMS

The site falls within the evidenced recreational Zone of Influence of the Essex Coast
RAMS, which is an adopted SPD. The Local Planning Authority (LPA) is therefore
required to undertake a project level Habitat Regulations Assessment (HRA)
Appropriate Assessment and secure proportionate mitigation.

The development would result in a net gain of six dwellings. The HRA screening and
appropriate assessment process identifies a likely significant effect in combination
due to recreational disturbance but concludes that there would be no adverse effect
on the integrity of the relevant European sites provided the required RAMS
contribution is secured.

The Essex Coast RAMS tariff is £175.55 per dwelling for 2026/27. For six dwellings
this results in a required contribution of £1,053.30. The applicant has confirmed
agreement to the requirement and the contribution must be secured before
permission is issued, either through the Council’s standard RAMS contribution
process or an appropriate planning obligation/undertaking.

Subject to the RAMS mitigation contribution being secured, and subject to the
recommended ecology conditions and the statutory biodiversity gain
condition/informative, there are no objections to the proposal with regard to ecology
and biodiversity considerations having regard to Policy N2 and the NPPF.

Planning Balance and Sustainability

In assessing the overall planning balance, the benefits and harms of the proposed
development must be weighed in the context of the tilted balance in paragraph 11(d)
of the NPPF.

The benefits of the proposal are:

° The provision of six additional market dwellings - in circumstances where the
Council cannot currently demonstrate a 5YHLS. Given the modest scale of
the development and absence of affordable housing, this benefit is given
moderate weight.

° The site is close to existing settlements and local services and would make
use of an existing access, with opportunities for walking, cycling and public
transport. This attracts limited to moderate positive weight.

° The proposal would deliver ecological mitigation and enhancement measures,
including biodiversity enhancements for protected and priority species,
subject to conditions. This attracts moderate positive weight.

. The proposal would be required to deliver mandatory biodiversity net gain
through the statutory regime. This is a neutral statutory requirement, but the
associated enhancement measures attract positive weight as identified
above.

The harms arising from the proposal are:

o The development would be outside the defined settlement boundary and
would introduce built form, hardstanding, domestic paraphernalia and
residential activity into an undeveloped rural edge-of-settlement site. This
would conflict with Policy S8 and would cause moderate harm to the
character and appearance of the area. This harm is given moderate weight.
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6.2

6.3

7.1

. There would be limited less than substantial harm to the setting and
significance of the grade Il registered Garden of Great Ruffins. Great weight
is given to the conservation of the designated heritage asset, but the degree
of harm is limited and is outweighed by the public benefits of the proposal.

. There would be some loss and management of trees/hedgerow and a change
to the experience of the public right of way, although these impacts can be
mitigated through reserved matters and conditions. This is given limited to
moderate weight.

. There are also a number of considerations that are neutral or capable of
being made acceptable through conditions or other controls. These include
highway safety and parking, drainage, contamination, construction impacts,
residential amenity, ecology, RAMS mitigation and statutory BNG.

Overall, the conflict with Policy S8 and the moderate harm to character and
appearance are acknowledged. However, when applying the tilted balance, the
adverse impacts would not significantly and demonstrably outweigh the benefits of
providing additional housing, together with the ecological enhancements and the
ability to secure appropriate mitigation by condition. The limited less than substantial
heritage harm is also outweighed by the public benefits. The application is therefore
recommended for approval subject to conditions and the securing of the RAMS
contribution.

ANY RELEVANT SITE HISTORY

No directly relevant planning history has been identified which would alter the
assessment of this application.

The planning history for the wider site and surrounding land has been reviewed.
Earlier proposals do not establish a constraint which would prevent the current
outline application being determined on its own merits.

Previous decisions and appeal outcomes in the wider area have been taken into

account where relevant to the application of the tilted balance and the assessment of
countryside character impacts.

