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1. RECOMMENDATION

APPROVE subject to the conditions (as detailed in Section 8 of this report).

2. SITE MAP

Please see below.

Our Vision: Where Quality of Life Matters
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SUMMARY

Proposal / brief overview, including any relevant background information

The application site is located on the southern side of Steeple Road outside the
settlement boundary of Latchingdon. The building, the subject of this report, is a
single storey detached building, which has been used in association with clay pigeon
shooting at the site. The building is a timber framed and clad building with a metal
profile roof and is located over 85 metres to the north east of Brook Hall Farm.

Planning permission is sought for the demolition of the existing building and the
erection of a new dwelling with associated parking and landscaping.

The proposed dwelling would be 15.7 metres in width, 5.6 metres in depth, have a
ridge height of 5.3 metres and an eaves height of 2.6 metres. The materials
proposed would be soft red brick plinth and black timber weatherboarding walls, clay
plain tiles and black framed casement doubled glazed windows. The layout of the
proposed dwelling would be an open plan hallway kitchen living area which would
lead into two bedrooms and a bathroom.

The application is submitted following the recent approval for the same works under
reference number 25/00429/PACUAR, which represents a relevant fall-back. This
application has changed in the way of design which will be assessed separately in
this report.

Conclusion

The application is located of a defined settlement boundary and is within the open
countryside, and as such the proposed development would constitute a departure
from the Local Plan.

As explained in the report, whilst the site is not considered to be in a sustainable
location, due to the fallback position that exists at the site by virtue of the recently
granted permission, the principle of development is considered acceptable.

The proposed works are considered acceptable and in keeping with the local area in
term of scale and design and would not result in harm in terms of residential amenity,
highways safety or ecology and biodiversity.

It is considered that the proposed development accords with all relevant policies
contained within the Local Development Plan (LDP) and the National Planning Policy
Framework (NPPF) and is recommended approval.

MAIN RELEVANT POLICIES

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

National Planning Policy Framework including paragraphs:

. Chapter 3 - Decision-making policies
. DM3  Determining development proposals
o DM6  Use of planning conditions and obligations
. Chapter 4 - Achieving Sustainable Development
. S3 Presumption in favour of sustainable development

o S4 Principle of development within settlements
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. S5 Principle of development outside settlements

. Chapter 6 - Delivering a sufficient supply of homes
o HO7 Meeting the need for homes
. HO11 Isolated homes in the countryside
o Chapter 12 - Making effective use of land
. L2 Making effective use of land
o Chapter 14 - Achieving well-designed places
. DP3 Key principles for well-designed places
. DP4  The design process
o Chapter 14 - Achieving well-designed places
. DP3  Key principles for well-designed places
. Chapter 15 - Promoting sustainable transport
° TR3 Locating development in sustainable locations
° TR4  Street design, access and parking
° TR6  Assessing transport impacts
. Chapter 17 - Pollution, public protection and security
. P2 Ground conditions
° P3 Living Conditions and pollution
° Chapter 19 - Conserving and enhancing the natural environment
° N2 Improving the natural environment
. N6 Areas of particular importance for biodiversity and geodiversity

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

° S1 Sustainable Development

° S2 Strategic Growth

. S8 Settlement Boundaries and the Countryside
° D1 Design Quality and Built Environment

° D2 Climate Change and Environmental Impact of New Development
. H2 Housing Mix

. H4 Effective Use of Land

° N2 Natural Environment and Biodiversity

. T1 Sustainable Transport

. T2 Accessibility

o 11 Infrastructure Services

° 12 Health and Wellbeing

Relevant Planning Guidance / Documents:

. National Planning Policy Framework (NPPF)

. National Planning Policy Guidance (NPPG)

. Maldon District Design Guide (MDDG)

. Essex Coast Recreational Disturbance Avoidance and Mitigation Strategy
(RAMS)

. Vehicle Parking Standards (VPS) Supplementary Planning Document (SPD)
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MAIN CONSIDERATIONS

Principle of Development

Section 38(6) of the Planning and Compulsory Purchase Act 2004 (PCPA 2004),
Section 70(2) of the Town and Country Planning Act 1990 (TCPA 1990), and Policy
DM3 of the NPPF require that planning decisions are to be made in accordance with
the LDP unless material considerations indicate otherwise. In this case the
Development Plan comprises of the adopted Maldon District Local Plan 2014-2029
(The Local Development Plan or LDP).

