Little Chesterford Parish Council

  Minutes of a Parish Council Meeting held on Thursday 11th January 2024 at 7.30pm 

Present Chair Robert Pumfrey, Cllr Helen Rayner, Cllr Fiona Wilkinson, Cllr Paul Osborne, Cllr Ian Couchman
In Attendance Andy Carlyle - Clerk to the Council.
 24/001 APOLOGIES FOR ABSENCE

Apologies for absence were received and noted from Cllr Lez Davison. County Cllr Paul Gadd, District Cllrs Gregory and Pavitt
24/002 DECLARATIONS OF INTEREST
Cllr Pumfrey and Cllr Rayner declared an interest as a neighbour for regarding planning 
i. UTT/23/2988/FUL Proposed agricultural building - Springwell Paddock Walden Road Little Chesterford Essex
ii. UTT/23/2989/FUL Proposed sheep and goat shelter Springwell Paddock Walden Road Little Chesterford

24/003 PUBLIC PARTICIPATION

No member of the public was present.
24/004 MINUTES OF THE LAST MEETINGS

The minutes of the November 2023 Parish Council Meeting were approved by Councillors as an accurate representation. Chair Robert Pumfrey signed the minutes.
24/005 DISTRICT COUNCILLOR`S REPORT

 County Councillor
· Report from County Cllr discussed.
· 20mph hopeful that this will be progressed during 2024, currently is in the hands of Essex Highways. Request that the Parish Council is involved in the planning and design phase.
District Cllrs

· Nothing to report.
24/0006 PLANNING  
The following responses were agreed to be returned to Uttlesford District Council relating to planning:
I. UTT/23/2988/FUL Proposed Agricultural Building Springwell Paddock Walden Road Little Chesterford.

Little Chesterford Parish Council strongly object to this proposal as it is results in unsafe intensification of use of a dangerous access, does not demonstrate safe extraction of water and disposal of waste; and has insufficient evidence to support the creation of a building in the open countryside contrary to the settlement pattern. 

This application is to repurpose a residential building erected without planning permission and that is required to be demolished by July 2024 for commercial agricultural use.  However, many of the considerations that lead to the refusal for the residential planning application still apply to conversion for agricultural use. 

(1)  The intensification of use of the access for commercial agricultural use on the site is unsafe.

The access to this site is dangerous, as found by the planning inspector for an appeal APP/C1570/W/18/3202146 which was dismissed for wooden stables (7 separate units) for private equestrian use on existing grazed land on 12 November 2018. In that case the Inspector noted that the existing access into the site is narrow, off the busy Walden Road, and is at an acute angle to the main road. The Inspector for this appeal highlighted that it is only convenient to use the access in one direction and its use could involve difficult and possibly dangerous manoeuvres for vehicles gaining access to or leaving the site, and that intensification of use of this access was unsafe. This is equally true for intensification of use associated with this agricultural building to support the breeding of horses, sheep and goats, as this matches or exceeds that rejected by UDC as unsafe for stabling. This was upheld by the planning inspector for a recent enforcement appeal APP/C1570/C/22/3310260 on 18 October 2023 regarding and unauthorised residential dwelling and associated commercial agricultural activity on this site. They noted that the proposed development would results in an unacceptably increased risk to highway safety in the vicinity of the site, in conflict with Policy GEN1 of the Local Plan. 

 (2) No information has been submitted to assess the environmental impact and safety of waste disposal and drinking water extraction.

We note that the application includes a WC and animal wash area. The site has no mains foul water service, so it should therefore have a private wastewater treatment plant that complies with current Environment Agency regulations. As there is no evidence to suggest that such a plant exists, the foul water discharge from the site must be considered to be unsafe.

The site does not benefit from any mains water supply. The applicant is reported to have created a borehole. Since no information about the use of a borehole has been submitted, this similarly cannot be considered to be safe, nor to apply with abstraction regulations. It should be noted that the site lies within the Groundwater Source Protection Zone I (Inner Protection Zone). See Environment Agency mapping.

(3) The proposed agricultural building does not conform to the settlement patterns, and there is insufficient evidence to support the requirement for such a building in open countryside

The proposed building is isolated outside the settlement boundary and substantially to the rear of a small line of dwellings that front onto the Walden Road and form the hamlet of Springwell, being in open countryside.

 Policy S7 of the Local states that in the countryside, which will be protected for its own sake, planning permission will only be given for development that needs to take place there, or is appropriate to a rural area. It further states that there will be strict controls on new building. Policy GLCNP/1 of the Great and Little Neighbourhood Plan P states that proposals outside of the Great Chesterford development limits or Little Chesterford settlement boundary development proposals should relate to uses that need to be located in the countryside. 

However, the planning inspector for case APP/C1570/C/22/3310260 on 18 October 2023 states about the agricultural business that “there is a distinct lack of financial evidence over recent years to demonstrate that the business is financially sound and has a clear prospect of remaining viable for the foreseeable future”. The applicants’ business, as stated in this application is the same as that stated in the appeal case and has provided no further information as to the viability of the business. We further comment that stocking levels as stated in the applicants’ plan would indicate that it is at capacity. It must therefore be concluded that there is still insufficient evidence to support the creation of a building in open countryside. 

