DEVELOPMENT MANAGEMENT COMMITTEE Item 5
-5 March 2024
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Application Number:  23/0237/OUT
Address:

Description of
Development

Land At Glyders, Benfleet, Essex, SS7 1NU (Boyce Ward)
Outline planning application for the development of up to

35 dwellings (all matters reserved except for access)
Applicant: Vistry Homes Ltd

Case Officer: Terrence Garner
Expiry Date: 09 January 2024

1 Summary

1.1 This application relates to a parcel of land, measuring 2.06ha (5.04acres), located at

Glyders, which is situated within the town of South Benfleet, Castle Point. The
application site is to the east of Glyders, which is a short residential cul-de-sac

approximately 80 metres long, which adjoins Eastleigh Road, Mill Hill and Essex Way
(B1014). See Fig 1.
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Fig 1 — Location Plan
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1.2 Outline planning permission is being sought for the development of the site, for up to
35 dwellings with associated vehicular access, parking, public open space, play
space and attenuation basin, together with landscaping enhancements. All matters
are reserved except for the principle of development and means of access.

1.3 The application site is unallocated for development on the development plan for
Castle Point and lies entirely within the designated Green Belt, as shown on the
proposals map, which was adopted as part of the Local Plan (1998) and reviewed
and updated in 2019 as Part 2 — 2018 (Updated 2019), see Fig 2.
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Fig 2 — Extract of Castle Point Local Plan Proposals Map (Adopted 1998)

1.4 Consideration of the proposal under the provisions of the National Planning Policy
Framework (NPPF) 2023, and adopted Local Plan 1998, establishes that the
proposal constitutes ‘inappropriate development’ in the Green Belt, which could only
be justified if ‘very special circumstances’ could be supported, either individually or
cumulatively, but which would need to outweigh the harm to the Green Belt and
interests of acknowledged importance.

1.5 In this case, the ‘tilted balance’ under paragraph 11 of the NPPF 2023, is applicable
as the Council is unable to demonstrate a five-year housing land supply; however,
the harm that will result on the Green Belt and open countryside will be significant
and unacceptable.

1.6 The proposal is therefore considered to be contrary to the Green Belt, the 1998
adopted development plan for Castle Point and Government guidance, as contained
in the NPPF 2023.
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1.7

There has been no evidence to show that this development can only be achieved
through the development of this Green Belt application site. In the absence of a clear
demonstration that the identified need could not be met elsewhere, it is not
considered that this circumstance nor any others suggested by the applicant, either
individually or cumulatively would justify inappropriate development in the Green Belt.

The proposal is therefore recommended for REFUSAL.

1.8

1.9

1.10

2.1

3.1

3.2

3.3

This application is presented to committee because it is of sufficient scale to warrant
consideration by committee, in the interest of open and transparent decision-making.

It should be noted that should Members seek to depart from this recommendation, by
virtue of the provisions of the Town and Country Planning (Development
Management Procedure) (England) Order 2015 (Statutory Instrument 2015 No 595),
the application is identified as one which must be referred to the Secretary of State,
in order that they might consider whether this is an application they wish to call in for
their own determination.

If such an application were called-in by the Secretary of State, once that
determination has been received, this matter would be presented to a further meeting
of the Development Management Committee in the light of the Secretary of State’s
final decision.

Site Visit

It is considered that it would be beneficial for Members to visit the site prior to the
determination of the application.

The Proposal

The application seeks outline planning approval for the development of up to 35
dwellings, including 40% affordable housing, green infrastructure, public open space,
drainage works, and other associated works, with all matters reserved except for
access. The proposal is to deliver a sustainable development, providing much
needed high quality housing and affordable homes, with a policy compliant range of
housing sizes. The only aspects for approval with this application are that of access
and the principle of development.

All houses will be delivered with associated infrastructure, gardens, vehicle and cycle
parking in accordance with local policies and standards set out in the Essex Vehicle
Parking Standards SPD. A proportion of the units will be designed to meet the needs
of the elderly or those with disabilities. There is no breakdown of the numbers and
types of units or their tenure provided with the application.

The proposed vehicular access to the site will be in the form of an extension to the
existing highway at Glyders. The pedestrian access to the site will be from a 2m wide
footway from Glyders. The cycle access to the site will also be through Glyders and
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4.1

4.2

4.3

4.4

4.5

4.6

onto the cycle way network beyond, possibly connecting to the western extent of the
Benfleet Downs / Hadleigh Castle Country Park and the public rights of way network.

The Site and its Surroundings

The application site is located on ‘Glyders’, which is situated within South Benfleet,
Castle Point. The application site is to the east of Glyders, which is a short residential
cul-de-sac approximately 80 metres long, which adjoins Eastleigh Road and Mill Hill.

The boundaries of the site are edged by detached properties on Essex Way (B1014)
to the north, two storey detached properties on Glyders, detached chalet bungalows
on Mill Hill to the west, and the gardens of detached properties on St Mary’s Road to
the south. See Fig 3.

The eastern boundary is undefined and is formed by field boundaries. To the
immediate south and further beyond the site is Hadleigh Castle Country Park.

The site is situated approximately two miles from the centre of South Benfleet, which
offers a range of commercial and retail services. It is also 2.3 miles from Canvey
Retail Park, which offers a selection of larger retailers.

There are no existing buildings on the application site and the last use for the site
was low level agricultural activities. Overall, the application site lies outside of any
defined settlement boundary and is within the Green Belt between two developed
residential areas.

It is suggested by the applicant that the development can potentially connect to the
western extent of Benfleet Downs / Hadleigh Castle Country Park and the public
rights of way network.
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Fig 3 — Hadleigh Castle Country Park Map

Site Influences and Opportunities

4.7 The proposed development seeks to retain existing field boundaries where possible;
buffer zones have been included for the Green Belt boundary to the east and south

of the site and the gas pipe location is catered for with new properties being located
to the west - see Fig 4.
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Fig 4 - Site Influences and Opportunities

Major Gas Pipeline

4.8 Although the Site is 2.06ha (5.04acres), the capacity to accommodate dwellings is
constrained by a gas pipeline which runs along the eastern boundary. The pipeline
requires an easement of 25.24m in relation to any new built development. See Fig 5.
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Fig 5 - Gas mains overlay

Topography of the site

4.9 The topography of the Site slopes down towards the northern boundary, with a
highpoint of approximately 45m Above Ordnance Datum (‘AOD’) along the southern

site boundary and a low point of approximately 30m AOD at the northern site
boundary.

4.10 In the context of the wider landscape, the topography is generally undulating, with
localised ridges of higher land along Vicarage Hill and Benfleet Road — B1014

eastwards to Hadleigh, near Reeds Hill Farm (approximately 60m AOD) and Round
Hill (approximately 70m AOD).

4.11 The topography slopes down from the northern edge of Hadleigh Castle Country
Park (approximately 45m AOD) towards the estuary to the south. As described, the
site is located on a north facing slope which falls northwards.

4.12 The western part of the site contains dense scrub vegetation, whilst the eastern part
of the site comprises part of a larger pastoral field, which continues to the east. There
are some small areas of scrub within the north-eastern part of the site and another
small area of scrub within the north western corner of the pastoral field. The
remainder of the site’s vegetation is confined to its boundaries.

4.13 The contours for the site are shown on Fig 6.
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Fig 6 - Contour map of application site.

Landscape and Visual Impact Assessment (LVIA)

4.14 A Landscape and Visual Impact Assessment (LVIA) has been submitted in support of
the planning application. It found that the site does not carry any statutory or non-
statutory landscape, heritage or ecological designations.

4.15 However, the adopted Local Plan (1998) identifies the site as being within Benfleet
and Southend Marshes SPA and Ramsar site. The site is also included within the
designated Green Belt.

4.16 The site is formed of two distinct parts, the western part comprising an area of dense
scrub vegetation and the eastern part comprising part of a wider pastoral field. The
scrub vegetation in the west is assessed within the accompanying tree survey as
being of Category B quality and as being of medium landscape quality.

4.17 Several medium quality trees also lie along the boundaries of the site (with some
further, higher quality trees located off site within neighbouring gardens). The site
8
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exhibits some characteristics of the wider countryside to the east, although is
influenced by its proximity to the settlement edge, being adjoined by residential
properties on three sides. Overall, the site is assessed by the LVIA as being of
medium landscape quality.

4.18 There are no statutory designations for landscape character or quality covering the
site. It does lie on the western edge of the Hadleigh Marshes Special Landscape
Area as shown on the adopted Local Plan Policies Map.

4.19 The site is in private ownership and there is currently limited public access into the
site.

4.20 The character of the site is influenced by the adjoining built up edge of South
Benfleet, with houses abutting the site to the north, south and west. Its sloping
landform does mean that it is visible as part of the wider surroundings in a number of
views from the north and east.

4.21 Overall, the site is considered to be of medium landscape value, in line with its
quality. The site is not considered to be or form part of a valued landscape for the
purposes of paragraph 180 of the NPPF.

4.22 The north eastern spur of the site extends eastwards away from the settlement edge
and is assessed within the LVIA as being of slightly higher sensitivity to built
development and the application is to utilise this area for open space and / or
drainage, rather than built form. A landscape treatment to the eastern site boundary
is also to be considered within any proposals.

4.23 Below are images of the site from various locations illustrating the levels of the site;
these were taken from the LVIA statement.
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Development Layout

4.24 There is no proposed layout for the development save that of the draft landscaping
proposals, the access road and the attenuation basin. Details for the possible
housing layout are to form part of the reserved matters application. In addition, there
are no details of the proposed numbers and types of units or their tenure.

Access, Parking & Bicycle provision
4.25 Access to the site is to be directly from Glyders, which is a cul-de-sac approximately
80m long which currently terminates at the boundary of the application site. The

access road is to run from the end of the cul-de-sac into the site and it has a long
bend in the road running across and around the site, as shown on Fig 7 below.
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4.26 The applicant emphasises that the proposed development would adhere to the
adopted Essex County Council Parking Standards for vehicular and bicycle parking.
This would be confirmed at the Reserved Matters stage.
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4.27 The application is accompanied by a Flood Risk Assessment (FRA) and Conceptual
Drainage Strategy. This includes a drainage strategy for the proposed development,
incorporating SuDS and on site attenuation provided in the form of large attenuation
basins to the north east of the site.

Fig 7 — Development Framework

Flood Risk and Drainage

4.28 The applicant has submitted a SUDs proforma which identifies the information
required by the LLFA to enable a technical assessment of the applicant’s approach to
water quantity and quality as part of a sustainable drainage approach and a Flood
Risk Assessment and Drainage Strategy.

4.29 This identifies that the application site is located within Flood Zone 1 and is therefore
considered to be at low risk of tidal or fluvial flooding.

4.30 Within Table 2 of the NPPG: Flood Risk and Coastal Change, residential
developments are considered to be ‘more vulnerable’ in terms of the impact of
11
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flooding. Table 3 of the NPPG: Flood Risk and Coastal Change states that more
vulnerable and less vulnerable development is considered appropriate within Flood
Zone 1. The development therefore passes the flood risk Sequential Test and the
Exception Test does not need to be applied.