Policy S1 of the LDP states that “When considering development proposals the
Council will take a positive approach that reflects the presumption in favour of
sustainable development contained in the NPPF” and apply a number of key
principles in policy and decision making set out in the Policy.

To deliver the economic and residential growth in the District whilst protecting and
enhancing the area’s natural, built and historic environment, LDP Policy S2 seeks to
focus development on existing settlements subject to their role, accessibility and
constraints.

Policy S8 of the LDP, flows from Policy S2 and steers new development towards the
existing urban areas. Policy S8 does allow for development outside the rural areas
where the intrinsic character and beauty of the countryside is not adversely impacted
upon and provided that it is for specified purposes. These specified purposes do not
include new build general residential dwellings but does allow “(m) development
which complies with other policies of the LDP”.

Five-Year Housing Land Supply (5YHLS)

Policy S5 of the NPPF allows for certain forms of development to be approved
outside of settlements through point (j) of the policy this includes development which
would address an evidence unmet need including where a Local Planning Authority
(LPA) cannot demonstrate a five-year supply of deliverable housing sites (5YHLS).
This is subject to the following test relevant to this, which is point (j) (i) being
physically well related to an existing settlement and of a scale which can be
accommodated taking into account the existing and proposed availability of
infrastructure. For this site it is considered the requirements of policy S5 of the NPPF
are met.

As per Annex D of the NPPF, the Council as the LPA for the Maldon District should
“identify and update annually a supply of specific deliverable sites”. Maldon District
Council prepares and publishes a Five-Year Housing Land Availability Report,
annually, following the completion of the development monitoring activities
associated with the LDP 2014-2029’s plan monitoring period of 1 April to 31 March.
The latest Five-Year Housing Land Availability Report is expected to be published
soon but the position has changed since the last report, for the year 2023/2024,
which stated there was a 6.3 years’ supply.

Currently the Council can only demonstrate 4.1 years’ worth of housing land supply
which was officially stated and agreed at the Council meeting on 12 February 2026,
however, since then appeal decisions have stated lower figures. This is due to
change through the latest NPPF (2026) which introduced a new method for
assessing housing need that reflects the current government’s approach to building
more houses. This also means that policies with housing targets such as Policy S2 in
the LDP can be considered to be non-compliant with the NPPF and therefore out of
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date. This means that the NPPF requirements apply as the most up to date policy
position.

Whilst the proposal is considered contrary to policy S8 of the LDP, in regard to
settlement boundaries, the policy cannot be considered an up to date because the
Council cannot demonstrate an up-to-date 5YHLS and therefore the principle of
development proposals on sites such as this shall need to be considered on the
basis of whether they are sustainable or not.

Given the Council’s current position in regard to not being able to demonstrate an up
to date 5YHLS, the NPPF’s presumption in favour of sustainable development
applies.

Sustainable Development

It is necessary to assess whether the proposed development is ‘sustainable
development’ as defined in the NPPF. If the site is considered sustainable then the
requirements of policy S3 of the NPPF applies. There are three dimensions to
sustainable development as defined in Paragraph 17 of the NPPF. These are the
economic, social and environmental roles. The LDP through Policy S1 re-iterates the
requirements of the NPPF. Policy S1 allows for new development within the defined
development boundaries. The presumption in favour of sustainable development
does not change the statutory status of the development plan as the starting point for
decision making.

Environmental Dimensions

When considering locational sustainability, consideration must be given to a number
of parameters — including (but not limited to) the distance to the nearest settlement;
proximity to local shops and services, schools, healthcare; public transport access;
safe walking routes/street lighting.

Whilst the site in this case is located in a remote rural location, with limited access to
services, the existence of planning permission for a new dwelling is a material
consideration of significant weight. The planning permission establishes the principle
of a residential unit on the site and represents a genuine and realistic fallback
position that could be implemented were this application to be refused and the extant
consent remains capable of implementation.

