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Part 1 

(During consideration of these items the meeting is likely to be open to the press and 
public) 

 
 Pages 

 
1 Membership, Apologies, Substitutions and Declarations 

of Interest  
 

5 - 5 

2 Minutes  
To approve the minutes of the meeting held on 23 August 
2019. 
 

 

6 - 25 

3 Identification of Items Involving Public Speaking  
To note where members of the public are speaking on an 
agenda item. These items may be brought forward on the 
agenda. 
 

 

 

4 County Council Development  
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4.1 Lakelands Primary School, Stanway  
To consider report DR/27/19, relating to the Erection of 2-
storey Primary School to accommodate 420 pupils (2-Form 
Entry), including outdoor play space, all-weather playing 
pitch, landscaping, cycle/scooter storage, staff parking and 
supporting infrastructure.  
Location: 'Lakelands Primary School', Land off Wagtail 
Mews, Stanway, Colchester, CO3 8AL  
Reference: CC/COL/35/19  
 

 

26 - 55 

5 Information Item  
 

 

5.1 Applications, Enforcement and Appeal Statistics  
To update Members with relevant information on planning 
applications, appeals and enforcements, as at the end of the 
previous month, plus other background information as may 
be requested by Committee 
 

 

56 - 57 

6 Date of Next Meeting  
To note that the next meeting will be held on Friday 25 
October 2019, in Committee Room 1, County Hall. 
 

 

 

7 Urgent Business  
To consider any matter which in the opinion of the Chairman 
should be considered in public by reason of special 
circumstances (to be specified) as a matter of urgency. 
 

 

 

 

Exempt Items  
(During consideration of these items the meeting is not likely to be open to the press 
and public) 
 
The following items of business have not been published on the grounds that they 
involve the likely disclosure of exempt information falling within Part I of Schedule 
12A of the Local Government Act 1972. Members are asked to consider whether or 
not the press and public should be excluded during the consideration of these 
items.   If so it will be necessary for the meeting to pass a formal resolution:  

 
That the press and public are excluded from the meeting during the 
consideration of the remaining items of business on the grounds that they 
involve the likely disclosure of exempt information falling within Schedule 12A to 
the Local Government Act 1972, the specific paragraph(s) of Schedule 12A 
engaged being set out in the report or appendix relating to that item of business.  
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8 Urgent Exempt Business  
To consider in private any other matter which in the opinion 
of the Chairman should be considered by reason of special 
circumstances (to be specified) as a matter of urgency. 
 

 

 

 
__________________ 

 
All letters of representation referred to in the reports attached to this agenda are available for 
inspection. Anyone wishing to see these documents should contact the Officer identified on the 
front page of the report prior to the date of the meeting. 
 

 

Essex County Council and Committees Information 

 
All Council and Committee Meetings are held in public unless the business is exempt 
in accordance with the requirements of the Local Government Act 1972. If there is 
exempted business, it will be clearly marked as an Exempt Item on the agenda and 
members of the public and any representatives of the media will be asked to leave 
the meeting room for that item. 
 
The agenda is available on the Essex County Council website, 
https://www.essex.gov.uk. From the Home Page, click on ‘Your Council’, then on 
‘Meetings and Agendas’. Finally, select the relevant committee from the calendar of 
meetings. 
 
Attendance at meetings 
Most meetings are held at County Hall, Chelmsford, CM1 1LX. A map and directions 
to County Hall can be found at the following address on the Council’s website: 
http://www.essex.gov.uk/Your-Council/Local-Government-Essex/Pages/Visit-County- 
Hall.aspx 
 
Access to the meeting and reasonable adjustments  
County Hall is accessible via ramped access to the building for people with physical 
disabilities.  
 
The Council Chamber and Committee Rooms are accessible by lift and are located 
on the first and second floors of County Hall. 
 
Induction loop facilities are available in most Meeting Rooms. Specialist headsets 
are available from Reception.  
 
With sufficient notice, documents can be made available in alternative formats, for 
further information about this or about the meeting in general please contact the 
named officer on the agenda pack or email democratic.services@essex.gov.uk  
 
Audio recording of meetings 
Please note that in the interests of improving access to the Council’s meetings, a 
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sound recording is made of the public parts of many of the Council’s Committees. 
The Chairman will make an announcement at the start of the meeting if it is being 
recorded.  
 
If you are unable to attend and wish to see if the recording is available you can visit 
this link https://cmis.essexcc.gov.uk/Essexcmis5/CalendarofMeetings any time after 
the meeting starts. Any audio available can be accessed via the ‘On air now!’ box in 
the centre of the page, or the links immediately below it. 
 
Should you wish to record the meeting, please contact the officer shown on the agenda 
front page 
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 Agenda item 1 
  
Committee: 
 

Development and Regulation Committee 
 

Enquiries to: Matthew Waldie, Democratic Services Officer 
 

Membership, Apologies, Substitutions and Declarations of Interest 
 
Recommendations: 
 
To note 
 
1. Membership as shown below  
2. Apologies and substitutions 
3. Declarations of interest to be made by Members in accordance with the 

Members' Code of Conduct 
 

Membership 
(Quorum: 3) 
 
Councillor C Guglielmi  Chairman 
Councillor J Aldridge  
Councillor D Blackwell  
Councillor M Durham  
Councillor M Garnett  
Councillor M Hardware  
Councillor D Harris  
Councillor S Hillier  
Councillor M Mackrory  
Councillor J Moran  
Councillor J Reeves  
Councillor A Wood 
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Friday, 23 August 2019  Minute 1 
______________________________________________________________________ 

 
Minutes of the meeting of the Development and Regulation Committee, 
held in Committee Room 1 County Hall, Chelmsford, CM1 1QH on 
Friday, 23 August 2019 
 

Present: 

Cllr C Guglielmi (Chairman) Cllr D Harris 

Cllr J Aldridge Cllr M Mackrory 

Cllr M Durham Cllr R Massey 

Cllr M Garnett Cllr J Moran 

Cllr M Hardware 
 

  
 

 

1 Apologies for Absence  
Apologies were received from Cllr D Blackwell, Cllr S Hillier, Cllr J Reeves 
(substituted by Cllr Massey) and Cllr A Wood. 
 

 
2 Declarations of Interest  

There were none. 

3 Minutes   
The minutes of the meeting held on 26 July 2019 were agreed and signed. 
 

 
4 Identification of Items Involving Public Speaking  

 
Individuals to speak in accordance with the procedure were identified for the 
following items: 

 1)  To consider report DR/24/19, relating to the erection of clean materials recycling 
facility at existing established recycling/recovery facility, Relocation of existing staff 
welfare facility, Provision of additional staff parking, Culverting 
section of existing swale, Additional landscaping, Rainwater Harvesting together 
with amendments to site operating hours and HGV movement times. 
Location: Land at Greenacres, Packards Lane, Wormingford  
Reference: ESS/09/18/COL  
 
Local Member Cllr Anne Brown, Constable 
    
 
 2)  To consider report DR/25/19, relating to the construction of two single storey 
extensions to provide a SEN group room and relocated first aid and storage 
facilities. The provision of a temporary classbase for a period of eight years until 
2027 
Location: Dunmow Church of England Junior School, High Stile, Great Dunmow, 
CM6 1EB 
Reference: CC/UTT/38/19 

Public speaker: Mrs Clare Griffiths, speaking for. 
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 Minerals and Waste  
 

5 Land at Greenacres, Packards Lane, Wormingford 
The Committee considered report DR/24/19 by the Chief Planning Officer.   
 
Members noted the addendum to the agenda, particularly in respect of the 
additional conditions.  
Policies relevant to the application were detailed in the report. 
Details of consultation and representations received were set out in the report. 
 
The Committee noted the key issues: 

• Appropriateness of the location for the additional building 

• Environmental aspects – Landscape/visual 

• Ecology 

• Dust and Noise 

• Traffic. 
 
In accordance with the protocol on public speaking the Committee was addressed 
by Cllr Anne Brown, local member for Constable division. Cllr Brown made several 
points. 

• The site has been a source of irritation to local residents, but the company 
holds six-monthly meetings with the officer and local councillors, with a view 
to ironing out problems and Colchester Skip Hire has been able to manage 
and reduce these 

• There is renewed concern about the potential impact of this latest application 
and any conditions will need to be strictly enforced, to address local 
residents’ concerns.  She asked a number of specific questions, relating to 
noise levels from the processing and from vehicles, vibration, odour and the 
quality of screen planting especially the eastern hedgerow 

• She also expressed support for the Good Friday extensions, as the trials had 
worked well, as long as the conditions were strictly adhered to. 

 
The officer gave the following responses: 

• The existing building benefited from acoustic cladding to which a similar 
design is proposed for the new building.  

• The applicant had no control over third party HGV’s visiting the site, whilst the 
applicant is aware of the noise sensitivities of the local area very little 
reversing should be necessary. The provision of the new building, whilst not a 
reason in itself for seeking approval, would also provide a screening effect.  

• The integrity of the hedgerow along the eastern site boundary would be 
maintained. Conditions were recommended to enable annual reviews of the 
planting proposals on the site. 

                                                                                             

Officers responded to Members’ concerns:  

• There were no planning reasons for the doors on the new facility to be kept 
closed during the working period. Neither the Planning Inspector giving 
permission on appeal, nor the Environment Agency (EA) in their Permitting of 
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the site, had required closed doors on the existing recovery building. 
Complaints received by local residents had not been generally about noise 
emanating from inside the building. There were sprinklers for dust 
suppression employed at the existing building and similar would be provided 
for the new one. 

• Matters concerning odour would be governed by the EA, through the 
permitting requirements 

• Members were reminded that noise arising from reversing bleepers had been 
raised at previous meetings and also covered earlier in the report. The 
general fitting of reversing bleepers to HGV’s is understood to be a 
requirement of legal as well as health and safety requirements. Whilst the site 
operator tries to minimise the use of reversing bleepers within the site, the 
use of reversing bleepers by visiting third party vehicle operators is outside 
their control. The design of the new building was one in which a one way 
system was proposed for vehicles using the facility.  

• Maintenance of equipment - whilst it was not a planning function to require 
plant/machinery to be changed, as it deteriorates this has the potential for 
noise generation. There is the operator’s incentive to maintain plant and also 
through the site monitoring function and, where noise monitoring surveys are 
undertaken, the opportunity to flag up situations whereby plant/machinery is 
developing a noise tone.  

There being no further points raised, the resolution was proposed and seconded.  
Following a unanimous vote of nine in favour, it was 
 
Resolved 
 
That planning permission be granted subject to (as amended by the addendum): 
 
COMMENCEMENT 
 
1. At least seven days written notice shall be given, to the Waste Planning Authority 

of the commencement of site preparation works (for the purposes of this 
requirement site preparation works shall include the ground preparation works of 
any soil stripping; ground levelling/grading; culverting works of the swale).  

 
APPROVED DETAILS 
 
2. (A) The development hereby permitted shall be carried out in accordance with 

 the details submitted by way of the ‘Planning Application’  
(ESS/13/11/COL Appeal ref no: APP/Z1585/A/11/2165340) dated 4th July 
2012  comprising: 

 
(a) Drawing Numbers: 
(i) No 220  entitled “Site Layout Plan” dated January 2011 
(ii)     No. 221  entitled “Floor Plan” dated December 2010 
(iii)   No.222  entitled “Elevations” dated December 2010. 
(iv)   No.223  entitled “Administration Offices” dated January 2011 
(v)  No. 224  entitled “Maintenance Workshop” dated January 2011. 
(vi) No. 225 entitled “Weighbridge Office” dated January 2011. 
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(vii)  Landscape 100 entitled “Landscaping Plan” dated January  
 2011. 
 

(viii) Landscape 101 entitled “Landscaping Planting Schedule”  
 dated November 2010. 
 

(ix)  Landscape 108 entitled “Cross Sections” dated January 2011. 
 
As amended by those details reserved by condition of planning  
 permission ref no: ESS/13/11/COL: 
 

(a) For Material Samples those details set out in: 
(i) Planning application form from Peter Johnson dated  

10/07/15 and accompanying: 
 

(ii) “Span/load table for C19 Wall Profile from Tata Steel dated  
2012 
 

(iii) Colourcoat HPS200 Ultra Tata Steel sample colour: Van 
 Dyke Brown. 

 
(b) For Travel Plan those details set out in: 

(i) Letters of the 14th December 2012 
 
(ii) application form dated 14th December 2012 and amended  

Travel Plan dated January 2013 and drawing number 130/A dated 
January 2013. 
 

(iii) Letters of 7th January 2013 and 21st January 2013. 
 
 

(c)    For External Lighting those details set out in:  
 

(i) Letters of: the 7th November 2012. 
(ii) Application form dated 7 November 2012 
(iii) Letter of 12th December 2012 
(iv) Email of the 20th March 2013 and document entitled  

External Lighting dated October 2012 and drawing numbers P9306-
334-R1 1 of 1 dated 31/10/12 and 137 dated October 2012. 

 
(d) For Noise Monitoring those details as set out in: 

 
(i) E-mail from Johnson Dennehy Partnership (Peter Johnson)  

dated 06/10/14. 
(ii) AAD “Acoustic Report” dated 21/12/12. 

 
(e)  For Sound Insulation those details set out in: 

 
(i) Letters of 23rd January 2013 

(ii) Planning application form application form dated 23rd January 
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2013, and accompanying documents entitled “Sound Insulation” 
(Condition 10) dated January 2013 and revision dated February 
2014  

(iii)  (iii)  Letters of 18th February 2014; 12th April 2013; 23rd  
 September 2013; 9th December 2013 and 

(iv)  Emails from The Johnson Dennehy Planning Partnership 
  dated 20th May 2013 and 23rd July 2014.  

 
(f) For Scheme for suppressing or limiting audible noise from  

warning devices on vehicle those details set out in:  
 

(i) Letter of the 14th January 2013 
(ii)   Application form dated 14th January 2013 
(iii)  Email of the 4th February 2013 and document entitled 
 “Suppression of Audible Noise” dated January 2013. 

