
3 May 2022 at 7pm 

Council Chamber, Civic Centre, Chelmsford 

Membership 

Councillor J A Sosin (Chair) 

and Councillors 

L Ashley, S Dobson, P Hughes, R J Hyland, J Lardge, 
R Lee, G H J Pooley, R J Poulter, T E Roper,  

E Sampson, C Shaw and I Wright 

Local people are welcome to attend this meeting remotely, where your elected 
Councillors take decisions affecting YOU and your City.   

There is also an opportunity to ask your Councillors questions or make a 
statement. These have to be submitted in advance and details are on the 

agenda page. If you would like to find out more, please telephone  
Brian Mayfield in the Democracy Team on Chelmsford (01245) 606923 

email brian.mayfield@chelmsford.gov.uk 
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PLANNING COMMITTEE 

3 May 2022 

AGENDA 
 

1. CHAIR’S ANNOUNCEMENTS 

2. APOLOGIES FOR ABSENCE 

3. DECLARATIONS OF INTEREST 

All Members are reminded that they must disclose any interests they know 

they have in items of business on the meeting’s agenda and that they must do 

so at this point on the agenda or as soon as they become aware of the 

interest. If the interest is a Disclosable Pecuniary Interest they are also 

obliged to notify the Monitoring Officer within 28 days of the meeting. 

4. MINUTES 

To consider the minutes of the meeting on 5 April 2022 

5. PUBLIC QUESTION TIME 

Any member of the public may ask a question or make a statement at this 
point in the meeting, provided that they have submitted their question or 
statement in writing in advance. Each person has two minutes and a 
maximum of 20 minutes is allotted to public questions/statements, which 
must be about matters for which the Committee is responsible. The Chair 
may disallow a question if it is offensive, substantially the same as another 
question or requires disclosure of exempt or confidential information. If the 
question cannot be answered at the meeting a written response will be 
provided after the meeting. 
 
Where an application is returning to the Committee that has been deferred for 

a site visit, for further information or to consider detailed reasons for refusal, 

no further public questions or statements may be submitted. 

Any member of the public who wishes to submit a question or statement to this 

meeting should email it to committees@chelmsford.gov.uk 24 hours before the 

start time of the meeting. All valid questions and statements will be published 

with the agenda on the website at least six hours before the start time and will 

be responded to at the meeting. Those who have submitted a valid question or 

statement will be entitled to put it in person at the meeting. 

6. LAND EAST OF HILL ROAD SOUTH, CHELMSFORD – 22/00239/FUL 

 

7. BROOMFIELD MILL, MILL LANE, BROOMFIELD, CHELMSFORD – 

21/01399/FUL 
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8. 259 BADDOW ROAD, GREAT BADDOW, CHELMSFORD – 22/00274/FUL 
 

9. PLANNING APPEALS 
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Planning Committee PL 20 5 April 2022 

 
 

MINUTES  

of the 

PLANNING COMMITTEE 

held on 5 April 2022 at 7:00pm 
 

Present: 
 

Councillor J A Sosin (Chair) 
 

Councillors S Dobson, J Frascona, P Hughes, R J Hyland, J Lardge,  
G H J Pooley, R J Poulter, T E Roper, E Sampson, C Shaw and I Wright 

 

Also present: Councillors N Chambers, A B Sosin and M Steel 

 

1. Chair’s Announcements 
 
For the benefit of the public, the Chair explained the arrangements for the meeting. 

2. Apologies for Absence 
 
Apologies for absence had been received from Councillors L Ashley and R Lee. The latter 

had appointed Councillor J Frascona as his substitute. 

3. Declarations of Interest 
 
All Members were reminded that they must disclose any interests they knew they had in 

items of business on the meeting’s agenda and that they must do so at this point on the 

agenda or as soon as they became aware of the interest. If the interest was a Disclosable 

Pecuniary Interest they were also obliged to notify the Monitoring Officer within 28 days of 

the meeting. Any declarations are recorded in the relevant minute below. 

4. Minutes 
 
The minutes of the meeting on 8 February 2022 were confirmed as a correct record. 

5. Public Question Time 
 
A statement was made by a member of the public on Item 6. Details are recorded under minute 
number 6 below. 
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Planning Committee PL 21 5 April 2022 

 
 

6. 13 Cherry Garden Road, Great Waltham, Chelmsford – 21/02397/FUL 
 
The Committee considered an application for the formation of a vehicle access across the 

verge fronting 13 Cherry Garden Road, Great Waltham.  

The agent for the applicant attended the meeting to speak in favour of the application. He 

disputed the officers’ view that the provision of posts to delineate the route of the access 

would be a visual intrusion and argued that it was not a justifiable reason for refusal. He 

pointed out that the application overcame the concerns of the inspector who had dismissed 

the appeal against a previous refusal, and said that the posts would be low and of a natural 

colour and material, that neighbours and the Parish Council had not objected to the 

application and that there were similar crossings in Great Waltham. A ward councillor for the 

area said that local residents and the Parish Council were divided about the application and 

he raised questions about the Council’s position as the owner of the land over which the 

access would pass and the application of the recently adopted Open Spaces Policy in this 

particular case. He too pointed to crossings that had been approved in the past and the fact 

that cars currently parked on grass verges elsewhere in Great Waltham, with no action taken 

to stop it. He added that the properties fronting the greensward had no other means of 

access and that residents would be unable to charge electric cars if crossings could not be 

created. 

In discussing the application, the Committee raised concerns about the precedent that would 

be created it if were to be granted and the effect this would have on the amenity and 

character of the area, especially if the posts were not properly maintained. Asked to explain 

further the reasons for recommending refusal, officers said that their concerns were not only 

about the appearance of the posts but the effect the proposal as a whole would have on 

visual amenity and the character of the area. 

Members appreciated that this was a marginal decision but, on balance, felt that the 
application should be refused for the reason given in the report, i.e., that the proposed 
vehicle access and cross over together with the installation of numerous timber posts would 
result in a significant visual impact that would be harmful to the undeveloped, open and 
verdant character and appearance of the street and would therefore fail to comply with policy 
DM23. 
 
RESOLVED that planning application 21/02397/FUL in respect of 13 Cherry Garden Road, 

Great Waltham Chelmsford be refused for the reasons detailed in the report to the meeting. 

 
(7.04pm to 7.35pm) 

 
 

7. 10-12 Hanbury Road, Chelmsford – 19/01916/S73 

 
An application had been received for the variation of condition 4 of planning permission 

19/01916/FUL (the construction of a rear and side extension to 10-12 Hanbury Road, 

Chelmsford; the construction of three-metre high acoustic fencing; and retrospective 

permission for exterior works to the building). The application sought permission for 

alterations to the finish of the rear elevation sloped roof. 
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Councillor J Lardge had referred the application to the Committee in response to local 

residents’ concerns about noise disturbance from the site. Having expressed those concerns 

and urged the Committee to consider whether the noise levels from the site were 

acceptable, Councillor Lardge took no further part in the consideration of the application. 

The Committee was informed by an officer from the Public Health and Protection Service 

that the noise levels from the site had been measured in 2021 and had confirmed that the 

noise levels anticipated from the activities on the site were correct and acceptable. Modelling 

of the noise attenuation levels anticipated as a result of the new design of the roof indicated 

that they were not likely to be significantly different from the levels measured in 2021 and 

may be slightly lower. The Committee was assured that although noise levels were 

considered to be acceptable, action could be taken by Public Health and Protection if at any 

time they constituted a statutory nuisance. 

In response to questions from members, officers said that the access gate referred to in the 

representations from residents gave maintenance access to the rear of the building and was 

unlikely to affect overall noise levels from the building . It would not be possible to enforce 

any condition that completely prohibited any light from the building outside of the hours of 

operation as, owing to the building’s rooflights, it would be reasonable to expect some low 

level of ambient light from the building at night from, for example, security lighting.    

RESOLVED that planning application 19/01916/FUL in respect of 10-12 Hanbury Road, 
Chelmsford be approved, subject to the conditions set out in the report to the meeting. 
 
(7.35pm to 7.51pm) 

 
 

8. 275 Baddow Road, Great Baddow, Chelmsford – 22/00014/FUL 
 
The Chair declared an interest in this item and left the meeting during its consideration. The 

Vice Chair, Councillor Wright, took the chair for this item and Item 9. 

The Committee had before it an application for the demolition of the office building on the 

site of 275 Baddow Road, Great Baddow and the construction of eight dwellings and the 

widening of the existing access. 

A representative of Great Baddow Parish Council and a ward councillor for the area 

attended the meeting to express concern about the application on the grounds that: 

• The access to the site was not adequate and poor sightlines gave rise to safety 

concerns 

• Parking provision for residents and visitors was not adequate given the size of the 

proposed dwellings 

• The application represented overdevelopment of the site 

• Existing properties would be overlooked and in some cases would be less that the 

back to boundary distance of 15m set out in Appendix B to the Local Plan 

• Some of the properties would have garden spaces below the minimum standard for 

dwellings of their size. 

In response to those concerns, officers said that: 
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• The existing access would be widened by 1.5m and Essex Highways were satisfied 

with the access and egress arrangements for the site and the sightlines. There was 

sufficient width for two vehicles to pass and vehicle movements to and from the site 

would be no greater than at present 

• Essex Highways also had no concerns about the parking provision, which met 

current standards 

• Whilst the back to boundary distances in some cases were below the minimum 
standard, there would be a better relationship with existing houses as the proposal 
removed built form further from the neighbours’ rear garden boundaries. Two 
dwellings had been designed to prevent overlooking of existing properties fronting 
Baddow Road, with obscure glazing provided at first and second floor levels where 
necessary, and a difference in ground levels and the retention of a boundary wall 
would prevent overlooking in other cases 

• Whilst the gardens of some of the properties would be below minimum standards, the 

shortfall in private amenity space would be made up by the provision of terraces as 

part of the buildings’ design 

• In general, whilst the development did not meet a small number of development 

standards, its overall design and impact on the area was considered to be acceptable 

Although some members expressed concern about the effect of the development on an 

already congested local road network, the safety of the site’s ingress and egress 

arrangements, and the effect the development would have on neighbours’ amenity, the 

Committee was generally of the view that the development would be acceptable. It asked, 

however, that an additional condition be added to remove permitted development rights for 

new windows in the proposed  properties in order to maintain the satisfactory relationship 

between dwellings. 

RESOLVED that planning application 22/00014/FUL in respect of 275 Baddow Road, Great 

Baddow, Chelmsford be approved, subject to the conditions set out in the report to the 

meeting and an additional condition to remove permitted development rights for new 

windows. 