National policy and case law (including Mansell v Tonbridge & Malling BC along with
other more recent appeal decisions) confirm that a fallback may be afforded
substantial weight where there is a reasonable prospect that it would be pursued. In
this case, there is no evidence to suggest that the applicant would not proceed with
the previous planning permission. Given the existence of the 2025 planning
permission, this is considered an alternative to the new build scheme now proposed.
Therefore, in light of the established fallback, it is considered that the proposal would
not result in additional or unacceptable harm beyond that which could occur under
the extant consent.

Social Dimension

The development would make a minor contribution towards the supply of housing
within the District as only a single dwelling is proposed.

Economic Dimension
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The development would make a minor contribution to the local economy through the
construction of a single dwelling and additional custom for existing businesses.

Summary of Principle of Development

Whilst the development is considered to be in an unsustainable location, outside of
any settlement boundary and contrary to Policy S8 of the LDP, due to the fallback
position that exists at the site by virtue of the recently granted planning permission for
a new dwelling, and the realistic prospect of that scheme being implemented in any
event if this planning permission were to be refused, the principle of creating a single
residential unit at the site is considered acceptable, subject to compliance with all
other relevant policies contained within the LDP.

Housing Provision and Mix

The NPPF requires LPAs to establish their minimum local housing need through a
Local Housing Needs Assessment (LHNA), using the standard method set out in
NPPG. This assessment forms the starting point for determining how many homes
should be planned for, including the mix and types of housing needed for different
groups within the community.

The recently published LHNA (October 2025) is an assessment of housing need for
Maldon District as well as sub areas across the district. The LHNA is wholly
compliant with the latest NPPF and up to date Planning Practice Guidance and
provides the Council with a clear understanding of the local housing need for
affordable housing, the need for older persons housing, the need for different types,
tenures and sizes of houses, the housing need for specific groups and the need to
provide housing for specific housing market segments such as self-build.

The LHNA concludes that the district has an increasing need for smaller dwellings,
with the biggest requirement for three-bed dwellings; specifically, 10% one-
bedrooms, 35% two-bedrooms, 35% three-bedrooms and 20% for four+ bedroom
market dwellings.

The Council’s Technical Advice Note on Housing Mix (November 2025) (TAN)
explains that for small sites (developments of 1-9 homes or less than 0.5 hectares
(ha)) the LHNA guidance will be used to influence a mix of unit sizes but notes that
the delivery of a precise mix on such schemes is not always achievable; due to the
often-constrained nature of small site development.

The proposal in this case would provide for an additional two-bedroom dwelling.
Whilst this is considered a benefit in planning balance terms (and meets the
requirement for dwellings of the largest identified group within the LHNA), given that
the net increase in housing is a single dwelling, this factor is considered to carry only
limited to moderate beneficial weight in the consideration of the merits of the scheme.

Design and Impact on the Character of the Area

The planning system promotes high-quality development through good inclusive
design and layout, and the creation of safe, sustainable, liveable and mixed
communities. Good design should be indivisible from good planning. Recognised
principles of good design seek to create a high-quality built environment for all types
of development.

It should be noted that good design is fundamental to high-quality new development
and its importance is reflected in the NPPF. Furthermore, the basis of policy D1 of
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the approved LDP seeks to ensure that all development will respect and enhance the
character and local context and make a positive contribution. Policy H4 of the LDP
requires development which includes alteration, extension and / or addition to a
building to maintain, and where possible enhance, the character and sustainability of
the original building and the surrounding area; be of an appropriate scale and design
that makes a positive contribution to the character of the original building and the
surrounding area and where possible enhance the sustainability of the original
building; and not involve the loss of any important landscape, heritage features or
ecology interests.

In addition, Policy H4 requires all development to be design-led and to seek to
optimise the use of land having regard, amongst other things, to the location and the
setting of the site, and the existing character and density of the surrounding area.
The Policy also seeks to promote development which maintains, and where possible
enhances, the character and sustainability of the original building and the
surrounding area; is of an appropriate scale and design that makes a positive
contribution to the character of the original building and the surrounding area and
where possible enhances the sustainability of the original building; and does not
involve the loss of any important landscape, heritage features or ecology interests.