 
 

(g) For foul and surface drainage those details as set out in: 
 

(i) Letters of the 7th November 2012 
(ii) Application form dated 7th November 2012 and  

 accompanying document entitled Foul and Surface 
  Water Drainage dated October 2012; document 
  entitled Colchester Recycling and Recovery Facility  
 Surface Water Drainage Strategy prepared by   
 Richard Jackson Intelligent Engineering Job No. 44218  
 dated  November 2012; 

(iii) Letter of 21st November 2012. 
 

(h) For Habitat protection scheme those details as set out: 
 

(i) Letters of the 22nd February 2013 
(ii) Application form dated 22nd February 2013 and  

accompanying document entitled Habitat Protection Scheme 
dated February 2013, drawing numbers Landscape 101/A dated 
August 2012 and 144  dated January 2013. 

(iii) Letter of 12th April 2013 
(iv) Email of the 3rd May 2013 and 19th March 2013. 

 
 

(I) For Habitat Management Scheme those details as set out in:  
 

(i) Letter of the 22nd February 2013  
(ii) Application form dated 22nd February 2013, document  

entitled Habitat Management Scheme dated February  
2013, drawing numbers 136 dated October 2012, 144  
dated January 2013, Landscape 100 dated August 2012 
 and Landscape 101/A dated August 2012 

(iii) Letter of and 12th April 2013 
(iv) Emails of the 15th March 2013 and 19th March 2013.  
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(j)  For Tree and hedgerow Protection Scheme those details as set out 
 in: 

 
(i) Letter of the 28th January 2013  
(ii) Application form dated 28th January 2013, document  
 entitled Tree and Hedgerow Protection dated January 2013 
  and drawing numbers 143 dated January 2013 and  
 Landscape 100 dated August 2012 

 
(k)  For Landscaping Timetable and Management Plan those details as 

set out in: 
 

(i) Letter of the 13th September 2012 
(ii) Application form dated 13th September 2012 
(iii) Email of the 9th November 2012, document entitled  
 Management Plan and Landscape Timetable dated August  
 2012 and drawing number Landscape 100 dated August  
 2012. 

 
(l)  For Archaeology those details set out in: 

(i) The ‘Archaeological Investigation’ (reference: PRJ/SS/1104), 
dated August 2012 subject to the field work, publication and 
archiving being completed. And the following note attached to 
the determination letter that “in accordance with the advice from 
Essex Council’s archaeological officer (email dated 26/10/12) 
and the requirements of the condition, the condition shall not be 
fully discharged until.  In previous communications with yourself 
it was indicated that this work is scheduled to commence week 
beginning 5 November 2012 and it is expected that Essex 
County Council (planning and  
archaeology) would be kept fully informed throughout”. 

 
(m)  For the Storage of Empty Skips and Waste Containers and  
 Parking of HGVs when not in use those details as set out in: 

 
(i) Letters of the 14th January 2013 
(ii) Application form dated 14th January 2013, document 

entitled Storage and Parking dated January 2013 and 
drawing numbers 128/B dated November 2012 and 
130/B  dated January 2013 

(iii) Letter of 22nd April 2013 
(iv) Emails of the 4th February 2013, 20th May 2013. 

 
(n) For Materials to be used for all hard surfaces those details as 

set out in:  
 

(i) Letter of the 7th November 2012 
(ii) Application form dated 7th November 2013, document  
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 entitled Surfacing Materials dated October 2012 and  
 drawing number 138 dated October 2012. 

(iii) Email of the 18th December 2012, 
 
 

(o) For Proposed Bunding or Mounding those details as set out in: 
 

(i) Letter of the 7th November 2012 
(ii) Application form dated 7th November 2013, document  

 entitled Earth Bunding Details dated October 2012 and  
 drawing number 139 dated October 2012. 

(iii) Email of the 18th December 2012.  
 

(p)  For Ancillary Works Timetable those details as set out in:  
 

(i) Letter of the 14th December 2012, 
(ii) Application form dated 14th December 2012, document 

entitled Ancillary Works Timetable dated December 
2012 and drawing numbers 139 dated October 2012, 
140 dated  December 2012, 141 dated December 
2012 and Landscape 101 dated August 2012. 

(iii) Email of the 21st January 2013 
 

(q) As amended by the Non-Material Amendment for the Welfare  
 Building as set out in:  

 
(i)  Planning application form from Peter Johnson dated 

11/05/16 and accompanying 
(ii)  Drwg No: 157 entitled “Staff Welfare Accommodation” 

dated Feb 2016 
(iii)  Drwg No: 163 entitled “Recycling and recovery Facility 

Non-Material Amendment Staff Welfare Facilities” dated 
May 2016.  

 
 

(r)  As amended by the planning application ESS/21/16/COL 
comprising: 

 
(i) Planning application form from Peter Johnson dated 

16/05/16 and accompanying Supporting Document 
entitled “Variation of Conditions 04 & 23 “Greenacres” 
Old Packards Lane, Wormingford” dated May 2016; 

 
(ii)  Drwg No: 158 entitled “Change of Use to Workshops 

and Dry Storage Building” dated Feb 2016 
 (iii)  Drwg No: 159 entitled “Change of Use to Workshops 

and Dry Storage Building” dated Feb 2016 
 (iv)  Drwg No: 165 entitled “Recycling and recovery Facility  

 Variation of Conditions 04/23 Vehicle Maintenance 
Building/Dry Storage  and Containment Walls to 
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Northern Boundary” dated May 2016.  
 (v)  Drwg No: 166 entitled “Recycling and recovery Facility  

Variation of Conditions 04/23 Vehicle Maintenance 
Building/Dry Storage and Containment Walls to Northern 
Boundary” dated May 2016.  

 
As amended by the e-mail from Johnson Dennehy Partnership (Peter 
Johnson) dated 20/06/16 and 3-page planning justification ref no: 
PRJ/SM/1104.  
 

(D)  As amended by the planning application ESS/29/16/COL comprising: 
 
 

(i) Planning application form from Peter Johnson dated 08/07/16 
and accompanying Supporting Document entitled “Variation of 

 Condition 06 (Waste Handling) “Greenacres” Old Packards 
Lane, Wormingford” dated May 2016; 

 
(ii)  Drwg No: 155 entitled “Recycling and Recovery Facility  

  Recycled Timber Storage Bays” dated Feb 2016 
 (iii)  Drwg No: 156 entitled “Recycling and Recovery Facility  
  Recycled Timber Storage Bays” (Isometric View of Storage  
  Bays) dated Feb 2016 
 (iv)  Drwg No: 162/A entitled “Recycling and Recovery Facility  
  Variation of Condition 06 Timber Recycling Compound” dated 
  May 2016.  

(v) Letter from AAD Applied Acoustic Design dated 3rd October 
 2016 entitled “Acoustic Survey Note”. 

(vi) E-mail from Johnson Dennehy Partnership (Peter Johnson) 
 dated 18th October 2016. 

 
(E)   As amended by planning application ESS/15/19/COL comprising: 

 
(i) Letter from The Johnson Dennehy Planning Partnership dated 

1st March 2019 
(ii) DRwg no: 4087 entitled “Recycling and recovery Facility 

Variation of Conditions 03 and 04 Bank Holiday Working” dated 
Feb 2019 

 
(F)   As amended by the planning application ESS/09/18/COL comprising: 

 
(iii) Letter from The Johnson Dennehy Planning Partnership dated 

9th April 2018 
(iv) Planning Application form from CSH Environmental dated 9th 

April 2018 
(v) Planning Statement for the “Clean Materials Recycling Facility, 

‘Greenacres’, Old Packards Lane, Wormingford, Essex” dated 
April 2016. 

(vi) Letter from The Johnson Dennehy Planning Partnership dated 
3rd October 2018 and accompanying Drwg Nos; 
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122/A entitled “Proposals” dated Oct 2018 
123/A entitled “Acoustic Barrier” dated Oct 2018  
 

(vii) E mail from The Johnson Dennehy Planning Partnership dated 
13th December 2018 and accompanying report from Adonis 
Ecology entitled “Preliminary Ecological Appraisal of Land at 
Greenacres, Wormingford to Support a Planning Application” 
Project ref 1093 dated 11th December 2018.  

(viii) Letter from The Johnson Dennehy Planning Partnership dated 
25th January 2019 and accompanying Drwg Nos: 
 
4004/120/C entitled “Site Layout” dated October 2018 
4004/121/A entitled “Proposals” dated August 2017 
4004/122/B entitled “Proposals” dated August 2017 
4004/123/B entitled “Proposals” dated October 2018 
4004/126 entitled” Drainage Site Layout” dated January 2019. 
 
  

(ix) Letter from The Johnson Dennehy Planning Partnership dated 
13th April 2019 and accompanying Drwg Nos: 
B17062.PMO4A  - Viewpoint 4 Comparison Images. 
B17062.PMO4A  - Viewpoint 4 Existing Situation 
B17062.PMO4A  - Viewpoint 4 Wireframe of Proposed Building 
B17062.PMO4A  - Viewpoint 4 Photomontage 
B17062.PMO4A  - Viewpoint 4 Photomontage Year 15 

(x) Letter from The Johnson Dennehy Planning Partnership dated 
13th June 2019 and accompanying report from Adonis Ecology 
entitled “Great Crested Newt report for Proposed Works at 
Greenacres, Wormingford to Support a Planning Application” 
Project Ref: 1144 dated 12th June 2019. 
Email from The Johnson Dennehy Planning Partnership dated 
24th July 2019 at 15:25 and accompanying Drwg No: 
4004/125/C entitled “Site Layout Landscaping 2” dated 
November 2018. 
 

(xi) E- mail from The Johnson Dennehy Planning Partnership dated 
24th July 2019 and accompanying drawing no: 4004/124C 
entitled “Site Layout Landscaping 1” dated November 2018. 

 
 

 

Availability of Plans 
 

(3) A copy of this permission and the approved plans shall be available at the 
operator’s site office at all times during the life of the site the subject of this 
permission. Any subsequent amendments approved by the Waste Planning 
Authority shall also be available upon request. 
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Ecological Appraisal and Great Crested Newt Report 
 

(4) No construction works including ground disturbance clearance and levelling 
in advance of any new building or car parking extension shall take place 
until the Waste Planning Authority has been provided in writing with either: 
a) a licence issued by Natural England pursuant to Regulation 55 of 
The Conservation of Habitats and Species Regulations 2017 authorising 
the specified activity/development to go ahead; or 
b) a statement in writing from the relevant licensing body to the effect 
that it does not consider that the specified activity/development will require 
a licence. 
 

 
Veteran Oak and Eastern Boundary Hedgerow 
 

(5) No construction works including ground disturbance clearance and levelling 
in advance of any new building or car parking extension shall take place 
until a scheme for the retention; protection and future management of the 
veteran oak, identified on Drwg No: 4004/123/B “Proposals” dated October 
2018 and the eastern boundary hedgerow, the latter including the listing 
and identification of boundary trees, has received the written approval of 
the Waste Planning Authority. 

 
Construction Environmental Management Plan (CEMP): Biodiversity 
 

(6) No site preparation work, as defined in Condition 1 of this permission, shall 
take place until a scheme of working has been submitted to, and received 
the written approval of, the Mineral Planning Authority.  The scheme shall 
be implemented as approved in writing by the Mineral Planning Authority. 
The submitted scheme shall make provision for: 

 
  a) Risk assessment of potentially damaging construction activities.   

b) Identification of “biodiversity protection zones”.  
c) Practical measures (both physical measures and sensitive working 

practices) to avoid or reduce impacts during construction (may be 
provided as a set of method statements).  

d) The location and timing of sensitive works to avoid harm to 
biodiversity features including Protected Species and such relevant 
priority species.  

e) The times during construction when specialist ecologists need to be 
present on site to oversee works.  

f) Responsible persons and lines of communication.  
g) The role and responsibilities on site of an ecological clerk of works 

(ECoW) or similarly competent person.  
h) Use of protective fences, exclusion barriers and warning signs (If 

applicable)  
i)     Management and Implementation programme. 

  
The approved CEMP shall be adhered to and implemented throughout the 
construction period strictly in accordance with the approved details 
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Landscape and Wildlife Sensitive Lighting Design Scheme 
 

(7) No additional (to that already in place) external lighting shall be erected or 
installed until a lighting design scheme for landscape and biodiversity has 
been submitted to and approved in writing by the Waste Planning Authority. 
The scheme shall identify those features on site that are particularly 
sensitive for bats and other nocturnally mobile animals and that are likely to 
cause disturbance along important routes used for foraging. 
The scheme shall show: 
 
(i) How and where external lighting will be installed (through the 

provision of appropriate lighting contour plans, lsolux drawings 
(which may include spill light contour lines on to Ordnance Survey 
mapping) and technical specifications so that it can be clearly 
demonstrated that areas to be lit will not disturb or prevent bats 
using their territory. 

(ii) The height, tilt, lighting controls (including switching off or dimming 
after hours), design of lighting columns that may require covering, 
illuminance levels, uniformities; 

(iii) Design summary to ensure the lighting is designed to an appropriate 
lighting standard, will minimise the potential nuisance of light spillage 
on the local environment, adjoining properties and highways. 
 

The materials used on this building will also need to be considered as the 
reflective properties could have an impact on the amount of light pollution it 
generates 

 
All external lighting shall be installed in accordance with the specifications 
including design of lighting columns/bollards to be covered and locations set 
out in the scheme and maintained thereafter in accordance with the 
approved scheme.   
 

Car Parking 
 

(8) No commissioning of the new Clean Materials Recycling Building shall take 
place until the revised car parking arrangements as depicted on Drwg No: 
4004/120/C entitled “Site Layout” dated October 2018 have themselves 
being provided and available for use. 