4.31 Paragraph 173 of the NPPF states that when determining applications, local planning
authorities should ensure flood risk is not increased elsewhere.

4.32 At the present time surface water run off flows overland into the existing ditches to
the west, running through the site.

4.33 Clearly development of the site will ensure that a greater area is covered by an
impermeable surface and the proposal therefore has the capacity to generate
increased surface water run off which may have implications for adjoining
development.

4.34 The submitted strategy has been considered by the Lead Local Flood Authority and
found to be broadly acceptable. The LLFA does, however, request the imposition of
conditions on the grant of any consent requiring the submission of a detailed
drainage scheme for the site, the control of surface water and ground water run off
during the construction period and the provision of appropriate maintenance
arrangements. These can be appended to the grant of any consent. Overall, the
LLFA does not object to the application subject to conditions.

5 Supplementary Documentation
5.1 The application is accompanied by:

Design And Access Statement

Planning Statement

Site Location Plan — DWG No: CSA/5491/111 - REV B
Development Framework Plan — CSA/5491/113 - REV D
Gas Mains Overlay - Development Framework

Habitat Regulations Assessment

Revised Habitats Regulations Assessment - CSA/5491/03
Ecological Impact Assessment - PP-11726794

Tree Survey Plan — BHA 5246 01

Arboriculture Report

Arboriculture Impact Assessment

Tree Survey Schedule

Landscape And Visual Impact Assessment - CSA/5491/08
lllustrative Landscape Strategy — CSA/5491/112 — REV B
Transport Statement - JNY11496-01

Statement Of Community Involvement

Flood Risk Assessment - HLEF84875 FRA

Biodiversity Net Gain Assessment - 5491 05 A _EIA
Utilities Constraints Plan - STN - VUT - 000 - DR - CU - 000010 - REV P
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o Preliminary Ground Stability Assessment, Non-Technical Summary - JER9043
o Phase 1 Geo-Environmental Desk Study and Preliminary Risk Assessment

5.2 The applicant has also submitted, within the Planning Statement, Heads of Terms for
the S106 Agreement to include as necessary and appropriate:

o Provision of 40% Affordable Housing
o Financial contributions towards:
Highway Improvements
Healthcare Provision

Educational Facilities and Libraries
Green Infrastructure

Waste Water Management

o

O O O ©o

6 Planning History

6.1 The site has no previous planning history.

7 Pre Application Engagement

7.1 The applicants undertook their own community engagement on the development of
the site process and has met with the Local Plan Delivery Board. Following such
meetings, the applicants have engaged in pre application discussions with Officers
prior to the submission of the current application.

8 Local Plan Allocation

8.1 Green Belt

9 Relevant Government Guidance and Local Plan Policies

9.1 National Policy Planning Framework (2023)

Introduction and achieving sustainable development
Paragraphs: 2, 7-10, 11, 12, 14.

Decision making
Paragraphs 47, 49, 52, 54.

Delivering a sufficient supply of homes
Paragraphs 61.

Promoting healthy and safe communities
Paragraphs 96, 97, 102, 104.

Promoting sustainable transport
Paragraphs 111, 112, 114.

13
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Item 5

9.2

9.3

Making effective use of land
Paragraphs 123, 124,

Achieving well designed places
Paragraphs 131, 135.

Protecting Green Belt land
Paragraphs 142, 152, 154.

Meeting the challenge of climate change, flooding and coastal change
Paragraphs 158, 168-171, 173.

Conserving and enhancing the natural environment
Paragraphs 180, 186, 189, 190, 192.

Adopted Local Plan

EC2
ECS3
EC4
EC13
EC14
EC22
H9
H10
T8
RE4
CF1
CF14

Design

Residential Amenity

Pollution

Protection of Wildlife and their Habitats
Creation of new Wildlife Habitats

Retention of Trees Woodlands and Hedgerows
New Housing Densities

Mix of Development

Car Parking Standards

Provision of Children’s Playspace and Parks
Social and Physical Infrastructure and New Developments
Surface Water Disposal.

Residential Design Guidance (RDG)

The proposal is for outline consent only with all matters except access reserved.
Under such circumstances it is not considered that a detailed assessment of the
proposed development against all of the Council’'s adopted RDG would be
appropriate, although the applicants are advised that in the preparation of any
detailed scheme for reserved matters, adherence to the provisions of the RDG will be
expected. Where possible advice based on the provisions of the RDG is offered
within this report.

RDG1
RDG2
RDG3
RDG4
RDG5
RDG6
RDG7

Plot Size

Space around Dwellings
Building Lines

Corner Plots

Privacy and Amenity
Amenity Space

Roof Development

14
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9.4

9.5

RDG8 Detailing

RDG9 Energy and Water Efficiency and Renewable Energy
RDG10 Enclosure and Boundary Treatment

RDG12 Parking and Access

RDG13 Refuse and Recycling Storage

RDG16 Liveable Homes

Technical Housing Standards — National Described Space Standard (DCLG, March
2015)

Essex Coast Recreational Disturbance Avoidance and Mitigation Strategy (Essex
County Council, 2020)

Essex Planning Officers Association Vehicle Parking Standards (August 2009)

Guidance for Assessing Planning Applications in the Green Belt in Castle Point
(November 2023)

Other Relevant Documents

o Addendum to the South Essex Strategic Housing Market Assessment (2017)
Addendum to the South Essex Strategic Housing Market Assessment (2020)
Habitats Regulations Assessment (Screening Report and Appropriate Assessment)
Sept 2020

Safer Places: The Planning System and Crime Prevention 2004

Developer Contributions Guidance SPD — Adopted 1st October 2008

Castle Point Open Space Appraisal Update 2012

Community Infrastructure Levy

South Essex Strategic Flood Risk Assessment (April 2018)

O O

O O O OO

The Withdrawn Local Plan

Throughout the applicant’s submissions reference is made to the withdrawn Local
Plan and its implications for the application site. It is identified that the application site
was allocated for residential development within the withdrawn Local Plan and it is
opined that substantial weight can be attached to the provisions of the withdrawn
Local Plan, it having been found sound by the Inspector.

It should be noted, however, that in June 2022 Members resolved to withdraw the
Local Plan.

The provisions of that document can therefore have no weight in the consideration
and determination of this application.

15
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10

10.1

10.2

11

111

11.2

11.3

Community Infrastructure Levy (CIL)

The proposed development type is located within a Community Infrastructure Levy
(CIL) charging zone, as set out in the Council’'s adopted document. CIL is non-
negotiable and is calculated at the time planning permission is granted. The charge is
based on the net increase of gross internal floor area of the proposed development,
and payment of CIL is due upon commencement of the development, in accordance
with the Council’s CIL Instalment Policy. It may be possible to claim exemption or
relief from CIL. Further information is provided on the Council’'s website: Community
Infrastructure Levy (CIL) | Castle Point.

This proposal is a CIL liable development.
Consultation

Essex County Council Highways
No objection, subject to conditions

Essex County Council Fire and Rescue - 20.06.2023

Access for Fire Service purposes has been considered in accordance with the Essex
Act 1987 - Section 13. The plans supplied provide insufficient detail to comment on
access for Fire Service Appliances, other than for general access to the site. It is
therefore not possible to fully confirm compliance at this time. However, more
detailed observations on access and facilities for the Fire Service will be considered
on submission of suitable plans at Building Regulation consultation stage. This will
require that access is in accordance with Approved Document B.

Building Regulations

It is the responsibility of anyone carrying out building work to comply with the relevant
requirements of the Building Regulations. Applicants can decide whether to apply to
the Local Authority for Building Control or to appoint an Approved Inspector.

Local Authority Building Control will consult with the Essex Police, Fire and Crime
Commissioner Fire and Rescue Authority (hereafter called “the Authority”) in
accordance with “Building Regulations and Fire Safety - Procedural Guidance”.
Approved Inspectors will consult with the Authority in accordance with Regulation 12
of the Building (Approved Inspectors etc.) Regulations 2010 (as amended).

Water Supplies - The architect or applicant is reminded that additional water supplies
for firefighting may be necessary for this development. The architect or applicant is
urged to contact Water Section at Service Headquarters, 01376 576000.

Sprinkler Systems - “There is clear evidence that the installation of Automatic Water
Suppression Systems (AWSS) can be effective in the rapid suppression of fires.
Essex County Fire & Rescue Service (ECFRS) therefore uses every occasion to urge
building owners and developers to consider the installation of AWSS. ECFRS are
ideally placed to promote a better understanding of how fire protection measures can

16
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reduce the risk to life, business continuity and limit the impact of fire on the
environment and to the local economy.

Even where not required under Building Regulations guidance, ECFRS would
strongly recommend a risk-based approach to the inclusion of AWSS, which can
substantially reduce the risk to life and of property loss. We also encourage
developers to use them to allow design freedoms, where it can be demonstrated that
there is an equivalent level of safety and that the functional requirements of the
Regulations are met.”

11.4 Essex County Council Infrastructure Planning Officer
21.06.2023 - No objection, subject to conditions and in view of the comments made, |
request on behalf of Essex County Council that if planning permission for this
development is granted it should be subject to a section 106 agreement to mitigate
its impact on EY&C and Libraries.

The contributions requested have been considered in connection with the CIL
Regulations 2010 (as amended) and are CIL compliant. Our standard formula s106
agreement clauses that ensure the contribution would be necessary and fairly and
reasonably related in scale and kind to the development are available from Essex
Legal Services.

If your Council were minded to refuse the application, ECC requests that we are
automatically consulted on any appeal or further application relating to the site.
Thank you for consulting this authority in respect of this application.

11.5 Essex County Council Lead Local Flood Authority
No objection, subject to conditions.

11.6 Environment Agency
No response.

11.7 Anglian Water
Our records show that there are no assets owned by Anglian Water or those subject
to an adoption agreement within the development site boundary. The foul drainage
from this development is in the catchment of Benfleet Water Recycling Centre that
will have available capacity for these flows.

11.8 Essex Police
Detailed comments on design. No objection to proposal.

11.9 NHS England
No objection, subject to appropriate financial contribution to mitigate impact on local
healthcare provision.

11.10Natural England

17



DEVELOPMENT MANAGEMENT COMMITTEE Item 5
-5 March 2024

27.06.2023 - Summary of Natural England’s advice: Rurther information required to
determine impacts on designated sites. As submitted, the application could have
potential significant effects on the Benfleet and Southend Marshes SSSI and
Benfleet and Southend Marshes SPA/Ramsar. Natural England requires further
information in order to determine the significance of these impacts and the scope for
mitigation.

27.11.2023 -_No objection - subject to appropriate mitigation being secured:

We consider that without appropriate mitigation the application would:

* have an adverse effect on the integrity of Benfleet and Southend Marshes Special
Protection Area (SPA)/Ramsar site

« damage or destroy the interest features for which Benfleet and Southend Marshes
Site of Special Scientific Interest has been notified.

In order to mitigate these adverse effects and make the development acceptable,
mitigation measures need to be secured, as set out in the Appropriate Assessment of
the Shadow Habitats Regulations Assessment. We advise that an appropriate
planning condition or obligation is attached to any planning permission to secure
these measures.

11.11UK Power Networks
No response.

11.12Invertebrate Conservation Trust (Buglife)
No response

Essex Wildlife Trust
No response.