CONSULTATIONS AND REPRESENTATIONS RECEIVED

Representations received from Parish / Town Councils

Name of Parish / Town

: Comment Officer Response
Council
Great Totham Parish Recommend refusal on the following Please see
Council grounds: the site lies outside the Assessment
defined settlement boundary; the sections 5.1 and

proposal represents overdevelopment; | 5.2 and the
the scale, intensity and layout would not | planning balance.
reflect the established pattern of
development and would harm local
character; the proposal would constitute
backland development; and the site
contributes to the separation between




Name of Parish / Town

) Comment Officer Response
Council
Great Totham and Wickham Bishops.
Wickham Bishops Parish | Recommend refusal on the following Please see
Council grounds: notwithstanding the Council's | Assessment
housing land supply position, the harm | sections 5.1, 5.2,
outside the development boundaries 5.4 and the
would not be outweighed by six planning balance.

additional homes; the proposal would
urbanise the site through built form,
hardstanding and domestic
paraphernalia; and the development
would diminish the visual amenity of the
rural public footpath.

Statutory Consultees and Other Organisations (summarised)

Name of Statutory

Consultee / Other Comment Officer Response
Organisation

Essex County Council No objection subject to conditions Please see

Highways requiring a Construction Management Assessment
Plan, visibility splays, access section 5.4 and the
widening/construction, bound surface proposed
treatment, cycle parking and conditions /
Residential Travel Information Packs. informatives.

Informatives are recommended in
relation to the public right of way,
highway works and surface water
discharge to the highway.

Historic England No comments to make. Noted.

The Gardens Trust Comment raising concern about Please see
potential erosion of the rural Assessment
surroundings associated with Great section 5.2.
Ruffins and the wider historic landscape
setting.

Anglian Water No objection/no comments requiring Noted.

planning conditions.

Internal Consultees (summarised)

lc\lzgr':]:ucliglenternal Comment Officer Response
Environmental Health No objection subject to conditions Please see
relating to contamination, construction | Assessment
hours and controls for construction section 5.5 and the
dust/noise/nuisance. proposed
conditions.
Place Services Ecology | No ecological objection subject to Please see
conditions securing mitigation in the Assessment
Preliminary Ecological Appraisal and section 5.6 and the
Badger Survey Report, review of proposed
ecological mitigation if development conditions /
does not commence within 12 months, informatives.
a Biodiversity Enhancement Strategy
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7.5.1

Name of Internal

Consultee Comment

Officer Response

and a wildlife sensitive lighting strategy.
The response also identifies the need
for Essex Coast RAMS mitigation and
the statutory BNG process.

Place Services Support subject to conditions requiring | Please see
Arboricultural an Arboricultural Method Statement, Assessment
tree protection details, foundation section 5.2 and the
details, and hard and soft landscaping proposed
details. conditions.
Conservation Officer No objection. Please see
Assessment
section 5.2.
Place Services No objection and no archaeological Noted.

Archaeology

condition requested.

Site Notice/Advertisement

The application was advertised by way of site notices posted around and adjacent to
the site on Walden House Road and within the surrounding area on 28 November
2025, with comments due by 19 December 2025. Notice was also given by way of a
newspaper advertisement in the Maldon and Burnham Standard on 20 November
2025, with comments due by 11 December 2025.

Representations received from Interested Parties (summarised)

Two letters of objection were received from interested parties - the reasons for
objection are summarised as set out in the table below:

Objection Comment

Officer Response

The proposal would fail to achieve
biodiversity net gain on site and would result
in loss of modified grassland, trees and
hedgerows.

Please see Assessment section 5.6. The
statutory biodiversity gain condition will
require an approved Biodiversity Gain
Plan before development begins. Off-site
units or statutory credits will be required
if 10% net gain cannot be achieved on
site.

Trees and hedgerow would need to be
removed or managed to create the access,
passing place and visibility splays.

Please see Assessment sections 5.2 and
5.4. The Tree Adviser raises no objection
subject to conditions. The detailed
reserved matters submission will need to
address tree protection, landscaping and
access works.