We strongly suggest that this application be rejected on the above grounds. Should it be recommended for approval, we request that a condition clearly prohibiting residential use be attached.
II. UTT/23/2989/FUL | Proposed sheep and goat shelters | Springwell Paddock Walden Road Little Chesterford Essex
Little Chesterford Parish Council strongly object to this proposal as it is results in unsafe intensification of use of a dangerous access; and has insufficient evidence to support the creation of buildings in the open countryside contrary to the settlement pattern. 

This application is for 4 field and goat shelters for commercial agricultural use.  Six agricultural animal shelters on this site are to be demolished by March 2024, as required by the planning inspector in appeal APP/C1570/C/23/3324819. We support the inspector in their determination that these are buildings and not field shelters that are frequently moved. Given the size of the agricultural animal shelters detailed in the inspectors report from their site visit, we surmise that this application is for the two of the existing animal shelters to be retained, and two new ones of a similar size erected,, the larger existing shelters being required to be removed/demolished.  

As per UTT/23/2988/FUL, we object to the proposal for erection of these agricultural buildings on this site as 

(1)  The intensification of use of the access for commercial agricultural use on the site is unsafe.

The access to this site is dangerous, as found by the planning inspector for an appeal APP/C1570/W/18/3202146 which was dismissed for wooden stables (7 separate units) for private equestrian use on existing grazed land on 12 November 2018. In that case the Inspector noted that the existing access into the site is narrow, off the busy Walden Road, and is at an acute angle to the main road. The Inspector for this appeal highlighted that it is only convenient to use the access in one direction and its use could involve difficult and possibly dangerous manoeuvres for vehicles gaining access to or leaving the site, and that intensification of use of this access was unsafe. This is equally true for intensification of use associated with this agricultural building to support the breeding of sheep and goats, as this taken together with the equestrian uses matches or exceeds that rejected by UDC as unsafe for stabling. This was upheld by the planning inspector for a recent enforcement appeal APP/C1570/C/22/3310260 on 18 October 2023 regarding and unauthorised residential dwelling and associated commercial agricultural activity on this site. They noted that the proposed development would results in an unacceptably increased risk to highway safety in the vicinity of the site, in conflict with Policy GEN1 of the Local Plan. 

(2) The proposed agricultural buildings do not conform to the settlement patterns, and there is insufficient evidence to support the requirement for such buildings in open countryside

The proposed buildings are isolated outside the settlement boundary and substantially to the rear of a small line of dwellings that front onto the Walden Road and form the hamlet of Springwell, being in open countryside.

 Policy S7 of the Local states that in the countryside, which will be protected for its own sake, planning permission will only be given for development that needs to take place there, or is appropriate to a rural area. Policy GLCNP/1 of the Great and Little Neighbourhood Plan P states that proposals outside of the Great Chesterford development limits or Little Chesterford settlement boundary development proposals should relate to uses that need to be in the countryside. 

However, the planning inspector for case APP/C1570/C/22/3310260 on 18 October 2023 states about the agricultural business of the applicant that “there is a distinct lack of financial evidence over recent years to demonstrate that the business is financially sound and has a clear prospect of remaining viable for the foreseeable future”. The applicants’ business, as stated in this application is the same as that stated in the appeal case and has provided no further information as to the viability of the business. We further comment that stocking levels of over 30 sheep and goats in addition to 7 horses on the ten-acre site as stated in the applicants’ plan would indicate that this site it is at capacity. It must therefore be concluded that there is still insufficient evidence to support the creation of these buildings in open countryside.
III. UTT/23/3010/HHF | Proposed single storey side extension and garage conversion | Plovers Mead High Street
No Comment

IV. UTT/23/2975/HHF | Two storey side extension | The Coach House Springwell Place Walden Road Little Chesterford Essex CB10 1UE
No comment.
24/007 PLANNING DECISIONS

None received.
24/008 UPDATE ON PLANNING APPLICATIONS
I. Plot opposite Rectory Barns 
No further information received.
II. The Stackyard UTT/21/3751/OP 
This site has now been sold and we are awaiting the planning application, but initial reports are that the developer is seeking to maintain the planning footprint but to vary the type of dwelling. 

iii.   Land Between Walden Road and Newmarket Road Great Chesterford (Stumps Cross) UTT/22/2997/OP
The inspector deemed that this application was in direct contravention of the details set out in the Neighbourhood Plan and thus this application was refused.
24/009 FINANCE
a.
Update on current banking issues – the Parish Council account has now been successfully transferred to Lloyds Bank Business
b.
To confirm payments - Agreed
i.
Clerks Salary outstanding from closure of account.

ii.
Insurance premium £658.94
24/010 ADDITIONAL MATTERS
a) Footpath to the rear of Chesterford Research Park (CRP)
There is £5k allocated through the Heads of Terms for buildings 800 and 1100 at CRP under S106. County Cllr has contacted Audley End Estates and Cllr Wilkinson has spoken with CRP but at present no further action has taken place,
b) Increase of HGVs passing through the village

There has been an increase in larger vehicles using the village as a through route. There is a sign indicating that the weight limit is 7.5T but there is a concern regarding both the weight limit and narrow bridge. To be raised with the District Cllrs. 

c) New waste bin near village notice board.
This has now been installed.

24/011MATTERS FOR FURTHER DISCUSSION       
                     Cllr Rayner raised the issue of empty plant lorries speeding through Springwell, Cllr Rayner will monitor the situation.                                                                                      
24/012 DATE OF NEXT MEETING
The next meeting of the Parish Council will be held at 7.30pm on Thursday 14th March 2024.
The meeting closed at 20:17
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