11.13Essex Badger Patrol (EBP)
A Badger sett is located on the southern boundary of the site.
EBP objects to the proposal which will encroach on badger habitat resulting in
displacement of existing sett and inconvenience for local residents as badgers seek
new foraging areas.

11.14Cadent Gas
01.06.2023 - We have received a notification from the LinesearchbeforeUdig
(LSBUD) platform regarding a planning application which is in the vicinity of our gas
asset/s. We are placing a holding objection on the proposal whilst our engineering
team reviews the available information. We will be in touch once we have reviewed
the proposals in more detail.

20.07.2023 - Atfter receiving the details of your planning application at Land at

Glyders Benfleet Essex SS7 1NU we have completed our assessment. We must
formally object to your proposal, as it has the potential to impact our gas apparatus.

18
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10.08.2023 - Looking at the proposed planning application 23/0237/0OUT, Cadent
cannot give our approval as the HSE have advised against the development. Cadent
cannot go against HSE advice and therefore the objection will be required to remain
until the HSE give a do not advise against for this development. | am happy to have a
call if you wish to discuss this.

14.08.2023 - Cadent cannot give our approval as the HSE have advised against the
development. Cadent cannot go against HSE advice and therefore the objection will
be required to remain until the HSE give a do not advise against for this
development.

27.09.2023 - After receiving the details of your planning application at Land at
Glyders Benfleet Essex SS7 1NU as we have completed our assessment. We have
no objection to your proposal from a planning perspective.

11.15HSE Advice
13.06.2023 - The Health and Safety Executive (HSE) is a statutory consultee for
certain developments within the Consultation Distance of Major Hazard Sites/
pipelines. This consultation, which is for such a development and also within at least
one Consultation Distance, has been considered using HSE's planning advice web
app, based on the details input on behalf of Castle Point District (B). HSE's Advice:
Advise Against. The assessment indicates that the risk of harm to people at the
proposed development site is such that HSE's advice is that there are sufficient
reasons on safety grounds, for advising against the granting of planning permission
in this case.

05.09.2023 - HSE's Advice: Do Not Advise Against, consequently, HSE does not
advise, on safety grounds, against the granting of planning permission in this case.

11.16CPBC Environmental Health Officer
No objection — conditions recommended.

11.17CPBC Legal Services
This application will most likely require a s106 agreement to be entered into. In
relation to the merits of the application itself, no observations at this time.

11.18CPBC Streetscene
No response.

11.19CPBC Housing Manager
There is mention of affordable homes, which is welcome, but we would seek
clarification as to the number and whether these will be affordable rent or home
ownership as the former is in high demand within the borough. We would also seek
to know the mix of properties and how these match to the housing need within the
borough.
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As identified in the planning statement, this land does form part of the Green Belt.
Suitability of development in the Green Belt will be considered in terms of the
planning assessment and we would support encouraging developers to find sites not
under these restrictions to deliver suitable schemes and the much needed affordable
homes for rent.

11.20LLFA - ECC

25.08.2023 - Lead Local Flood Authority position having reviewed the Flood Risk
Assessment and the associated documents which accompanied the planning
application, we do not object to the granting of planning permission, subject to
conditions.

Public Consultation / Representation

11.21L etters have been sent to all occupiers adjoining the site, along with site notices and
a press notice posted in the Basildon Echo.

The proposal has attracted 233 objections, a number of which refer to the fact that
the application site is on unallocated land within the Green Belt.

The objections make the following comments:

Proposal is inconsistent with Green Belt Policy

No very special circumstances identified

No need for more houses

Population growth in Borough does not warrant more houses being built
Greater use should be made of brownfield sites and existing vacant buildings
Proposal is premature

New Local Plan is under preparation — proposal should be held in abeyance until
Plan is adopted

Loss of Wildlife Habitat

Loss of Agricultural Land

Area already overdeveloped and overpopulated

Loss of trees

Proposal is not beneficial to area.

Proposal does not meet the needs of local people. Affordable housing is required
Detrimental to character of area

Inadequate infrastructure to support proposal

Increased traffic on Gliders and potential for accidents

Road junction is dangerous

Roads not suitable for heavy traffic during construction

Increased noise and air pollution.

Need to consider climate change

Proposal will adversely impact on quality of life and mental health

Loss of view

Proposal will devalue property

O O 0O OO0 O0OOo

O OO0 O O0OO0OO0OO0OO0OO0OO0OO0OO0OO0OO0o0OOo
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12 Comments on Consultation Responses

12.1 With regard to the comments received from the public relating to loss of view and the
devaluation of properties, these are not material planning considerations and can
have no weight in the consideration of the current proposal.

12.2 All material planning considerations raised during the public consultation period will
be considered in the body of this report.

13 Evaluation of the Proposal

13.1 The proposal seeks consent for 35 residential units, together with associated access,
parking, amenity space, landscaping and open space provision. The application site
is allocated for Green Belt purposes on the adopted Local Plan and currently is
partially in agricultural use.

13.2 The starting point for determining a planning application is the National Planning
Policy Framework (NPPF) and those saved policies within the Council's Adopted
Local Plan (1998), alongside supporting policy documents and SPDs.

14 The Principle of Development

14.1 Planning law requires that applications for planning permission be determined in
accordance with the Development Plan currently in force unless material
considerations indicate otherwise (paragraph 2 of the NPPF).

14.2 The adopted Development Plan is the starting point for decision making.
Development that accords with the Local Plan should be approved and proposals
which conflict with the Plan should be refused unless material considerations indicate
otherwise.

14.3 The Development Plan for Castle Point is the adopted Local Plan (1998). The
Proposals Map associated with the Plan identifies the site as Green Belt. It should be
noted, however, that the adopted Local Plan contains no policies which establish the
general principles for the control of development within the Green Belt. For this
reliance is now placed on the provisions of the National Planning Policy Framework
2023 (NPPF).

14.4 The NPPF states that plans and decisions should apply a presumption in favour of
sustainable development. For decision-making this means approving development
proposals where they accord with an up to date development plan, without delay, or
where there are no relevant development plan policies, or policies are out of date,
granting planning permission unless any adverse impacts of doing so would
significantly and demonstrably outweigh the benefits when assessed against the
policies in the Framework or specific policies in the Framework provide a clear
reason that development should be refused (paragraph 11 of the NPPF 2023).
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14.5 Footnote 7 to the NPPF identifies that land allocated for Green Belt purposes is an
example of where the policies in the Framework can provide a clear reason for
refusing the development proposed.

14.6 The NPPF states that the fundamental aim of Green Belt Policy is to prevent urban
sprawl! by keeping land permanently open. Within the Green Belt there is a general
presumption against inappropriate development. Such development should not be
approved, except in very special circumstances. Therefore, the essential
characteristics of the Green Belt are its openness and permanence.

Paragraph 143 of NPPF sets out the five main purposes of Green Belts:

o to check the unrestricted sprawl of large built up areas.

o to prevent neighbouring towns from merging into one another.

o to assist in safeguarding the countryside from encroachment.

o to preserve the setting and special character of towns; and

o to assist in urban regeneration, by encouraging the recycling of derelict and other
urban land.

14.7 The principle of development within the Green Belt will be fully and comprehensively
assessed within the body of this report. Nonetheless, the Local Planning Authority
has also developed an assessment template to aid assessing applications for
residential development in the Green Belt.

14.8 This template has been developed with the aim to provide a consistent,
comprehensive, robust and up-to-date approach to assessing all primarily residential
applications in the Green Belt, where all harm resulting from a proposal, as well as all
benefits, are clearly set out, considered and appropriately weighted.

14.9 However, it should be noted that the template is not and should not be used as a
mathematical approach to applying weight to considerations for and against a
development proposal. The balancing exercise is still a matter of planning judgment
and not a numerical exercise.

14.10The assessment of this application in accordance with this newly developed template
can be found in Appendix 1 to this report.

14.11Paragraph 145 states that, once established, Green Belt boundaries should only be
altered in the most exceptional circumstances, through the preparation or review of
the Local Plan.

14.12Paragraph 152 of the NPPF clearly states that inappropriate development in the
Green Belt, which includes large scale commercial and residential development, is by
definition harmful to the Green Belt and should not be approved, except in very
special circumstances and paragraph 148 of the NPPF states that when considering
any planning application, planning authorities should ensure that substantial weight is
given to any harm to the Green Belt.
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14.13Paragraph 154 states that the Local Planning Authority should regard the
construction of new buildings as inappropriate in the Green Belt unless they qualify
for consideration under one of the stated exceptions.

These exceptions are:

a) Buildings for agriculture and forestry;

b) The provision of appropriate facilities (in connection with the existing use of land
or a change of use) for outdoor sport, outdoor recreation, cemeteries and burial
grounds and allotments as long as the facilities preserve the openness of the
Green Belt and do not conflict with the purposes of including land within it;

c) The extension or alteration of a building provided that it does not result in
disproportionate additions over and above the size of the original building;

d) The replacement of a building provided the new building is in the same use and
not materially larger than the one it replaces;

e) Limited infilling in villages;

f) Limited affordable housing for local community needs under policies set out in
the development plan (including policies for rural exception sites); and

g) Limited infilling or the partial or complete redevelopment of previously developed
land, whether redundant or in continuing use (excluding temporary buildings),
which would:

- Not have a greater impact on the openness of the Green Belt than the existing
development; or

- Not cause substantial harm to the openness of the Green Belt, where the
development would re-use previously developed land and contribute to
meeting an identified affordable housing need within the area of the local
planning authority.

14.14The proposed development does not qualify for such consideration and is therefore
inappropriate development which is by definition harmful to the Green Belt.

14.15Having determined the existence of definitional harm, consideration must be given to
any other harm that might arise from the development of the site.

Paragraph 143 of NPPF sets out the five main purposes of Green Belts:

to check the unrestricted sprawl of large built up areas;

to prevent neighbouring towns from merging into one another;

to assist in safeguarding the countryside from encroachment;

to preserve the setting and special character of towns; and

to assist in urban regeneration, by encouraging the recycling of derelict and other
urban land.

O O 0O OO

14.16Paragraph 142 of the NPPF states that the fundamental aim of Green Belt policy is
to prevent urban sprawl by keeping land permanently open; the essential
characteristics of the Green Belt are its openness and permanence.
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14.17In terms of the third purpose of the Green Belt, development of the site would
constitute a loss of countryside. However, the immediate surrounds are
predominantly urban and semi urban in appearance and this has a significant impact
on the perception of the site being in countryside. In terms of the purposes of the
Green Belt, the harm caused by the loss of this countryside is considered limited.

14.18lt is not considered that the application site makes a contribution to the setting or
special character of an historic town. Redevelopment of the site would have no
impact on this function of the Green Belt.

14.19The fifth function of the Green Belt is to assist in urban regeneration, by encouraging
the recycling of derelict and other urban land. The extent to which the Green Belt
around this area can contribute to the achievement of this purpose will be discussed
when the satisfaction of housing need is discussed later in this report.

14.20Paragraph 153 of the NPPF states that when considering any planning application,
local planning authorities should ensure that substantial weight is given to any harm
to the Green Belt.