 
Business Travel Plan  
 

(9) No commissioning of the new Clean Materials Recycling Building shall take 
place until an updated Business Travel Plan based on the previously 
approved scheme comprising the letters from the Johnson Dennhey 
Partnership of  the 14th December 2012; application form dated 14th 
December 2012 and amended Travel Plan dated January 2013 and 
drawing number 130/A dated January 2013 together with the letters of 7th 
January 2013 and 21st January 2013 has received the written approval of 
the Waste Planning Authority The scheme shall include: 
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(i) Initial commitments and these being amended and 

supplemented through a yearly review. 
(ii) Provision of a Travel Plan coordinator within the site who can 

give advice. 
 
Environmental Protection 
Operating Hours 

 
(10) development hereby permitted shall only be carried out during the 

 following times: 
 

  07:30 – 18:30 Monday to Friday,  
  07:30 – 13:30 Saturdays 

 
And, at no other times or on Sundays, Bank or Public Holidays (except for 
Condition 11 (vi) below). 

 
 

HGV Movement times 
 

(11) (i) The total numbers of Heavy Goods Vehicle (HGV) movements entering or 
leaving the site during any single day shall not exceed the following overall 
limits: 

 
  Mondays to Fridays: 150 (75 in/75 out) movements  
  Saturdays:    74 (37 in/37 out) movements 
  Sundays and Bank/Public Holidays: none (subject to (vi) below) 
  

(ii) Outside the hours specified in Condition 10 above, any HGV movements 
associated with the site shall be limited to the following times and 
numbers: 

  
Mondays - Saturdays:  06.00- 07.00:  6 (3 in/3 out) 

movements 
 

   07.00- 07.30:  6 (3 in/3 out) 
movements 

 
 Sundays and Bank/Public Holidays:  none (subject to (vi) below) 
 

For the avoidance of doubt, all movements permitted under Condition 11  
(i) shall count towards the daily limit for that day as set out under  

 Condition 11 (ii). 
 

(iii) All movements before 07.30 on any day, permitted under Condition 11 
(ii) above shall be limited to out-bound movements only. 

 
(iv) All movements between 06.00 - 07.00 on any day, permitted under  

Condition 11 (ii) above shall exit the site by turning right only, towards 
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the B1508. 
 

(v) No HGV movements of any kind shall take place prior to 06.00 on any 
day, or after 18.30 on Mondays to Fridays, or 13.30 on Saturdays. 
 

(vi) For the purposes of this condition, and for the Good Friday Bank 
Holiday only, 12 refuse vehicles shall be allowed to leave the site 
between the hours of 0700 – 07:30 hours and return no later than 16:30 
hours making a total of 24 movements. Upon return the 12 refuse 
vehicles shall park up on the access road in the area coloured red on 
Drwg No: 120 entitled "Recycling and Recovery Facility Variation of 
Conditions 03 and 04 Bank Holiday Working" dated Feb 2018 

 
For the purpose of this condition, each vehicle entering the site shall 
constitute one movement, and each vehicle leaving the site shall constitute a 
separate movement. 

 
Noise 

 
(12) Outside the times specified in Condition 3, the noise level at the boundary 

 with Rees Farm, resulting from any activities, operations, or vehicle  
movements at the site, shall not exceed the following limits, measured as the 
free field equivalent continuous level (LAeq, 5 min): 

 
 (A) (i) the pre-existing background level (LA90) plus 5dB; and 
  (ii) the average residual level (LAeq 5 min) plus 1dB. 
 
 (B)  During the times specified In Condition 3, the noise level at the  
  boundary with Rees Farm, resulting from all activities, operations,  
  and vehicle movements at the site, measured as the free field  
  specific noise level, shall not exceed 45 dB (LAeq,1hr). 
  
 (C)  The frequency of monitoring shall not be less than once every three 
  months. 
 

(D) The monitoring scheme shall be implemented as approved. 
 
 (E) All noise measurements carried out in connection with this condition 
  shall be undertaken in accordance with the guidance contained in 
  BS4142:2014. 
 
Noise Monitoring 
 

(13) Noise levels shall be monitored by the operator within two weeks of the 
commissioning of the clean materials recycling building at the previously 
agreed noise monitoring location points to confirm compliance with the site 
noise limits. 

 
 
 

Page 18 of 57



Friday, 23 August 2019  Minute 14 
______________________________________________________________________ 

Waste Handling 
 

(14) All waste materials, recycled materials and recycled products, fuels 
brought to  the site shall be loaded, stored, sorted, treated, and processed 
and handled  only within the proposed main recycling building: and not in or 
on any other building or any other part of the site with the exception of dry 
storage of recycled products within approved designated area within former 
recycling building as identified in Drawing No 1104/165 entitled "Recycling  
and  Recovery  Facility  Variation  of  Conditions  04/23 Vehicle 
Maintenance Building/Dry Storage and Containment Walls to Northern 
Boundary" dated May 2016 and the Handling and Processing of Timber 
Products  within a Defined Compound Area as identified on Drawing  
No.1104/162/A dated May 2016. 

 
Waste Types 
 

(15) All waste materials brought to the site shall be either from commercial 
 and Industrial sources or from construction and demolition sources. No 
 waste materials of any other kinds shall be brought to, or accepted or  
handled at, the site. Records shall be kept of the source and nature of each 
 load of waste material and those records shall be made available to the  
waste planning authority on request. 

 
Waste Throughput 
 

(16) The maximum quantity of waste materials handled at the site within 
any 12- month period shall be no more than 50,000 tonnes per annum. 
Records shall be kept of the weights of each load of waste material entering 
and leaving the site, and those records shall be made available to the Waste  
Planning Authority on request. 

 
Boundary Maintenance 
 

(17) The site perimeter fence/demarcation shall be maintained, in 
accordance with those details in Condition 1 of this permission that provides 
for their design and installation, during the life of the waste transfer activities. 

 
Dust Suppression 
 

(18) Within one month of the date of this permission a water bowser and 
connected oscillating blower shall be positioned at the timber processing 
bays and shall be used for dust suppression purposes when required. 

 
Landscape Implementation 
 

(19) The landscape planting as provided for on Drawings 4004/125/B 
entitled “Site Layout Landscaping 2” dated November 2018; 4004/120/C 
entitled “Site Layout” dated October 2018 and 4004/124B entitled “Site 
Layout Landscaping 1” dated November 2018 shall be implemented within 
the first available planting season of the date of this permission. The 
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landscaping shall then be managed in accordance with the Landscape and 
Ecology Management Plan provided for in Condition 20 of this permission. 

 
Landscape and Ecology Management Plan 
 

(20) Within two months of the date of this permission “A Landscape and 
Ecological Management Plan” (LEMP) shall be submitted to the Waste 
Planning Authority. The scheme shall be implemented in accordance with the 
details as approved, in writing, by the Waste Planning Authority. The 
submitted scheme shall make provision for: 

 
a) Description and evaluation of features to be managed this shall 

include boundary hedges, mature trees, the veteran oak 
identified on Drwg No: 4004/123/B and all new planting areas. 

b) A review of the schemes as identified in the above Condition 2  
(i) - Habitat Management; (j) - Tree and Hedgerow Protection 
and (k)- Landscaping Timetable and Management Plan 
submissions. 

c) Implementation of any outstanding recommendation points of 
those submissions set out in b) above and the 
recommendations of the accompanying report from Adonis 
Ecology entitled “Preliminary Ecological Appraisal of Land at 
Greenacres, Wormingford to Support a Planning Application” 
Project ref 1093 dated 11th December 2018. 

c) Ecological trends and constraints on site that might influence 
management.  

d) Aims and objectives of management.  
e) Appropriate management options for achieving aims and 

objectives.  
f) Prescriptions for management actions.  
g) Preparation of a work schedule (including an annual work plan 

capable of being rolled forward over a five-year period).  
h) Details of the body or organisation responsible for 

implementation of the plan.  
i) Programming and timetabling for remedial actions. 
j) Timetable for implementation and ongoing monitoring. 
k) Annual site visit and annual report reviewing performance.   
 

The LEMP shall also include details of the legal and funding mechanism(s) by 
which the long-term implementation of the plan will be secured by the 
developer with the management body(ies) responsible for its delivery. The 
plan shall also set out (where the results from monitoring show that 
conservation aims and objectives of the LEMP are not being met) how 
contingencies and/or remedial action will be identified, agreed and 
implemented so that the development still delivers the fully functioning 
biodiversity objectives of the originally approved scheme. The approved plan 
will be implemented in accordance with the approved details.” 
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Landscape Management  
 

(21) All landscaping shall be maintained to the satisfaction of the Waste 
Planning Authority in accordance with the UK Forestry Standard Guidelines 
2011 throughout that period that the applicant or a successor operates in any 
way on the site. All new tree and shrub planting shall be maintained in a 
grass and weed free condition. Any trees and shrubs removed, substantially 
damaged or seriously diseased, dead or dying, shall be replaced in the 
subsequent planting season with species of a similar size and description. 

 
 
County Council Development 

  
6 Dunmow CE Junior School, Great Dunmow 

The Committee considered report DR/25/19 by the Chief Planning Officer.   

Members noted the addendum to the agenda, particularly in respect of the new 
condition.  
 
Policies relevant to the application were detailed in the report. 
 
Details of consultation and representations received were set out in the report. 
 
The Committee noted the key issues: 

• Need and Policy Considerations 

• Design 

• Impact on Natural Environment 

• Impact on Historical Environment 

• Impact on Residential Amenity 

• Traffic & Highways. 
 
It was also noted that, in the wake of representations made to the applicant about 
safety concerns, A Memorandum of Understanding had been issued, providing up to 
£5,000 to help fund access improvements. 
 
In accordance with the protocol on public speaking the Committee was addressed 
by Mrs Clare Griffiths, Head Teacher at the school, in support of the application. 
. 

• The school had no particular desire to expand, but this was a temporary 
measure – a new primary school was planned to cope with the expanding 
town.  The pupils would also come from Dunmow itself   

• The main concern was traffic around the school – a problem experienced 
around the country.  Traffic was a weekly agenda item at the school and 
many measures were planned and already in place to manage traffic issues  

• Most parents were responsive to the school’s efforts to deal with these issues 
but there were a small number who were not.  The school communicated 
almost weekly to parents about traffic issues and would ring up parents 
individually if there were specific issues.  Increasingly, Safer Parking Traffic 
Enforcement Officers and Police Officers were on site for the busy periods; 
and the school would pass registration numbers on to the Police on 
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occasions 

• They have requested certain enhancements, viz extended double yellow 
lines, a 20 mph speed restriction and railings immediately outside the school.  
They were also in consultation about establishing a 3PR scheme and were 
trying to engage parents and pupils in this 

• The school had a back entrance, which could be used more to alleviate 
pressure on the main gate, but safety was an issue, as it lacked appropriate 
signage at present 

• Another option being explored was setting up a bike and scooter 
arrangement; a working group of parents was the process of establishing 
suitable routes for such a scheme. 
 

Following comments made by Members, it was noted: 

• Parking seemed to create the most problems, so it was likely that the school 
would use the Memorandum funding first to improve accessibility to the 
school, including improved safety measures at the back entrance, before 
seeking a 20 mph speed restriction 

• A raised police profile has been shown to be effective in reducing problems at 
other schools 

• At this stage, the budget of the local highways panel was spent and, given 
the time taken for schemes to come to fruition, concern was expressed about 
the potential delay in making some of these intended improvements. The 
Chairman agreed to write to Uttlesford Highways Panel as well as the North 
Essex Parking Partnership to request that measures to address the traffic 
problems at the school might be prioritised.     

There being no further points raised, the resolution was proposed and seconded.  
Following a unanimous vote of nine in favour, it was  

Resolved 
 
That planning permission be granted subject to the following conditions: 
 
1. The development hereby permitted shall be begun before the expiry of 3 years 
from the date of this permission.  

 

Reason: To comply with Section 91 of the Town and Country Planning Act 1990 (as 
amended). 
 
2. The development hereby permitted shall be carried out in accordance with the 
details of the application reference CC/UTT/38/19 dated 19 June 2019 and validated 
on 10 July 2019 and the Memorandum of Understanding dated 22 August 2019 
together with Drawing numbers: 
 

• 1648/05 Rev A – Proposed Relocatable Classroom 
Layout – 07/19 

• 1648/04 Rev A – Proposed Block Plan – 07/19 

• 1648/07 – Proposed Elevations – June 2019 

• 1648/06 – Proposed Layout – June 2019 
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• 1648/03 Rev A – Existing Elevations – May 2019 

• 1648/02 – Existing Layout – May 2019 

• 1648/01 – Existing Site Location & Block Plans – May 
2019 

 
And in accordance with any non-material amendments as may be subsequently 
approved in writing by the County Planning Authority, except as varied by the 
following conditions: 
 
Reason: For the avoidance of doubt as to the nature of the development hereby 
permitted, to ensure development is carried out in accordance with the approved 
application details, to ensure that the development is carried out in accordance with 
the minimum harm to the local environment and in accordance with Policy S1 
(Development Limits for the Main Urban Areas), Policy GEN2 (Design) and Policy 
GEN8 (Vehicle Parking Standards) of the Uttlesford Local Plan adopted January 
2005 and Policy SP9 (Development within Development Limits), Policy TA3 (Vehicle 
Parking Standards) and Policy HD1 (High Quality Design) of the Uttlesford Pre-
Submission Local Plan 2019.  
 
3. The use of the temporary classbase hereby permitted shall cease on the 31 
August 2027 and within 3 months of that date the unit shall be removed from site 
and the land restored to its former condition within a further 28 days.  
 
Reason: To ensure the temporary nature of the permitted use and to comply with 
Policy GEN2 (Design) of the Uttlesford Local Plan adopted January 2005 and Policy 
HD1 (High Quality Design) of the Uttlesford Pre-Submission Local Plan 2019. 
 
4. A bats and nesting birds Method Statement shall be submitted to and approved in 
writing by the County Planning Authority. The Statement should contain 
precautionary mitigation measures and/or works to reduce potential impacts to bats 
and nesting birds during the construction phase. 
 