(7.51pm to 8.42pm) 
 

 

9. Planning Appeals  
 
RESOLVED that the information on appeal decisions between 14 March and 22 March 2022 

be noted. 

(8.42pm to 8.43pm) 
 
 
The meeting closed at 8.43pm 

 

 

Chair 
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PLANNING POLICY BACKGROUND INFORMATION 
 
The Chelmsford Local Plan 2013 – 2016 was adopted by Chelmsford City Council on 27th May 2020.   
The Local Plan guides growth and development across Chelmsford City Council's area as well as  
containing policies for determining planning applications. The policies are prefixed by ‘S’ for a Strategic  
Policy or ‘DM’ for a Development Management policy and are applied across the whole of the Chelmsford  
City Council Area where they are relevant. The Chelmsford Local Plan 2013-3036 carries full weight in the 
consideration of planning applications. 

 
SUMMARY OF POLICIES REFERRED TO IN THIS AGENDA 

Policy DM23 - High Quality & Inclusive Design - Planning permission will be granted for 
development that respects the character and appearance of the area in which it is located.  
Development must be compatible with its surroundings having regard to scale, siting, form, 
architecture, materials, boundary treatments and landscape.  The design of all new 
buildings and extensions must be of high quality, well proportioned, have visually coherent 
elevations, active elevations and create safe, accessible and inclusive environments.

DM23

Policy DM27 - Parking Standards - The Council will have regard to the vehicle parking 
standards set out in the Essex Parking Standards - Design and Good Practice (2009) or as 
subsequently amended when determining planning applications.

DM27

Policy DM29 - Protecting Living & Working Environments - Development proposals must 
safeguard the amenities of the occupiers of any nearby residential property by ensuring 
that development is not overbearing and does not result in unacceptable overlooking or 
overshadowing.  Development must also avoid unacceptable levels of polluting emissions, 
unless appropriate mitigation measures can be put in place and permanently maintained.

DM29

1
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VILLAGE DESIGN STATEMENTS 
 
VDS: Sets out the local community's view on the character and design of the local area. New 
development should respect its setting and contribute to its environment. 
 
NATIONAL PLANNING POLICY FRAMEWORK 
 
The National Planning Policy Framework (NPPF) was published in February 2019.  It replaces the first  
NPPF published in March 2012 and almost all previous national Planning Policy Statements and 
Planning Policy Guidance, as well as other documents.  
 
Paragraph 1 of the NPPF sets out the Government’s planning policies for England and how these  
should be applied.  Paragraph 2 confirms that planning law requires that applications for planning 
permission be determined in accordance with the development plan, unless material considerations 
indicate otherwise.  The NPPF is a material consideration in planning decisions and should be read  
as a whole.   
 
Paragraph 7 says that the purpose of the planning system is to contribute to the achievement of 
sustainable development.  Achieving sustainable development meant that the planning system  
has three overarching objectives; an economic objective; a social objective; and an environmental 
objective.  A presumption in favour of sustainable development is at the heart of the Framework. 
  
The presumption in favour of sustainable development does not change the statutory status of the 
development plan as the starting point for decision making.  Where a planning application conflicts  
with an up-to-date development plan, permission should not usually be granted.  Local planning 
authorities may take decisions that depart from an up-to-date development plan, but only if material 
considerations in a particular case indicate that the plan should not be followed.   

2
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ITEM 6 

  
 

Planning Committee 
 
 
Application No : 22/00239/FUL Full Application 

Location : Land East Of Hill Road South Chelmsford Essex   

Proposal : Application for the erection of a gas pressure reduction station 
(GPRS) installation with associated works including temporary 
works compound, means of enclosure, improvements to access 
way, provision of a new access road from Hill Road South at land to 
the east and west of Hill Road South. Provision of a medium 
pressure/ low pressure district governor on land adjacent to Wharf 
Road. 

Applicant : Cadent 

Agent : Strutt and Parker (Mrs Hayley Morley) 

Date Valid : 14th February 2022 

 
Contents 

 
1. Executive summary ............................................................................................................................... 2 
2. Description of site ................................................................................................................................. 2 
3. Details of the proposal ......................................................................................................................... 3 
4. Other relevant applications .................................................................................................................. 3 
5. Summary of consultations .................................................................................................................... 3 
6. Planning considerations ....................................................................................................................... 4 
7. Community Infrastructure Levy (CIL).................................................................................................. 11 
8. Conclusions ......................................................................................................................................... 11 
  
 
Appendices: 
 
Appendix 1  Consultations 
Appendix 2 Drawings 
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1. Executive summary 
 

1.1. This full application is for a new gas pressure reduction station at Hill Road South and a new 
district governor at Wharf Road. The development is classified as essential infrastructure 
relating to the operation of the natural gas network.  It is part of an improvement to maintain 
energy supply to local communities, both existing and into the future as set out within the 
Chelmsford Local Plan, and allow for the removal of gas constraints from the surrounding land 
allocated for regenerative housing development. 

 
1.2. Objections have been received from local residents and allotment holders, including the Hill 

Road Allotment Association (see Appendix 1). These concerns have been considered alongside 
wider planning considerations, and the application is assessed to be compliant with all material 
requirements. This application is recommended for approval. 

 

2. Description of site 
 

2.1. The proposals relate to three different areas.  These will be referred to as sites 1, 2 and 3 (which 
will correspond to the three works components as proposed – see Details of the proposal). 

 
2.2. SITE 1: The works are proposed within the curtilage of Hill Road Allotments.  This land is owned 

by Chelmsford City Council.  The land within the application boundary is not active allotment 
land.  Land outside of the application site boundary is leased to allotment holders by Chelmsford 
City Council with local management provided by an Allotment Association.  The main area of 
works is to the south-east of the wider allotment site, consisting of a rectangle of land situated 
between the internal allotment access drive and a deep group of trees running along the 
southern boundary.  In addition, the application site includes the existing internal access drive 
and its connection with Hill Road South.  The area of works in total is circa. 3,900 sqm. 

 
2.3. SITE 2: This is the site of an existing fenced gas compound owned and managed by Cadent to the 

south of the Chelmer and Blackwater Navigation canal terminus.  The proposal involves 
rationalising the existing compound area from 271 sqm. to circa 160 sqm. 
 

2.4. SITE 3: In addition to the proposed permanent works areas, a temporary construction 
compound of circa. 2,860 sqm. would be created on land controlled by Chelmsford City Council 
which is historically part of an industrial estate.  This site has recently been cleared of buildings.  
This is to the north of the canal terminus within the area locally known as the Lockside industrial 
estate. 
 

2.5. All areas of this proposal fall within the central Urban Area of Chelmsford. 
 

2.6. The allotment area is classified as Green Wedge and Open Space.  Land directly to the east of 
the allotments is designated as a local wildlife site (LoWS). 

 
2.7. There are no Tree Preservation Orders on or adjacent the proposed site areas. 

 
2.8. The sites are all subject to a risk of river flooding - Flood Zones 2/3a. 
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2.9. Site 2 is within the Chelmer and Blackwater Navigation Conservation Area which covers the 
canal and river corridors and their immediate surroundings, Sites 1 and 3 are situated outside 
but to the edge of the same Conservation Area. 

 
2.10. Local housing is situated between 30 and 65 metres from Site 1 – this is the distance to 

application boundary, not to be confused with distance to proposed development which is a 
greater distance as depicted in the application and reports.  New housing development on the 
Chelmer Waterside peninsula has been constructed 10 metres from Site 2, the site of an existing 
Cadent gas compound.  Site 3 is around 60 metres from the nearest residential properties. 

 
2.11. As further context, the wider Chelmer Waterside area which surrounds these sites has been 

allocated for regenerative development as part of the Chelmsford Local Plan adopted May 2020 
(Strategic Growth Site Policy 1a) which allocates this area for new strategic-scale housing-led 
development.  Some of this development is already approved and under construction to the 
south of the canal.  Other areas are being brought forward for development in the near future.  

 

3. Details of the proposal 
 

3.1. The proposals consist of three distinct areas of work –  
 

i. A gas pressure reduction station (GPRS) to be situated within the curtilage of Hill Road Allotment 
(Site 1) which is in the ownership of Chelmsford City Council. 
 

ii. A District Governor (DG) to be situated within an existing fenced compound owned and 
managed by Cadent to the south of the Chelmer and Blackwater Navigation canal terminus (Site 
2). 
 

iii. A temporary works compound to be situated on land owned by Chelmsford City Council (Site 3) 
which will support the construction of the GPRS principally and which will be removed once 
works are complete. 
 

3.2. The proposed development will facilitate removal of the existing GPRS located in Wharf Road, 
close to the retail centre.  This land has been allocated for regenerative development. 

 

4. Other relevant applications 
 

4.1. In 2005 planning permission was granted for a GPRS in the same location as currently proposed.  
That permission was not implemented. 

 
4.2. An EIA Screening Opinion has been undertaken for the current works.  It has been concluded 

that the works do not constitute works requiring assessment under EIA Regulations. 
 

5. Summary of consultations 
 

• Public Health & Protection Services – no objection (conditions recommended) 
• Environment Agency – no objection (conditions recommended) 
• Essex County Council Highways – no objection (conditions recommended) 
• Ramblers Association – no reply 
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• One Chelmsford BID Ltd – no reply 
• NHS Mid & South Essex Sustainability &Transformation Partner – no objection 
• Police - Designing Out Crime – no reply 
• Anglian Water Services Ltd – no objection 
• Essex and Suffolk Water – no reply 
• Essex Waterways Ltd – object to any encroachment on maintenance rights 
• Chelmer Canal Trust – no reply 
• National Grid Gas – no objection 
• ECC Minerals & Waste Planning – no comment 
• Local residents – 52 responses including from Marina One management company and Hill Road 

Allotment Association 
 

5.1. See Appendix 1 for summaries of comments.   
 

5.2. Officer consideration of proposals has taken all comments into consideration where material. 
 

6. Planning considerations 
 

Principle 
 

6.1. The majority of development and engineering works undertaken by Cadent as the gas network 
operator do not require planning permission.  These include works relating to pipelines and 
other above ground equipment associated with the gas network.  These proposals are relatively 
minor in nature, but combined the works above ground do fall outside of permitted 
development allowance.  Cadent have therefore been requested to make a planning application 
for the works.   
 