The access is unsuitable due to parked cars,
activity associated with the nearby school,
pedestrian and cycle safety, and the
narrowness/traffic conditions of Walden
House Road and Kelvedon Road.

Please see Assessment section 5.4.
Essex County Council Highways raises
no objection subject to conditions relating
to the access, visibility, cycle parking,
construction management and travel
information packs.

The new access road and residential activity
would cause noise, disturbance, light spill
and pollution close to neighbouring gardens.

Please see Assessment section 5.3. The
scale of development is limited, and the
impacts can be controlled through
reserved matters, boundary treatment,
lighting and construction management
conditions.




Objection Comment Officer Response

The proposal would be outside the settlement | Please see Assessment sections 5.1 and
boundary, would urbanise the site and would | 5.2 and the planning balance. Moderate

harm the character and appearance of the harm is identified and weighed against
rural edge of the village. the benefits of the scheme.

The proposal would conflict with Policies S8, | The relevant development plan policies
D8 and N2. have been assessed in the report. The

proposal conflicts with Policy S8 in
relation to development outside the
settlement boundary, but the tilted
balance is engaged. Ecology and
amenity impacts can be made
acceptable subject to conditions and
statutory controls.

PROPOSED CONDITIONS INCLUDING HEADS OF TERMS FOR ANY SECTION
106 AGREEMENT

HEADS OF TERMS OF ANY SECTION 106 AGREEMENT

Secure the Essex Coast RAMS mitigation contribution of £1,053.30, or such other
sum as may be required by the adopted tariff at the time the agreement is completed,
towards mitigation for recreational disturbance impacts.

PROPOSED CONDITIONS

1. Reserved matters
Details of the access, appearance, landscaping, layout and scale, referred to
in this permission as the reserved matters, shall be submitted to and
approved in writing by the Local Planning Authority before any development
takes place and the development shall be carried out as approved.
REASON: The application as submitted does not give particulars sufficient for
consideration of the reserved matters.

2. Time limit for reserved matters
Application for approval of the reserved matters shall be made to the Local
Planning Authority not later than three years from the date of this permission.
The development hereby permitted shall begin not later than two years from
the date of approval of the last of the reserved matters to be approved.
REASON: To comply with the requirements of Section 92(2) of the Town and
Country Planning Act 1990 as amended by Section 51 of the Planning and
Compulsory Purchase Act 2004.

3. Approved plans
The development hereby permitted shall be carried out in accordance with the
approved location plan insofar as it defines the application site. The submitted
layout, house type, street scene, access and landscaping drawings are
illustrative only and shall not be treated as approved details of any reserved
matter.
REASON: For the avoidance of doubt and in the interests of proper planning,
as the application is in outline with all matters reserved.




Number of dwellings

No more than six dwellings shall be constructed pursuant to this permission.
REASON: In order to define the scope of the permission, safeguard the
amenities of neighbouring occupiers, and ensure that the scale of
development remains appropriate to the site and its surroundings in
accordance with Policy D1 of the adopted Maldon District Local Development
Plan.

Construction Management Plan

No development shall take place, including any ground works or demolition,
until a Construction Management Plan has been submitted to and approved in
writing by the Local Planning Authority. The approved plan shall be adhered
to throughout the construction period. The plan shall provide for:

. the parking of vehicles of site operatives and visitors;

o loading and unloading of plant and materials;

. storage of plant and materials used in constructing the development;
and

° wheel and underbody washing facilities.

REASON: To ensure that on-road parking of construction vehicles in the
adjoining roads does not occur, that loose materials and spoil are not brought
out onto the highway, and that construction activity is appropriately managed
in the interests of highway safety and residential amenity, in accordance with
Policies D1, D2 and T2 of the adopted Maldon District Local Development
Plan.

