Application Ref: ESS/20/22/UTT

ESSEX COUNTY COUNCIL

Town and Country Planning Act 1990 (as amended)

TOWN AND COUNTRY PLANNING (DEVELOPMENT MANAGEMENT PROCEDURE)

ORDER 2015

In pursuance of the powers exercised by it as County Planning Authority, Essex County
Council has considered an application to carry out the following development:

Change of use of land to allow the construction of a recycled aggregate production
facility including storage bays and HGV parking at:
Boro Farm, Newmarket Road, Great Chesterford, Saffron Walden, CB10 1FN

and in accordance with the said application and the plan(s) accompanying it, hereby gives
notice of its decision to REFUSE PERMISSION FOR the following reasons:

1.

The proposed development site is not allocated for waste use within the WLP and
furthermore is located outside the identified Areas of Search detailed within Policy
4. 1t is not considered that the site is suitable for such development as the
development would cause harm to its countryside/agricultural setting and the
overall use is considered inappropriate and incomparable to the existing B8 use for
the provision of a self-storage facility, contrary to Policies 4 and 6 of the Essex and
Southend-on-Sea Waste Local Plan (2017), Policy S5 of the Essex Minerals Local
Plan (2014) and Policy S7 of the Uttlesford Local Plan (2005).

Insufficient information has been submitted to demonstrate that the proposed
development would not have an unacceptable impact on the safety and capacity of
the highway network and the safety of the rail network, contrary to Essex and
Southend-on-Sea Waste Local Plan (2017) Policies 10 and 12 and Uttlesford Local
Plan (2005) Policy GENL1.

Insufficient information has been submitted to demonstrate that the proposed
development would not have an unacceptable impact on the surrounding amenity
of the area due to dust and lighting, contrary to Essex and Southend-on-Sea Waste
Local Plan (2017) Policy 10 and Uttlesford Local Plan (2005) Policies GEN4, GEN5
and ENV13.

Insufficient information has been submitted to demonstrate that the proposed
development would not have an unacceptable impact on protected and Priority
habitats and species and the River Cam, contrary to Essex and Southend-on-Sea
Waste Local Plan (2017) Policy 10 and Uttlesford Local Plan (2005) Policies GEN7
and ENVS8.

Insufficient information has been submitted to demonstrate that the proposed
development would not have an unacceptable adverse impact on visual amenity
and the local landscape, contrary to Essex and Southend-on-Sea Waste Local
Plan (2017) Policy 10 and Uttlesford Local Plan (2005) Policy S7.

And
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Given the continuing breach of planning control and harm to local amenity caused
by the retrospective development, is considered expedient to service an
enforcement notice requiring the removal of the unauthorised development and the
land reinstated.

REASON FOR REFUSAL

The proposal is considered unacceptable having been assessed in the light of all
material considerations, including weighting against the policies of the
development plan listed below:

Statement of Reasons

The proposal has been submitted retrospectively and involves the operation of a recycled
aggregate production facility involving the receipt of up to 75,000 tonnes of inert waste per
annum and the processing, storage and onward transportation of recycled aggregate
materials.

It is acknowledged that there is a general need across the county for waste management
development however it is considered that the land and location to which the proposal
seeks to operate in is not appropriate for a waste management facility as the site is
located outside of any Allocated Sites or Areas of Search within the WLP and part of the
site is classified as countryside. Despite the northern part of the site benefitting from B8
Use for the operation of a self-storage facility, it is not considered that the operation of an
aggregate recycling facility as a Sui Generis Use is comparable and it is considered that
the location is not suitable for an aggregate recycling facility. Principle justification as to
why this location is acceptable and appropriate has not been provided given the failure to
assess the Areas of Search within the WLP.

In addition, it has not been demonstrated that the operation would not have an
unacceptable impact on the safety and capacity of the highway network. It is considered
that further information would be required in this respect to demonstrate compliance with
WLP Policies 10 and 12 and ULP Policy GENL1.

It has not been demonstrated that the operation would not have an unacceptable impact
on the surrounding amenity of the area due to noise, dust and lighting. It is considered
further information would be required in this respect to demonstrate compliance with WLP
Policy 10 and ULP Policies GEN4, GEN5, ENV11 and ENV13.

It has not been demonstrated that the operation would not have an unacceptable impact
on protected and Priority habitats and species and the River Cam. It is considered that
further information would be required in this respect to demonstrate compliance with WLP
Policy 10 and ULP Policies GEN7 and ENVS.

It has not been demonstrated that the operation would not have an unacceptable visual
impact on the local landscape and no mitigation strategy has been provided. It is
considered that further information would be required in this respect to demonstrate
compliance with WLP Policy 10 and ULP Policy S7.
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THE CONSERVATION OF HABITATS AND SPECIES REGULATIONS 2017 (AS
AMENDED)

The proposed development would not be located within distance 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.

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

Dialogue between Essex County Council and the applicant was maintained throughout
determination however given the outstanding policy concerns/reasons for refusal it was
unreasonable to request the applicant carried out the additional work requested by some
consultees and continue negotiations when principally it was considered the proposal
failed to comply with other relevant land-use policies.

Dated: 22 July 2022

COUNTY HALL
CHELMSFORD

Signed

O\mm M‘S ,

Graham Thomas - Head of Planning Service

IMPORTANT - ATTENTION IS DRAWN TO THE NOTES ON THE NEXT PAGE

Page 3 of 4
Decision Date: 22 July 2022



Application Ref: ESS/20/22/UTT

NOTES
TOWN AND COUNTRY PLANNING ACT 1990

NOTIFICATION TO BE SENT TO AN APPLICANT WHEN A LOCAL
PLANNING AUTHORITY REFUSE PLANNING PERMISSION OR GRANT IT
SUBJECT TO CONDITIONS

Appeals to the Secretary of State

« If you are aggrieved by the decision of your local planning authority to refuse
permission for the proposed development or to grant it subject to conditions, then you
can appeal to the Secretary of State under section 78 of the Town and Country
Planning Act 1990 (as amended).

* If you want to appeal against your local planning authority’s decision then you must do
so within 6 months of the date of this notice.

« If this is a decision that relates to the same or substantially the same land and
development as is already the subject of an enforcement notice, if you want to appeal
against your local planning authority’s decision on your application, then you must do so
within 28 days of the date of this notice.

* Alternatively, if an enforcement notice is served relating to the same or substantially
the same land and development as in your application and if you want to appeal against
your local planning authority’s decision on your application, then you must do so within
28 days of the date of service of the enforcement notice, or within 6 months of the date
of this notice, whichever period expires earlier.

» Appeals can be made online at: https://www.gov.uk/planning-inspectorate .If you are
unable to access the online appeal form, please contact the Planning Inspectorate to
obtain a paper copy of the appeal form on tel: 0303 444 5000

» The Secretary of State can allow a longer period for giving notice of an appeal but will
not normally be prepared to use this power unless there are special circumstances
which excuse the delay in giving notice of appeal.

» The Secretary of State need not consider an appeal if it seems to the Secretary of
State that the local planning authority could not have granted planning permission for
the proposed development or could not have granted it without the conditions they
imposed, having regard to the statutory requirements, to the provisions of any
development order and to any directions given under a development order.

« If you intend to submit an appeal that you would like examined by inquiry then you
must notify the Local Planning Authority and Planning Inspectorate
(inquiryappeals@planninginspectorate.gov.uk) at least 10 days before submitting the
appeal. Further details are on GOV.UK.

Page 4 of 4
Decision Date: 22 July 2022


https://www.gov.uk/planning-inspectorate

