Little Chesterford Parish Council

  Minutes of a Parish Council Meeting held on Thursday 5th January 2023 at 7.30pm 

Present Chair Robert Pumfrey, Cllr Annie Roberts, Cllr Fiona Wilkinson, Cllr Paul Osborne, Cllr Ian Couchman
In Attendance Andy Carlyle - Clerk to the Council. County Cllr Paul Gadd, District Cllrs Gregory and Pavitt.
 23/001 APOLOGIES FOR ABSENCE

Apologies for absence were received and noted from Cllr Lez Davison 
23/002 DECLARATIONS OF INTEREST
Cllr Pumfrey declared an interest as a neighbour for regarding planning Springwell Old Farm Ref 23/006(iii). Cllrs Couchman and Wilkinson declared an interest as a neighbour Land rear of Woodene Ref: 23/006(iv)
23/003 PUBLIC PARTICIPATION

No member of the public was present.
23/004 MINUTES OF THE LAST MEETINGS

The minutes of the November 2022 Parish Council Meeting were approved by Councillors as an accurate representation. Chair Robert Pumfrey signed the minutes.
23/005 DISTRICT COUNCILLOR`S REPORT

 County Councillor
· Land at Springwell- Enforcement is progressing through the formal process. Residents of Springwell are progressing independently with Uttlesford CC directly.

· 20mph hopeful that this will be progressed during 2023, currently is in the hands of Essex Highways. Request that the Parish Council is involved in the planning and design phase.
District Cllrs

· Next phase of Chesterford Research Park (CRP) planning. Consideration being given to the use of Electric cycles to connect the Park with Great Chesterford rail station. District Cllrs have suggested that as Section 106 a cycle path be provided from the Station to CRP and bike storage and charging points be provided at both locations. Buildings 800 and 100 could see up to 1400 new jobs at CRP. 
· Suggested that the cycle path could be extended from Little Chesterford to Littlebury as part of this planning gain.

· By- election today for Great Dunmow caused by the resignation of Coilin Day R4U – low turnout expected.
· London Road 124 houses – Public Exhibition now 111 proposed. Open Area to south of plot will be transferred to GCPC. Ownership will be transferred from Audley End Estates to Hill, thence to a Management Company with a clause that it must remain Open space.
· Land Opposite Rectory Farm – developer meeting. Concerns raised regarding style and noise pollution from Air Source heat pumps, plus the fact the site will have no access to the village into Walden Road. Basic layout looks okay but need to see developed plans. Currently 9 units of which 2 will be bungalow style but no low-cost units. 
23/0006 PLANNING  
The following responses were agreed to be returned to Uttlesford District Council relating to planning:
I. UTT/17/3314/FUL. Manor Lodge High Street: Conversion of rural building to create single dwelling (amended scheme to that approved under planning permission). An appeal has been made to the Secretary of State against the decision of Uttlesford District Council to Refuse

a. Response: Object
Little Chesterford Parish Council would like to additionally draw the planning inspector’s attention to the Great and Little Chesterford Neighbourhood Plan. At a referendum held on 8th December 2022, this Plan gained 95.2% positive vote in favour of adoption, and therefore must be given significant regard.  The appropriate policies and considerations are below.

b. The Neighbourhood Plan contains housing sites, and therefore as per the Written Ministerial Statement made on `12 December 2016 (UIN HCWS346) , the LPA needs only to demonstrate a 3 year land supply in order to satisfy the requirements of the NPPF regarding sustainable development. The LPA has demonstrated an up-to-date figure of 4.89 years land supply.

c. Policy GLNCP/5- Historic Environment, states that “In Little Chesterford, the Historic Core (Figure 5.17), comprising the open space and setting of the Church and Hall should be conserved”. This application lies wholly within the Historic Core and affects the setting of the Manor Hall, as supported by the statement by Historic England.

d. Policy GLNCP/4b – Views, states that “Development will be supported if: a) it maintains and does not significantly adversely impact on. the Important Views or Locally Important Views” Important View 26 – The Manor, Little Chesterford from the High Street (View from the High Street, Little Chesterford close to the bridge looking southwards to the Manor). This application materially adversely affects this view. 