Visibility splays

Prior to first occupation of the development and notwithstanding the details
shown on planning drawing no. 23/37/024 (or associated approved reserved
matters plans), the access at its centre line shall be provided with clear to
ground visibility splays with dimensions of 2.4 metres by 43 metres in each
direction, as measured from and along the nearside edge of the carriageway.
The visibility splays shall be provided before the access is first used by
vehicular traffic and shall be retained free of any obstruction at all times.
REASON: To provide adequate inter-visibility between vehicles using the site
access and those in the existing public highway, in the interests of highway
safety and in accordance with Policy T2 of the adopted Maldon District Local
Development Plan.

Access construction

Prior to first occupation of the development and notwithstanding the details
shown on planning drawing no. 23/37/024, the southern existing vehicular
access shall be widened to accommodate the proposed private drive. The
access shall be constructed to a width of 5.5 metres for at least the first 6
metres from the back edge of the highway boundary and shall be provided
with an appropriate dropped kerb crossing of the footway and verge. Full
layout details shall first be submitted to and approved in writing by the Local
Planning Authority, in consultation with the Highway Authority, and the access
shall be provided as approved prior to first occupation.

REASON:To ensure that vehicles can enter and leave the highway in a
controlled and safe manner, and that opposing vehicles can pass clear of the
limits of the highway, in the interests of highway safety and in accordance with
Policy T2 of the adopted Maldon District Local Development Plan.



10.

11.

12.

Bound surface

No unbound material shall be used in the surface treatment of the vehicular
access within 6 metres of the highway boundary.

REASON: To avoid the displacement of loose material onto the highway in
the interests of highway safety and in accordance with Policy T2 of the
adopted Maldon District Local Development Plan.

Cycle parking

Prior to first occupation of the development, cycle parking shall be provided in
accordance with Maldon District Council's adopted parking standards. The
approved facility shall be secure, convenient, covered and retained at all
times.

REASON: To ensure that appropriate cycle parking is provided in the interests
of highway safety, residential amenity and the promotion of sustainable
transport, in accordance with Policies D1, D2 and T2 of the adopted Maldon
District Local Development Plan.

Residential Travel Information Packs

Prior to first occupation of the development, the developer shall be
responsible for the provision, implementation and distribution to each dwelling
of a Residential Travel Information Pack for sustainable transport, approved
by Essex County Council, to include six one-day travel vouchers for use with
the relevant local public transport operator. The packs, including tickets, shall
be provided by the developer to each dwelling free of charge.

REASON: In the interests of reducing the need to travel by private car and
promoting sustainable transport choices, in accordance with Policies D2 and
T2 of the adopted Maldon District Local Development Plan.

Arboricultural Method Statement and tree protection

No development, including ground works, shall take place until an
Arboricultural Method Statement and Tree Protection Plan, including details of
drainage service runs and construction access, have been submitted to and
approved in writing by the Local Planning Authority. The approved tree
protection measures shall be installed before development begins and shall
be retained for the duration of construction. The development shall be carried
out in accordance with the approved details.

REASON: To safeguard retained trees and vegetation during construction, in
the interests of visual amenity, biodiversity and the character and appearance
of the area, in accordance with Policies D1 and N2 of the adopted Maldon
District Local Development Plan.

Foundation details

No development above slab level shall take place until details of the
foundations of the dwellings and any associated structures, having regard to
the proximity of retained trees, have been submitted to and approved in
writing by the Local Planning Authority. The development shall be carried out
in accordance with the approved details.

REASON: To ensure that construction works do not adversely affect retained
trees and vegetation, in the interests of visual amenity, biodiversity and the
character and appearance of the area, in accordance with Policies D1 and N2
of the adopted Maldon District Local Development Plan.
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17.

Hard and soft landscaping

No development above slab level shall take place until a detailed hard and
soft landscaping scheme has been submitted to and approved in writing by
the Local Planning Authority. The scheme shall include details of planting,
boundary treatments, surfacing, tree and hedgerow retention, replacement
planting, measures adjacent to the public right of way and a timetable for
implementation. The approved scheme shall be implemented in accordance
with the approved timetable and retained thereafter.