The measures and/or works shall be carried out strictly in accordance with the 
approved details and shall be retained in that manner thereafter. 
 
Reason: To conserve Protected and Priority species and allow the County Planning 
Authority to discharge its duties under the UK Habitats Regulations 2017, the 
Wildlife & Countryside Act 1981 as amended and s40 of the NERC Act 2006 
(Priority Habitats & species) and on accordance with Policy GEN2 (Design) of the 
Uttlesford Local Plan adopted January 2005 and Policy HD1 (High Quality Design) 
of the Uttlesford Pre-Submission Local Plan 2019. 
 
5. The external lighting for the temporary classbase hereby permitted shall be 
installed in accordance with the Everwatt Spec Sheet received on 21 August 2019 
together with the email from Form Architecture Ltd dated August 2019 12:23. The 
external lighting shall be maintained thereafter in accordance with the approved 
details. 
 
Reason: To conserve Protected and Priority species and allow the County Planning 
Authority to discharge its duties under the UK Habitats Regulations 2017, the 
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Wildlife & Countryside Act 1981 as amended and s40 of the NERC Act 2006 
(Priority Habitats & species) and on accordance with Policy GEN2 (Design) of the 
Uttlesford Local Plan adopted January 2005 and Policy HD1 (High Quality Design) 
of the Uttlesford Pre-Submission Local Plan 2019. 
 
6. No development or preliminary groundworks shall commence with respect to the 
installation of the temporary double classbase as show on drawing 1648/05 until a 
programme of archaeological work has been secured and undertaken in accordance 
with a written scheme of investigation which has been submitted by the applicant,  
and approved by the County Planning Authority.  The programme of archaeological 
work shall be carried out in accordance with the approved scheme. 
 
Reason: To ensure that any archaeological interest has been adequately 
investigated and recorded prior to the development taking place and to comply with 
Policy ENV4 (Ancient Monuments and Sites of Archaeological Importance) of the 
Uttlesford Local Plan adopted January 2005 and Policy EN 1 (Protecting the Historic 
Environment) of the Uttlesford Pre-Submission Local Plan 2019. 
 
7. No development shall take place, including any groundworks or demolition, until a 
Construction Management Plan has been submitted to and approved in writing by 
the County Planning Authority. The approved Plan shall be adhered to throughout 
the construction period and shall provide for the following all clear of the highway: 
 

• Segregation and safe routing for students, staff and visitors; 

• Parking of vehicles of site operatives and visitors; 

• Loading and unloading of plant and materials; 

• Storage of plant and materials used on constructing the development; 

• Wheel and underbody washing facilities. 

Reason: To ensure that ensure that on-street parking of these vehicles in the 
adjoining streets does not occur and to ensure that loose materials and spoil are not 
brought out onto the highway in the interests of highways safety and in accordance 
with Policy GEN2 (Design) of the Uttlesford Local Plan adopted January 2005 and 
Policy HD1 (High Quality Design) of the Uttlesford Pre-Submission Local Plan 2019. 
 

7 Applications, Enforcement and Appeals Statistics  
The Committee considered report DR/26/19, applications, enforcement and appeals 
statistics, as at the end of the previous month, by the Chief Planning Officer. 

The Committee NOTED the report. 

8 Date of Next Meeting 
The Committee noted that the next meeting would be held on Friday 27 September 
2019, at 10.30am in Committee Room 1, County Hall. 

There being no further business, the meeting closed at 11:52 am. 
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Chairman 
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AGENDA ITEM 4.1 

  

DR/27/19 
 

 
committee  DEVELOPMENT & REGULATION 
 
date   27 September 2019 
 

COUNTY COUNCIL DEVELOPMENT 
Proposal: Erection of 2-storey Primary School to accommodate 420 pupils (2-Form 
Entry), including outdoor play space, all-weather playing pitch, landscaping, 
cycle/scooter storage, staff parking and supporting infrastructure.  
Location: 'Lakelands Primary School', Land off Wagtail Mews, Stanway, Colchester, 
CO3 8AL 
Ref: CC/COL/35/19 
Applicant:  Essex County Council  
 
Report by Chief Planning Officer (County Planning and Major Development) 

Enquiries to: Shelley Bailey Tel: 03330 136824 
The full application can be viewed at www.essex.gov.uk/viewplanning  

 

Page 26 of 57

http://www.essex.gov.uk/viewplanning


   
 

 
 
 
1.  BACKGROUND 

 
The application site has an extensive planning history dating back to 1995, since it 
forms part of a wider, residential led mixed use scheme, measuring more than 
60ha. The wider scheme extends from Stanway Western Bypass to Robin 
Crescent/Jackdaw Drive, to Tollgate Road and Tollgate Shopping Centre. The 
Lakelands Phase 2 masterplan identifies the application area for the provision of a 
primary school. 
 

2.  SITE 
 
The 1.14ha application site is located in Stanway, Colchester, in a former gravel 
working. As such, it is currently bare ground, free of any trees or other features. It 
is south of London Road and Tollgate West, where a mix of retail, business and 
other light industrial units form Tollgate Business Park and Tollgate Shopping 
Centre. 
 
As stated, the site forms part of the wider housing development in the area west of 
Tollgate Road. There are occupied properties to the adjacent west of the site in 
Rook End, together with an amenity area further towards the north of this 
boundary. Wagtail Mews, when completed, will form a highway, separating the 
application site from a central parkland area to the south. Christopher Garnett 
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Chase will abut the eastern boundary and will have residential properties along it 
once they are built. These properties are currently partially complete. To the north 
there will be residential properties (not yet built) between the school site and the 
existing retail area. 
 
The site is located within Flood Zone 1 (low risk). 
 
Stanway Pit is a Local Wildlife Site but the designation doesn’t extend to the 
application site. 
 

3.  PROPOSAL 
 
The application is for a new 420 place primary school. It would include outdoor play 
space, an all weather pitch, and 28 car parking spaces for staff. There would also 
be provision for parking of up to 60 scooters and 40 cycles. 
 
The building would be two-storey with a flat roof. The parking area would be 
located to the south (front) of the site, with the building located behind it. The space 
to the north of the site would be hard play, with soft play areas located to the north 
west and an all weather pitch to the north east. 
 
The vehicular access would be off Wagtail Mews to the south. There would be an 
‘in’ gate and an ‘out’ gate, effectively forming a one-way system for vehicles 
accessing/exiting the site.  
 
The main pedestrian access would also be located off Wagtail Mews, with a further 
access point located on the western boundary to the north of Rook End. 
 

4.  POLICIES 
 
The following policies of the Colchester Site Allocations, (CSA), Adopted October 
2010, Colchester Development Policies DPD, Adopted 2010, as amended by the 
Focused Review, (CDP), July 2014, the Colchester Core Strategy, Adopted 2008, 
as amended by the Focused Review, (CCS), July 2014 and the emerging 
Colchester Borough Local Plan dated June 2017, provide the development plan 
framework for this application.  The following policies are of relevance to this 
application: 
 
Colchester Site Allocations, Adopted October 2010 
 
Policy SA STA1 - Appropriate Uses within the Stanway Growth Area 
 
Colchester Development Policies DPD, Adopted 2010, as amended by the 
Focused Review, July 2014 
 
DP1 - Design and Amenity (Revised July 2014) 
DP2 – Health Assessments 
DP4 – Community Facilities 
DP17 – Accessibility and Access 
DP19 – Parking Standards 
DP20 – Flood Risk and Management of Surface Water Drainage 
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DP21 – Nature Conservation and Protected Lanes 
DP25 – Renewable Energy 
 
Colchester Core Strategy, Adopted 2008, as amended by the Focused Review, 
July 2014 
 
SD1 – Sustainable Development (Revised July 2014) 
SD2 – Delivering Facilities and Infrastructure (Revised July 2014) 
SD3 – Community Facilities (Revised July 2014) 
UR2 – Built Design and Character 
TA1 – Accessibility and Changing Travel Behaviour 
 
Emerging Colchester Local Plan Publication Draft 
 
SP1 – Presumption in Favour of Development 
SP6 – Place Shaping Principles 
DM15 – Design and Amenity 
Due to the very limited weight that these policies hold (explained below), they 
have not been discussed in detail in the report. 
 

 The Revised National Planning Policy Framework (NPPF) was published February 
2019 and sets out the Government’s planning policies for England and how these 
should be applied. The NPPF highlights that the purpose of the planning system is 
to contribute to the achievement of sustainable development. It goes on to state 
that achieving sustainable development means the planning system has three 
overarching objectives, which are interdependent and need to be pursued in 
mutually supportive ways: economic, social and environmental. The NPPF places a 
presumption in favour of sustainable development. However, paragraph 47 states 
that planning law requires that applications for planning permission be determined 
in accordance with the development plan, unless material considerations indicate 
otherwise. 
 
For decision-taking the NPPF states that this means; approving development 
proposals that accord with an up-to-date development plan without delay; or where 
there are no relevant development plan policies, or the policies which are most 
important for determining the application are out-of-date, granting permission 
unless: the application of policies in this NPPF that protect areas or assets of 
particular importance provides a clear reason for refusing the development 
proposed; or any adverse impacts of doing so would significantly and demonstrably 
outweigh the benefits, when assessed against the policies in this NPPF taken as a 
whole. 
 
Paragraphs 212 and 213 of the NPPF, in summary, detail that the policies in the 
Framework are material considerations which should be taken into account in 
dealing with applications and plans adopted in accordance with previous policy and 
guidance may need to be revised to reflect this and changes made.  Policies 
should not however be considered out-of-date simply because they were adopted 
or made prior to the publication of this Framework.  Due weight should be given to 
them, according to their degree of consistency with this Framework (the closer the 
policies in the plan to the policies in the Framework, the greater the weight that 
may be given). 
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The level of consistency of the policies contained within the Colchester District 
Local Plan is considered further in the report. 
 
Paragraph 48 of the NPPF states, in summary, that local planning authorities may 
give weight to relevant policies in emerging plans according to the stage of 
preparation of the emerging plan; the extent to which there are unresolved 
objections to relevant policies and the degree of consistency of the relevant 
policies in the emerging plan to the NPPF.   
 
The emerging Colchester Local Plan (2017) has been submitted to the Secretary 
of State and the Examination in Public has commenced. The Inspector has made 
initial comments and emphasised that more work needs to be carried out before 
the plan can be found sound, and that more evidence is required. 
 
It is therefore considered that the emerging Plan holds limited weight in decision 
making. 
 

5.  CONSULTATIONS 
 
COLCHESTER BOROUGH COUNCIL – No objection, subject to conditions 
relating to: 

- External material for the hall being changed from render to timber cladding; 
- Refinements to the entrance area; 
- Landscaping and boundary treatment;  
- Materials samples; 
- Architectural details.    

 
COLCHESTER BOROUGH COUNCIL (Environmental Health) - Recommends 
conditions relating to site boundary noise levels, a lighting report and a limit on the 
hours of demolition/construction work. 
 
SPORT ENGLAND – No objection. Accepts that trees are required around the all 
weather pitch, but requests that it is checked that the species produces minimal 
leaf fall. Requests conditions around the design of the proposed artificial grass 
pitch and assessment of ground conditions for the natural turf playing field. 
Makes advisory comments as follows: 

- Internal hall height should be at least 6.1m; 
- School hall flooring should be considered in relation to the sports that would 

be played there; 
- Activity studio storage should be considered; 
- Consider providing a shower unit in the accessible WC; 
- Consider providing a hatch from the servery to outside spaces; 
- Detailed design of the school hall should comply with Sport England 

guidance; 
- Consider providing a bike maintenance station; 
- Consider providing a drinking water tap in the drop off area; 
- A community use agreement would provide certainty of such use; 
- Consider designing external areas for physical activity other than 

conventional sports. 
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Comment:  
- The proposed tree species is Pyrus Chanticleer ‘Calleryana’, which although 

a deciduous tree, can retain its leaves well into winter.  
- The internal sports hall would have a height of 6.5m. 

 
ESSEX WILDLIFE TRUST – No comments received. 
 
ESSEX FIRE AND RESCUE – No comments received. 
 
ESSEX POLICE – Recommends a condition requiring the developer to seek the 
Secured by Design Award. 
 
UTILITIES – UKPN and OpenReach have apparatus in the vicinity. The details 
have been sent to the applicant. 
 
PUBLIC HEALTH NORTH EAST ESSEX CCG – No comments received. 
 
HIGHWAY AUTHORITY – No objection, subject to adherence to the submitted 
Construction Management Plan and Travel Plan and conditions as follows: 
 

- No occupation unless the proposed vehicle and pedestrian access 
arrangements have been completed; 

- Any gates along the proposal site’s Wagtail Mews frontage shall open 
towards the proposal site only and those serving a vehicular access shall be 
a minimum 6 metres from the Wagtail Mews carriageway edge. 

 
LEAD LOCAL FLOOD AUTHORITY – No objection, subject to conditions relating 
to submission of a detailed surface water drainage scheme, submission of a 
maintenance plan, and the upkeep of yearly logs of maintenance. 
 
COUNTY COUNCIL’S NOISE CONSULTANT – No objection, subject to conditions 
relating to a survey of background noise levels and an assessment to determine 
the likely noise impact of the use of the outdoor play areas.  
 
COUNTY COUNCIL’S AIR QUALITY CONSULTANT – Comments that an air 
quality assessment is not required for the school development itself. It is possible 
that cumulative impact with the surrounding development may result in the relevant 
thresholds being met; however it is accepted that this relates to an historic 
application which was approved and that the school is part of the original 
development plan.  
Recommends the implementation of a Dust Management Plan during construction. 
 
COUNTY COUNCIL’S LIGHTING CONSULTANT - Recommends a condition 
requiring lighting details to be submitted and approved prior to installation. 
 
ECC PUBLIC HEALTH – Originally commented that the submitted Health Impact 
Assessment did not contain enough information.  
 
No further comments received following the submission of further information. 
 