14.21Prima facie, and notwithstanding the further consideration of the fifth function, it is
clear that the proposal represents inappropriate development, which is by definition
harmful to the Green Belt and should not be approved except in very special
circumstances. It is also clear that the development of the site will cause harm as a
result of the consequent expansion or sprawl of the urban area. Such harm is
attributed substantial weight, in accordance with Government guidance.

14.22However, before finally determining the proposal, the Local Planning Authority is
required to consider whether there are any very special circumstances, either in
isolation or combination, which would outweigh that harm and justify a departure from
the policy requirements.

14.23The Authority must also consider whether there are other material considerations
which would justify inappropriate development in the Green Belt.

Openness of the Green Belt

14.24As mentioned previously, paragraph 143 of the NPPF sets out the main purposes of
the Green Belt which are to restrict development and to maintain the openness of the
Green Belt, preventing towns from merging, restricting urban sprawl, avoiding
encroachment in the open countryside, and preserving the setting and special
character of historic towns.

14.25In undertaking an assessment on the openness of the Green Belt, regard needs to
be had to the findings of both Turner v Secretary of State for Communities and Local
Government [2016] EWCA Civ 466 and Euro Garages Limited v Secretary of State
for the Environment [2018] EWHC 1753.
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14.26Turner set out that the concept of “openness of the Green Belt” is not narrowly
limited to the volumetric approach but is open-textured and a number of factors are
capable of being relevant when it comes to applying it to the particular facts of a
specific case. Prominent among these factors is how built up the Green Belt is now,
how built up it would be if development occurs and factors relevant to the visual
impact on the aspect of openness which the Green Belt presents. Furthermore, the
openness of the Green Belt has a spatial aspect as well as a visual impact, and the
absence of visual intrusion does not in itself mean that there is no impact on the
openness of the Green Belt as a result of the location of a new or materially larger
building.

14.27The Euro Garages decision considers both the Turner decision and Samuel Smith
Old Brewery (Tadcaster) v North Yorkshire County Council [2018] EWCA Civ 489. It
considers that where the issue of openness arises the visual impact of the
development will generally require consideration, and that should be the case
whether there is likely to be a visual impact or if there is no visual impact. It
concludes that the open textured approach to visual impact, as well as spatial impact,
requires consideration, subject to a margin of appreciation. It is not sufficient to treat
any and all change as having a greater impact on the openness of the Green Belt, it
is the impact or harm of the changes, if any, that need to be considered.

14.28This is consistent with a recently updated section of Planning Practice Guidance (64-
001-20190722) which states that openness is capable of having both spatial and
visual aspects meaning the visual impact of the proposal may be relevant, as could
its volume.

14.29The visual impact of development on the openness and perceived openness of the
Green Belt is a material consideration, as identified in the aforementioned High Court
cases.

14.30The proposed scheme is considered to represent a significant spatial and visual
intrusion within the Green Belt by reason of the large bulk, mass and scale of the
proposed development. In the opinion of the LPA it is considered that the
development would appear as a large and intrusive feature on this site which is
currently undeveloped and would be prominently visible from many vantage points
within the local area.

14.31Whilst it is acknowledged that many of the plans are purely indicative as this is an
outline application, the intended spread and density of development across much of
the site is considered to succinctly illustrate these concerns, highlighting the visual
intrusion and impact on the openness of the site. Although layout is reserved, it is
difficult to envisage a layout that would not impinge upon openness to any
significantly lesser degree while accommodating the quantum of development
described.

25



DEVELOPMENT MANAGEMENT COMMITTEE Item 5
-5 March 2024

15 The Existence of Very Special Circumstances

15.1 There is no statutory definition of the term ‘very special circumstances’ as the Courts
have held that very special circumstances will be specific to the particular scheme
under consideration. Such considerations do not have to be unique or incapable of
repetition.

15.2 The Planning Authority considers that a very special circumstance need not be a
single matter but may result from a combination of matters which individually may not
be considered very special, but which in combination, when viewed objectively, may
be identified as very special.

15.3 The NPPF states that ‘very special circumstances’ will not exist unless the potential
harm to the Green Belt by reason of inappropriateness, and any other harm arising
from the proposal, is clearly outweighed by other considerations.

15.4 The applicant has identified a number of factors which, in the applicant’s opinion,
constitute, both individually and cumulatively, very special circumstances. These are:

i)  The provision of housing, defined by local needs and provided to contribute
towards addressing the critical shortfall in the delivery of market and affordable
housing

i)  The provision of Affordable Housing

iii)  The provision of public open space

iv)  The delivery of a package of ecological enhancement resulting in a net gain in
biodiversity on the site

v)  The delivery of highly sustainable housing

vi) The achievement of positive economic outcomes during the construction and
operational periods as a consequence of employment opportunities, and
increased local spend

vii)  The ‘unique circumstances’ of the Castle Point Local Plan position and the fact
that in previous iterations of the Local Plan the application site has been
identified as suitable for release for development purposes

Each will be considered in turn.

i)  The provision of housing, defined by local needs and provided to
contribute towards addressing the critical shortfall in the delivery of
market and affordable housing

The applicant identifies that for many years Castle Point has failed to deliver
sufficient homes to meet its housing need. It is considered that the proposed
development would address part of the unmet need and that this opportunity
represents a very special circumstance which should weigh heavily in favour of the
development.
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A number of local residents have commented that a need for further housing does
not exist and consequently the case of a very special circumstance on this basis
cannot be made.

Since September 2018 the Government’s standard methodology has been used to
calculate objectively assessed housing needs within the context of the preparation of
Local Plans. Work undertaken by this authority, in the context of the preparation of its
own Local Plan, identified that, when calculated in accordance with the standard
methodology, the housing need for Castle Point was a minimum of 342 per annum.

Since that calculation was undertaken however, revisions to the methodology to
reflect the affordability ration has increased to 355 per annum.

The standard methodology is primarily based on the 2014 national household growth
projections and the age of this baseline, which may not now fully reflect growth,
together with the fact that the use of the standard method is not mandatory, has led
some to question the validity of use of the calculation and as a consequence the
validity of identified local housing needs derived from such calculation.

Based on the standard methodology and information collated by the Planning
Authority in its annual monitoring reports, this Authority, has consistently failed to
provide sufficient housing to meet its needs over a long period. Since the introduction
of the standard methodology in 2018, only 42% of the requisite homes have been
provided. Such performance is fairly typical across the past 20 years.

Where circumstances warrant it, Government guidance is clear that authorities can
use an alternative approach.

Whilst the most recently prepared draft Local Plan (2018-2033) has been withdrawn,
in preparing the new Castle Point Plan, the evidence base which underpinned the
previous Local Plan has begun to be superseded with newer more relevant and up-
to-date assessments and information. This is evident in the publication of a new
housing needs assessment! which has identified a reduction in 100 homes per
annum compared to the previous standard methodology-based calculations.

However, in policy terms, a housing shortage still exists within the Borough, driven
primarily by a shortage of land available for development.

The NPPF requires authorities to identify deliverable sites sufficient to provide five
years’ worth of housing against their housing requirement. Where there has been
significant under delivery of housing over the previous three years, as there has in
Castle Point, a 20% buffer is required to improve the prospect of achieving the
planned supply.

! Castle Point Local Housing Needs Assessment — December 2023
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On this basis, in order to protect against unplanned housing provision this Authority
needs to identify sufficient land to accommodate a significant number of dwellings
over the next five years. At the present time, taking account of all available land
within the urban area, land sufficient for the provision of equivalent to 2.31 years
supply has been identified.

In numerical terms therefore, there would appear to be an argument for the release
of further land for development. However, Government guidance is clear, in isolation
housing need is unlikely to justify inappropriate development in the Green Belt and
on this basis, the need for housing would appear to carry limited weight in the
consideration of the application.

It must be noted however that case law and planning appeals have confirmed that a
housing land supply shortfall can, in association with other considerations, contribute
to the provision of sufficient weight to outweigh the harm to the Green Belt.

This attracts moderate weight in favour of the proposal.

Consideration is to be given to the harm arising as a consequence of the
development of the site on the fifth function of the Green Belt — that of encouraging
the recycling of derelict and other urban land.

In locations where significant areas of urban and other derelict land is available, the
tight restriction of development in the Green Belt will inevitably force developers to
look within the urban areas for development opportunities.

Within Castle Point, as is demonstrated by the housing land availability figures
above, there are opportunities within urban and derelict locations, but which rarely
offer the potential for larger scale developments, however which can cumulatively
add up to significant numbers of houses. This carries weight in favour of the
proposal.

ii)  The provision of Affordable Housing

A key element of the applicant’s very special circumstances is the provision of 40%
of the units as affordable housing.

Policy H7 of the adopted Local Plan (1998) states that the Council will seek to
negotiate a proportion of affordable housing for rent, shared ownership, or outright
sale, where appropriate to the scale of development schemes.

It should be noted however that Policy H7 was adopted some twenty years ago
and that changes in the housing market have continually informed the Council’s
view on what constitutes appropriate affordable housing provision. For schemes of
individual dwellings the Council currently seeks no less than 50% of all new
affordable housing as affordable housing for rent, with the remainder provided as
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affordable home ownership products, as defined in the NPPF. The Council will
seek nomination rights in a Section 106 Agreement.

The Council's Developer Contributions Supplementary Planning Document provides
the latest adopted guidance on the amount and type of contribution that is expected
in relation to affordable housing provision. This currently requires the provision of
35% affordable housing on sites of 15 units or more. This would equate to the
provision of 14 affordable housing units on this site.

The applicant is offering 40% of the units as affordable housing. This reflects the fact
that the application was primarily prepared within the context of the withdrawn local
plan. The withdrawn local plan identified that within the mainland areas of the
Borough the provision of 40% affordable housing was achievable. Under this
provision 14 affordable housing units would be required on this site.

The Castle Point Strategic Housing Market Assessment Addendum 2017 identifies a
net annual affordable housing need of some 291 dwellings. More recent work
suggests that the Council’s Housing Waiting List, which currently has 591 requests,
is increasing by some 110 requests a year. These are requests from local people
who are unable to access housing within the Borough.

It may be noted that the lower quartile house price to income ratio in Castle Point is
12:1. In other words, the cheapest market housing in the Borough is some 12 times
the average annual household income of Castle Point residents.

The situation for rented property is similarly difficult, with average rent for a 2
bedroomed house being £241 a week.

The demand for affordable housing is growing. Given the opportunities available for
the provision of affordable housing, the likelihood of this Authority fully meeting its
affordable housing needs is remote.

In this context, it is considered that the proposed development of the site to provide
40% of dwellings as affordable housing represents a significant benefit.

This attracts significant weight in favour of the proposal.

Any affordable housing proposed on the site will be secured through a S106
Agreement.

It should be noted that the Council will expect 50% of the affordable units to be
affordable rent properties and will seek nomination rights in respect of such
properties.

It should further be noted that the NPPF expects at least 10% of affordable housing
to be provided as affordable home ownership products.
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iii) The provision of public open space

The South Essex Strategic Green and Blue Infrastructure Study identifies that in
respect of parks and gardens and provision for children and young people, the
Borough exhibits a deficit of provision.