Similar support for high-quality design and the appropriate layout, scale and detailing
of development is found within the MDDG (2017).

The site is located outside of a defined settlement boundary, and therefore
countryside policies apply. According to policies S1 and S8 of the LDP, the
countryside will be protected for its landscape, natural resources and ecological
value as well as its intrinsic character and beauty. The policies stipulate that outside
of the defined settlement boundaries, the Garden Suburbs and the Strategic
Allocations, planning permission for development will only be granted where the
intrinsic character and beauty of the countryside is not adversely impacted upon and
provided the development is for proposals that are in compliance with policies within
the LDP, neighbourhood plans and other local planning guidance.

The scale, form and massing of the proposed new build scheme is broadly similar to
the prior approval scheme; with alterations to the roof and shape. Whereas the prior
approval scheme was of a squashed T-shape, the proposed dwelling subject to this
application is of a long rectangular shape, however, the floorspace would be slightly
smaller than the extant permission. With regards to the roof, it would no longer have
a low gable and have a more common gabled roof type for a residential dwelling. The
proposed materials would be typical materials for a dwellinghouse. As such, the
current proposal would not give rise to any cause of concerns which would result in a
reason for refusal.

Although the proposal constitutes a new building rather than a conversion, the
resultant effects in the intrinsic character and beauty on the countryside, as referred
to policy S8 of the LDP, would be comparable to the existing structure. In light of the
established prior approval fallback, it is considered that the proposal would not result
in additional or unacceptable harm beyond that which could occur under the extant
consent.

Overall, it is considered that the proposal would not result in any harm to the
character and appearance of the area, and would therefore accord with policies S1,
S8, D1 and H4 of the LDP and the policies and guidance within the NPPF.

Impact on Residential Amenity
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The basis of Policy D1 of the approved LDP seeks to ensure that development will
protect the amenity of its surrounding areas taking into account privacy, overlooking,
outlook, noise, smell, light, visual impact, pollution, daylight and sunlight. This is
supported by section C07 of the MDDG (2017).

The proposed dwelling would be approximately 300 metres away from the nearest
residential property known as Brook Hall Farm. Therefore, it is considered the
proposed dwelling would not give rise to any overlooking or overshadowing and
would not be an unneighbourly form of development, in accordance with policy D1 of
the LDP.

Access, Parking and Highway Safety

Policy T2 aims to create and maintain an accessible environment, requiring
development proposal, inter alia, to sufficient parking facilities having regard to the
Council’s adopted parking standards. Similarly, policy D1 of the approved LDP seeks
to include safe and secure vehicle and cycle parking having regard to the Council’s
adopted parking standards and maximise connectivity within the development and to
the surrounding areas including the provision of high quality and safe pedestrian,
cycle and, where appropriate, horse-riding routes.

The Council’s adopted VPS SPD contains the parking standards which are
expressed as maximum standards. This takes into account Government guidance
which encourages the reduction in the reliance on the car and promotes methods of
sustainable transport.

Policy D1 of the approved LDP seeks to include safe and secure vehicle and cycle
parking having regard to the Council’'s adopted parking standards and maximise
connectivity within the development and to the surrounding areas including the
provision of high quality and safe pedestrian and cycle routes.

In accordance with the Maldon VPS, a dwelling with two-bedrooms must provide two
off-street parking spaces at a scale of 2.9 metres by 5.5 metres. The proposed
driveway area indicates that two parking spaces will be provided at the stated scale
and as such satisfies this requirement.

Essex Highways had been consulted on the proposal and has raised no objection
subject to proposed conditions relating to cycle parking and residential travel pack.
Due to the size of the proposed works the residential travel pack would be deemed
excessive and therefore if the application were to be granted the travel pack
condition will not be implemented.

For reasons set out above, the proposed development is in accordance with policy
T2 of the LDP and the Maldon VPS.