PLACE SERVICES (Ecology) – No objection, subject to conditions relating to: 
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- Implementation of mitigation and enhancement measures in accordance 
with the submitted Preliminary Ecological Appraisal. 

- Submission and approval of a Biodiversity Enhancement Strategy for 
protected and priority species prior to construction of a damp proof 
membrane. 

 
PLACE SERVICES (Trees) – No objection, subject to conditions as follows: 

- A revised landscape scheme, since one proposed Quercus Robur on the 
boundary of the soft play is considered to be too close to adjacent property. 

- Planting method statement and a maintenance schedule to be provided. 
 
PLACE SERVICES (Urban Design) – No objection. Comments as follows: 

- The design has been improved since original submission; however there are 
opportunities to enhance the overall quality; 

- Recommends treatment of the active window on the first floor western 
elevation, such as obscure glazing, as well as additional boundary treatment 
to mitigate overlooking of properties in Rook End; 

- The change from render to brick and fenestration detail is welcomed. 
Recessed windows would give an appearance of higher quality; 

- Cinder Grey bricks should be used, and an appropriate mortar colour such 
as silver should be conditioned; 

- Size of trees has been under specified, particularly along the southern 
boundary, and this could be conditioned; 

- The southern boundary pupil entrance is now better aligned to the raised 
table crossing and parkland to the south. However, further potential linkages 
to the parkland should be investigated; 

- Well-designed signage would provide a focal point for the main entrance. 
 
PLACE SERVICES (Landscape) – No objection. 
 
PLACE SERVICES (Historic Environment) – No objection. Comments that, since 
the area has been previously quarried, no archaeological deposits will survive. 
 
STANWAY PARISH COUNCIL - Supports the application. Has concerns around 
pupil and vehicular access to the site and the narrowness of the surrounding roads. 
The conclusions of the impact of traffic at peak times is questioned.    
 
LOCAL MEMBER – COLCHESTER – Stanway and Pyefleet - Supports the 
application for a school, but has concerns about pupil and vehicular access and 
traffic impact. 
 

6.  REPRESENTATIONS 
 
The applicant has carried out community engagement, including a public exhibition 
held in April 2019. 
  
26 properties were directly notified of the application. Letters were also hand 
delivered to newly built properties. 5 letters of representation have been received 
from 4 addresses. These relate to planning issues covering the following matters:  
 

 Observation Comment 
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No objection to the school in principle. 

 
Noted. 
 

The proximity and height of the two-
storey building would reduce light to 
properties in Rook End – impacting on 
quality of life and property value. 

See appraisal. 

 
Lack of public footpath along the 
western side of the building would 
encourage trespass on the private 
driveway. This is a danger to 
pedestrians.  

 
See appraisal. 

 
The two proposed accesses would 
focus drop-off traffic to private roads 
(e.g. Rook End and Kestrel Drive). 

 
See appraisal. 

 
There is not enough parking on site, 
leading to traffic on narrow surrounding 
roads. Parking restrictions are required 
to ensure safety and access. 

 
See appraisal 

 
The Stanway Western Bypass would 
become busier. It needs a reduction in 
traffic speed and installation of 
pedestrian crossings. 

 
There are no proposals to alter the 
Stanway Western Bypass as part of this 
application. 

 
Properties have been purchased based 
on Persimmon sales office staff 
confirming, in 2016, that the school 
would be single-storey. 
 

 
The decision maker can only consider 
the details in the current application. 

 Which roads in and out would be used 
for drop-off? 
 

There are no specific roads that would 
be required to be used. The wider 
development is served by the Stanway 
Western Bypass to the west and 
Tollgate Road to the East. Vehicular 
access and egress would be to/from 
Wagtail Mews to the south, but this is 
proposed as a staff car park, rather 
than as drop-off for parents. 
 

 What are the start and end of day 
times? 
 

There are no times proposed as part of 
the application and they are not 
proposed to be restricted. However, 
usual school start and finish times 
would be around 8:50am to around 
3:10pm. 
 

 The building running from Wagtail Mews The building has been orientated east-
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to Martin Hunt Drive, and being two-
storey in height, would change the 
outlook of those in Martin Hunt Drive. 
 

west to optimise passive solar 
opportunities and enable an efficient 
layout on a constrained site. 

7.  APPRAISAL 
 
The key issues for consideration are:  
 

A. Principle and Need 
B. Policy considerations 
C. Traffic and Highway Impact 
D. Landscape and visual Impact and Ecology 
E. Amenity Impact and Health 
F. Design 
G. Flood Risk 

 
 

A 
 

PRINCIPLE AND NEED 
 
CSA Policy SA STA1 (Appropriate uses within the Stanway Growth Area) 
allocates the Stanway Growth Area for residential and employment uses. The 
Lakelands area forms part of an existing allocation. The supporting text notes that 
there is an existing S106 Agreement which requires provision of a primary school 
site.  
 
It is therefore considered that the development of a school on the application site 
is acceptable in principle, in accordance with CSA Policy SA STA1. 
 
Paragraph 94 of the NPPF states: 

‘It is important that a sufficient choice of school places is available to meet the 
needs of existing and new communities. Local planning authorities should take a 
proactive, positive and collaborative approach to meeting this requirement, and to 
development that will widen choice in education. They should: 

(a) give great weight to the need to create, expand or alter schools through the 
preparation of plans and decisions on applications; and 

(b) work with schools promoters, delivery partners and statutory bodies to identify 
and resolve key planning issues before applications are submitted.’ 

Further, CDP Policy DP4 (Community Facilities) requires, in summary, that 
support will be given to the provision of new community facilities (and retention of 
existing). 

CCS Policy SD3 (Community Facilities) requires, in summary, that the Borough 
Council will work with partners to deliver key community facilities, of which the 
proposed primary school is one. 

The applicant has provided a statement of need, which states that new housing in 
Colchester, including in the Stanway Growth Area, has seen increased pressure 
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on school places which is predicted to continue into the long term. 
 
Local schools including Stanway Fiveways, Stanway Primary, and Home Farm 
Primary have all recently expanded. It is noted that there will be demand for 
reception age pupils, but also for all primary school age children moving to the 
area. 
 
The surrounding Lakelands development already has 300 occupied dwellings, with 
more coming forward. As such, the proposed school would meet demand. It is 
proposed to grow on a phased basis starting from an intake of 60 Reception pupils 
from 2020, with future intakes of 60. However, given the anticipated increase in 
pupil numbers across all primary year groups, it may be necessary to create 
additional classes in higher year groups should the need occur.  
 
It is considered that there is an identified need for the proposed primary school on 
the application site, and that this need should be given great weight in accordance 
with the NPPF, and that such provision would accord with CDP Policy DP4 and 
CCS Policy SD3. 
 

B POLICY CONSIDERATIONS 
 
The NPPF states that the purpose of the planning system is to contribute to 
sustainable development. There are 3 overarching objectives in the achievement 
of sustainable development, as follows: economic, social and environmental. All 
are interdependent and should be pursued mutually.  
 
Paragraph 9 states: 
 
‘These objectives should be delivered through the preparation and implementation 
of plans and the application of the policies in this Framework; they are not criteria 
against which every decision can or should be judged. Planning policies and 
decisions should play an active role in guiding development towards sustainable 
solutions, but in doing so should take local circumstances into account, to reflect 
the character, needs and opportunities of each area.’ 
 
Paragraph 11 requires that:  
 
‘Plans and decisions should apply a presumption in favour of sustainable 
development.’ 
 
CCS Policy SD1 (Sustainable Development), in summary, reflects the aims of the 
NPPF. It promotes sustainable development and states that ‘proposals should 
seek to promote sustainability by minimising and/or mitigating pressure on the 
natural, built and historic environment, utilities and infrastructure, and areas at risk 
of flooding.’ 
 
CDP Policy DP1 (Design and Amenity) requires, in summary and among other 
requirements, that all development must demonstrate social, economic and 
environmental sustainability. 
 
Relating to the economic objective, the proposed development would create 30 full 
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time employees. 
 
The development would contribute to the social objective by providing the 
educational spaces required by the Local Education Authority. 
 
The environmental objective will be considered throughout the report. 
 
CCS Policy SD2 (Delivering Facilities and Infrastructure) requires, in summary, 
that new development provides the necessary facilities and infrastructure to 
support sustainable communities.  
 
It is considered that the school itself makes up part of the necessary facilities 
required to support the surrounding community. 
 
The policy goes on to require that ‘new facilities and infrastructure must be located 
and designed so that they are accessible and compatible with the character and 
needs of the local community.’ This will be considered throughout the report. 
 
 

C DESIGN 
 
CDP Policy DP1 (Design and Amenity) states: 
 
‘All development must be designed to a high standard, avoid unacceptable 
impacts on amenity, and demonstrate social, economic and environmental 
sustainability. Development proposals must demonstrate that they, and any 
ancillary activities associated with them, will: 
 

(i) Respect and enhance the character of the site, its context and 
 surroundings in terms of its architectural approach, height, size, 
 scale, form, massing, density, proportions, materials, townscape 
 and/or landscape setting, and detailed design features. Wherever 
 possible development should remove existing unsightly features as 
 part of the overall development proposal; 

(ii) Provide a design and layout that takes into account the potential 
 users of the site including giving priority to pedestrian, cycling and 
 public transport access, and the provision of satisfactory access 
 provision for disabled people and those with restricted mobility; 

(iii) Protect existing public and residential amenity, particularly with 
 regard to privacy, overlooking, security, noise and disturbance, 
 pollution (including light and odour pollution), daylight and sunlight; 

(iv) Create a safe and secure environment; 
(v) Respect or enhance the landscape and other assets that contribute 

 positively to the site and the surrounding area; and 
(vi) Incorporate any necessary infrastructure and services including 

 recycling and waste facilities and, where appropriate, Sustainable 
 Drainage Systems (SuDS), and undertake appropriate remediation 
 of contaminated land; and 

(vii) Take account of landform, layout, building orientation, massing and 
 landscaping to minimise energy consumption. 
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For the purpose of this policy ancillary activities associated with development will 
be considered to include vehicle movement.’ 
 
CCS Policy UR2 (Built Design and Character) requires: 
 
‘The Borough Council will promote and secure high quality and inclusive design in 
all developments to make better places for both residents and visitors. The design 
of development should be informed by context appraisals and should create 
places that are locally distinctive, people-friendly, provide natural surveillance to 
design out crime, and which enhance the built character and public realm of the 
area. High-quality design should also create well-integrated places that are usable, 
accessible, durable and adaptable. 
Creative design will be encouraged to inject fresh visual interest into the public 
realm and to showcase innovative sustainable construction methods. 
Developments that are discordant with their context and fail to enhance the 
character, quality and function of an area will not be supported. 
 
The Council is committed to enhancing Colchester’s unique historic character 
which is highly valued by residents and an important tourist attraction. 
Buildings, Conservation Areas, archaeological sites, parklands, views, the river 
and other features that contribute positively to the character of the built 
environment shall be protected from demolition or inappropriate development. 
Archaeological assessments will be required on development sites that possess 
known archaeological deposits, or where it is considered that there is good reason 
for such remains to exist. Important archaeological sites and their settings will be 
preserved in situ.’ 
 
CDP Policy DP25 (Renewable Energy), in summary, supports renewable energy 
schemes and also encourages applicants to incorporate renewable energy 
technologies into all development where viable. 
 
In respect of this, the scheme seeks to: 
  

- Optimise passive design measures, including fabric first principles;  
- Minimise the use of all resources;  
- Reduce the demand for energy and water use during the Works Period 

minimises waste and CO2 emissions during the construction;  
- Allow opportunities for recycling during construction;  
- Optimise the use of low-energy solutions;  
- Allow for the measuring and monitoring of the performance of the Building 

in operation;  
- Meet key environmental performance identified by the local authority;  
- Ensure that the design facilitates an efficient approach to maintenance, life 

cycle replacement and facilities management, so that these can be 
provided in a cost-effective way.  

 
The proposed development has been designed to achieve an efficient layout on a 
constrained site. By orientating the building east-west, it would allow solar gain to 
be maximised. As there is a slight slope from north-south, this also means there 
would be less need for steps and ramps. 
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Internally, the reception and infant classrooms would be on the ground floor, with 
the reception classrooms having access to their own outside space to the north of 
the building. 
 
The staff rooms, office and library would also be located on the ground floor 
together with the hall, studio and kitchen. The library would have a double height 
element with views into it from the first floor and a roof light for natural light. There 
would be a lift, accessible WC’s and a wheelchair store. 
 
The junior classrooms would be located on the first floor, together with a staff 
room. 
 
The teaching block would be two-storey in height, the studio, kitchen and plant 
room single storey, and the hall double height. 
 
The design of the building has been altered since the original submission, and 
would now incorporate a break in the roof height along the front elevation, to break 
up the mass of the building. The materials palette is now proposed to include brick 
elevations for the main body of the building and render for the subservient sections 
and rear/flank elevations, to enhance the appearance of the building. The hall 
would be timber clad. It is proposed that the brick would be required, by condition, 
to be ‘Cinder Grey’, in the event of approval. 
 
Colchester Borough Council (CBC) has raised no objection, subject to the 
imposition of conditions relating to the external material for the hall being changed 
from render to timber cladding; refinements to the entrance area; landscaping and 
boundary treatment; materials samples; and architectural details.    
 
Since the hall is already proposed as timber, it is assumed that CBC means the 
studio/plant room should be timber clad. In considering this comment, it is 
recognised that the materials on this elevation have already been amended 
throughout consideration of the application. The ECC Urban Design Advisor has 
no objection to the proposed render, considering instead that the creation of a 
focal point to the building could be provided through some large scale and well-
designed signage to this elevation. Details of such signage is therefore proposed 
to be required by condition, in the event of approval. 
 
CBC has also commented that the verticality of the entrance could be enhanced. 
The ECC Urban Design Advisor has raised no objection to this element of the 
scheme.   
 

It is considered that general material details and samples could be required by 
condition, in the event of approval. 
 