The submitted scheme seeks to provide some connection to the footpath network
and provide some contribution to open space to the northeast of the proposed
development. This land will provide the opportunity for informal recreation including
passive enjoyment of the landscape as well as more active options such as walking.

The applicants point out that paragraph 150 of the NPPF states that local authorities
should plan positively to enhance their beneficial use, such as looking for
opportunities to provide access for outdoor sport and recreation, to retain and
enhance landscapes, visual amenity and biodiversity, or to improve damaged or
derelict land.

The current proposal will provide the opportunity for the beneficial use of land which
is currently of limited accessibility to the public. However, paragraph 150 talks about
the positive use of the Green Belt within the context of the definition of the Green
Belt. It does not identify the positive use of the Green Belt as an exception to the
presumption against inappropriate development. The provision of publicly accessible
open space does not therefore automatically weigh in favour of the proposal.

It should be noted that any development will be required to make provision for the
recreational needs of its residents.

A number of local residents have objected to the current proposal on the basis that it
results in a loss of recreational facilities. Primarily these objections refer to dog
walking and riding facilities.

It should be noted however that at the present time the application site is in private
ownership. Development of the site will therefore have limited adverse impact on
existing publicly accessible outdoor recreational facilities.

In terms of the weight that may be accredited to the provision of such space, in the
context of the identification of very special circumstances, it should be noted that
within a short walking distance from the site significant areas of public space exists at
Hadleigh Castle country park, which provides the opportunity for outdoor recreation.
The site is not therefore considered to be within an area deprived of the opportunity
for recreation and enjoyment of open spaces, therefore this issue attracts only minor
weight.

iv) The delivery of a package of ecological enhancement resulting in a net
gain in biodiversity on the site
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The applicant identifies that development of the site will provide an opportunity for the
enhancement of biodiversity on the site, resulting in a net gain. At this stage
consideration is only given to whether the provision of such gain is of sufficient
weight, either in isolation or in conjunction with other considerations to outweigh the
identified harm to the Green Belt.

Paragraph 150 of the NPPF advises that once Green Belts have been defined, local
planning authorities should plan positively to enhance their beneficial use, such as
looking for opportunities to retain and enhance biodiversity.

Paragraph 180 states that planning decisions should contribute to and enhance the
natural and local environment by, inter alia, protecting and enhancing sites of
biodiversity value and minimising impacts on and providing net gains for biodiversity,
including by establishing coherent ecological networks that are more resilient to
current and future pressures.

The NPPF 2023, does not establish a target for biodiversity enhancement on
development sites however, the Environment Act seeks to secure a net 10%
increase in biodiversity (Biodiversity Net Gain — BNG) on development sites and it is
considered that this should be the minimum standard sought in respect of all
proposed development. Although it should be noted that this 10% net gain is only
mandatory for major developments submitted on or after 12t January 2024,

The applicants advise that at the present time the site is of relatively low biodiversity
value and that opportunity exists to secure an overall increase in biodiversity. The
submitted biodiversity report identifies the provision of 10% BNG.

First it must be identified that the provision of Biodiversity Net Gain is a requirement
of the NPPF 2023 and the Environment Act and would be required of any new
development.

Furthermore, it is considered that the site in its current state provides for connectivity
without the need for extensive development. It is acknowledged however that
enhancement of the site may improve connectivity.

It is not considered however that the proposed biodiversity net gain or the
enhancement of connectivity constitute very special circumstances which carry
significant weight in the consideration of harm to the Green Belt.

However, Natural England consider that without appropriate mitigation the application

would:

* have an adverse effect on the integrity of Benfleet and Southend Marshes Special
Protection Area (SPA)/Ramsar site

» damage or destroy the interest features for which Benfleet and Southend Marshes
Site of Special Scientific Interest has been notified.
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In order to mitigate these adverse effects and make the development acceptable,
mitigation measures need to be secured as set out in the Appropriate Assessment of
the Habitats Regulations Assessment. We advise that an appropriate planning
condition or obligation is attached to any planning permission to secure these
measures.

(v) The delivery of highly sustainable housing

In further support of the proposal, the applicant identifies that the proposed
development will deliver highly sustainable housing.

The issue of sustainability will be considered in greater depth later in this report,
however the principle provision of highly sustainable development is a matter that
can and should be considered in any assessment of the very special circumstances
offered to justify inappropriate development in the Green Belt.

The applicant advises that the proposed development will be constructed in
accordance with a strict and all-encompassing sustainability ethos. This will feature
the use of sustainably sourced timber, the use of modular components, the reduction
of embodied carbon and the diversion of waste from landfill to recycling.

The applicants advise that their focus is on the creation of sustainable communities
through fabric efficiency, reducing carbon emissions through the use of alternative
fuels and creating carbon sponges through the planting of trees.

The applicants further identify that the submitted scheme will fully achieve the social.
economic and environmental objectives stated within paragraph 7 of the NPPF.

Whilst the applicants accomplishments and aspirations are noted, any developer, on
any site, will be required, either through planning policy or the provisions of the
Building Regulations, to achieve developments which respond positively to the threat
of climate change and provide sustainable development. It is not considered
therefore that the features identified constitute very special circumstances.

Local residents have objected to the proposal on the basis that consideration needs
to be given to climate change.

It must be acknowledged that environmentally sensitive development which
considers its impact on climate and the environment throughout its lifecycle, as is the
case with the current proposal, need not have an adverse impact on climate change.

vi) The achievement of positive economic outcomes during the construction
and operational periods as a consequence of employment opportunities,
and increased local spend

The applicant identifies that the proposed development will generate a positive
economic output, create new jobs, arising through direct employment on
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construction, within the supply chain, or by supporting local shops and services and
will generate an increase in local spending annually.

The applicant also identifies that the proposal would generate an increase in Council
Tax in terms of S106 contributions.

As any S106 contributions will only be required to meet the needs of the
development, they cannot be considered a benefit. Further whilst the proposal will
generate a liability for Council Tax, the proportion which comes to the local authority
will be used to serve the needs of the development. There is therefore little if any
financial benefit to the Council. Furthermore, monetary gain for the Council is not a
material planning consideration and is not an appropriate justification to permit
development.

It is clear that the development will contribute to the local economy, however, this
could be said of any development and a lot of the employment generated will be
short term, following completion of the development this will be lost. Whilst such
economic uplift represents a benefit of the scheme, it is not considered to constitute a
very special circumstance, which would outweigh the harm to the Green Belt.

vii) The ‘unique circumstances’ of the Castle Point Local Plan position and
the fact that in the last three iterations of the Local Plan the application
site has been identified as suitable for release for development purposes

The applicant identifies that the application site has been identified by the Planning
Authority as suitable for release for residential purposes and was allocated for
development purposes within the 2018- 2033 submitted Local Plan.

It is acknowledged that the status of the 2018 - 2033 Local Plan is unusual in that
whilst it was found sound, it has been formally withdrawn and therefore, in itself, can
have no weight in the consideration of the proposal.

The evidence clearly indicated, that within the current statutory framework and with
the particular development vision of the future held at that time, the Borough’s
identified housing need could not be satisfied within the urban area. To meet the
statutorily identified housing need the evidence identified a solution to require the
release of land from the Green Belt.

The Inspector, when considering objections to the Local Plan, being mindful of
housing need and the identified limited opportunities to meet that need within the
urban area, did not find the allocation inappropriate.

However, in the case of the withdrawn 2018-2033 Local Plan, which identified the
release of the application site for development purposes, this has been withdrawn
and the release of land associated to this site, from the Green Belt is not currently the
Council’s objective or policy.
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16 Conclusion on Green Belt considerations and the ‘tilted balance’

16.1 Itis no longer sufficient to simply say ‘the land is Green Belt’ and expect that
statement to carry weight in the consideration of the proposal. To present a robust
reason for refusal, it must be demonstrated that there are no very special
circumstances or other material planning considerations which would provide the
basis for a more positive consideration of the proposal.

16.2 Paragraph 11 of the NPPF 2023, which sets out the presumption in favour of
sustainable development and provides that where there are no relevant development
plan policies, or the policies which are most important for the determination of
applications are out of date, including by virtue of the provisions of footnote 8 to the
NPPF 2023, applications for the provision of housing in situations where the local
authority cannot demonstrate a five year supply of deliverable housing sites.

16.3 Permission should be granted unless the application of policies in the Framework
that protect areas or assets of particular importance, provides a clear reason for
refusing the development proposed or any adverse impacts of granting permission
would outweigh the benefits when assessed against the policies of the Framework
taken as a whole (the tilted balance).

16.4 The Green Belt is specifically identified as a protected area, however, the tilted
balance creates a presumption in favour of beneficial and sustainable development.
Paragraph 11 of the NPPF 2023, provides that if there is no benefit to set against the
harm of a proposal, or if the benefits are insufficient to outweigh the harm, the
decision maker could properly conclude that the application of the policy provides a
clear reason for refusing the development.

16.5 Paragraph 152 of the NPPF 2023, does however require a higher test. It requires
inappropriate development, which as a matter of principle is harmful, should not be
approved except in very special circumstances that clearly outweigh any harm, not
just slightly, but clearly outweigh the harm.

16.6 Conversely, where very special circumstance or other material considerations are of
sufficient weight to clearly outweigh the harm to the Green Belt, approval of the
proposal would be consistent with Government guidance as set out in the NPPF
2023.

16.7 Whilst the scheme can clearly provide a number of benefits, only one, the status and
history of the Local Plan, is considered individually to potentially constitute a very
special circumstance.

16.8 However, the subsequent withdrawal of the Local Plan, has reaffirmed and reinforced
the Green Belt status of the site. Therefore, whilst it is acknowledged that the site
was previously identified for residential purposes, this allocation represented a
particular response to a previous situation. That response is no longer considered
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appropriate, and the proposal now needs to be considered on its own merits, in the
context of the harm to the Green Belt.

16.9 The proposal will, as a matter of fact, result in the loss of the openness of the Green
Belt and will also result in the loss of open countryside representing a visual intrusion
within a currently undeveloped area of Green Belt. Further, the proposal would
contribute to the sprawl of the existing developed area and whilst harm to the Green
Belt function, which seeks to prevent the merging of settlements is less acute, the
proposal would nevertheless erode the level of isolation that is currently achieved.

16.10The harm to the Green Belt, in the terms as defined within the NPPF 2023 and in
terms of the physical impact of this site is considered substantial.

16.11The applicant has identified a number of material factors and benefits, both
individually and cumulatively which they consider constitute very special
circumstances needed to outweigh the harm to the Green Belt.

16.12Notwithstanding the above, an objection is maintained to the proposal on the basis of
Green Belt policy.

16.13A number of local residents have objected to the proposal on the basis that this
Authority is currently engaged in the preparation of a new Local Plan and that in the
context of that Plan the current proposal is premature.

16.14Paragraph 50 of the NPPF states that refusal of planning permission on grounds of
prematurity will seldom be justified where a draft plan has yet to be submitted for
examination. Where planning permission is refused on grounds of prematurity, the
local planning authority will need to indicate clearly how granting permission for the
development concerned would prejudice the outcome of the plan-making process.