Private Amenity Space and Landscaping

Policy D1 of the approved LDP requires all development to provide sufficient and
usable private and public amenity spaces, green infrastructure and public open
spaces. In addition, the adopted MDDG SPD advises a suitable garden size for each
type of dwellinghouse, namely 50m? of private amenity space for dwellings with two-
bedrooms.

The garden proposed would measure at 86.5sgm which would result in sufficient
amenity space for the proposed dwelling.
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The landscaping details would be of a post and rail fencing around the private
amenity space, with native species hedgerow which is considered to be an
acceptable number of provisions and be sensitive detailing to the area.

Living Conditions for Prospective Occupiers

The submitted plans show a floorspace for the dwelling of approximately 74sgm
which would comply with the minimum gross internal floor area as specified in the
Nationally Described Space Standards (March 2015). There is also acceptable light
and ventilation proposed for all the habitable rooms.

It is therefore considered that in relation to living conditions the proposal accords with
the NPPF and Policies S1, S8, D1, H4 of the approved LDP and the MDDG SPD.

Flood Risk

Policy D5 of the LDP sets out the Council’s approach to minimising flood risk. Policy
S1 of the same Plan requires that new development is either located away from high
risk flood areas or is safe and flood resilient when it is not possible to avoid such
areas. Policy D5 of the LDP also acknowledges that all development must
demonstrate how it will maximise opportunities to reduce the causes and impacts of
flooding through appropriate measures such as Sustainable Drainage Systems
(SuDS).

The site is located entirely within Flood Zone 1 and presents a low risk of flooding.
Environmental Health were consulted and raised no concerns in relation to drainage.
Ecology

The presence of protected species is a material consideration, in accordance with the
NPPF (2026), Natural Environment and Rural Communities (NERC) Act 2006
(section 40), Wildlife and Countryside Act 1981, as well as Circular 06/05. In the UK,
the requirements of the EU Habitats Directive are implemented by the Conservation
of Habitats and Species Regulations 2010 (the Conservation Regulations 2010).
Where a European Protected Species (EPS) might be affected by a development, it
is necessary to have regard to Regulation 9 (5) of the Conservation Regulations
2010, which states “a competent authority, in exercising any of their functions, must
have regards to the requirements of the Habitats Directive so far as they may be
affected by the exercise of those functions”.

The site falls within the ‘Zone of Influence’ (ZOl) for one or more of the European
sites scoped into the Essex Coast RAMS. This means that residential development
could potentially have a significant effect on the sensitive interest features of these
coastal European designated sites, through increased recreational pressure etc. and
such effects should be mitigated against. The LPA should prepare a Habitat
Regulation Assessment (HRA) to secure a per dwelling tariff by a legal agreement for
delivery of visitor management measures at the designated sites.

A development proposing an additional one dwelling falls below the scale at which
bespoke advice is given from Natural England (NE). To accord with NE’s
requirements and strategy advice, an Essex Coast RAMS HRA record has been
completed to assess if the development would constitute a ‘Likely Significant Effect’
(LSE) to a European site in terms of increased recreational disturbance. The findings
from HRA Stage 1. Screening Assessment, are listed below:
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HRA Stage 1: Screening Assessment

Test 1 — the significance test
Is the development within the Zone of Influence (Zol) for the Essex Coat RAMS with
respect to the below sites? Yes

Does the planning application fall within the following development types? Yes, the
development is for an additional 1 no. dwelling (i.e. net increase of dwellings at the
site is 1 no. dwellings)

Test 2 — The integrity test

Is the proposal for 100 houses + (or equivalent)? No.

Is the proposal within or directly adjacent to one of the above European designated
sites? No.

As the answer is no, it is advised that, should planning permission be forthcoming, a
proportionate financial contribution should be secured in line with the Essex Coast
RAMS requirements. Provided this mitigation is secured, it can be concluded that this
planning application will not have an adverse effect on the integrity of the named
European sites from recreational disturbance, when considered ‘in combination’ with
other development. NE does not need to re-consult on this Appropriate Assessment.

The Essex Coastal RAMS has been adopted. This document states that the flat rate
for each new dwelling has been calculated at a figure of £500 and thus, the
developer contribution should be calculated at this figure. The applicant has made a
payment to cover this required amount during the course of the applicant, therefore
the harm to off-site nature conservation interest has been adequately mitigated.