REASON: To secure an appropriate landscape setting for the development,
protect the character and appearance of the area, safeguard retained trees
and hedgerows, and ensure appropriate treatment adjacent to the public right
of way, in accordance with Policies D1 and N2 of the adopted Maldon District
Local Development Plan and the Maldon District Design Guide SPD.

Contaminated land investigation

No development shall commence, except for site investigation works, until a
scheme to deal with any contamination of the site has been submitted to and
approved in writing by the Local Planning Authority. The scheme shall include
an investigation and risk assessment, remediation strategy where necessary,
verification arrangements and reporting of any unexpected contamination.
The approved scheme shall be implemented in full before occupation of the
development.

REASON: To ensure that risks from land contamination to future users of the
land, neighbouring land, controlled waters, property and ecological systems
are minimised, and to ensure that the development can be carried out safely
without unacceptable risks to workers, neighbours and other off-site
receptors, in accordance with Policies D1 and D2 of the adopted Maldon
District Local Development Plan.

Construction hours

No construction works or deliveries to and from the site shall take place
outside the hours of 08:00 to 18:00 Monday to Friday and 08:00 to 13:00 on
Saturdays, and at no time on Sundays or Public Holidays.

REASON: To protect the amenity of neighbouring occupiers from noise and
disturbance arising from construction activity, in accordance with Policies D1
and D2 of the adopted Maldon District Local Development Plan.

Construction dust, noise and nuisance

No development shall commence until details of measures to control dust,
noise, vibration and other construction-related nuisance have been submitted
to and approved in writing by the Local Planning Authority. The approved
measures shall be implemented throughout the construction period.
REASON: To minimise adverse impacts arising from construction activity,
including dust, noise, vibration and other nuisance, in the interests of
residential amenity and the local environment, in accordance with Policies D1
and D2 of the adopted Maldon District Local Development Plan.

Ecological Mitigation

All mitigation measures and/or works shall be carried out in accordance with
the Preliminary Ecological Appraisal (Greenlight, October 2025) and Badger
Survey Report (Greenlight, October 2025) submitted with the application. This
may include the appointment of an appropriately competent person, such as
an ecological clerk of works, to provide on-site ecological expertise during
construction where required by the approved ecological documents.
REASON: To conserve protected and Priority species and to enable the Local
Planning Authority to discharge its duties under the Conservation of Habitats
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and Species Regulations 2017, the Wildlife and Countryside Act 1981, and
Section 40 of the Natural Environment and Rural Communities Act 2006, in
accordance with Policy N2 of the adopted Maldon District Local Development
Plan.

Ecology Review

If the development hereby approved does not commence within 12 months
from the date of this permission, the approved ecological mitigation measures
shall be reviewed and, where necessary, amended and updated. The review
shall be informed by further ecological surveys to establish whether there
have been changes in the presence and/or abundance of bats, tree roost
features or badger activity and to identify any new ecological impacts. Where
amended measures are required, they shall be submitted to and approved in
writing by the Local Planning Authority before development commences and
the development shall be carried out in accordance with the approved
measures and timetable.

REASON: To ensure that ecological mitigation remains up to date and
effective, to conserve protected and Priority species, and to enable the Local
Planning Authority to discharge its duties under the Conservation of Habitats
and Species Regulations 2017, the Wildlife and Countryside Act 1981, and
Section 40 of the Natural Environment and Rural Communities Act 2006, in
accordance with Policy N2 of the adopted Maldon District Local Development
Plan.

Biodiversity Enhancement Strategy

Prior to any works above slab level, a Biodiversity Enhancement Strategy for
protected, Priority and threatened species, prepared by a suitably qualified
ecologist in line with the recommendations of the Preliminary Ecological
Appraisal and Badger Survey Report, shall be submitted to and approved in
writing by the Local Planning Authority. The strategy shall include the purpose
and conservation objectives of the measures, detailed designs or product
descriptions, locations shown on plans, persons responsible for
implementation, and details of aftercare and long-term maintenance. The
approved measures shall be implemented and retained thereafter.