The applicant has considered the overall positioning of the site in relation to the 
parkland to the south. The southern boundary pedestrian entrance is aligned to 
the raised table crossing of Wagtail Mews, and onto the parkland footpath.  
 
The ECC Urban Design Advisor has suggested that the size of trees along the 
southern frontage should be larger, so to reflect the size of trees in the parkland 
opposite. It is considered that this could be conditioned, in the event of approval. 
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With regard to the positioning of the building itself, it is noted that a representation 
has been received regarding the proximity and height of the two-storey building 
potentially reducing light to properties to the west in Rook End – impacting on 
quality of life and property value. 
 
This issue has been carefully considered. In doing so, it is noted that the distance 
from the building façade to the façade of the properties in Rook End is 
approximately 13m. This is greater than originally plotted on the drawings, and it is 
proposed that this distance could be required by condition in the event of approval, 
to fully ensure it is adhered to.  
 
The Essex Design Guide references a minimum distance of 15m; however this is 
with regard to the privacy of rear residential gardens so is not strictly applicable to 
the proposed development, since the front of the properties in Rook End would 
face the side flank of the school building.  
 
It is not considered that there would be any daylight/sunlight issues in relation to 
the proximity of the school building to residential properties. For example, the 
Essex Design Guide references a spacing of at least 10m between opposing 
house-fronts in order to ensure no adverse effect on the daylight and sunlight 
received by neighbouring properties. The distance between properties in Rook 
End and the proposed building is in excess of this. However, in order to reduce the 
perception of any overlooking, it is proposed that the one active window on the first 
floor western elevation (for a small group room) could be treated with either 
obscure glazing or other design solution. Details of this could be required by 
condition, in the event of approval. The other window would be for a circulation 
area, and is not considered to require any amendments. In addition, some 
additional planting could be proposed along the western boundary to specifically 
screen the upper floor windows from view. This could also be required by 
condition, in the event of approval. 
 
Essex Police has recommended that a condition is imposed requiring the 
developer to seek the Secured by Design Award. Whilst the NPPG requires that 
the prevention of crime and the enhancement of community safety are matters that 
a Local Planning Authority should consider, it is considered that a requirement for 
a developer to achieve an award would not meet the tests for conditions 
(necessary, relevant to planning and to the development to be permitted, 
enforceable, precise and reasonable in all other respects). The application states 
that security is a priority for the school and the development would include a 
secure line formed by the building and fencing around the site. The secure area 
would be enclosed by fencing around the perimeter of the school.  
 
In respect of impact on the historic environment, it is noted that the ECC Place 
Services Historic Environment Advisor has raised no objection and commented 
that, since the area has been previously quarried, no archaeological deposits will 
survive. There is considered to be no impact on Colchester’s historic character, in 
compliance with CCS Policy UR2. 
 
Overall, it is considered that the development would be of appropriate design for 
its function as a school, it would take account of its surroundings and provide a 
focal point for the surrounding community, in compliance with CDP Policy DP1 and 
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CCS Policy UR2. It would also provide environmental efficiencies in compliance 
with CDP Policy DP25. 
 

D LANDSCAPE AND VISUAL IMPACT AND ECOLOGY 
 
CDP Policy DP21 (Nature Conservation and Protected Lanes), in summary of the 
points of relevance to this application,  requires that development will only be 
supported where it is supported by appropriate ecological surveys; conserves and 
enhances biodiversity and minimises fragmentation of habitats; maximises 
opportunities for natural habitats in accordance with the Essex Biodiversity Action 
Plan; and incorporates beneficial biodiversity conservation features and habitat 
creation where appropriate. 
 
As stated, the site was a former gravel works and is currently free from any trees 
or other features. Tree and hedge planting is proposed around all boundaries of 
the development and shrub planting is proposed around the building itself. In 
addition, there would be planted areas within the informal soft areas of the site. 
 
Where possible, hedging has been proposed on the ‘public side’ of the boundary 
fence. Where this has not been possible due to space constraints, fencing has 
been proposed on the public side with a clear view through to hedging inside the 
site. This is considered to be an appropriate approach by the relevant consultees. 
 
Colchester Borough Council’s Landscape Adviser initially commented that enough 
room had not been left for tree planting and tree pits; however no comment has 
been received following the submission of further information, and the County 
Council’s Landscape Officer and Tree Officer have not raised concerns. 
 
With respect to the proposed boundary trees, Sport England has commented that 
the species on the north east boundary should have minimal leaf fall. The Tree 
Officer has confirmed that, although the trees would be deciduous, they are likely 
to hold on to their leaves into winter. They would also provide screening and 
architectural interest due to their columnar form. 
 
There have been no adverse comments received from the Landscape or Urban 
Design Advisors in relation to the visual impact of the scale or mass of the building 
from the south. In respect of the impact on occupiers of properties in Martin Hunt 
Drive, it is noted that those properties would be located some distance from the 
building, separated by the existing parkland area, and would be in an elevated 
position. Whilst they would undoubtedly have a view of the school site, it is 
considered that there would be no significant visual amenity impact when taken in 
the context of the surrounding residential development and existing retail 
development to the north. Further, the site would not impinge on the views of the 
parkland between the properties and the school site. 
 
An ecology appraisal has been submitted with the application. As well as tree 
planting, it recommends the inclusion of bat boxes and sympathetic lighting, the 
installation of House Martin Terraces and Swift Bricks for birds, and a hedgehog 
house. 
 
The ECC Ecologist has no objections subject to adherence to the above 
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recommendations, and to the submission and approval of a Biodiversity 
Enhancement Strategy for protected and priority species. It is considered that 
these could be required by condition, in the event of approval. Subject to such 
conditions, the development would be considered to comply with CDP Policy 
DP21. 
 

E AMENITY IMPACT AND HEALTH 
 
As stated, CDP Policy DP1 requires that all development avoids unacceptable 
impact on amenity. It should protect privacy, overlooking, security, noise and 
disturbance, pollution (including light and odour pollution), daylight and sunlight. 
 
An extract from CDP Policy DP2 (Health Assessments) is ‘All development should 
be designed to help promote healthy lifestyles and avoid causing adverse impacts 
on public health.’ 
 
The policy goes on to state that a Health Impact Assessment (HIA) is required for 
all non-residential development in excess of 1,000 square metres, and lists the  
information that should be included. 
 
Health 
 
A Health Impact Assessment has been submitted with the application, in 
compliance with CDP Policy DP2. It has been updated following comments from 
ECC Public Health. 
 
The position of the site proximate to paths and cycleways and the parkland to the 
south is considered to be beneficial for physical and mental wellbeing. 
 
Active and sustainable travel would be promoted through the Travel Plan, 
including the incorporation of bicycle stands, and healthy eating could be achieved 
by the operator if desired. The location of fast food outlets in the vicinity have been 
assessed; however the site is limited by the location which is already pre-
determined. In any case, it would be unusual for primary school age pupils to 
leave the school premises for lunch unless accompanied, and the fast food outlets 
are not on the residential routes to the school. 
 
In terms of community use, the school has been designed such that it would be 
capable of being used by the wider community. However, there is currently no 
operator of the school. Sport England has advised (as a non-statutory consultee) 
that a community use agreement would be beneficial. However, it would not be 
usual for a community use agreement to be imposed as a condition, since such 
use has potential to have amenity or environmental impacts not considered 
through this planning application.  
 
Sports provision is an important element of health. The application proposes the 
required outdoor space and Sport England has no objection in this respect, subject 
to the imposition of conditions relating to the design of the proposed artificial grass 
pitch and assessment of ground conditions for the natural turf playing field. It is 
considered that such conditions could be imposed, in the event of approval. 
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It is therefore considered that the proposals would not cause adverse impacts on 
health, in compliance with CDP Policy DP2. 
  
Noise 
 
The application includes noise information. However, the County Council’s Noise 
Consultant considers that more information is required relating to background 
noise levels and the impact of noise from the outside playing areas on residential 
amenity.  
 
The Environmental Health Officer has recommended a condition relating to 
construction working hours for the protection of amenity. 
 
It is considered that appropriately worded conditions in relation to noise could be 
imposed, in the event of approval. This would comply with CDP Policy DP1. 
 
Air Quality 
 
The County Council’s Air Quality Consultant has not objected to the proposals. 
There is a lack of information around air quality data for the permitted residential 
development. However, the Consultant recognises that an air quality assessment 
is not required for the school development itself and that it is part of the original 
proposals for the area.  
 
The Consultant has recommended the implementation of a Dust Management 
Plan during construction, and it is considered that this could be required by 
condition, in the event of approval. 
 
There would therefore be compliance with CDP Policy DP1. 
 
Lighting 
 
ECC’s Lighting Consultant and Colchester Borough Council’s Environmental 
Health Officer have both recommended a condition relating to full lighting details. It 
is considered that this could be imposed, in the event of approval. 
 
The all-weather pitch is not proposed to be lit. 
 
The impact of overlooking and security has been considered previously in the 
report. 
 
Subject to the suggested conditions, the development is considered to comply with 
CDP Policy DP1 and CDP Policy DP2. 
 

F TRAFFIC AND HIGHWAY IMPACT 
 
CDP Policy DP17 (Accessibility and Access) states: 
 
‘All developments should seek to enhance accessibility for sustainable 
modes of transport, by giving priority to pedestrian, cycling and public 
transport access to ensure they are safe, convenient and attractive, and 
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linked to existing networks. Proposals for development shall 
incorporate satisfactory and appropriate provision for: 
(i) Pedestrians, including disabled persons and those with impaired 
mobility; 
(ii) Cyclists, including routes, secure cycle parking and changing 
facilities where appropriate; 
(iii) Public transport and measures that reduce dependency on private 
vehicles; 
(iv) Linkages to networks as appropriate including the development of 
new pedestrian and cycle paths and the development of transit 
corridors in north and east Colchester; 
(v) Servicing and emergency vehicles. 
Access to all development should be created in a manner which 
maintains the right and safe passage of all highway users. Development 
will only be allowed where there is physical and environmental capacity 
to accommodate the type and amount of traffic generated in a safe 
manner. The access and any traffic generated shall not unreasonably 
harm the surroundings, including the amenity of neighbouring 
properties and/or the public rights of way network. 
Proposals will need to be accompanied by a Transport Assessment or 
Statement as well as a Travel Plan or Residential Travel Pack as 
considered appropriate by the local planning authority. The Essex 
County Council Transportation Development Management Policies 
Guidance Note provides further detail on requirements relating to 
accessibility and access including Transport Assessment and 
Statement thresholds for each land use category.’ 
 
CDP Policy DP19 (Parking Standards) requires, in summary, that developments 
adhere to the Essex Planning Officers Association (EPOA) Vehicle Parking 
Standards, which was adopted by Colchester Borough Council as a 
Supplementary Planning Document (SPD) in November 2009. 
 
The Essex Parking Standards: Design and Good Practice (September 2009) set 
out the parking requirements for primary education, as follows: 
 

- A maximum of 1 parking space per 15 pupils;  
- A minimum of 1 cycle space per 5 staff plus 1 space per 3 pupils;  
- Minimum disabled bay provision of 1 space or 5% of the total. 

 
The standards would result in a maximum of 28 parking bays. The application 
proposes 26 car parking spaces plus 2 disabled bays (28 spaces in total). No 
parking or drop off areas are proposed for parents of school pupils. 
 
The application proposes 30 staff. This would result in a requirement for 146 cycle 
spaces. As is usual for schools, the application proposes the provision of a mixture 
of cycle stands and scooter parking, proposing 60 scooter spaces and 40 cycle 
spaces. This is considered to be acceptable and the Highway Authority has raised 
no objection. There would therefore be compliance with CDP Policy DP19. 
 
CCS Policy TA1 (Accessibility and Changing Travel Behaviour), in summary, 
seeks to improve accessibility and change travel behaviour. It encourages 
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development that reduces the need to travel and does not support developments 
that are car-dependent or promote unstainable travel behaviour. Travel plans are 
encouraged as a way of promoting sustainable travel behaviour. 
 
The application includes a Framework Travel Plan. It notes that the nearest bus 
stop is located within 400m of the site on Church Lane, and overall considers that 
the site would be accessible by foot, cycle and public transport.  
 
It is considered that a Travel Plan could be requested via Planning Informative, in 
the event of approval, and that the development would be compliant with CCS 
Policy TA1. 
 
The Highway Authority has raised no objection to the development, subject to 
conditions, which it is considered could be imposed in the event of approval. 
 
The concerns of local councillors regarding vehicular access, narrowness of the 
surrounding roads and traffic impact have been carefully considered.  
 
Wagtail Mews would be 5.5m in width with a 2m footway either side. A Transport 
Assessment has been submitted, which indicates that the development has 
potential to generate 195 vehicular trips in the AM peak (8am-9am) and 166 
vehicular trips in the school PM peak (3pm-4pm). Although the public highway has 
been assessed as being able to cope with this number, it would be likely to be 
lower with the impact of a School Travel Plan. 
  
The application proposes a pedestrian access on the western boundary, as well as 
on the main southern boundary. Concern has been raised about this encouraging 
congestion in Rook End and Kestrel Drive. 
 
The applicant is amenable to removing the secondary pedestrian access if 
necessary; however it is not considered that its presence would exacerbate 
congestion on the area. The use of the gate would ultimately be managed by the 
operator of the school. 
 
No parking restrictions are proposed as part of this application. It is expected that 
the operator of the school would seek to manage responsible parking via the 
School Travel Plan. 
 
Overall, the development location is considered to be acceptable given that it has 
been previously approved as part of a wider masterplan for the area. The 
proposed traffic generated could be accommodated, and the development is 
considered to be compliant with CDP Policy DP17.  
 
 

G FLOOD RISK 
 
CDP Policy DP20 (Flood Risk and Management of Surface Water Drainage), in 
summary, requires adherence to PPS25. It requires incorporation of measures for 
the conservation and sustainable use of water, including appropriate SUDs for 
managing surface water runoff. 
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PPS25 has been superseded by the NPPF, which has similar objectives, namely 
to locate development to the lowest flood risk area (Flood Zone 1). It also requires 
a site specific Flood Risk Assessment for sites over 1ha in area in Flood Zone 1.  
 