The applicant has submitted a Biodiversity Net Gain (BNG) Statement (December
2025) as well as the BNG Metric. The BNG Statement states the scheme retains the
existing trees which will allow for the enhancement of medium distinctiveness
grassland and delivers all the BNG on site. The Councils Ecology Consultants has
confirmed that there is sufficient ecological information available to support
determination of this application subject to conditions which would ensure that the
development is carried out in accordance with the recommendations set out within
the above reports in respect of ecology and biodiversity.

Planning Balance and Sustainability

One of the key priorities within the NPPF is the provision of sustainable development.
This requires any development to be considered against the three dimensions within
the definition of ‘sustainable development’ providing for an economic, social and
environmental objective as set out in the NPPF.

The proposal would deliver social and economic benefits including contributing
towards the housing mix through the creation of an additional dwelling. There would
also be economic activity associated with the prospective occupier of the dwelling.
Whilst the dwelling would be located outside of a defined settlement boundary, as set
out above in light of the fallback, the principle of development is considered
acceptable. As also outlined above it is not considered that the proposed
development would result in a detrimental impact on the character and appearance
of the area, nor would the design and layout of the proposal result in harm to
neighbouring amenity. The proposal would provide adequate car parking, cycle
parking, amenity space and living conditions for prospective occupants.
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Whilst the contribution that an additional dwelling would make towards housing land
supply is considered limited, it is not considered that there are any harms caused by
the development that would significantly and demonstrably outweigh these benefits;
and as such the development is considered sustainable. The proposal therefore
accords with Policies S1, S8, D1, H4 and T2 of the LDP.

5.11 Other Matters

5.11.1 Pre commencement condition is recommended, and the agent was written to on 23
September 2026 to advise of the intention to use this condition. The agent has
advised there is no objection to the imposition of the suggested conditions.

5.11.2 Pre commencement conditions in relation to a Method Statement. It is considered
necessary on the grounds that the site is within 50 metres of a tributary of a small
watercourse and the Method Statement would provide precautionary measures to
reduce any potential impacts to the watercourse. Therefore, these matters are
considered necessary.

6. ANY RELEVANT SITE HISTORY
° 25/00429/PACUAR - Prior approval application for the change of use of a

building on an agricultural unit to one dwellinghouse (Class C3), which
include building operations reasonably necessary for the conversion,
Approved 18 July 2025
7. CONSULTATIONS AND REPRESENTATIONS RECEIVED
7.1 Representations received from Parish / Town Councils
Name of Pans_h / Town Comment Officer Response
Council
Latchingdon Parish No response at the time of N/A
Council writing the report
7.2 Statutory Consultees and Other Organisations (summarised)
Name of Statutory
Consultee / Other Comment Officer Response
Organisation
Place Services: Ecology No objections subject to Noted.
conditions relating to mitigations
measures, pollution control,
biodiversity enhancement
strategy and sensitive lighting
Essex Highways No objections subject to Noted
conditions relating to cycle
parking and residential travel
information pack.
7.3 Internal Consultees (summarised)

Name of Internal

Comment Officer Response
Consultee

Environmental Health No objections subject to Noted.
conditions relating to
contamination and construction
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Name of Internal
Consultee

working hours

Site Notice / Advertisement

Notice was also given by way of a newspaper advertisement posed in the Maldon
and Burnham Standard, published on 26 February 2026 (with an expiry date for
comments set at 10 April 2026).

Representations received from Interested Parties (summarised)

No third part comments have been received in relation to the proposals

PROPOSED CONDITIONS

1.

The development hereby permitted shall be begun before the expiration of
three years from the date of this permission.

REASON To comply with Section 91(1) The Town and Country Planning Act
1990 (as amended).

The development hereby permitted shall be carried out in accordance with the
approved plans stated on the Decision Notice.

REASON To ensure that the development is carried out in accordance with
the details as approved.

The materials used in the construction of the development hereby approved
shall be as set out within the application form/approved plans

REASON To ensure the external appearance of the development is
appropriate to the locality in accordance with policy D1 of the approved Local
Development Plan and the guidance contained in the Maldon District Design
Guide Supplementary Planning Document.