6.2. The works proposed are to provide new, more efficient equipment which facilitates the removal 
of an existing high pressure gas pipeline from the main waterside peninsula and facilitates 
removal of associated gas equipment from the edge of the city centre.  A high-pressure gas 
pipeline is a transmission-grade pipeline, used to convey gas over large distances, and these 
come into the city under the water meadows to the east.  Siting the GPRS to the east of the city 
is therefore a logical outcome and site option analysis has brought Cadent to this conclusion.  
Once the pressure has been downgraded at the GPRS, the gas is conveyed over district pipelines 
to other areas of the city via district governors.  The district governor proposed to the south of 
the canal is part of this district network and is used to reduce the gas pressure from medium to 
low pressure for supply into individual properties.  No objections would be raised as a point of 
principle as the proposals relate to existing gas network and are in areas which are physically 
capable of accommodating gas infrastructure.  This is essential infrastructure. 

 
6.3. It is commonly reported that the government is looking to phase out reliance on natural gas 

over the coming years and there is a published Net Zero Strategy.  However, it is expected that if 
natural gas production is ceased that hydrogen gas will be one of the replacement energy 
sources to be supplied over the existing natural (methane) gas network, so infrastructure 
needed in the interim to support the supply of natural gas to homes reliant upon it should still 
be put in place to support both current and future energy supply. 

 
6.4. The proposal site is currently part of a wider Open Space extending into the allotment site 

beyond the water meadows to the east.  This land is part of an allotment site, but is not in active 
use as allotment plots.  The land has no active or public function at present and is in a more 
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natural state.  The principle that part of this Open Space would be removed to facilitate the 
essential infrastructure as proposed is accepted.  As demonstrated under the recently approved 
Chelmer Waterside Development Framework, the realisation of allocated growth on Chelmer 
Waterside is tied to an expectation of these changes to facilitate more efficient use of 
brownfield land.  The Development Framework also provides consideration of improvements to 
the allotment site to realise more active allotment plots and improve facilities.  Therefore, as 
part of the wider scope of works in Chelmer Waterside the remaining Open Space at the 
allotment site is to be more actively used and this stage is a necessary step in a recognised 
development programme. 
 

Main Issues 
 
6.5. The main issues to be considered are as follows: 

 
• Flooding 
• Trees 
• Ecology 
• Noise 
• Odour 

 
Flooding – Policy DM18 
 
6.6. The development is proposed in Flood Zone 3, an area which is more susceptible to flooding.  

Due to the flood categorisation both a Sequential and Exception Test have been undertaken.  
This development is categorised as essential infrastructure. 
 

6.7. A Flood Risk Assessment has been provided in support of the application.  As part of the FRA the 
Environment Agency (EA) has been consulted.  Fluvial flood risk (flooding from rivers) is 
considered to be high based on EA modelling which incorporates an increased risk owing to 
climate change.  Therefore, mitigation has been prepared setting the basis for the development 
approach of these proposals beyond the standard gas network requirements. 

 
6.8. To mitigate potential water displacement by the physical development the design raises critical 

infrastructure up 1m by means of stilts.  This allows water to pass beneath and reduces possible 
displacement of flood water considerably – less than 3 cubic metres in total.  This maintains a 
24mm freeboard for increased resilience.  This approach increases the height of some of the 
buildings (see Visual considerations below), but whilst material, this increase in height is not 
severe, so this approach is considered a reasonable form of mitigation to address flood 
considerations and is preferable to increasing risk of off-site flooding.  

 
6.9. As a consequence of the direct mitigation, there is no need for compensatory flood water 

storage either at the site or nearby. 
 

6.10. The EA’s flood warning system will be used to notify any personnel present on site during an 
imminent flood event of the dangers.  This will provide personnel with advanced warning to 
leave the site to avoid risk of personal injury.  In addition, a Flood Emergency Management Plan 
will be sought by condition.  

 
6.11. The Environment Agency has no objections to the applicant’s Flood Risk Assessment.  The 

approach to flooding and drainage as proposed is considered acceptable.  A Flood Emergency 
Management Plan will be sought by condition.  
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6.12. The flood strategy as presented is designed to meet the challenges of this site and does not 

result in unacceptable flood risk at this site or elsewhere taking into account future risk and 
climate change.  This accords with National Planning Policy Framework and Policy DM18 of the 
Adopted Local Plan. 

 
Trees – Policy DM17 

 
6.13. A tree report has been submitted with the application.  The report has been produced in 

accordance with British Standard 5837:2012.  This report has been considered by officers. 
 

6.14. There are four areas of vegetation work proposed.  All works relate to the GPRS or its access.  
These works include reduction to Groups G14 and G15 to widen the access junction with Hill 
Road South, clearing of some vegetation (G33) from the old allotment site hut, removal of G32 
to facilitate construction and reduction of G18 to facilitate construction. 

 
6.15. None of the tree groups affected by the works are protected. 

 
6.16. Groups 14 and 15 consist of Hawthorn and Goat Willow, offer some allotment screening and 

wildlife connectivity (although already interrupted by existing access).  The reduction as 
proposed to form the access junction is not a substantial loss.  Group 33 consists of self-seeded 
Cherry Plum and has very low amenity value and limited wildlife value.  The removal of 
landscaping from around the dilapidated allotment site hut is not a substantial loss.  Group 32 
consists of Hawthorn, Ash and Norway Spruce and has limited amenity value or wildlife value.  
The loss of this group would have moderate impact as it would remove a full group, but the loss 
is not significant to overall mosaic of landscape attributes and wildlife connections.  Group 18 
consists of White Willow and is a group of varying quality, but overall would be considered a 
high value group.  The earlier reported loss of circa 8 trees from this group is not considered 
necessary now, but some reduction to trees will still be required to facilitate works within the 
areas as identified and this may still result in tree loss.  The area of reduction would represent a 
circa 2.8% reduction to this group, as shown, which is considered to be less than significant and 
would not harm the overall amenity or ecological value of the group. 

 
6.17. Notwithstanding the above conclusions, the loss of existing vegetation will be factored into the 

visual mitigation (See Visual considerations section) and compensation in the form of new 
landscape planting along boundary will be required by planning condition.  The applicant 
acknowledges the need for natural screening to GPRS and DG boundaries as part of this 
application submission. 

 
6.18. The impact of the proposals on the unprotected landscape features is considered to result in 

less than significant harm which is acceptable.  The proposals include provision of new planting 
which can compensate for the vegetation which would be lost.  This accords with National 
Planning Policy Framework and Policy DM17 of the Adopted Local Plan. 

 
Ecology – Policy DM16 

 
6.19. An ecology report has been submitted with the application.  This report has been considered by 

officers and additional clarifications have been sought over the course of the application.  A 
further Ecology Technical Note has been submitted dated 20th April 2022 which has been 
considered alongside the ecology report.  This sets out that further survey work has been carried 
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out in relation to bats and reptiles, with no additional safeguards needed, and that mitigation to 
avoid some of the originally proposed tree loss has been agreed. 
 

6.20. The site is part of a landscape mosaic of natural features which support wildlife.  The adjacent 
land to the east is a Local Wildlife Site.  None of the species of flora on site are of specialist 
protection value.  Birds, bats and hedgehog are most likely to be present within the site.  

 
6.21. The loss of vegetation suitable for habitat is minimal.  The introduction of new native species 

planting to the periphery of the GPRS compound and DG and an acknowledgement that arisings 
from tree works can be used to provide refugia within the retained tree groups are both 
opportunities to support wildlife. 

 
6.22. The impact of lighting will be considered further by means of planning condition, but in principle 

the impact of the proposed lighting on wildlife interests given the local context is acceptable. 
 

6.23. The ecology report concludes with 12 recommendations relating to ecological supervision and 
attributes of the development.  All are to be taken forward in accordance with the ecology 
report.  In addition, some elements of those recommendations will be separately conditioned. 

 
6.24. The impact of the proposals on ecology interests, including fauna, their habitat and connections 

between areas of activity is minimal and the proposals have mitigated more significant tree loss.  
The proposals include provision of new planting which can compensate for the vegetation which 
would be lost and this would allow for biodiversity net gain to be achieved.  This accords with 
National Planning Policy Framework and Policy DM16 of the Adopted Local Plan. 

 
Noise – Policy DM29 

 
6.25. A noise report has been submitted with the application covering both permanent installations.  

This report has been considered by officers and additional clarifications have been sought over 
the course of the application. 
 

6.26. The noise report establishes that the GPRS equipment is expected to generate a noise level of 
77dB at source and that over the 50m to nearest residential properties, the noise level will abate 
to around 33dB, equivalent to ambient night time levels monitored at the site (which are 
between 33 – 39dB).  This level of noise reaching nearby receptors would result in no effect or 
no observable adverse effect to those residents.  Since this observable noise level is below the 
+5dB or +10dB increase which would represent an adverse or significant adverse effect in 
accordance with British Standard (BS 4142:2014), there would be no justified grounds for 
seeking mitigation.  This noise relationship is improved during daytime hours when the ambient 
noise level is increased to around 51dB (measured from centre of allotments) which would be 
expected to generally screen any noise from the plant.  
 

6.27. Many local residents have commented on possible noise disturbance which is understandable.  
However, the noise impact assessment demonstrates that the installation will not generate 
excessive noise and will remain commensurate with ambient acoustic levels in this area.  On this 
basis there would be no grounds for imposing higher restrictions.  However Cadent would 
accept noise monitoring to confirm that they are operating the new gas equipment in 
accordance with the noise parameters set out in the noise report. 

 
6.28. Some allotment holders have also raised concerns about possible noise impact.  The allotments 

would be used during daytime hours when ambient noise levels are greater, making it even less 
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likely that adverse noise impact from this equipment would be materially harmful.  The noise 
from the GPRS adjusting for distance and tonality to nearest allotments would be 43dB which is 
commensurate or lower than ambient daytime noise levels.  
 

6.29. Within the report there is a reference to the existing GPRS and noise levels to provide a general 
comparison between that existing GPRS and the new equipment.   Unfortunately, because the 
existing GPRS noise level was measured from a distance of 15m rather than at source, this 
appears to have led to some local misunderstanding of the relative noise impact of the new 
GPRS as proposed.  To confirm, the new equipment will be considerably quieter than the 
existing GPRS.  The existing GPRS has a 70dB sound pressure level measured at 15m from source 
whereas the new GPRS would have a circa. 41dB sound power level measured at the same 
distance.  This noise is further abated over distance to the nearest residential receptors.  
 