II. UTT/22/3192/SCO DEVELOPMENT: Request for screening opinion - for a hybrid planning application related to the remaining undeveloped plots within the adopted Masterplan area at Chesterford Research Park.
Response:

Little Chesterford Parish Council anticipate that their concerns including, but not limited to, landscape, currency of travel plans, run-off, green energy, and community contributions will be addressed during the hybrid application process. 

III. UTT/22/3213/LB: Springwell Old Farm Walden Road Little Chesterford Essex CB10 Internal alterations and relocation of entrance door to west lean-to.
Response:

No comment
IV. UTT/22/3321/OP : Land Rear Of Woodene Walden Road Little Chesterford Saffron. Outline application with all matters reserved for a proposed new detached dwelling.
Note on this application: valid call in and the application will be reported to Planning Committee if recommended for approval - Nigel Brown Development Manager UDC.

Response:

Little Chesterford Parish Council strongly object to this application, as because of the location, size and elevation of the plot, any possible development would: 

· Cause substantive harm to historic assets including the adjacent Grade II listed Riders Croft, the historic sunken bank that forms the boundary of the High Street, and other adjacent historic assets contrary to NPPF paras 202, 203 and 197 (c), Uttlesford Local Plan Policies GEN2 (a)& (b), ENV2 and Great and Little Chesterford Neighbourhood Plan Policies GLNCP/5 (1) & (6) and GLCNP/4b. 

· Be out of character with the local village and development pattern contrary to NPPF 130 (b) and (c), Uttlesford Local Plan Policy S7 and Great and Little Chesterford Neighbourhood Plan Policy GLNCP/2 (2).

· Severely impact the occupiers of neighbouring properties, through loss of privacy, loss of daylight, overbearing impact contrary to the Uttlesford Local Plan policy Gen2 (i). 

· Not contribute towards sustainable development. This plot is in the countryside according to the Uttlesford Local Plan Policy S7. The “titled balance” does not apply in this instance as there is a Neighbourhood Plan in place which allocates housing sites, and the Local Authority has greater than 3 years Land Supply.

Whilst we recognise that the plans included in the application are indicative, any determination of whether the plot can be developed must necessarily consider how this could be implemented. The size of the plot, its prominent location in the historic High Street, proximity to heritage assets and its elevation on a steep bank above the highway mean that any solution would necessarily have these impacts. This can be seen for both the indicative design and, the scheme previously rejected at appeal by the planning inspector (UTT/1158/96/FUL, UTT/1158/96/FUL).  

We are also concerned that the application contains material inaccuracies including the plot size which appears to include the steep bank between the elevated plot and the existing footway. This area has always been considered to be a highway verge, and its continuation to the north contains a highway asset of grit bin, as well as the broadband junction box. 

Similarly the Ecological Assessment of the site appears to have been carried out within one week of all of the vegetation on the site having been cleared by the applicant, and does not provide an accurate indication of either the site biodiversity or particularly the presence of bats which are known to frequent the site as a hunting ground. 

Any development of this plot would also have an extremely disruptive effect on residents and local business. The narrowness of the highway and the excavation of the bank required for construction would require prolonged road closures, disproportionate to the gain in housing stock. 

Harm to historic assets

The proposed development site lies adjacent to Grade II Listed Rider’s Croft and is prominently sited as you enter the High Street from the East. As shown in the applicant’s Design and Access Statement p6 there are 5 listed buildings within 150 metres of the site.  There are also other non-designated historic buildings in proximity including Woodene (adjacent) and the White House (diagonally opposite) which form the visual gateway to the village.

As stated in the Planning Inspectors appeal decision and the reapplication advice given in 2015, a two-storey dwelling on the top of the elevated bank would cause harm to the setting of these historical assets. However, the new indicative proposals, being close to the whilst reduced in height relative to Woodene and Rider’s Croft, would be sited closer to the High Street and carriageway and be even more prominent on the street scene. The harm would not be diminished but changed in nature.