16.15The ‘new’ Local Plan has yet to be prepared in draft form and submission for
examination is some time away, currently scheduled for mid-2025 under the current
Local Development Scheme (LDS). At this stage an objection to the proposal on the
basis of prematurity cannot be sustained.

16.16Furthermore, it is unclear at this stage how the current proposal may be
demonstrated to prejudice the outcome of the plan making process. Under the
circumstances, no objection is raised to the proposal on the basis of prematurity.

17 The Scale and Form of Development
17.1 The proposal seeks to provide a mix of dwellings in a variety of detached and semi-

detached forms, however there are no details or outlines of the scale and form of
these.

17.2 The surrounding area is generally characterised by detached and semi-detached
houses, ranging from single to two and a half storey in form. Within the context of the
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surrounding development the proposed houses would be considered to be consistent
with the general scale and form of development in the area.

17.3 Under the circumstances, no objection is raised to the scale and form of the
development proposed.

18 The Density and Mix of Proposed Housing

18.1 Policy H9 of the adopted Local Plan requires the optimum density of housing to be
achieved on any site, whilst ensuring that the proposal does not harm the character
of the surrounding area; provides a functional and attractive layout with adequate
building lines; landscaping; setting and space around the buildings and ensuring that
the proposal accords with all appropriate policies.

18.2 Policy H10 of the adopted Local Plan states that in all residential developments the
Council will seek an appropriate range of dwelling types. This is a somewhat vague
policy which is inconsistent with the requirements of paragraph 62 of the NPPF which
requires local planning authorities to plan for a mix of housing based on current and
future demographic trends, market trends and the needs of different groups in the
community.

18.3 Policy H11 of the Adopted Local Plan is concerned with accessible and wheelchair
housing. It states that the Council will encourage all dwellings to be designed so that
they are accessible for visitors in wheelchairs and capable of adaptation for
occupation by most people with disabilities. In large residential developments, the
Council will seek to negotiate a proportion of dwellings specifically designed to be
capable, without further structural alterations, of being occupied by independent
wheelchair users.

18.4 The South Essex Strategic Housing Market Assessment (SHMA) for Castle Point
(2020) reviews the need for different house sizes and types to meet the changing
needs of the Borough’s population. This Addendum concludes that there will be
demand from a range of different household types, although demand will be
particularly strong from families with children and people of retirement age. This
means that there is a strong demand, for 3 or 4-bedroom properties reflecting the
need of growing families. It is important that these homes are provided as they will
help to serve the needs of working aged people to live in the area. This is particularly
important for both business growth and sustaining public services, such as
healthcare.

18.5 In addition to the above, the Addendum also identified ‘housing pressure’ arising from
the growing population of older people, which highlights the desirability of bungalows
in Castle Point.

18.6 These are all matters which will need to be incorporated with any reserved matters
for the site.
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19 Design and Layout

19.1 Adopted Local Plan Policy EC2 seeks to ensure a high standard of design in all
proposals with regard had to the scale, density, siting, design, layout and external
materials of any development which should be appropriate to its setting, and which
should not harm the character of, the surroundings. Proposals should take account of
all elements of the local design context.

19.2 The NPPF similarly seeks well designed development, and it is therefore considered
that Policy EC2 is consistent with the NPPF.

19.3 The council has adopted Residential Design Guidance (RDG) as a supplementary
planning document. The current application is for outline planning permission only
with all matters except access reserved. Consequently, limited details of design are
provided currently. Assessment of any detailed layout in light of the council’s design
guidance would take place at reserved matters stage if outline permission is granted.

19.4 In terms of the provisions of the adopted Residential Design Guidance, it should be
noted that RDG1 states that within the existing built-up area the plot sizes for new
development should be informed by the prevailing character of plot sizes.

19.5 RDG2 states that in forms of development where there is no clear pattern of
development the space around a dwelling should be proportionate to the size of the
building. At least 1m should be provided between the property and the boundaries of
the site. Where dwellings are located adjacent to public open space or other areas of
land which serve as a buffer to development less space may be considered
acceptable. It is further stated that for new large-scale developments, such as that
proposed, a different character with varying degrees of space around dwellings can
be created, however this should be accompanied by a robust design rationale.

19.6 RDG3 essentially requires the establishment of appropriate building lines and seeks
to ensure that development does not result in excessive overshadowing or
dominance to any elevation of an adjoining property.

19.7 RDG4 states that development on corner plots should be designed to turn corners. It
also states that all new or replacement dwellings on corner plots should provide
active and articulated frontages to all elevations that face the public realm. The
developer will be expected to have regard to this advice in the preparation of
reserved matters. Corner plots should also be designed to limit the length of high-
level garden screening, particularly along return frontages. The guidance states that
in all appropriate cases opportunities should be taken to create features on corner
locations, which enhance legibility.

19.8 RDGS5 states that for all residential development above ground floor level 9m shall be
provided between windows, edges of balconies or raised amenity space and the
boundary it directly faces at first floor level and 15m at second floor level. Any
submitted scheme will be required to demonstrate compliance with this requirement.
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19.9 RDGE6 is concerned with the provision of private amenity area so that the outdoor
needs of occupiers are provided for. Flats are required to be provided with 8m?2 of
amenity space for each habitable room. Where three or fewer rooms are provided a
minimum amenity space of 25m2 per unit is required. This may be provided at a
communal level. Where balconies are provided these will only be considered to
contribute to amenity area provision where they have a depth of at least 1.5m and an
area of at least 5m>.

19.10For dwellings 15m2 per habitable room is required. Where three or less rooms are
provided an area of 50m2 will be required. Habitable rooms do not include
bathrooms, ensuites and utility rooms. All other rooms are included.

19.11RDGY7 is concerned with roof development and particularly seeks to ensure that
proposals which incorporate features such as dormers and rooflights into roof planes
do not result in over dominant or disproportionate roof treatments. If it is proposed to
provide dwellings with rooms in the roof the applicant will be expected to adhere to
the requirements of RDG?7.

19.12RDGS8 requires the design of all development to result in well-proportioned and
balanced properties. Fenestration should be aligned both vertically and horizontally.
The developer will be expected to have regard to this advice in the preparation of
reserved matters.

19.13RDG9 is concerned with the achievement of energy and water efficiency and
renewable energy.

19.14RDG10 provides guidance in respect of boundary treatments and states that the
means of enclosure and surface material should be informed by the prevailing
character of the area and that any means of enclosure should not dominate the
public realm. It also states that in all cases the means of enclosure and surface
treatment must be of high-quality materials, appropriate in terms of appearance and
ongoing maintenance to the location. The developer will be expected to have regard
to the requirements of RDG10 in the preparation of reserved matters. A parameter
plan for non-vehicular movement within the site is also included for information
purposes, see Fig 6. This indicates the main access points for bicycles and
pedestrians to gain access into the site and for the locations for cycle routes and
pedestrian routes within and through the site.

19.15RDG11 of the Residential Design Guidance is concerned with landscaping.
19.16RDG13 is concerned with the provision of appropriate refuse and recycling storage
facilities. It is noted that within the Design and Access Statement it is intended to

make appropriate provision for both commercial and domestic waste storage. Details
will be provided at the reserved matters stage.
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19.17RDG16 is concerned with the provision of housing which is provided with adequate
internal space which reflects current best practice. Current best practice in this
regard is considered to be the Technical Housing Standards — National Described
Space Standard. Any future submission would be expected to adhere to these
standards and wherever possible and appropriate exceed them.

20 Conservation and Historic Buildings

20.1 The site is not within a conservation area and there are no listed buildings present on
the site or within a distance to be impacted upon by this development.

20.2 The documentation submitted with the application did not include for any
archaeological or heritage surveys, which shows there are no archaeological or
historic concerns. Overall, the application site lies outside of any defined settlement
boundary and is within the green belt separating two areas of existing housing
development.

21 Access

21.1 The proposal has been considered by the Highway Authority which has raised no
objection to the proposal on highway grounds, subject to conditions which can be
appended to the grant of any consent. No objection is therefore raised to the
proposal on the basis of access, highway safety or highway capacity.

22 Parking

22.1 Policy T8 of the Adopted Local Plan requires the provision of appropriate levels of
on-site car parking in accordance with the Essex Planning Officers Vehicle Parking
Standards 2009.

22.2 Policy EC2 of the Adopted Local Plan highlights the need to ensure that all modes of
movement are safe and convenient.

22.3 Standard C3 is relevant to the proposed development and requires one space to be
provided for all dwellings having one bedroom and 2 spaces for each dwelling having
more than one bedroom.

22.4 Each parking space should be a minimum of 2.9m wide and 5.5m deep and parking
spaces may be provided within garages — single garages are required to be 3m wide
(internally) and double garages are required to be 6m wide (internally). All garages
are required to be 7m deep (internally) and must be provided with a 6m deep
forecourt.

22.5 It should be noted that RDG12 requires that parking provision should not dominate

the public realm and should be sited so as not to have an adverse impact on visual or
residential amenity.
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22.6 The proposal provides parking on the basis of one space for each one bedroomed
property and at least two spaces for dwellings having more than one bedroom, any
larger dwellings will require three spaces. Parking spaces are each 2.9m wide and
5.5m deep.

22.7 Bicycle parking is required on the basis of one covered space per dwelling. The
applicant identifies that such provision will be made.

23 Hard and Soft Landscaping

23.1 Details of hard and soft landscaping will form part of the reserved matters application;
however, the development framework see Fig: 5, illustrates possible arrangements
for the hard and soft landscaping for the site.

23.2 It is highlighted that a landscape-led approach has been taken to the proposed
development, improving the landscape and creating biodiversity net gains. In
addition, new public open space and a ‘trim trail’ is proposed.

23.3 The applicant states that a robust defensible Green Belt boundary will be created
through new tree and hedgerow planting, which will mark the south-eastern edge of
the settlement and set the proposal in a strong landscaped framework.

24 Ecology and Trees
24.1 Paragraph 186 of the NPPF 2023 states:

When determining planning applications, local planning authorities should apply the
following principles:

a) if significant harm to biodiversity resulting from a development cannot be avoided
(through locating on an alternative site with less harmful impacts), adequately
mitigated, or, as a last resort, compensated for, then planning permission should
be refused,;

b) development on land within or outside a Site of Special Scientific Interest, and
which is likely to have an adverse effect on it (either individually or in combination
with other developments), should not normally be permitted. The only exception
is where the benefits of the development in the location proposed clearly
outweigh both its likely impact on the features of the site that make it of special
scientific interest, and any broader impacts on the national network of Sites of
Special Scientific Interest;

c) development resulting in the loss or deterioration of irreplaceable habitats (such
as ancient woodland and ancient or veteran trees) should be refused, unless
there are wholly exceptional reasons and a suitable compensation strategy
exists; and
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24.2

24.3

24.4

24.5

25

25.1

25.2

25.3

254

d) development whose primary objective is to conserve or enhance biodiversity
should be supported; while opportunities to improve biodiversity in and around
developments should be integrated as part of their design, especially where this
can secure measurable net gains for biodiversity or enhance public access to
nature where this is appropriate.

Policy EC13 of the adopted Local Plan states that the Council will refuse
development which is prejudicial to the interests of all wildlife and the retention and
management of important habitats.