6.30. In relation to the district governor to the south of the canal, the noise report outlines that this 
equipment is commonly situated adjacent to residential properties.  In the absence of additional 
data, but on the basis of numerous similar or closer relationships between residential properties 
and gas district governors, there is no objection raised.  Further, the DG in and of itself would 
not exceed the permitted development allowance available to Cadent as the gas network 
operator.  Nonetheless, the report recommends a planning condition could be imposed to limit 
noise at edge of nearby properties to match recorded ambient levels as a safeguard. 

 
6.31. The Council’s Public Health and Protection Service has considered the content of the report in 

relation to GPRS and district governor and agrees monitoring is a sensible precaution, but that 
no further restrictions would be needed.  Conditions will be added to the officer 
recommendation.  The outcomes of this assessment accord with National Planning Policy 
Framework and Policy DM29 of the Adopted Local Plan. 

 
Odour – Policy DM29 
 
6.32. An odour report has been submitted with the application covering both proposed permanent 

installations.  This report has been considered by officers and additional clarifications have been 
sought over the course of the application. 
 

6.33. The odour report establishes that the GPRS equipment is not expected to generate any 
substantial odour under normal operating conditions and that emissions from the plant are to 
be eliminated or minimised to lowest practical level.  Under normal operating conditions the 
source of any methane emissions would be two 90kw boilers with vertical flues situated some 
50 metres from nearest residential occupier.  Otherwise the risk of experiencing odour would be 
from an emergency venting event, which is a failsafe event only should there be a fault with the 
plant and would be an extremely rare and limited event should it occur.   All equipment is 
constantly monitored from the control centre to maintain normal operating parameters and 
avoid the need for venting.   

 
6.34. The gas network operator is a professional body licenced to undertake its role of supplying 

natural gas.  The Health and Safety Executive (HSE) are one of the key organisations responsible 
for overseeing the safe operation of the gas network by the operator in accordance with 
national controls.  The HSE has been consulted as part of the application process.  There is no 
reason to expect operation outside of normal parameters except in very rare events as 
described. 
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6.35. The odour impact which is anticipated by the report is negligible to slight.  In accordance with 
the National Planning Policy Framework and Policy DM29 of the Adopted Local Plan there is only 
a requirement to mitigate where an unacceptable level of odour or air quality impact would 
occur.  The report concludes that the impact would not be significant in accordance with 
Institute of Air Quality Management guidelines.  This conclusion is accepted.  No further 
mitigation is sought. 

 
Highways – Policy DM23 
 
6.36. The GPRS is to be served by a 6m wide road from Hill Road South.  This extends over the route 

of the existing allotment driveway.  The width of the road is set by Cadent design standards to 
ensure appropriate access is available at all times equivalent to public road access.  This is a 
standard requirement. 
 

6.37. The junction is to be constructed to typical highway standards requiring agreement with the 
Local Highway Authority.  In principle, the Local Highway Authority raises no objections to these 
proposals on the grounds of highway safety or function. 

 
6.38. To facilitate the new access means widening the existing driveway through the allotments.  This 

will widen to the south preserving all allotments to the north.  Two allotment holders that would 
be affected by these proposals have already been relocated to other plots within the Hill Road 
Allotment site meaning this planning decision does not give rise to further relocation of 
allotment holders. 

 
6.39. The DG and temporary works construction compound are both served via existing access from a 

public highway (albeit Taylor Wimpey are in control of the section of Wharf Road to which the 
DG connects).   

 
6.40. The GPRS and DG combined do not increase traffic movement compared to existing operation of 

the gas network. 
 

6.41. Parking for Cadent vehicles will be provided within the boundary of the GPRS.  The DG will 
benefit from right to park official Cadent vehicles within the boat craning area of the adjacent 
Aspyre development under special exception to the parking controls put in place for that 
development.  This has already been agreed with Taylor Wimpey, the developer of Aspyre. 

 
6.42. The highways impacts of the development are negligible and can reasonably be dealt with under 

standard Local Highway Authority controls with minimal input from the Local Planning 
Authority.  This accords with National Planning Policy Framework and Policy DM23 of the 
Adopted Local Plan. 

 
Conservation – Policy DM13 

 
6.43. A heritage report has been submitted with the application focussing on the district governor 

since that is situated within the Chelmer and Blackwater Navigation Conservation Area whereas 
the other elements are not.  This report has been considered by officers. 
 

6.44. As mentioned above, the GPRS and temporary construction compound are located outside of 
the Chelmer and Blackwater Navigation Conservation Area.  The DG is located within the 
Conservation Area, but its siting is necessitated by existing pipeline positions which has been 
accepted as a point of principle. 
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6.45. It is accepted that further design refinement of the DG would minimise impact on the character 

and appearance of the Conservation Area.  However, the DG enclosure is limited by strict design 
parameters relating to how the site must operate.  To mitigate the impact of the building to its 
context a margin for structural planting to its periphery has been secured.  This will not include 
trees due to root impact on pipelines, but this area will contain shrubs able to offer more 
screening properties to soften the physical presence of the building to the canal setting. 

 
6.46. The other elements of the proposals to the north of the canal outside of the Conservation Area 

are set within the context of past industrial land uses, and would benefit from established 
natural screening to the east (where open views across water meadows would otherwise be 
more prevalent).  It is concluded that the proposals would not result in attributable harm to the 
setting of the Conservation Area. 

 
6.47. The conclusion therefore is that the proposals would result in a less than substantial harm to the 

setting of the Conservation Area.  This less than substantial harm is able to be mitigated to large 
extent by planting and that will be controlled by planning condition.  This ultimately results in a 
much lower severity of less than substantial harm which is considered acceptable. This accords 
with National Planning Policy Framework and Policy DM13 of the Adopted Local Plan. 

 
Visual (including Green Wedge) – Policies DM7 and DM23 

 
6.48. A Design and Access Statement has been submitted with the application.  This document has 

been considered by officers.  In considering the visual and landscape implications of the 
development consideration has also been given to Site Allocation 1a (Chelmer Waterside 
Regeneration) and the adopted Chelmer Waterside Development Framework.  Together these 
documents set out the wider regeneration objectives for a residential-led development of the 
Chelmer Waterside area. 
 

6.49. The GPRS proposals represent a utilitarian installation, the design being purely functional.  The 
maximum height of buildings is 3.7m with some other features such as lighting and boiler flues 
reaching a maximum height of 4.7m.  These are contained within a 2.6m high security fence, 
surrounding which is a 5m maintenance clearway and then the existing and proposed natural 
screening.  The proposals, whilst of functional appearance, are acceptable given their limited 
impact on overall landscape character owing to existing level of screening which filters views to 
this site and with the additional mitigation provided via supplemental boundary planting. 

 
6.50. Some concerns have been expressed about the loss of trees from the south of the GPRS 

compound which may make the development more visible.  The loss of trees is material (see 
Trees comments above), but given the remaining tree cover to the immediate south of the GPRS 
(97.2% of this tree group to remain) and depth of that tree belt, the development as proposed 
would still benefit from considerable tree cover.  When considered against the moderate scale 
and scope of development, the impact on visual amenity as experienced from the south could 
not be considered demonstrably harmful.  

 
6.51. The DG will be an exposed kiosk of 2.4m height.  Its design has been modified to simulate the 

neighbouring Aspyre development, but its core design remains bound by standard gas operator 
requirements.  However, this sits within a larger area which has been fenced off for some time 
and these proposals see that fence in its entirety removed and new landscaping introduced to 
the periphery of the kiosk.  This results in a positive outcome for this area since it results in a 
more open aspect to this area of the site.   
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6.52. The construction compound is a temporary works area and its impact on landscape is not 

material since it will be removed following construction. 
 

6.53. In addition to the regeneration area, the allotment site is part of a Green Wedge.  The purpose 
of the Green Wedge designation generally is to recognise the role of the main river valleys in 
providing green corridors into the city for attributes including wildlife, openness, flooding, 
sustainable transport, leisure and recreation.  In this case the primary considerations are 
openness, natural character, and flooding.  Policy DM7 allows for essential utility infrastructure 
in a Green Wedge setting where the benefits of development would outweigh the impacts to its 
siting.  The need for adequate, modern utilities infrastructure to support existing and future 
communities is a clear and present justification in this location based on the allocated nature of 
the adjacent development area.  This is presented through the adopted Development 
Framework.  The removal of older infrastructure would benefit the ability to efficiently develop 
a previously developed (brownfield) site in accordance with the guiding principle of sustainable 
development.  Further, as shown by other sections of the report, the adverse impacts of the 
GPRS on the attributes of the Green Wedge are relatively minimal and contained and to 
reasonable extent mitigated by the proposals in combination with the controls to be imposed as 
part of the planning decision. 
 

Existing facility 
 

6.54. The removal of the existing facility is not part of this application.  It is likely that planning 
permission will be required for the demolition because the site is within a conservation area and 
the works likely exceed permitted development (demolition) allowance for that category of 
land.  The land on which the existing facility sits has been allocated for development by the 
Chelmsford Local Plan and will be brought forward as part of the wider development of that part 
of Chelmer Waterside in due course.  However, this decision will seek a programme for realising 
the demolition stage of works in order to understand the relationship between this proposal for 
new equipment and removal of the existing facility.  

 

7. Community Infrastructure Levy (CIL) 
 

7.1. This development is not CIL liable. 
 
8. Conclusions 

 
8.1 The proposals are compliant with the objectives of the National Planning Policy Framework 

and Chelmsford Local Plan (May 2020). 
 

8.2 Local objections have been received and considered. The matters raised through the 
consultation have been considered in the context of national and local planning policy.  The 
objections would not amount to grounds for refusal. 

 
8.3 The development demonstrates compliance with the adopted policies and standards that are 

material to the consideration of this application and planning permission is recommended, 
subject to conditions. 
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RECOMMENDATION 
The Application be APPROVED subject to the following conditions:-    
 
Condition  1 
The development hereby permitted shall begin no later than 3 years from the date of this decision.  
 
Reason: 
In order to comply with Section 91(1) of the Town and Country Planning Act 1990 as amended by Section 51 
of the Planning and Compulsory Purchase Act 2004. 
 
Condition  2 
The development hereby permitted shall be carried out in accordance with the approved plans and 
conditions listed on this decision notice. 
 