REASON: To enhance protected, Priority and threatened species and secure
biodiversity enhancement within the development, having regard to paragraph
187(d) of the National Planning Policy Framework and Section 40 of the
Natural Environment and Rural Communities Act 2006, and in accordance
with Policy N2 of the adopted Maldon District Local Development Plan.

Wildlife sensitive lighting

Prior to occupation, a lighting design strategy for biodiversity in accordance
with Guidance Note 08/23 (Institute of Lighting Professionals) shall be
submitted to and approved in writing by the Local Planning Authority. The
strategy shall identify sensitive areas/features for bats and show how and
where external lighting will be installed so that it will not disturb or prevent
bats and other wildlife using the site and adjoining habitats. All external
lighting shall be installed and maintained in accordance with the approved
strategy and no other external lighting shall be installed without the prior
written approval of the Local Planning Authority.

REASON: To protect bats and other wildlife from the adverse effects of
artificial lighting, to conserve protected and Priority species, and to enable the
Local Planning Authority to discharge its duties under the Conservation of
Habitats and Species Regulations 2017, the Wildlife and Countryside Act
1981, and Section 40 of the Natural Environment and Rural Communities Act



2006, in accordance with Policy N2 of the adopted Maldon District Local
Development Plan.

INFORMATIVES

1.

Biodiversity Net Gain

The effect of paragraph 13 of Schedule 7A to the Town and Country Planning
Act 1990 is that planning permission granted for the development of land in
England is deemed to have been granted subject to the biodiversity gain
condition. Development may not begin unless a Biodiversity Gain Plan has
been submitted to the planning authority and the planning authority has
approved the plan. Based on the information available, this permission is
considered to require the approval of a Biodiversity Gain Plan before
development begins because no statutory exemption or transitional
arrangement is considered to apply.

Essex Coast RAMS

The permission is subject to securing the required Essex Coast RAMS
mitigation contribution. Development should not proceed until the contribution
has been secured in accordance with the Council's procedures.

Public Right of Way

The public's rights and ease of passage over Public Footpath No.4 (Great
Totham) shall be maintained free and unobstructed at all times. The reserved
matters submission should have regard to the Highway Authority's comments
regarding clearance either side of the path, safe crossing arrangements,
parking adjacent to the path, boundary treatments and future maintenance.

Highway works

All works within or affecting the highway shall be laid out and constructed by
prior arrangement with, and to the requirements and specifications of, the
Highway Authority. The applicant should contact Essex County Council
Development Management before any such works commence.

Advance Payments Code

The applicant is advised that housing developments resulting in the creation
of a new street serving more than five dwellings may be subject to the
Advance Payments Code under the Highways Act 1980.

Surface water and utilities

There shall be no discharge of surface water from the development onto the
highway. The applicant is also advised that any relocation of utility apparatus
in the highway would be at the applicant's expense.

Great Crested Newt District Level Licensing

The applicant is reminded that the development must comply with the
requirements of the Great Crested Newt District Level Licensing process and
any associated certificate, licence or approval from Natural England.

APPLICATION PLANS / DOCUMENTS:

23/37/001 - Site location plan (1:1250) and block plan (1:500)

23/37/024 - Proposed site plan 1:200 - Option 3. 3 of 3

23/37/003 to 23/37/020 - Illustrative house type plans, roof plans and elevations

23/37/025 - Proposed cart lodge plan, elevations and roof plan



23/37/028 - Proposed street scene
SB11505 - Existing site plan/topographical survey sheets 1 to 4

Planning, Design and Access Statement, Greenlight Preliminary Ecological
Appraisal, Greenlight Badger Survey Report, Greenlight Biodiversity Net Gains
Assessment and statutory metric information, Great Crested Newt District Level
Licensing documentation, Argyll Environmental Contaminated Land and Flood Risk
Report, Moore Partners Arboricultural Report and Impact Assessment and Tree
Protection Plan, Corrie Newell Heritage Statement, EAS Transport Statement, and
Notice 1 served on Essex County Council Highways.