 The application includes a site specific Flood Risk Assessment. The Lead Local 
Flood Authority has raised no objection, subject to conditions relating to 
submission of a detailed surface water drainage scheme, submission of a 
maintenance plan, and the upkeep of yearly logs of maintenance. 
 
Subject to the imposition of these conditions, the development would be 
considered to comply with CDP Policy DP20 and the NPPF. 

  
8.  CONCLUSION 

 
In conclusion, the proposed development is considered to be wholly acceptable in 
the proposed location, complying with CSA Policy SA STA1.  
 
There is an identified need for the proposed primary school on the application site, 
and this need should be given great weight in accordance with the NPPF. The site 
also complies with the encouragement for community facilities as per CDP Policy 
DP4 and CCS Policy SD3. 
 
The design of the building and layout of the site would be appropriate for its 
function as a school. It would take account of its surroundings and provide a focal 
point for the surrounding community. Subject to conditions, the development would 
be in compliance with CDP Policy DP1 and CCS Policy UR2. It would also provide 
environmental efficiencies in compliance with CDP Policy DP25. 
 
The development proposes ecological enhancements which are considered to 
comply with CDP Policy DP21. 
 
In terms of landscape and visual impact, a landscape scheme is proposed to fully 
secure planting proposals across the site. The development would not be 
considered to have unacceptable impact on privacy, overlooking, security, noise 
and disturbance, pollution (including light and odour pollution), daylight and 
sunlight, providing that certain conditions are imposed. Amenity would therefore be 
protected, in compliance with CDP Policy DP1. 
 
Health impact and sports provision has been fully considered, in compliance with 
CDP Policy DP2 
 
The development would include parking provision in accordance with CDP Policy 
DP19. The proposed traffic generation has been assessed as being able to be 
accommodated in the surrounding highway, and the development proposes to 
promote sustainable travel though a Travel Plan, in compliance with CDP Policy 
DP17 and CCS Policy TA1. There are considered to be no reasons for refusal 
related to traffic and highway impact. 
 
A site specific Flood Risk Assessment has shown that the site would comply with 
CDP Policy DP20 with the imposition of the suggested conditions. 
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Finally, the environmental objective of the NPPF is considered to have been met, 
resulting in a ‘sustainable development’, for which there is a presumption in favour. 
This complies with CCS Policy SD1 and CDP Policy DP1. The development would 
also provide the necessary facilities and infrastructure to support sustainable 
communities and would be accessible and compatible with the character and 
needs of the local community, in compliance with CCS Policy SD2 (Delivering 
Facilities and Infrastructure). 
 

9.  RECOMMENDED 
 
That pursuant to Regulation 3 of the Town and Country Planning General 
Regulations 1992, planning permission be granted subject to the following 
conditions:  
 
1. The development hereby permitted shall be begun before the expiry of 3 years 

from the date of this permission. Written notification of the date of 
commencement shall be sent to the County Planning Authority within 7 days of 
such commencement. 

 

Reason: To comply with section 91 of the Town and Country Planning Act 1990 
(as amended). 

 
2. The development hereby permitted shall be carried out in accordance with the 

details submitted by way of application reference CC/COL/35/19 dated 
11/06/19,  
 

• Cover letters by Strutt & Parker dated 24/05/19 and13/08/19; 
 

• Emails from Strutt & Parker dated 09/08/29, 13/08/19, 03/09/19 and 
10/09/19, from Applied Acoustic Design dated 13/08/19, from Barnes 
Construction dated 04/09/19, and from ECC Infrastructure Delivery 
dated 12/09/19;  

 

• Planning Statement by Strutt & Parker dated May 2019;  

• Construction Management Plan ref BC1851 Revision 2 by Barnes 
Construction dated September 2019; 

• Climate Based Daylight Modelling by The Energy Practice dated  
05/04/19; 

• Health Impact Assessment by Strutt & Parker dated August 2019; 

• Flood Risk Assessment V1.2 by Concertus dated 08/05/19; 

• Framework Travel Plan ref JTP19163 by Journey Transport Planning 
dated May 2019; 

• Transport Assessment ref JTP18_090 by Journey Transport Planning 
dated May 2019; 

• Site Noise Survey, External Building Fabric & Ventilation Strategy, 
Acoustic Design Report ref 18405/001RevA/ha by Applied Acoustic 
Design dated 30/04/19; 

• Foul Sewage and Utilities Assessment ref BC1831 by Barnes 
Construction (undated); 

• Preliminary Ecological Appraisal Report V2 by Practical Ecology dated 
15/07/19; 
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Together with drawings referenced:   
 

• Proposed External Lighting ref 318083-TEP-DR-ZZ-00-E-3205 Rev P2 
dated 21/03/19; 

• Fence and Gate Layout ref 118216-CDP-DR-ZZ-XX-L-2001 Rev P5 
dated 06/08/19; 

• Relationship to Western Boundary Properties ref 118216-CDP-DR-ZZ-
XX-A-2015-P4 dated 04/09/19; 

• Proposed Block Plan 118216-CDP-DR-ZZ-XX-A-2002 Rev P5 dated 
Feb 2019; 

• Location Plan ref 118216-CDP-DR-ZZ-XX-A-2001 Rev P5 dated Feb 
2019; 

• Proposed Sections ref 118216-CDP-DR-ZZ-XX-A-2005 Rev P2 dated 
20/05/19; 

• Proposed First Floor Plan ref 118216-CDP-DR-ZZ-01-A-2003 Rev P3 
dated 23/05/19; 

• Proposed Ground Floor Plan ref 118216-CDP-DR-ZZ-00-A-2003 Rev 
P3 dated 23/05/19; 

• Proposed Materials ref 118216-CDP-DR-ZZ-XX-A-2007 Rev P1 dated 
24/05/19; 

• Drainage Plan ref 118216-CDP-DR-ZZ-B1-C-4001 Rev P3 dated 
28/05/19; 

• Drainage Details ref 118216-CDP-DR-ZZ-XX-C-6001 Rev P2 dated 
28/05/19; 

• Proposed Roof Plan ref 118216-CDP-DR-ZZ-R1-A-2003 Rev P6 dated 
05/08/19; 

• Proposed Elevations ref 118216-CDP-DR-ZZ-XX-A-2004 Rev P8 dated 
06/08/19; 

• Elevational Material Details ref 118216-CDP-DR-ZZ-XX-A-2014 Rev P3 
dated 06/08/19; 

• Main Entrance Perspective ref 118216-CDP-VS-ZZ-XX-A-2006 Rev P4 
dated 06/08/19; 

• Cropped Main Entrance Perspective ref 118216-CDP-VS-ZZ-XX-A-2016 
Rev P2 dated 06/08/19; 

• Proposed Structure Planting ref 118216-CDP-DR-ZZ-XX-L-6901 Rev P7 
dated 06/08/19; 

• Landscape Proposals ref 118216-CDP-DR-ZZ-XX-L-2002 Rev P7 dated 
06/08/19; 

• External Areas Assessment ref 118216-CDP-DR-ZZ-XX-L-2003 Rev P5 
dated 06/08/19; 

• Section Details Through Boundary ref 118216-CDP-DR-ZZ-XX-L-6015 
Rev P2 dated 06/08/18; 

• Illustrative Section Through Plant ref 118216-CDP-DR-ZZ-XX-L-6016 
Rev P2 dated 06/08/19; 

• Illustrative Section Through Planting Bed ref 118216-CDP-DR-ZZ-XX-L-
6017 Rev P2 dated 06/08/19; 

 
and the contents of the Design and Access Statement by Concertus dated 
07/05/19 
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 and in accordance with any non-material amendment(s) as may be subsequently 
approved in writing by the County Planning Authority, except as varied by the 
following conditions: 
 
Reason: To ensure development is carried out in accordance with the approved 
plans and to comply with Colchester Site Allocations Policy SA STA1; Colchester 
Development Policies DPD Policies DP1, DP2, DP4, DP17, DP19, DP20, DP21 
and DP25; and Colchester Core Strategy Policies SD1, SD2, SD3, UR2 and TA1. 

 
3. The Rating Level of noise emitted from the site’s fixed plant at nearby 

residential premises, to be agreed in advance in writing with the County 
Planning Authority, shall not exceed the representative background sound 
levels, when assessed in accordance with BS 4142. Prior to beneficial 
occupation of the development hereby permitted, the applicant shall submit 
details of the fixed plant to demonstrate compliance with this requirement. As 
part of this, the applicant shall agree the Rating Level limits with the County 
Planning Authority. 

 
Reason: In the interest of local amenity and for compliance with Colchester 
Development Policy DP1.  
 
4. No beneficial occupation of the development hereby permitted shall take place 

unless a noise assessment to predict the noise impact of the proposed Hard 
Outdoor PE Court and Artificial Turf Pitch on nearby noise sensitive 
properties (to be agreed in advance in writing with the County Planning 
Authority), as well as mitigation measures if adverse impacts are found to 
occur, has been submitted to and approved in writing by the County Planning 
Authority. The noise assessment shall include details of the noise predictions 
and baseline noise conditions. The development shall thereafter take place in 
accordance with the approved details. 

 
Reason: In the interest of local amenity and for compliance with Colchester 
Development Policy DP1.  
 
5. The construction of the development hereby permitted shall not be carried out 

unless during the following times: 
 

08:00 hours to 18:00 hours Monday to Friday 
08:00 hours to 13:00 hours Saturdays 
 
and at no other times, including on Sundays, Bank or Public Holidays.  

 
Reason: In the interests of limiting the effects of the construction phase of the 
development on local amenity, to control the impacts of the development and to 
comply with Colchester Development Plan Policy DP1. 

 
6. No fixed lighting shall be erected or installed on-site until details of the location, 

height, design, luminance and operation have been submitted to and approved 
in writing by the County Planning Authority.  That submitted shall include an 
overview of the lighting design including the maintenance factor and lighting 
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standard applied together with a justification as why these are considered 
appropriate.  The details to be submitted shall include a lighting drawing 
showing the lux levels on the ground, angles of tilt and the average lux 
(minimum and uniformity) for all external lighting proposed.  Furthermore a 
contour plan shall be submitted for the site detailing the likely spill light, from 
the proposed lighting, in context of the adjacent site levels. The details shall 
ensure the lighting is designed to minimise the potential nuisance of light 
spillage on adjoining properties and highways.  The lighting shall thereafter be 
erected, installed and operated in accordance with the approved details.  

 
Reason: To minimise the nuisance and disturbances to neighbours and to comply 
with Colchester Development Plan Policy DP1. 
 
7. No works or development shall take place until a scheme to minimise dust 

emissions during construction has been submitted to and approved in writing 
by the County Planning Authority. The scheme shall include details of all dust 
suppression measures and the methods to monitor emissions of dust arising 
from the construction of the development hereby permitted. The development 
shall be implemented in accordance with the approved scheme with the 
approved dust suppression measures being retained and maintained in a fully 
functional condition for the duration of the construction of the development 
hereby permitted. 

 
Reason: To reduce the impacts of dust disturbance from the site on the local 
environment and to comply with Colchester Development Plan Policy DP1. 
 
8. The development hereby permitted shall take place in accordance with the 

mitigation and enhancement measures contained in the Preliminary Ecological 
Appraisal Report V2 by Practical Ecology dated 15/07/19. 
 

Reason: To conserve and enhance Protected and Priority species and allow the 
LPA to discharge its duties under the UK Habitats Regulations, the Wildlife & 
Countryside Act 1981 as amended and s40 of the NERC Act 2006 (Priority 
habitats & species) and for compliance with Colchester Development Plan Policy 
DP21. 
 
9. Prior to the installation of a damp proof membrane, a Biodiversity 

Enhancement Strategy for Protected and Priority species, based on the 
measures outlined in Table 3 of the Preliminary Ecological Appraisal Report V2 
by Practical Ecology dated 15/07/19, shall be submitted to and approved in 
writing by the County 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 to achieve stated objectives;  

c) locations of proposed enhancement measures by appropriate plans;  

d) timetable for implementation  

e) persons responsible for implementing the enhancement measures;  

f) details of initial aftercare and long-term maintenance.  
 
The development shall be implemented in accordance with the approved strategy 
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and shall be retained in that manner thereafter. 
 
Reason: To enhance Protected and Priority Species/habitats and allow the LPA to 
discharge its duties under the s40 of the NERC Act 2006 (Priority habitats & 
species) and for compliance with Colchester Development Plan Policy DP21. 
 
10. No development shall take place beyond the installation of a damp proof 

membrane until details and samples of materials, including render, and timber, 
brick and brick mortar, have been submitted to and approved in writing by the 
County Planning Authority.  The details shall include the use of ‘Cinder Grey’ 
brick. The development shall be implemented in accordance with the approved 
details. 

 
Reason: To limit the impacts on local amenity and to comply with Colchester 
Development Plan Policy DP1 and Colchester Core Strategy Policy UR2. 
 
11. Prior to installation of windows, details including plans and material samples of 

the window frames, vents and window recess shall have been submitted to 
and approved in writing by the County Planning Authority. The development 
shall take place in accordance with the approved details. 

 
Reason: To limit the impacts on local amenity and to comply with Colchester 
Development Plan Policy DP1 and Colchester Core Strategy Policy UR2. 
 