Reason: 
In order to achieve satisfactory development of the site 
 
Condition  3 
In relation to each respective area of works, no development shall take place including any ground works 
until a Construction Method Statement relating to that area of works (at least) has been submitted to and 
approved in writing by the local planning authority. The approved statement shall be adhered to throughout 
the relevant construction period. The statement shall provide details of:  
 
i. provision for the parking of vehicles of site operatives and visitors clear of the highway 
ii. means and location of loading and unloading of plant and materials 
iii. storage of plant and materials used in constructing the development  
iv. wheel and underbody washing facilities 
v. hoarding positions 
vi. confirmation that no materials, plant or other equipment or goods will be stored within an 8m 

margin of a main watercourse 
vii. Measures to prevent ecological harm as set out at Recommendations 1, 2, 4, 5 and 7 of the 

Preliminary Ecological Appraisal by MKA Ecology dated April 2022 
viii. Measures to ensure a suitably qualified Ecological Clerk of Works is present to physically oversee 

tree works to Group 18 as identified by the Ecology Technical Note by MKA Ecology dated 20 April 
2022. 

 
Reason:  
To ensure that on-site construction setup is confirmed, on-street parking of vehicles in the adjoining roads 
does not occur, to ensure that loose materials and spoil are not brought out onto the highway in the 
interests of highway safety.  To ensure the construction compound does not give rise to unreasonable 
flooding or access impacts in relation to the canal.  To ensure ecological protection is part of the construction 
ethos and suitable protections are put in place from the outset.  This must be agreed prior to the 
commencement of construction-related works to ensure adequate measures are put in place before they 
give rise to impacts. 
 
Condition  4 
Subject to such minor variation agreed in writing by the Local Planning Authority or unless otherwise stated 
in this decision, the development shall be carried out in complete accordance with the recommendations 
contained within the Flood Risk Assessment by RSK dated January 2022. 
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Reason: 
In order to achieve satisfactory development of the site in relation to flood risks in accordance with Policy 
DM18 of the adopted Chelmsford Local Plan (May 2020). 
 
Condition  5 
Prior to the first operation of the gas pressure reduction station hereby permitted a Flood Emergency 
Management Plan shall be submitted to and approved in writing by the Local Planning Authority. 
 
Reason: 
To ensure reasonable protections for people working from the site are in place from the outset of operation 
in the interests of public safety during a flood event in accordance with Policy DM18 of the adopted 
Chelmsford Local Plan (May 2020). 
 
Condition  6 
In relation to each respective area of works, no development shall take place until details of both hard and 
soft landscape works as indicated in principle on the approved drawings have been submitted to and 
approved in writing by the local planning authority.  Subsequently these works shall be carried out as 
approved prior to the first operation of each respective part of the development as approved, or in relation 
to soft landscaping works the next available planting season.  The landscaping details to be submitted shall 
include:  
 
a) hard surfacing including driveways and pathways, details of which shall include confirmation of substrate 
and materials; 
b) existing trees, hedges or other soft features to be retained; 
c) planting plans including specifications of species, sizes, planting centres, number/percentage mix and any 
protective root barrier; 
d) Details of planting or other features to be provided to enhance the value of the development for 
biodiversity and wildlife; 
e) Management details and a five year maintenance plan 
 
Reason: 
In order to add character to the development, to integrate the development into the area and to promote 
biodiversity in accordance with Policies DM16 and DM17 of the adopted Chelmsford Local Plan (May 2020). 
 
Condition  7 
No trees or hedges within the site other than those shown to be removed within the Tree Survey and 
Arboricultural Impact Assessment by Underhill Tree Consultancy dated 6 December 2021, as modified by the 
Ecology Technical Note by MKA Ecology dated 20 April 2022, shall be felled, uprooted, damaged, or disturbed 
or removed prior to the commencement of the development or within a period of 5 years following 
commencement of the development. 
 
If any such tree is removed, uprooted, destroyed or dies prior to commencement of development or within a 
period of 5 years following commencement another tree shall be planted within the next available planting 
season.  The location, size and species of replacement planting shall be as agreed in writing by the local 
planning authority. 
 
Reason: 
To safeguard the existing trees which are of amenity value and add character to the development in 
accordance with Policy DM17 of the adopted Chelmsford Local Plan (May 2020). 
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Condition  8 
Prior to their use samples of the wall and roof materials to be used in the construction of the district 
governor as shown on drawing RCS/2010870/CHELM/X/004 Revision D shall be submitted to and approved in 
writing by the local planning authority. 
 
Reason: 
To ensure the proposed development is visually satisfactory and does not detract from the character or 
appearance of the Chelmer and Blackwater Navigation Conservation Area in accordance with Policies DM13 
and DM23 of the adopted Chelmsford Local Plan (May 2020). 
 
Condition  9 
Notwithstanding the approved scheme, prior to the commencement of works within the gas pressure 
reduction station area of the site details of the GRP structure (HP to MP PRI Kiosk) as referenced on drawing 
RCS/2010870/CHELM/L/002 Revision C and its ability to maintain floodwater volume as set out within the 
Flood Risk Assessment (January 2022) shall be submitted to and approved in writing by the Local Planning 
Authority. 
 
Reason: 
To ensure a final design of this structure is agreed with the Local Planning Authority and Environment Agency 
in the interests of flood risk management in accordance with Policy DM18 of the adopted Chelmsford Local 
Plan (May 2020). 
 
Condition  10 
In relation to each respective area of works, no development shall take place until a lighting strategy showing 
locations, specification(s) of external lighting features and light coverage (lux) and measures to limit 
excessive light spill and lighting of facilities when not in use have been submitted to and approved in writing 
by the local planning authority.  Subsequently the lighting strategy shall be carried out as approved prior to 
the first operation of each respective part of the development as approved.   
 
Reason:  
To ensure that the proposed development provides adequate lighting to make the development safe for 
people using it and to ensure it is visually satisfactory to the local setting and wildlife interests in accordance 
with Policies DM16, DM23 and DM29 of the adopted Chelmsford Local Plan (May 2020). 
 
Condition  11 
Prior to the first operation of the gas pressure reduction station hereby permitted 2 functional electric 
vehicle charging points shall be installed and thereafter retained in good working condition. 
 
Reason: 
To ensure that the development is constructed sustainably in accordance with Policy DM25 of the adopted 
Chelmsford Local Plan (May 2020). 
 
Condition  12 
In relation to each respective area of works, no development shall take place until a Landscape and 
Ecological Management Plan (LEMP) detailing the ecological enhancements as set out at Recommendation 
12 of the Preliminary Ecological Appraisal by MKA Ecology dated April 2022 and to include details relating to 
Recommendations 6, 8, 9, 10 and 11 of that report have been submitted to and approved in writing by the 
Local Planning Authority. 
 
Reason: 
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To help compensate and enhance biodiversity value of the site in accordance with Policy DM16 of the 
adopted Chelmsford Local Plan (May 2020). 
 
Condition  13 
The rating level of the sound emitted from any area of the combined application site containing fixed plant or 
machinery shall not exceed 39 dBA between 0700 and 2300 hours, and 33 dBA at all other times. The sound 
levels shall be determined by measurement or calculation taken at the boundary(ies) nearest to noise 
sensitive premises and shall be taken at a 3 month interval during the first year or as may otherwise 
reasonably be requested by the Council at any other time.   
 
In the event the noise measurement or calculation shows there to be a higher noise rating than set by this 
condition, a suitable form of mitigation for that additional noise shall be agreed with the Local Planning 
Authority within 21 days and so maintained. 
 
Reason: 
To ensure nearby properties are provided with appropriate protection in accordance with Policy DM29 of the 
adopted Chelmsford Local Plan (May 2020). 
 
Condition  14 
No unbound material shall be used in the surface treatment of the vehicular access hereby permitted within 
6 metres of the highway boundary. 
 
Reason:  
To avoid displacement of loose material onto the highway in the interests of highway safety. 
 
Condition  15 
There shall be no discharge of surface water from the development site onto the Highway. 
 
Reason: 
To prevent hazards caused by water flowing onto the highway and to avoid the formation of ice on the 
highway in the interest of highway safety. 
 
Condition  16 
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development)  Order 
2015 (or any Order revoking or re-enacting that Order with or without modification) no wall, gate or other 
means of enclosure other than hereby approved shall be constructed within or along the boundaries of the 
site without the written consent of the local planning authority. 
  
Reason: 
To ensure that the proposed development is visually satisfactory and does not prejudice the character or 
appearance of the locality in accordance with Policies DM13 and DM23 of the adopted Chelmsford Local Plan 
(May 2020). 
 
Condition  17 
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 
2015 (or any Order revoking or re-enacting that Order with or without modification) no area(s) of soft 
landscaping shall be replaced with hard surfacing without the written consent of the local planning authority.  
 
Reason: 
In the interests of the visual amenity of the scheme as approved in accordance with Policy DM23 of the 
adopted Chelmsford Local Plan (May 2020). 
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Condition  18 
Prior to the first operation of the gas pressure reduction station as shown on drawing 
RCS/2010870/CHELM/L/002 Revision C a programme for demolition and clearance of the existing pressure 
reduction station at Wharf Road shall have been submitted and approved in writing by the Local Planning 
Authority. 
 
Reason: 
Although the scheme of removal does not form part of this application consideration, the purpose of the 
proposal is to agree a replacement for that existing facility, which in part is to allow for more efficient 
redevelopment of the Chelmer Waterside area, so it stands to reason that the Local Planning Authority will 
need to know when that existing facility will be closed, demolished and cleared. 
 
 
Notes to Applicant  
 
 1 These proposals are based on two separate work areas (and a construction compound).  This 

decision allows the applicant to commence with those works separately as required and where 
discharge of conditions is necessary in relation to those works, this may be submitted independently 
for those respective work areas so as to ensure they can be delivered at different stages of the 
programme without unreasonable difficulty. 

 
 
 2 For the avoidance of doubt, these proposals have been considered on the basis that the district 

governor does not have a fence surrounding the kiosk and this decision restricts a fence or other 
form of boundary enclosure being erected without obtaining planning permission.  This reflects the 
outcome as negotiated in the interests of safeguarding the character and appearance of the Chelmer 
and Blackwater Navigation Conservation Area. 

 
 
 3 The developer shall meet the costs of all necessary approvals and processes associated with the 

highway works and any related works to make the final scheme technically acceptable. The 
developer shall enter into an appropriate agreement with the Highway Authority to regulate 
construction works relating to the junction with Hill Road South. This will include the submission of 
detailed engineering drawings for approval and a safety audit as required. 

  
 All work within or affecting the highway is to be laid out and constructed by prior arrangement with, 

and to the requirements and satisfaction of, the Highway Authority, details to be agreed before the 
commencement of works. 