Policy EC14 encourages proposals to promote the creation of new wildlife habitats. It
further states that the Council will take into account the potential for the creation of
wildlife habitats, particularly where these would enhance and complement existing
elements of nature conservation on adjoining land.

Policy EC14 is considered consistent with the NPPF 2023, particularly in respect of
paragraph 185. In respect of Policy EC13 it is considered more expedient to consider
the proposal in the context of paragraph 186 of the NPPF 2023.

Policy EC22 is concerned to ensure the appropriate retention of trees, woodland and
hedgerows in all new proposals for development.

Recreational Disturbance, Avoidance and Mitigation Strategy (RAMS)

It has been identified that population growth in Essex is likely to significantly affect
wildlife habitat sites on the coast through increased recreational pressure. To counter
this, the council has, along with other districts in the county, adopted the Essex Coast
Recreational Disturbance Avoidance and Mitigation Strategy (RAMS) which sets out
a tariff applied to all net new residential development within the zones of influence of
the habitat sites. For 2023/24 this is £156.76 per dwelling. Once collected this goes
into a fund to avoid and mitigate adverse effects from increased recreational
disturbance. Alternatively, the developer can commission their own Appropriate
Assessment. This proposal lies within the zone of influence: Benfleet and Southend
Marshes and the Blackwater.

Whilst Natural England do not object to the application as an HRA has been
submitted they require any consent to be conditional.

However, the developer has not offered a unilateral undertaking or other legal
agreement to pay a RAMS contribution nor have they submitted their own
appropriate assessment.

Usually where this represents an objection to a proposal, the matter is raised with the
applicant given that it is relatively straightforward to resolve. However, in this
instance, the application is recommended for refusal therefore there is little reason to
pursue this payment.
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25.5 Consequently, the development would have an unmitigated impact on the habitats
sites on the coast through increased recreational pressure and would be contrary to
the principles set out in the Framework and lack any form of mitigation.

26 Summary and Conclusion

26.1 The Framework sets out at paragraph 11 a presumption in favour of sustainable
development, which for decision-taking, means that permission should be granted,
unless the harm caused by the proposal outweighs the benefits of the proposal.

26.2 The Framework sets out at paragraph 11 a presumption in favour of sustainable
development, which for decision-taking, means:

o approving proposals that accord with an up-to-date development plan without
delay; or

o 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:

I. the application of policies in the Framework that protect areas or assets of
particular importance provides a clear reason for refusing the development
proposed; or

ii. any adverse impacts of doing so would significantly and demonstrably
outweigh the benefits, when assessed against the policies in the Framework
taken as a whole.

26.3 In this case, the council’s development plan is not up-to-date. Footnote 8 of the
Framework explains that, for applications involving the provision of housing, policies
most important for determining the application will be out-of-date where the local
planning authority cannot demonstrate a five-year supply of deliverable housing sites
(with the appropriate buffer, as set out in paragraph 75); or where the Housing
Delivery Test indicates that the delivery of housing was substantially below (less than
75%) of the housing requirement over the previous three years.

26.4 Castle Point Borough Council is unable to demonstrate a five-year supply of
deliverable housing sites, therefore the policies most important for determining the
application are out-of-date and permission should be granted unless (i) or (ii) above

apply.

26.5 The application site is within the zone of influence of coastal habitat sites in terms of
recreational disturbance and is within the Green Belt, both of which are listed as
protected areas at footnote 7 of the Framework.

26.6 The development has been identified as having an unmitigated impact on the habitat
sites from recreational disturbance.
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26.7 The NPPF 2023, attaches great importance to the Green Belt, attaching substantial
weight to any harm to the Green Belt by reason of inappropriateness and any other
harm arising from the proposal. The proposed development is inappropriate
development and there would be harm to the character, purpose and function of the
Green Belt which conflicts with national policies as contained within the NPPF.

26.8 Conversely, there is a significant shortfall in overall market and affordable housing
supply, which the development would contribute towards, whilst the scheme would
also provide some economic benefit insofar as the creation of temporary construction
jobs. These weigh in favour of the proposal.

26.9 Whether very special circumstances exist is a matter of planning judgement based
on a consideration of all relevant matters. However, as set out in paragraph 153 of
the Framework, very special circumstances will not exist unless the potential harm to
the Green Belt by reason of inappropriateness, and any other harm resulting from the
proposal, is clearly outweighed by other considerations. Consequently, for
permission to be granted, the planning balance would have to clearly outweigh this
identified harm, not just marginally, but decisively.

26.10The totality of considerations in favour of this proposal have been considered which
include but are not limited to the supply of market and affordable housing where an
identified shortfall exists which amount to significant weight in favour of the proposal.
However, despite the totality of considerations in favour of the proposal, it is not
considered that these considerations clearly and definitively outweigh the combined
weight of the harm to the character, purpose and function of the Green Belt, and
conflict with national planning policy.

26.11Therefore, it is considered that the other considerations in this instance do not clearly
outweigh the harm identified to the Green Belt. Consequently, the very special
circumstances necessary to justify the development do not exist.

26.12The proposal has been assessed to have an unmitigated harmful impact on
identified habitats sites from recreational disturbance, and that the harm caused by
the proposal to the character, purpose and function of the Green Belt would directly
conflict with national planning policy.

26.13The policies in the Framework relating to the protection of habitat sites and the
Green Belt provide clear reasons for refusing the development proposed, and
criterion (i) applies, nullifying the presumption in favour of sustainable development.
No very special circumstances or other considerations exist that outweigh these
concerns.

26.141 have taken all other matters raised by interested parties into consideration, but

none are sufficient to outweigh the considerations that led to the above
recommendation.
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27 Recommendation

27.1 My RECOMMENDATION is Refusal for the following reasons:

(1)

(@)

The proposal represents inappropriate development in the Green Belt as
defined by the National Planning Policy Framework (2023). Such development
will only be permitted if very special circumstances exist to justify its
inappropriateness. It is not considered that any very special circumstances have
been demonstrated which either in isolation or combination carry sufficient
weight to outweigh the harm to this part of the Green Belt. The proposed
development is therefore contrary to Government advice as contained in the
National Planning Policy Framework (2023).

Under the Conservation of Habitats and Species Regulations 2017 (commonly
referred to as the Habitat Regulations) a Habitat Regulations Assessment
(HRA) is required for development that is likely to have significant effects on a
Habitat Site. Habitat Sites are protected for their international importance. They
are designated through the EU Birds Directive and EU Habitats Directive, and
these Directives have been transposed into UK law. The proposal lies within the
zones of influence of the Benfleet and Southend Marshes and the Blackwater
and as such would result in increased recreational pressure on wildlife habitat
sites on the Essex coast.

The applicant has not offered any mitigation in accordance with the council's
adopted Essex Coast Recreational Disturbance Avoidance and Mitigation
Strategy (RAMS) or commissioned their own Appropriate Assessment to
demonstrate that there would be no significant likely effect and in the absence
of either of these the proposal would be contrary to guidance set out in the
National Planning Policy Framework.

Informatives

1

The Local Planning Authority has acted positively and proactively in determining
this application by identifying matters of concern with the proposal and determining
the application within a timely manner, clearly setting out the reason(s) for refusal,
allowing the Applicant the opportunity to consider the harm caused and whether or
not it can be remedied by a revision to the proposal.
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Appendix 1 — Green Belt Assessment

Template for Assessing Green Belt Planning Applications

Has this question

Stage Question been answered?
Y/N
Y
Stage | 1. Is the development proposal in Green Belt land?
Proposal
2. |s the development proposal inappropriate development according to NPPF para Y
Stage 2 154
:;I:\?eﬁ:):l:r’r:::: 135.é??the development proposal inappropriate development according to NPPF para Y
4. What are the harms arising from the development proposal on the Green Belt? Y
Stage 3 5. What weight is attributed to harm from the development proposal on the openness Y
Weight of Harmon | of the Green Belt?
the Green Belt 6. What weight is attributed to harm from the development proposal on the purposes Y
of the Green Belt?
Stage 4 . . Y
7. Example: What weight is attributed to harm on the character and appearance of the
Other Non-Green "
area?
Belt Harms
Stage 5 8. What are the other considerations for the development proposal? Y
Y
0the|: . 9. What weight is attributed to the other considerations of the development proposal?
Considerations
Stage 6 Y
Very Special 10. Do very special circumstances exist to clearly outweigh harm to the Green Belt?
Circumstances
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Stage 1Proposal - Template for Assessing Green Belt Planning Applications

Planning Application (Reference)

Located in the Green Belt? Y/N

23/0237/0UT
Land at Glyders
Benfleet

Essex
SS71NU

Stage 2 Inappropriate Development - Template for Assessing Green Belt Planning Applications

National Planning Policy Framework
Paragraph 154 states: A local planning
authority should regard the construction of
new buildings as inappropriate in the Green
Belt. Exceptions to this are listed in the
column below. Note that there are
qualifications in relation to the exceptions
which should be considered noted in this
table.

Does the development proposal meet one
(or more) of the types of development in
paragraph 154?

State ‘Yes' or ‘No’ and where answering
‘Yes' provide a description in the rows
below.

Where the development proposal does
not meet one (or more) of the types of
development in paragraph 154, provide a
summary of the development proposalin
the Conclusion section below.

Using the answers provided in the rows
below, explain why or why not the
development proposal is considered to be
inappropriate development in the Green
Belt.

Where the development proposal does
not meet one (or more) of the types of
development in paragraph 154, provide a
summary of the development proposalin
the Conclusion section below.

a) buildings for agriculture and forestry;

No

Exception not met

b) the provision of appropriate facilities (in
connection with the existing use of land
or a change of use) for outdoor sport,
outdoor recreation, cemeteries and
burial grounds and allotments; as long as
the facilities preserve the openness of

No

Exception not met
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the Green Belt and do not conflict with
the purposes of including land within it;

c)

the extension or alteration of a building
provided that it does not result in
disproportionate additions over and
above the size of the original building;

No

Exception not met

d)

the replacement of a building, provided
the new building is in the same use and
not materially larger than the one it
replaces;

No

Exception not met

e)

limited infilling in villages;

No

Exception not met

f)

limited affordable housing for local
community needs under policies set out
in the development plan(including
policies for rural exception sites); and

No

Exception not met

9)

limited infilling or the partial or complete
redevelopment of previously developed
land?, whether redundant orin
continuing use (excluding temporary
buildings), which would:
—not have a greater impact on the
openness of the Green Belt than the
existing development; or
—not cause substantial harm to the
openness of the Green Belt, where
the development would re-use
previously developed land and
contribute to meeting an identified
affordable housing need within the
area of the local planning authority.

No

Exception not met

Conclusion:

No exceptions have been identified

2 For the definition of Previously Developed Land, refer to the National Planning Policy Framework, Annex 2: Glossary.
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National Planning Policy Framework
Paragraph 155

Does the development proposal meet one
(or more) of the types of development in
paragraph 155, does it preserve the
openness of the Green Belt and not
conflict with the purposes of including
land within it?