Any development would therefore cause significant harm to these historic assets contrary to provisions of the NPPF and Local Plan Policies GEN2 and ENV2, and the Great and Little Chesterford Neighbourhood Plan Policy GLNP/5 which seek to conserve heritage assets. 

Additionally, the bank that forms the northern boundary of the site has been designated by the Great and Little Chesterford Neighbourhood Plan as a historic feature that must be conserved and enhanced by any development.  This sunken bank is a distinctive local feature that contributes to the historical charm and feel of the village. Policy GLNCP5 states that “The Local Historic Features (flint walls and sunken banks) should be conserved or enhanced by any development proposals”.  The bank that forms the northern boundary to the plot is clearly marked on the definitive map showing these features. Any access to development on this plot would necessarily substantively damage this local heritage feature, the indicative plan would destroy it completely.

Out of character with surrounding environment

The small plot size immediately adjoining the High Street is out of character with the surrounding village environment, as previously determined by the planning inspector. The indicative plans do nothing to mitigate this impact. The proximity to the carriageway in these plans is atypical of the settlement pattern of the surrounding houses on the southern side of the High Street, which are all set much further back. 

Both the indicative plans and the plans previously rejected an appeal are very prominent on the street scene at the eastern approach into the village because of their elevation above the carriageway, and in the case of the indicative plans, their proximity to it. 

The Great and Little Chesterford Neighbourhood Plan defines important views, and Policy GLNCP/4b –Views, states that Development will be supported if it maintains or enhances and does not significant adversely impact on the Important Views or Locally Important Views”.  Locally Important View 31 High Street, Little Chesterford is described in the view designation as “Looking down High Street, Little Chesterford from the junction with the old Walden Road. Identified by the community as a valued historic view. The view from the top of the High Street towards the west includes the distinctive banks of the sunken road, with near and far views of historic buildings including the Grade 2 Rider's Croft and Kings Farm and characteristic flint walls” This view would be significantly adversely affected by any proposed development. 

Adverse impact on neighbouring properties.

Local Plan Policy Gen2 (i) states that “Development will not be permitted unless its design [..] is would not have a materially adverse effect on the reasonable occupation and enjoyment of a residential or other sensitive property, as a result of loss of privacy, loss of daylight, overbearing impact or overshadowing”. Because of the elevation of the plot, any proposed development would necessarily have a significant adverse effect on surrounding properties, particularly Woodstock Elm, opposite.  The carriageway and footway are very narrow and the upper floor(s) of any development on the elevated bank would necessarily be overbearing and overshadowing, especially where the development is close to the carriageway as in the indicative plans. Any development would result in a lack of privacy, and in the indicative plans the upper floors are unacceptably close to that of Woodstock Elm.  The daylight analysis based on the indicative plan seems also to have both overestimated the distance between Woodstock Elm and the proposed development and underestimated their relative elevations compared with other measurements given elsewhere in the submission.

Does not contribute to sustainable development.

The applicant asserts that the “titled balance” in favour of sustainable development should apply to this proposal; however, this does not consider the Great and Little Chesterford Neighbourhood Plan At a referendum held on 8th December 2022, the Plan gained a 95.2% positive vote in favour of adoption, and therefore must be given significant regard.  This plan contains housing sites, and therefore as per the Written Ministerial Statement made on`12 December 2016 (UIN HCWS346), the LPA needs only to demonstrate a 3-year land supply to satisfy the requirements of the NPPF regarding sustainable development. The LPA has demonstrated an up-to-date figure of 4.89 years land supply. Within the Great and Little Chesterford Neighbourhood Plan area, consented development has already substantially exceeded the indicative figure by the LPA for the period 2019-2033.