All mitigation measures and/or works shall be carried out in accordance with
the details contained in the Preliminary Ecological Appraisal and Preliminary
Roost Assessment (PlumbAssociates, April 2026) as already submitted with
the planning application and agreed in principle with the local planning
authority prior to determination.

This may include the appointment of an appropriately competent person e.g.
an ecological clerk of works (ECoW) to provide on-site ecological expertise
during construction. The appointed person shall undertake all activities, and
works shall be carried out, in accordance with the approved details.
REASON To conserve protected and Priority species and allow the LPA to
discharge its duties under the Conservation of Habitats and Species
Regulations 2017 (as amended), the Wildlife & Countryside Act 1981 (as
amended) and s40 of the NERC Act 2006 (as amended).

A Method Statement shall be submitted to and approved in writing by the local
planning authority. This will contain precautionary mitigation measures and/or
works to reduce potential impacts to the watercourse during the construction
phase.

The measures and/works shall be carried out strictly in accordance with the
approved details and shall be retained in that manner thereafter.

REASON To protect the watercourse from pollution and allow the LPA to
discharge its duties under Section 15 of the NPPF 2024.

Comment Officer Response




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 Preliminary Roost Assessment (PlumbAssociates, April 2026),
shall be submitted to and approved in writing by the local planning authority.
The content of the Biodiversity Enhancement Strategy shall include the

following:

a) Purpose and conservation objectives for the proposed enhancement
measures;

b) detailed designs or product descriptions to achieve stated objectives;

C) locations of proposed enhancement measures by appropriate maps
and plans (where relevant);

d) persons responsible for implementing the enhancement measures;
and

e) details of initial aftercare and long-term maintenance (where relevant).

The works shall be implemented in accordance with the approved details shall
be retained in that manner thereafter.

REASON To enhance protected, Priority and threatened species and allow
the LPA to discharge its duties under paragraph 187d of NPPF 2024 and s40
of the NERC Act 2006 (as amended).

Prior to the installation of any external lighting, 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:

a) identify those areas/features on site that are particularly sensitive for bats
and that are likely to cause disturbance in or around their breeding sites
and resting places or along important routes used to access key areas of
their territory, for example, for foraging; and

b) show how and where external lighting will be installed so that it can be
clearly demonstrated that areas to be lit will not disturb or prevent the
above species using their territory or having access to their breeding sites
and resting places.

All external lighting shall be installed in accordance with the specifications and

locations set out in the scheme and maintained thereafter in accordance with

the scheme. Under no circumstances should any other external lighting be
installed without prior consent from the local planning authority.

REASON To allow the LPA to discharge its duties under the Conservation of

Habitats and Species Regulations 2017 (as amended), the Wildlife &

Countryside Act 1981 (as amended) and s40 of the NERC Act 2006 (as

amended).

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

REASON To ensure appropriate cycle parking is provided in the interest of
highway safety and amenity in accordance with policy T1 of the LDP.

If unexpected contamination is encountered during development, works shall
cease and a remediation scheme shall be submitted to and approved in
writing by the Local Planning Authority before works recommence.

REASON To ensure the site is suitable for residential use and to protect
human health in accordance with Policy D2 of the Maldon District Local
Development Plan and the National Planning Policy Framework.



10. No demolition or construction works audible at the site boundary shall take
place outside:
* 07:30- 18:00 Monday to Friday
* 08:00 -13:00 Saturdays
* No works on Sundays or Bank Holidays
REASON To protect the amenity of nearby residents in accordance with
Policy D1 of the Maldon District Local Development Plan.

INFORMATIVES

Highways
* Detailed parking arrangements have not been considered as Maldon District

Council are the parking authority and retain their own standards.

* There shall be no discharge of surface water from the development onto the
Highway.

+ All work within or affecting the highway is to be laid out and constructed by prior
arrangement with and to the requirements and specifications of the Highway
Authority; all details shall be agreed before the commencement of works. The
applicant should be advised to contact the Development Management Team by
email at development.management@essexhighways.org
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