  
 The applicants should be advised to contact the Development Management Team by email at 

development.management@essexhighways.org  
 or by post to: SMO2 - Essex Highways, Springfield Highways Depot, Colchester Road, Chelmsford. 

CM2 5PU. 
  
 The Highway Authority cannot accept any liability for costs associated with a developer's scheme. In 

addition to physical works, this includes the preparation and consideration of Traffic Regulation 
Orders, legal processes, safety audits, site supervision, maintenance and any potential claims under 
Part 1 and Part 2 of the Land Compensation Act 1973 (to protect the Highway Authority against such 
compensation claims a cash deposit or bond may be required). 
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 4 Hours of work during construction 
  
 In order to cause minimum nuisance to neighbours, the applicant is strongly advised to follow 

guidelines for acceptable working hours set out by the Council's Public Health and Protection team. 
  
 Noisy work: 
 - Can be carried out between 0800 and 1800 Monday to Friday 
 - Limited to 0800-1300 on Saturdays 
 - At all other times including Sundays and Bank Holidays, no work should be carried out that is 

audible beyond the boundary of the site 
   
 Light work: 
 - Acceptable outside the hours shown above 
 - Can be carried out between 0700 and 0800; and 1800-1900 Monday to Friday 
  
 In some circumstance further restrictions may be necessary. 
 For more information, please contact Chelmsford City Council Public Health and Protection Services, 

or view the Council's website at www.chelmsford.gov.uk/construction-site-noise 
  
 Party Wall Act 
  
 The Party Wall Act 1996 relates to work on existing walls shared with another property or excavation 

near another building.  
  
 An explanatory booklet is available on the Department for Communities and Local Government 

website at 
http://www.planningportal.gov.uk/buildingregulations/buildingpolicyandlegislation/currentlegislatio
n/partywallact 

 
 
 
Positive and Proactive Statement 
 
The Local Planning Authority provided advice to the applicant before the application was submitted. The 
Local Planning Authority has assessed the proposal against all material considerations including planning 
policies and any comments that may have been received.  The planning application has been approved in 
accordance with the objectives of the National Planning Policy Framework to promote the delivery of 
sustainable development and to approach decision taking in a positive way. 
 
 
 
Background Papers 
 
Case File 
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Appendix 1 – Consultations 
 
Public Health & Protection Services 
Comments 

Planning condition outlined in the submitted acoustic report to be included if permission is given. 

 
Environment Agency 
Comments 

No objection. 

GRP design to be requested to confirm unimpeded water flow. 

LPA to confirm that within the temporary works area (construction compound) materials will not be stored 
within 8m of the canal to avoid ‘heaping’ which can displace flood waters and impede access.  

LPA to consider flood emergency evacuation planning. 

 
Essex County Council Highways 
Comments 

From a highway and transportation perspective the impact of the proposal is acceptable to the Highway 
Authority subject to the following conditions/informatives:  

Construction Management Plan 

Junction to Hill Road South being provided prior to occupation 

No unbound materials within 6m of public highway 

No discharge of surface water from the development onto the Highway 

All highway related details shall be agreed with the Highway Authority 

 
Ramblers Association 
Comments 

No response received 

 
One Chelmsford BID Ltd 
Comments 

No response received 

 
NHS Mid & South Essex Sustainability &Transformation Partner 
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Comments 

The development will not impact healthcare capacity in the area. No comments. 

 
Essex and Suffolk Water 
Comments 

No response received 

 
Police - Designing Out Crime 
Comments 

No response received 

 
Anglian Water Services Ltd 
Comments 

The applicant should check for any Anglian Water assets which cross or are within close proximity to the 
site.  

 
Essex Waterways Ltd 
Comments 

This relocation of the GPRS was proposed as long ago as 2002. The relocation will enable more beneficial 
use of city centre land. 

Our comments on the application relate specifically to the District Governor which is located prominently in 
the Conservation Area alongside the Chelmer & Blackwater Navigation. Welcome removal of unsightly and 
visually dominant close boarded fence. This has been erected outside the Cadent ownership on land which 
is our maintenance access to the Navigation. The application is however unclear about any replacement 
boundary treatment to the District Governor kiosk.  

The Planning, Design and Access Statement and Heritage Statement offer some conflicting statements in 
relation to parking, boundary treatments and planting areas. 

We raise objection to any further encroachment on the Navigation bank and seek clarification of any 
boundary treatment for this prominent location which should be solely upon Cadent land ownership. 

 
Chelmer Canal Trust 
Comments 

No response received 

 
National Grid Gas 
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Comments 

No objection. 

 
ECC Minerals & Waste Planning 
Comments 

The site is not within a Mineral Safeguarding Area, Mineral Consultation Area or Waste Consultation Area.  
No comment. 

 
Local Residents 
 
Comments 

A total of 52 responses were received, including from the Marina One management company and Hill Road 
Allotment Association. Comments have been reviewed by officers and summarised below: 

 

1. Possible odour 

2. Possible noise 

3. Removal of trees will harm the environment 

4. Removal of trees will increase exposure to noise  

5. Removal of trees will increase exposure to odour 

6. Removal of trees will make GPRS more visible 

7. Loss of property value (not a material planning consideration) 

8. Soil contamination – impact on allotments 

9. Light pollution 

10. Loss of allotments 

11. Use land for more allotments  

12. Construction effects 

13. Visual impact – unsightly 

14. GPRS will attract anti-social behaviour 

15. Increased flood risk to neighbouring sites 

16. Alternative locations – why has this site been chosen? 
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17. Impact on ecology 

18. Contrary to Council’s own stated policies 

19. Additional pipelines 

20. Proximity to Trinity Road School 

21. Confusion about noise level comparison between existing and proposed 

22. Traffic – more pollution/safety 

23. Why are some parts of the ecology report redacted? 

24. Why use the Ardleigh GPRS as an example? 

25. Existing GPRS site is noisy and smelly 

26. Why is use of natural gas being encouraged in light of net zero targets? 

 

The officer report covers the majority of comments raised, in particular Section 6 of the report explains 
what considerations have been applied.  Some comments or queries are not directly covered by the main 
body of the report however, which an officer comment is provided for below:  

1. See report. 

2. See report. 

3. See report. 

4. The noise report does not include trees as a noise attenuating feature as they are not a wholly solid 
feature – which means they are not effective at attenuating sound waves.  Therefore the loss of 
trees would make no difference to the modelled noise impact, the conclusion of which is that the 
risk of noise disturbance is very low and does not require further mitigation in accordance with 
British Standard (BS 4142:2014). In any event the removal of trees from G18 has since been 
mitigated. 

5. There is no evidence to support that trees filter odour.  In any event, the production of odour from 
the plant is negligible to slight which does not justify mitigation.  In any event the removal of trees 
from G18 has since been mitigated. 

6. See report. 

7. See report. 

8. The gas installation is an enclosed part of a pressurised gas network to be used for the purpose of 
transferring gas and moderating its pressure rating.  There is no risk of soil contamination arising 
from the operation of this plant. 

9. Lighting attributes will be decided by condition with a view to minimising lighting whilst maintaining 
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operational needs.  

10. No allotments are lost as a direct result of this proposal.  However, 2 allotment holders have 
already been re-located to facilitate development.  It remains the Council’s intention to increase 
allotments in accordance with the Chelmer Waterside Development Framework. 

11. See report. 

12. Construction effects carry limited weight in the planning consideration as they are for limited 
duration only.  There are no abnormal construction impacts arising from the proposals which 
should increase the weight given to the consideration of construction impacts associated with this 
development. 

13. See report. 

14. There is no evidence to suggest the GPRS will attract anti-social behaviour and the site will be 
monitored by the gas network operator. 

15. See report. 

16. The gas network operator has looked at options for gas equipment and has ruled these out for 
various technical and logistical reasons – these are in connection with the gas operation in the most 
part.  It is the role of the LPA to consider the proposals as submitted, not to look for alternatives. 

17. See report. 

18. See report. 

19. The pipelines associated with the GPRS are as shown on drawing RCS/2010870/CHELM/P/101 Rev 0 
– there are no additional pipelines anticipated in association with the development. 

20. There is a distance of approximately 450m to Trinity Road School. 

21. See report. 

22. See report. 

23. Ecology reports are aften redacted in accordance with protected species legislation.  This is not an 
indication of presence or absence. 

24. The Ardleigh GPRS was used as an example when testing the impacts of this development as that 
system is comparable to the scale and modern nature of the proposed facility, whereas more local 
examples are typically based on much older plant which does not provide a relevant comparison. 

25. See report. 

26. See report. 
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ITEM 7 

  
 

Planning Committee 
 
 
Application No : 21/01399/FUL Full Application 

Location : Broomfield Mill Mill Lane Broomfield Chelmsford Essex CM1 7BQ  

Proposal : Construction of residential annexe in rear garden of Broomfield 
Mill. 

Applicant : Mr Peter Marriage 

Agent :  

Date Valid : 17th August 2021 

 
Appendix 1  Consultations 
Appendix 2 Drawings 
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1. Executive summary 
 

1.1. This application is referred to the Planning Committee at the request of a local ward member 
who has raised concerns that the Council has classified the application site in the wrong Flood 
Zone.  

 
1.2. The proposal is for the construction of a residential annexe in the rear garden of Broomfield 

Mill. The proposed development would replace existing buildings and convert an existing pillbox.  
 

1.3. The proposal would not adversely impact the designation or function of the Green Wedge. 
 

1.4. The proposal would not have an adverse impact on the non-designated heritage assets. 
 

1.5. The proposal would not have an adverse impact on protected species. 
 

1.6. The proposed development would, however, be located within Flood Zone 3B, which has been 
classified in the adopted Local Plan as the functional floodplain. The proposal would be a much 
larger form of development than the existing built form and if permitted, would increase the risk 
of flooding elsewhere. The Environment Agency have recommended that the Council refuse this 
application on these grounds. 

 
1.7. Refusal is recommended.  

 
2. Description of site 
 

2.1. The site is located within the Green Wedge, outside of any defined settlement. 
 

2.2. Broomfield Mill House is located on the northern side of Mill Lane, roughly 350m to the east of 
the defined settlement of Broomfield. The house itself is of 18th century origins and is included 
on the Council’s Register of Buildings of Local Value. The grounds are also comprised of a 
collection of outbuildings, a glasshouse and prominent boundary walls.  