12. Prior to the installation of any part of the surface water drainage system, a 

detailed surface water drainage scheme for the site, based on the submitted 
Flood Risk Assessment V1.2 by Concertus dated 08/05/19, shall have been 
submitted to and approved in writing by the County Planning Authority. The 
scheme shall be based on sustainable drainage principles and an assessment 
of the hydrological and hydro geological context of the development and shall 
include but not be limited to:  

 
- Limiting discharge rates to the greenfield 1 in 1 year rate for all storm 

events up to an including the 1 in 100 year rate plus 40% allowance for 
climate change subject to agreement with Anglian Water;  

 
- Provide sufficient storage to ensure no off site flooding as a result of the 

development during all storm events up to and including the 1 in 100 year 
plus 40% climate change event;  

- Final modelling and calculations for all areas of the drainage system;  

- The appropriate level of treatment for all runoff leaving the site, in line with 
the Simple Index Approach in chapter 26 of the CIRIA SuDS Manual C753;  

- Detailed engineering drawings of each component of the drainage scheme;  

- A final drainage plan which details exceedance and conveyance routes, 
FFL and ground levels, and location and sizing of any drainage features; 

- A written report summarising the final strategy and highlighting any minor 
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changes to the approved strategy. 
 

The development hereby permitted shall be implemented in accordance with 
the approved scheme.  

 
Reason: To minimise the risk of flooding and for compliance with Colchester 
Development Plan Policy CDP Policy DP20. 
 
13. The development hereby permitted shall take place in accordance with the 

submitted Construction Management Plan ref BC1851 Revision 2 by Barnes 
Construction dated September 2019. 
 

Reason: To minimise the risk of flooding, in the interests of highway safety and to 
minimise impact on local amenity and for compliance with Colchester 
Development Plan Policies DP1, DP17 and DP20.  
 
14. Prior to beneficial occupation of the development hereby permitted, a 

Maintenance Plan detailing the maintenance arrangements including who is 
responsible for different elements of the surface water drainage system and 
the maintenance activities/frequencies, has been submitted to and approved in 
writing by the County Planning Authority.  Should any part be maintainable by 
a maintenance company, details of long term funding arrangements shall be 
provided as part of the plan. The development shall thereafter be implemented 
in accordance with the approved plan. 

 
Reason: To minimise the risk of flooding and for compliance with Colchester 
Development Plan Policy CDP Policy DP20. 
 
15. The applicant or any successor in title shall maintain yearly logs of 

maintenance which should be carried out in accordance with any approved 
Maintenance Plan. These must be available for inspection upon a request by 
the County Planning Authority.  

 
Reason: To minimise the risk of flooding and for compliance with Colchester 
Development Plan Policy CDP Policy DP20. 
 
16. No development shall take place beyond the installation of a damp proof 

membrane until a landscape scheme has been submitted to and approved in 
writing by the County Planning Authority.  
 
The scheme shall include: 
 
- details of areas to be planted with species, sizes, spacing, method of 
planting, protection, programme of implementation and maintenance schedule; 
- provision for the relocation of the ‘Quercus Robur’ in the north west of the 
site as shown on drawing ref Proposed Structure Planting ref 118216-CDP-
DR-ZZ-XX-L-6901 Rev P7 dated 06/08/19 to a position further south along the 
western boundary;  
- Inclusion of larger trees on the southern boundary to reflect those used in the 
parkland to the south; 
- provision for planting for screening purposes along the western boundary, as 

Page 51 of 57



   
 

set out in condition 24. 
 
The scheme shall be implemented within the first available planting season 
(October to March inclusive) following commencement of the development 
hereby permitted in accordance with the approved details and maintained 
thereafter in accordance with condition 17 of this permission. 

 
Reason: To comply with section 197 of the Town and Country Planning Act 1990 
(as amended), to improve the appearance of the site in the interest of visual 
amenity and to comply with Colchester Development Plan Policies DP21 and DP1. 
 
17. Any tree or shrub forming part of a landscaping scheme approved in 

connection with the development under Condition 16 of this permission that 
dies, is damaged, diseased or removed within the duration of 5 years during 
and after the completion of the development shall be replaced during the next 
available planting season (October to March inclusive) with a tree or shrub to 
be agreed in advance in writing by the County Planning Authority. 

 
Reason: In the interest of the amenity of the local area, to ensure development is 
adequately screened and to comply with Colchester Development Plan Policies 
DP21 and DP1. 
 
18. No development of the All Weather Pitch, as shown on drawing ref External 

Areas Assessment ref 118216-CDP-DR-ZZ-XX-L-2003 Rev P5 dated 
06/08/19, shall take place until details of the design and layout of the All 
Weather Pitch, including details of surfacing, construction cross-section, line 
marking, goal storage and fencing have been submitted to and approved in 
writing by the County Planning Authority. The development shall be 
implemented in accordance with the approved details.  
 

Reason: To ensure the development is fit for purpose and sustainable and to 
accord with Colchester Development Plan Policy DP2. 
 
19. No development of the natural turf playing field, shown as soft informal play on 

drawing ref External Areas Assessment ref 118216-CDP-DR-ZZ-XX-L-2003 
Rev P5 dated 06/08/19, shall commence until the following documents have 
been submitted to and approved in writing by the County Planning Authority: 
(i) A detailed assessment of ground conditions (including drainage and 
topography) of the land proposed for the playing field which identifies 
constraints which could affect playing field quality; 
(ii) Based on the results of the assessment to be carried out pursuant to (i) 
above, a detailed scheme which ensures that the playing field will be provided 
to an acceptable quality. The scheme shall include a written specification of 
soils structure, proposed drainage, cultivation and other operations associated 
with grass and sports turf establishment and a programme of implementation. 

 
The development shall thereafter be implemented in accordance with the 
approved scheme.  

 

Reason: To ensure that the playing field is prepared to an adequate standard and 
is fit for purpose and to accord with Colchester Development Plan Policy DP2. 
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20. No beneficial occupation of the development hereby permitted shall take place 
unless the vehicle and pedestrian access arrangements as shown on drawing 
Landscape Proposals ref 118216-CDP-DR-ZZ-XX-L-2002 Rev P7 dated 
06/08/19 have been fully completed. 

 
Reason: In the interests of highway safety and for compliance with Colchester 
Development Plan Policy DP17.  
 
21. Notwithstanding the provisions of the Town and Country Planning (General 

Permitted Development Order) 2015 or any Order amending, replacing or re-
enacting that Order), no gates shall be erected at the vehicular or pedestrian 
accesses on Wagtail Mews, as shown on drawing Landscape Proposals ref 
118216-CDP-DR-ZZ-XX-L-2002 Rev P7 dated 06/08/19 unless they open 
inwards from the public highway towards the site and those serving a vehicular 
access shall be set back a minimum distance of 6 metres from the nearside 
edge of the Wagtail Mews carriageway. 

 
Reason: In the interests of highway safety and for compliance with Colchester 
Development Plan Policy DP17.  
 
22. The western façade of the main school building hereby permitted shall be 

positioned at least 12.9m from the façade of the residential properties on Rook 
End, as shown on drawing ref 118216-CDP-DR-ZZ-XX-A-2015-P4 dated 
04/09/19. 

 
Reason: In the interests of residential amenity and for compliance with Colchester 
Development Plan Policy DP1. 
 
23. No beneficial occupation of the development hereby permitted shall take place 

unless full details of the school signage have been submitted to and approved 
in writing by the County Planning Authority. The details shall include the size, 
design, colour, materials and positioning of the signage to create a clear focal 
point for the main school entrance. 
 

Reason: To limit the impacts on local amenity and to comply with Colchester 
Development Plan Policy DP1 and Colchester Core Strategy Policy UR2. 

 
24. No development shall take place beyond the installation of a damp proof 

membrane unless a scheme for obscuring visibility of properties in Rook End 
has been submitted to and approved in writing by the County Planning 
Authority. The scheme shall include treatment of the most southerly first-floor 
window on the western elevation, as shown on drawing Proposed Elevations 
ref 118216-CDP-DR-ZZ-XX-A-2004 Rev P8 dated 06/08/19, and inclusion of 
planting for screening along the western boundary. The development shall 
take place thereafter in accordance with the approved details. 

 
Reason: In the interests of residential amenity and for compliance with Colchester 
Development Plan Policy DP1. 
 
25. No beneficial occupation of the development hereby permitted shall take place 

until details of covered cycle parking provision, as indicated on drawing ref 
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Landscape Proposals ref 118216-CDP-DR-ZZ-XX-L-2002 Rev P7 dated 
06/08/19 have been submitted to and approved in writing by the County 
Planning Authority. The details shall include the design, location and number 
of spaces for cycle parking to be provided prior to the beneficial occupation of 
the development hereby permitted and details of additional cycle spaces 
including the number, location, design and timeframe for implementation 
based on a specified methodology to identify any additional need. The 
development hereby permitted shall be carried out in accordance with the 
approved details and shall thereafter be retained and maintained for the 
duration of the development hereby permitted. 

 
Reason: In the interest of highway safety, to ensure the free-flow of traffic on the 
public highway and to comply with Colchester Development Plan Policy DP19. 
 
26. No beneficial occupation of the development hereby permitted shall take place 

until the parking areas indicated on plan Landscape Proposals ref 118216-
CDP-DR-ZZ-XX-L-2002 Rev P7 dated 06/08/19 have been laid out and clearly 
marked for the parking of cars, lorries and any other vehicles that may use the 
site, including motorcycles, bicycles and provision for the mobility impaired. 
The parking areas shall be permanently retained and maintained for parking 
and shall be used for no other purpose. 

 
Reason: In the interest of highway safety, to ensure the free-flow of traffic on the 
public highway and to comply with Colchester Development Plan Policy DP19. 

 
27. The bin store compound, as indicated on drawing Landscape Proposals ref 

118216-CDP-DR-ZZ-XX-L-2002 Rev P7 dated 06/08/19, shall not be erected 
until details of the design, height and location have been submitted to and 
approved in writing by the County Planning Authority. The development shall 
thereafter be implemented in accordance with the approved details. 

 
Reason: To limit the impacts on local amenity and to comply with Colchester 
Development Plan Policy DP1 and Colchester Core Strategy Policy UR2. 

 
 

 BACKGROUND PAPERS 
 
Consultation replies 
Representations 
 

 THE CONSERVATION OF HABITATS AND SPECIES REGULATIONS 2017 (AS 
AMENDED) 
 
The proposed development would not be located adjacent to a European site.  
 
Therefore, it is considered that an Appropriate Assessment under Regulation 63 of 
The Conservation of Habitats and Species Regulations 2017 (as amended) is not 
required. 
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 EQUALITIES IMPACT ASSESSMENT 
 
This report only concerns the determination of an application for planning 
permission.  It does however take into account any equality implications.  The 
recommendation has been made after consideration of the application and 
supporting documents, the development plan, government policy and guidance, 
representations and all other material planning considerations as detailed in the 
body of the report. 
 

 STATEMENT OF HOW THE LOCAL AUTHORITY HAS WORKED WITH THE 
APPLICANT IN A POSITIVE AND PROACTIVE MANNER  

 
In determining this planning application, the Local Planning Authority has worked 
with the applicant in a positive and proactive manner based on seeking solutions 
to problems arising in relation to dealing with the planning application by liaising 
with consultees, respondents and the applicant/agent and discussing changes to 
the proposal where considered appropriate or necessary.  This approach has been 
taken positively and proactively in accordance with the requirement in the NPPF, 
as set out in the Town and Country Planning (Development Management 
Procedure) (England) Order 2015. 
 

 LOCAL MEMBER NOTIFICATION 
 
COLCHESTER - Stanway and Pyefleet      
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AGENDA ITEM 5.1  

  

DR/28/19 
 

Committee  DEVELOPMENT & REGULATION 
 
Date   27 September 2019 
 

INFORMATION ITEM 
Applications, Enforcement and Appeals Statistics 
 
Report by Chief Planning Officer (County Planning and Major Development) 
 

Enquiries to Emma Robinson – tel: 03330 131 512 
                                            or email: emma.robinson@essex.gov.uk 
 

1.  PURPOSE OF THE ITEM 
 
To update Members with relevant information on planning applications, appeals 
and enforcements, as at the end of the previous month, plus other background 
information as may be requested by Committee. 

 

  
BACKGROUND INFORMATION 
 
None. 
 
Ref: P/DM/Emma Robinson/ 
 

 MEMBER NOTIFICATION 
 
Countywide. 

 

 

Major Planning Applications             SCHEDULE 

Nº. Pending at the end of July 27 

  

Nº. Decisions issued in August  5 

  

Nº. Decisions issued this financial year 15 

  

Overall % in 13 weeks or in 16 weeks for EIA applications or applications 
within the agreed extensions of time this financial year (Target 60%)  

94% 

  

Nº. Delegated Decisions issued in August 1 

  

Nº. applications where Section 106 Agreements pending at the end of August 3 
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Minor Applications 

% of minor applications in 8 weeks or applications within the agreed 
extensions of time this financial year (Target 70%) 

100% 

  

Nº. Pending at the end of July 7 

  

Nº. Decisions issued in August 1 

  

Nº. Decisions issued this financial year 8 

  

Nº. Delegated Decisions issued in August 1 

 
All Applications 

Nº. Delegated Decisions issued in August 2 

  

Nº. Committee determined applications issued in August 4 

  

Nº. of Submission of Details dealt with this financial year 63 

  

Nº. of Submission of Details pending at the end of August 34 

  

Nº. of referrals to Secretary of State under delegated powers in August 0 

 

Appeals 

Nº. of outstanding planning and enforcement appeals at end of August 0 

  

Nº. of appeals allowed in the financial year 0 

  

Nº. of appeals dismissed in the financial year 0 

 

Enforcement 

Nº. of active cases at end of last quarter 29 
  

Nº. of cases cleared last quarter 8 

  

Nº. of enforcement notices issued in August 0 

  

Nº. of breach of condition notices issued in August 0 

  

Nº. of planning contravention notices issued in August 0 

  

Nº. of Temporary Stop Notices issued in August 0 
 

 

Nº. of Stop Notices issued in August 0 

 Page 57 of 57


	Agenda Contents
	1 Membership,\ Apologies,\ Substitutions\ and\ Declarations\ of\ Interest
	2 Minutes
	4.1 Lakelands\ Primary\ School,\ Stanway
	5.1 Applications,\ Enforcement\ and\ Appeal\ Statistics