Explain why the development proposal is
or is not considered to be inappropriate
development in the Green Belt?

a) mineral extraction; No Exception not met
b) engineering operations; No Exception not met
c) localtransport infrastructure whichcan | No Exception not met
demonstrate a requirement for a Green
Belt location;
d) the re-use of buildings provided that the | No Exception not met
buildings are of permanent and
substantial construction;
e) material changes in the use of land (such | No Exception not met
as changes of use for outdoor sport or
recreation, or for cemeteries and burial
grounds); and
f) development, including buildings, No Exception not met

brought forward under a Community
Right to Build Order or Neighbourhood
Development Order.

Conclusion:

No exceptions have been identified
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Stage 3 Green Belt Harm - Template for Assessing Green Belt Planning Applications

What are the harms arising from the development proposal on the Green Belt?

The applicant is seeking outline planning approval for access and the principle of residential development of up to 35
dwellings with vehicular access taken from Glyders.

This land is currently entirely allocated within the Green Belt and no exceptions have been found to exist which might therefore justify
this inappropriate development. Therefore, a full consideration of the harm resulting from this development on the Green Belt will be

considered.

Green Belt Harm

Assessment of Harm on the Green Belt

Weight of Harm
Limited -
Moderate - Substantial

Notes

Impact on openness

The proposal would result in the existing
site which comprises an area of semi-
dense vegetated scrubland as well as an
smaller area of open farmland being
developed with up to 35 dwellings, an
access road and other associated
infrastructure across much of the site.

The proposed site is visible from a number
of vantage points due to the topography of
the local area, not least along Essex Way
and from properties and public highways
surrounding the site.

The proposal would replace open fields
and vegetated areas with a significant
level of built development across the site,
particularly in the location of the existing
area of semi-dense vegetated scrubland,
which would substantially erode the

Substantial

Turner, Euro
Garages
Limited and
Samuel
Smith Old
Brewery
cases

PPG 64-001-
20190722
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openness of the Green Belt by reason of
its actual and perceived visual intrusion

Weight of Harm
Limited - Notes
Moderate - Substantial

Assessment of Harm on Purposes of the

Green Belt purposes (NPPF, paragraph 143) Green Belt

a)to check the unrestricted sprawl of large built- | The proposed site is surrounded to the Limited
up areas south, west and north by the rear gardens
of existing development.

The site is currently free of built-up
development which tiesin to the reast of
the undeveloped land to the east of the
site, replacing this area with development
for this reason is considered to result in
limited harm to this purpose.

b)to prevent neighbouring towns merging into The site currently forms a small part of the | Limited
one another existing gaps between the settlement of
Thundersley and South Benfleet which are
separated along Essex Way by a large
expanse of undeveloped and sparsely
developed Green Belt.

This development would marginally
decrease the gap between these
settlements and as such is considered to
resultin limited harm to this purpose.

c)to assist in safeguarding the countryside from | The proposal would result in the existing Limited
encroachment site which comprises an area of semi-
dense vegetated scrubland as well as an
smaller area of open farmland being
developed with up to 35 dwellings, an
access road and other associated
infrastructure across much of the site.
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Whilst the site is bounded to the south,
west and north by the rear gardens of
existing development, the site is still
capable of being viewed as being part of
the wider area of undeveloped countryside
to the east.

Consequently, the proposal is considered
toresultin limited harm to this purpose.

d)to preserve the setting and special character of
historic towns

Not applicable

Not applicable

e)to assist in urban regeneration, by encouraging
the recycling of derelict and other urban land.

This proposal to build in the Green Belt
acts against this purpose where one of the
key functions is to direct development to
urban areas and assist in urban
regeneration through use of previously
developed land and other land within
urban areas.

As aresult the proposal is considered to
result in substantial harm to this purpose.

Substantial

NPPF
Paragraph
11d)i. and
Footnote 7
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Stage 4 Non-Green Belt Harm

What are the Non-Green Belt harms arising from the development proposal?

The applicant is seeking outline planning approval for access and the principle of residential development of up to 35
dwellings with vehicular access taken from Glyders.

This land is currently semi-densely vegetated scrubland as well as a portion of the site to the east which is currently farmland. The
proposed development of the site has the potential to detrimentally impact on the local biodiversity of the area as well as wildlife,
result in increased traffic, pollution, noise and surface water flooding as well as place additional pressure on existing utilities and

community facilities.

Other Harm

Assessment of Harm

Weight of Harm
Limited - Moderate -
Substantial

Notes

Ecology/Biodiversity

Wildlife

Protected Sites

The proposal would result in the loss of
some parts of the site which are currently
vegetated with semi-dense scrubland.

The development of the site would be
close to an identified badger sett,
although it would not involve the closure of
the sett, the development has the
potential to impact the foraging area of
the badgers. The proposal would also
impact upon other wildlife such as bats,
but not significantly provided the
development is suitably designed and
suitable mitigation is implemented.

Limited

Limited

Substantial
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Increased Traffic

Noise and Disturbance

The site lies within the zones of influence
for the Benfleet and Southend Marshes
and the Blackwater estuary Special
Protection Areas (SPAs)identified in the
RAMS. The applicant has not agreed a
financial contribution to mitigate this
harm, or undertake their own appropriate
assessment. Without such an agreement
or assessment the proposed development
would have an unmitigated impact upon
the SPAs.

The proposal would result in the creation
of an access to the site from the end of
Glyders, serving up to 35 dwelling. The
proposal submission has been scrutinised
by the Highways Authority along with the
details of the proposed access. Subject to
conditions, the Highways Authority raise
no objection to the proposal and as
subject matter experts the proposed
access and impact on the highway
network can in the absence of expert
evidence to the contrary it can be
concluded as being acceptable and limited
harm would therefore arise.

The proposal has the potential to result in
noise and disturbance during the
construction phase, however this can be
suitably managed through an appropriate
Construction Environment Management
Plan (CEMP)which can be secured by

Limited

Limited

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

Flooding

Oversubscribed Services

condition. It is also not considered that
noise and disturbance resulting from the
use of the completed development would
be harmful to the residential amenity of
surrounding residents given the intended
uses of the proposal.

The proposal has the potential to result in
increased dust and particle
concentrations during construction.
Mitigation measures could form part of a
CEMP which would address this concern
and which could be secured by way of
condition.

The proposal by reason of the increased
areas of impermeable surfaces resulting
from the development has the potential to
result in increased levels of surface water
runoff which could lead to surface water
flooding of the site and nearby areas if not
properly managed.

Whilst the increase in number of dwellings
may place additional pressures on GPs,
schools and other community facilities, no
objection has been raised to the proposal
from the relevant consultees.

Limited

Limited

Limited
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Subject to relevant conditions and
financial contributions to be secured by an
appropriate S106 agreement, the harm
resulting from the development would be
ameliorated and therefore limited harm
would occur as a result.

Stage 5 Other Considerations - Template for Assessing Green Belt Planning Applications

What are the other considerations for the development proposal? (see Table 5.2 above for examples)

The applicant is seeking outline planning approval for access and the principle of residential development of up to 35
dwellings with vehicular access taken from Glyders.

The proposal would result in the provision of 40% affordable housing with the remainder being market housing which would
meet an identified unmet need within the borough. It also proposed new open space provision and a contribution to the local

economy.

Category

Other Considerations

Assessment of Other Considerations

Weight of
Other
Considerations
Limited -
Moderate -
Substantial

Notes

Social

Unmet housing need

Up to 35 dwellings are proposed as a result of this
development. Given the boroughs lack of five-year
housing land supply and the figure calculated
within the latest housing needs assessment
identifying the need to provide 255 dwellings a
year, this site would contribute to meeting that
annual figure, providing much needed housing the
borough. This consideration is therefore given
substantial weight.

Substantial
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Affordable housing
provision

The applicant proposed to provide 40% affordable
housing which would amount to up to 14
residential units. Given the boroughs lack of
affordable housing provision over recent years
this represents a significant contribution to
meeting the affordable housing needs of the
boroughs residents and is therefore accorded
substantial weight.

Substantial

Environmental

Open space provision

A smallincrease to publicly accessible open space
is proposed as part of the indicative plans
submitted accompanying this application. Such
spaces contribute positively to both mental
wellbeing as well as the environment by creating
habitats for wildlife throughout the site. However,
given the close proximity of large areas of public
space at Hadleigh Country Park, this addition is
considered to represent a limited benefit of the
proposal.

Limited

Enhancement of
biodiversity

Itis proposed to provide at least 10% biodiversity
net gain on the site through multiple different
means as part of the multi-functional spaces
provided as part of this development.

Limited

Highly sustainable housing

Itis proposed the waste will be reduced
throughout construction and that the homes will
be constructed in a sustainable manner. Whilst
this is beneficial, such actions are only of limited
value.

Limited

Economic

Contribution to local
employment

The development will create construction jobs
which have an acknowledged economic benefit
within the local area, however these will be short-
lived until the development is completed, so the
benefitis limited due to its temporality.

Limited
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Stage 6 Very special circumstances - Template for Assessing Green Belt Planning Applications

Do very special

circumstances Explain why very special circumstances do or do not exist.
exist? Y/N
N In undertaking this assessment, an initial assessment has been undertaken to ascertain whether any exceptions

under paragraphs 154 or 155 of the NPPF are met and justify the development. No such exceptions have been
identified and it is therefore considered that the proposal would amount to inappropriate development within the
Green Belt which is by definition harmful to the purposes of the Green Belt and should therefore be refused.

Inappropriate development should only be permitted where very special circumstances exist which clearly
outweigh the harm to the Green Belt. In assessing the harm to the Green Belt, it was considered that the proposal
would result in limited harm to purposes 1-3 and substantial harm to purpose b of the Green Belt as set out in
paragraph 143 of the NPPF, as well as have a detrimental impact on openness of the Green Belt. Other harms have
also been identified on a number of matters which have been attributed limited harm.

The proposed scheme has been assessed to represent a significant spatial and visual intrusion within the Green
Belt by reason of the large bulk, mass and scale of the proposed development. Whilst it is acknowledged that many
of the plans are purely indicative as this is an outline application, the intended spread of development across much
of the site is considered to succinctly illustrate these concerns, highlighting the visual intrusion and impact on the
openness of the site.

The site has also been identified to have result in unmitigated harm to identified SPAs which attracts substantial
weight against the proposal and disengaged the presumption in favour of sustainable development.

The benefits of the proposal have also been assessed. Most notably the provision of housing in order to meet an
unmet housing need, as well as affordable housing provision have both been afforded substantial weight in favour
of the proposal with a number of other considerations afforded limited weight.

Despite the totality of considerations in favour of the proposal, it is not considered that these considerations
clearly and definitively outweigh the combined weight of the harm to the character, purpose, function and
openness of the Green Belt, and conflict with national planning policy.
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Therefore, it is considered that the other considerations in this instance do not outweigh the harm identified to the
Green Belt and even if it were a finely balanced argument, the requirement of within he NPPF to clearly outweigh
the harm highlighted categorically that a proposal cannot just tip the scales in favour of development, but needs to
do so by some margin in order to have clearly outweigh the harm to the Green Belt.

Consequently, the proposal has been assessed to have an unmitigated harmful impact on the character, purpose,
function and openness of the Green Belt, which is not clearly outweighed by the benefits of the proposal and would
directly conflict with national planning policy. Therefore, the very special circumstances necessary to justify the
development do not exist.
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