 
3. Details of the proposal 
 

3.1. The application proposes the construction of a residential annexe in the rear garden of 
Broomfield Mill.  

 
3.2. The proposals seek to replace the greenhouse with a new structure of matching design. Parts of 

the existing outbuildings would be converted, and new additions constructed. The new block 
would be attached to a pillbox, located within the grounds. The new buildings would have a 
modern appearance with low pitch metal clad roofs and timber cladding. 

 
 
4. Summary of consultations 
 

4.1. Public Health and Protection Services: 
 
- No comments. 

 
4.2. Environment Agency: 
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-  Object to this application in principle because the proposed development falls into a flood risk 

vulnerability category that is inappropriate to the flood zone in which the site is located. The 
Environment Agency therefore recommend that the application is refused planning permission on 
this basis. 

 
4.3. Broomfield Parish Council: 
 
- No objection. 

 
4.4. Local Residents: 

 
- No comments received.  

 
5. Planning considerations 
 

Main Issues 
 

5.1. The main issues to be considered as part of this application are: 
 

a) Impact to Green Wedge 
b) Heritage 
c) Ecology 
d) Flood Risk 

 
Green Wedge 

 
5.2. Policy S11 of the Chelmsford Local Plan states that The Green Wedge has an identified intrinsic 

character and beauty and is a multi-faceted distinctive landscape providing important open green 
networks.   
 

5.3. Policy DM7 of the Chelmsford Local Plan states that planning permission will be granted for new 
buildings and structures where the development does not conflict with the purposes of the Green 
Wedge designation and is for one of a number of prescribed developments. Part B relates to the 
redevelopment of previously developed land.  

 
5.4. Part B of Policy DM7 states that planning permission will only be granted where the role and 

function of the Green Wedge, in maintaining open land between built-up areas, protecting 
biodiversity and promoting recreation would not be materially harmed, and where the development 
would have no greater impact on the character and appearance of the area than the existing use 
and/or development. The Council will assess the development based on the following:  

 
- the size, scale, massing and spread of the new development compared to the existing; and  
- the visual impact of the development compared to the existing; and  
- the impact of the activities/use of the new development compared to the existing. 

 
5.5. The first consideration for the decision maker is whether the buildings constitute 'previously 

developed land'. The definition of 'previously developed land' is in Annex 2 of the National Planning 
Policy Framework 2021 (NPPF) and is as follows: 
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Land which is or was occupied by a permanent structure, including the curtilage of the developed land 
(although it should not be assumed that the whole of the curtilage should be developed) and any associated 
fixed surface infrastructure. This excludes: land that is or was last occupied by agricultural or forestry 
buildings; and land that was previously developed but where the remains of the permanent structure or fixed 
surface structure have blended into the landscape. 
 

5.6. In this instance, the buildings proposed for redevelopment include a greenhouse, and a former 
greenhouse, to the northeast of Broomfield Mill House. Firstly, the buildings, which are all located 
within the residential curtilage of the main dwellinghouse, were used for domestic horticultural 
purposes and not for any form of agricultural trade or business. The buildings to be replaced 
therefore fall under the definition of previously developed land.  

 
5.7. The proposed residential annexe would have a floor area of roughly 190 sqm, which would replace a 

redundant former greenhouse measuring 105 sqm. This level of increase in floor area equates to 
81% over and above the size of the existing built form.  

 
5.8. The proposed annexe would be a much more robust and visually prominent building that the 

existing built form.  Although, as the proposed development would be well-designed and sensitive 
to the context of the site, it would contribute to the setting of the rural street scene and the wider 
Green Wedge designation. The proposed annexe would also be entirely contained within the 
residential curtilage and spatial confines of the site, as demarked by the prominent boundary wall, 
so would not represent an encroachment into the open countryside.  

 
5.9. For these reasons, the proposal complies with Policies S11 and DM7 of the Chelmsford Local Plan.  

 
Heritage 
 

5.10. Policy DM14 of the Chelmsford Local Plan states that proposals will be permitted where they 
retain the significance of a non-designated heritage asset, including its setting. Any harm or loss will 
be judged against the significance of the asset. 
 

5.11. Broomfield Mill House is of 18th century or earlier origins, with an early 19th century front. 
The watermill formerly attached to it was demolished in 1919. There are a collection of 
outbuildings, a glasshouse, and boundary walls within the grounds. The building is included on the 
Council’s Register of Buildings of Local Value for its architectural and historic interest, and 
prominence within the river valley. It should therefore be considered as a non-designated heritage 
asset. 

 
5.12. To the northern corner of the plot is a WWII pillbox, part of the GHQ defence line, if forms 

part of a group of defences laid out to protect the river valley in the event of German invasion. The 
pillbox is a variant of a standard FW3/24 design, the plan form has been modified to fit the unusual 
shape of the site within the historic boundary wall within a fern garden created in the late 
nineteenth century. The survival of the original external door and the good condition of the internal 
shuttering are exceptional. The pillbox is included on the Council’s Register of Buildings of Local 
Value for its historic interest at part of a group of WWII defences. This structure should also be 
considered as a non-designated heritage asset. 

 
5.13. The proposals seek to replace the greenhouse with a new structure of matching design. Parts 

of the existing outbuildings would be converted, and new additions constructed. The new block 
would be attached to the pillbox, which would be converted into a study. The new buildings would 
have a modern appearance with low pitch metal clad roofs and timber cladding. 
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5.14. The existing glass house is in a poor condition, its replacement with a similar structure would 

maintain the character of the wall garden. The new buildings would be a low single storey in form 
and appear ancillary to the mill house. The main block would directly abut the pillbox and the living 
room would project on the southern side. The pill box was intended to be unobtrusive, hidden 
within the fern garden originally. The application proposes repair of the pill box. There would be no 
adverse impact on the setting of the Mill House. There would be a minor adverse impact on the 
setting of the pill box, but this would be outweighed by the benefit of its repair and re-use. 

 
5.15. The proposal therefore complies with Policy DM14 of the Chelmsford Local Plan. If the 

application had been recommended for approval, then conditions would have covered: samples of 
materials; anciallry use to the main house; removal of permitted development rights; schedule of 
repairs to the pillbox; hard and soft landscaping details; and large-scale details of windows, doors, 
eaves, verge, solar panels, plinths, vents, flues, external lighting, junctions between new and 
existing structures.  

 
Ecology 

 
5.16. The supporting Preliminary Roost Assessment has been carried out in accordance with 

published best practice. The structures were assessed for their likelihood to support protected 
species and signs of field signs indicating use were checked. The assessment found the site does not 
likely support bats and as such no further surveys are recommended. This is a proportionate and 
acceptable approach.  

 
5.17. If the application had been recommended for approval, a condition would have secured 

ecological enhancements including bird and bat boxes.  
 
Flood Risk 
 

5.18. Strategic Policy S2 states that the Council, through its planning policies and proposals that 
shape future development, will seek to mitigate and adapt to climate change. In addressing the 
move to a lower carbon future for Chelmsford. the Council will require that all development is safe, 
considering the expected life span of the development, from all types of flooding and appropriate 
mitigation measures are identified, secured and implemented. New development should not 
worsen flood risk elsewhere. 
 

5.19. The global climate is changing and the NPPF makes it clear that climate change is a core 
planning principle to the achievement of sustainable development. There has been a global increase 
in temperature and episodes of severe and sustained rainfall and increased river flows which are 
likely to affect the nature and frequency of flooding. This is consistent with projections of climate 
change. Essex as a whole has been identified as a large area of water stress by the Environment 
Agency.  

 
5.20. Areas of flood risk include risk from all sources of flooding - including from rivers and the sea, 

directly from rainfall on the ground surface and rising groundwater, overwhelmed sewers and 
drainage systems, and from reservoirs, canals and lakes and other artificial sources. 

 
5.21. The Council will require that development is protected from flooding and that appropriate 

measures are implemented to mitigate flood risk both within the development boundary and off-
site in all flood zones, and to ensure that the development remains safe throughout its life. In line 
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with Policy DM18, development within areas of flood risk will be required to provide a safe means 
of access or suitably manage risk through some other means 

 
5.22. In this case, the application site lies within the fluvial Flood Zone 3B, being located directly 

adjacent to the River Chelmer. Flood Zone 3B is classified as functional floodplain and is deemed to 
be the most at-risk land of flooding from rivers or the sea. The Council, in their Strategic Flood Risk 
Assessment, as adopted by the Local Plan, have classified areas at significant risk of flooding to be 
within Flood Zone 3B. This classification is usually classified as land which has a 5% probability of 
flooding also known as a 1:20 chance (one in 20-year event). 

 
5.23. The Flood Risk Assessment (FRA) submitted by the applicant, as well as subsequent 

documentation, challenges the classification in Flood Zone 3B on the grounds that the site has been 
developed and occupied for industrial and residential use. The applicant contends that the site 
should therefore not be classified as functional flood plain. The applicant contests that instead of 
being classified as 3B, the site should be Flood Zone 3A, where more vulnerable developments such 
as residential dwellings can be permitted.  

 
5.24. The Environment Agency (EA), as a statutory consultee, have been consulted as part of the 

application process. The EA have considered that as the application site is located within Flood Zone 
3B, that the proposal is not acceptable in principle and should therefore be refused. The EA have 
also viewed all of the material relating to the Flood Map Challenge received from the applicant. 
They have stated that in order to challenge the strategic flood map, more evidence must be 
supplied. They require a detailed hydraulic model which proves the classification of the site. 

 
5.25. The applicant contends that this modelling has been undertaken; however, the EA have 

viewed the FRA submitted by the applicant and have found that there is no modelling in the 
document. There is a topographic survey but no modelling results. There is nothing included within 
the document which would change the current flood zone classification.  

 
5.26. The Council are guided by the EA on flooding matters, and in this instance, will not permit a 

development where the EA have recommended refusal as a matter of principle. The proposed 
development would be located within the fluvial floodplain, where new development should result 
in no net loss of floodplain storage.  

 
5.27. The proposal, if permitted, would be roughly 81% larger than the existing built form, 

encroaching further into the fluvial floodplain, and resulting in a loss of floodplain storage. 
Decreasing the amount of floodplain would increase the risk of flooding in other areas and is 
resisted as a matter of principle. The submitted FRA does not deal with the application as one 
located in Flood Zone 3B or submit the appropriate mitigation required for development in such a 
designation. The proposal would therefore result in an increased risk from flooding and is contrary 
to Polices S2 and DM18 of the Chelmsford Local Plan.  

 
Other Matters 
 

5.28. The proposal would not have a harmful impact on neighbouring properties and sufficient 
private amenity space would remain to the host dwelling.  