The Parish Council would like to note that they usually welcome the addition of smaller two-bedroom units to the local property stock as they are in demand for smaller families and the elderly. However, any development on this plot would not meet the needs of these residents due to the elevation of the plot. The indicative plan is indeed reliant on navigation of many steps to reach the living areas and gardens. It is not clear that any proposal would be able to meet the current mobility design requirements. 

Plot size inaccuracy and Impact on Highway Verge

In the previously submitted application on this site, (UTT/1158/96/FUL) the plot size was stated to be 291 square metres. However, the plot size on this application is stated to be 44.2 sqm larger at 335.20sqm. On the previous application, the hedgerow at the top of the bank, cut down by the applicant in March 2022, was considered to form the boundary.  The discrepancy appears to be because the applicant now considers the bank which forms the highway verge to be part of the plot. The Parish Council is concerned that the highways verge has been used to make the plot appear larger, and that it’s utility as a highways feature will be impacted. The bank immediately to the east contains an ECC gritting bin and the broadband hub box that supplies the High Street.  It is unclear whether the verge/bank also contains the main broadband supply to the village. The footway is only on this side of the road and is very narrow. Any development would need to ensure that these highway features were not impacted.

Ecological Assessments and net biodiversity

Prior to early March 2022, this plot been a garden prior to 1994, has been very occasionally maintained, and had rewilded with an significant biodiversity increase; The plot was then cleared of vegetation, including the boundary hedgerow, in early March 2022 within one week of the Ecological Assessment being completed  The evidential value of an assessment carried out at this time is not clear; for example bats are most certainly known to hunt over the plot and it is not clear whether any roosts may have been destroyed,  Any development on the will certainly result in a net biodiversity loss from a baseline of March 2022, and even the present day as nature starts to re-establish itself.

Disproportionate disruption from construction

Any development on this plot would cause extended and disproportionate disruption to residents and local business during construction. The carriageway and footway are very narrow and this together with the elevated nature of the plot and the excavation required mean that the carriageway and footway would need to be closed for much longer than would usually be required to construct a small house.  Such disruption is disproportionate to very modest gain in housing stock. 
23/007 PLANNING DECISIONS

The following planning decisions were noted:

I. UTT/22/2207/HHF Application to discharge condition 7 (lighting scheme) of UTT/19/0573/OP Land to the Southwest of London Road Great Chesterford Essex
Decision- Discharge Conditions in Full - 8th November 2022

II. UTT/21/3244/FUL Demolition of existing dwelling and erection of 1 no. replacement dwelling, including relocated access - revised scheme to that approved under Meadowcroft High Street Little Chesterford Essex CB10 1TS

Decision Approve with Conditions - 21st November 2022

III. UTT/22/1373/HHF The construction of a Green Energy Hub for the Chesterford Research Park comprising solar array development, a battery energy storage system, associated transformers, underground cabling and other electrical equipment, related landscaping scheme, fencing and CCTV.
Decision Approve with Conditions - 23rd December 2022
23/008 NEIGHBOURHOOD PLAN
The Neighbour Plan referendum has been completed with an overwhelming majority for acceptance – 92.5% with a higher turnout than Great Chesterford. A discussion took place regarding whether there was a statutory time limit after a Neighbourhood Plan referendum before formal adoption. Six weeks was considered.

23/009 FINANCE
It was agreed that the Precept for 2023/24 would remain at the current level of £2500. The Chair signed the precept form and the Clerk to submit this to Uttlesford CC for acceptance.
23/010 ADDITIONAL MATTERS
i. Heras fencing around the Manor – following a discussion concerning the conditions in the planning application for the provision of the Heras fencing, the Council agreed to further consideration at the next Parish Council meeting in March. 
ii. The bin adjacent to the Notice Board has lost its outside cover, agreed that the Council would consider replacement once a price has been obtained.   
23/011MATTERS FOR FURTHER DISCUSSION                                                                                                                   
23/012 DATE OF NEXT MEETING
The next meeting of the Parish Council will be held at 7.30pm on Thursday 9th March 2023.
The meeting closed at 21:06
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