 
6. Community Infrastructure Levy (CIL) 
 

6.1. The proposal is not CIL liable.  
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RECOMMENDATION 
The Application be REFUSED for the following reasons:-    
 
Reason  1 
Strategic Policy S2 states that the Council, through its planning policies and proposals that shape future 
development, will seek to mitigate and adapt to climate change. In addressing the move to a lower carbon 
future for Chelmsford. The Council will require that all development is safe, considering the expected life 
span of the development, from all types of flooding and appropriate mitigation measures are identified, 
secured and implemented. New development should not worsen flood risk elsewhere. 
 
The Council will require that development is protected from flooding and that appropriate measures are 
implemented to mitigate flood risk both within the development boundary and off-site in all flood zones, and 
to ensure that the development remains safe throughout its life. In line with Policy DM18, development 
within areas of flood risk will be required to provide a safe means of access or suitably manage risk through 
some other means. 
 
The proposed development would be located within Flood Zone 3B, which has been classified in the adopted 
Local Plan as the functional floodplain. The proposal would be a much larger form of development than the 
existing built form and if permitted, would increase the risk of flooding elsewhere and is resisted as a matter 
of principle. The applicant has not submitted the necessary mitigation for new development proposals in the 
functional floodplain. 
 
The proposal is therefore unacceptable in principle and is contrary to Policies S2 and DM18 of the 
Chelmsford Local Plan. 
 
Positive and Proactive Statement 
 
The Local Planning Authority provided advice to the applicant before the application was submitted but the 
applicant did not take on board all or some of that advice.  The local planning authority has identified 
matters of concern with the proposal and the report clearly sets out why the development fails to comply 
with the adopted development plan. The report also explains why the proposal is contrary to the objectives 
of the National Planning Policy Framework to deliver sustainable development. 
 
 
Background Papers 
 
Case File 
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Appendix 1 – Consultations 
Public Health & Protection Services 
 
Comments 

31.08.2021 - No PH&PS comments with regard to this application. 
 

 
Environment Agency 
 
Comments 

30.09.2021 - Dear Sir/Madam 

 

CONSTRUCTION OF RESIDENTIAL ANNEXE IN REAR GARDEN OF BROOMFIELD MILL. 

 

BROOMFIELD MILL, MILL LANE, BROOMFIELD, CHELMSFORD, CM1 7BQ. 

 

Thank you for your consultation dated 27 August 2021. We have examined the application as submitted. 
We object to this application in principle because the proposed development falls into a flood risk 
vulnerability category that is inappropriate to the flood zone in which the site is located. We therefore 
recommend that the application is refused planning permission on this basis.  

 

Flood Risk  

 

The Planning Practice Guidance (PPG) classifies development types according to their vulnerability to flood 
risk and gives guidance on which developments are appropriate in each flood zone. In this case, the 
application site lies within the fluvial Flood Zone 3b, the functional floodplain, as delineated by the 1 in 20 
annual probability event outline.  

 

The proposed development is classified as 'more vulnerable' in Table 2: Flood Risk Vulnerability 
Classification of the PPG. Table 3 of the PPG makes clear that this type of development is not compatible 
with Flood Zone 3b and should not therefore be permitted.  

 

If you are minded to approve the application contrary to this advice, we request that you contact us to 
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allow further discussion and/or representations from us in line with the Town and Country Planning 
(Consultation) (England) Direction 2009.  

 

Other Sources of Flooding 

 

In addition to the above flood risk, the site may be within an area at risk of flooding from surface water, 
reservoirs, sewer and/or groundwater. We have not considered these risks in any detail, but you should 
ensure these risks are all considered fully before determining the application. 

 

We trust this information is useful. 

 

Yours faithfully 

 

Mr. Pat Abbott 

Planning Advisor 

Direct dial 0208 4748011 

Direct e-mail pat.abbott@environment-agency.gov.uk 
 

 
Broomfield Parish Council 
 
Comments 

07.10.2021 - No objection 
 

 
Local Residents 
 
Comments 

No representations received.  
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Broomfield Mill Garden Buildings. 

Design and Access Statement 

Brief history of Broomfield Mill and house. 

A water mill was recorded on the present location in the Domesday Book.  At the time there were 14 

acres of meadow and a mill recorded.  These may be the same 14 acres of meadow that form the 

setting of the Mill House today. 

The mill ran as a water mill until 1836 when a steam mill was constructed on the east bank of the 

river.  The water mill on the west bank of the river was demolished around 1920 and the steam mill 

was demolished at the end of WW2. 

The present Mill House has evolved over many years, in the case of the present house involving at 

least 8 extensions with the last being around the end of the 19
th

 century.  The buildings in the 

gardens also evolved as the mill grew and included stables for the mill horses and waggons and 

housing for domestic chickens and cows.  Clearly buildings of this scale are no longer required or 

sustainable for a single residential unit and are costly to repair and retain.  A part of the stables was 

converted to residential use in 1978. The greenhouses that are the subject of this application 

together with the walled vegetable garden largely evolved during the Victorian era.   

The WW2 pill box was constructed on the site of a fern house which was demolished to facilitate the 

construction at the start of WW2.  The pill box is unusual in that it housed a mine that was to be 

used to demolish the river bridge in the event of invasion.  Because of this it was fitted with a 

lockable external metal door that still remains.  The roof structure, internal metal lining and door of 

the pill box need repair if the structure is to be retained. 

 Both greenhouses have been rebuilt during the last 50 years.  The glazing structure of the south 

facing greenhouse has been dismantled because it became unsafe and the second one is now in 

poor repair and will require rebuilding in the immediate future if it is to be retained. 

Both the pill box and Broomfield Mill are included on the City Council Register of Buildings of Local 

Value. 

 

The proposal. 

The cost of restoring both the greenhouses is prohibitive and their size makes their management 

impractical.  We wish to retain the setting of the house and walled vegetable garden together 

with the pill box that is of some historical interest and is also deteriorating.   

The attached proposal has been evolved with the following objectives: 

• To preserve the setting of the Mill House and Victorian vegetable garden. 

• To repair the pill box and preserve the structure of the pill box and provide a sustainable 

long term use that provides for the long term maintenance while leaving the original 

structure intact. 
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• To provide ancillary accommodation on the footprint of the partly dismantled south facing 

greenhouse. 

• To repair the potting shed and replace the west facing green house with a new greenhouse 

structure appropriate to the setting. 

Broomfield Mill is in flood zone 3 and the gardens flood occasionally.  The house and the critical 

outbuildings are built to a level that has never been known to flood.  (The property has been in 

the same family occupation for over 200 years.)  The floor level of the accommodation area will 

be to the same level as the accommodation in the stables which is above the Mill House floor 

level.  The building is designed to prevent the ingress of flood water and the construction will be 

flood resilient for 300mm above FFL.  The pill box will be tanked to the adjacent floor level and 

accessed from a small tanked area in the adjoining room.  This is sufficient protection to allow for 

flood events in excess of 1 in 100 events after allowing for increased rainfall intensity due to 

global warning.   

Flooding on the site does not pose a risk to life. 

See Appendix C and the JBA Flood Risk Assessment for details of the flood mitigation. 

 

Design 

From the west the view of the garden will be unchanged.  It is proposed to replace the 

greenhouse with an Alitex greenhouse.  These are top quality, attractive and durable structures 

designed to be in keeping with gardens of this nature.  See Appendix A and https: 

//vimeo.com/400938537 for more detail. 

The south elevation (facing the Mill House) is designed to follow a similar form to the previous 

green house with small extensions at the east and west ends.  The accommodation consists of 2 

bedrooms, a kitchen /dining area, a living room and a study in the pill box.   The building will not 

be readily seen from a public place.  There is an impression of the southern aspect showing the 

materials in Appendix B. 

 

Summary of accommodation and construction: 

• 2 bedrooms, bathroom, kitchen / dining area, living room and study in pillbox. 

• Single level with wheelchair access. (except for pill box.)  

• Construction. Walls and roof MgO SIPs, These give high levels of insulation and airtightness.  

• Floor. Insulated structural slab for thermal mass and heating / cooling via water source heat 

pump/ water circulation. 

• Roof.  Standing seam zinc or stainless steel. With solar PV and water heating. 

• External cladding treated timber boarding. 
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• The intention is to use Mechanical Ventilation with Heat Recovery (MVHR) to recover heat 

from ventilated air and when appropriate to store excess solar heat gain, both from the 

panels and the fenestration solar gain, in the floor slab by distributing it across the floor slab 

using the heating circulation.  We will consider using PCMs (phase change materials) on 

some internal surfaces if storage in the floor slab proves of inadequate capacity. 

 

Pillbox. 

Our intention is to leave the basic structure of the pill box unchanged.  The following 

changes will need to be made to enable use as part of the accommodation: 

• Tanking the walls and floor up to above the likely maximum flood depth. 

• Installing electrical services.  We propose to use surface mounted galvanized conduit 

and metal clad fittings.  This will require 2 x 25mm holes drilled through the northern 

end of the western wall. 

• Installing low profile underfloor heating. 

• Fixing small opening windows to the inside of the loopholes. 

• Fitting external insulation with a waterproof membrane to the roof 

• Repairing the existing door and damaged external brickwork and internal sheeting. 

We have consulted with Michael Hurst from Chelmsford City Council and the Pillbox Study 

Group over our proposals.  The response from the Pillbox Study Group can be found on page 

22 of the Heritage Statement. The layout of the area of interface with the pillbox has been 

amended following these consultations.   

 

Access. 

Broomfield Mill is situated on Mill Lane and vehicular access is via Mill Lane from Main Road 

Broomfield.   

There is a regular bus service passing the end of Mill Lane. 

The east end of Mill Lane past Broomfield Mill is a bridleway.  There is a good footpath 

network and cycle connection with Broomfield and the countryside beyond. 

Parking will be in the existing yard at Broomfield Mill where there is more than sufficient 

space to accommodate the parking required and will be part of the shared parking which is 

currently serving Broomfield Mill and “the Barn”. 

There is a brick walkway that provides access directly from the yard area along the outside 

wall of the enclosed vegetable garden to the entrance in the north west corner of the 

greenhouse. 

With the exception of the pill box where the width of the access passage and the change in 

level make this impractical the accommodation and garden is designed to be suitable for 

wheelchair access.  Page 54 of 203



 

 Page 4 of 8 

 

Response to Pre-application advice. 

• In June 2020 we received Pre-application advice from Chelmsford City Council. Following 

this advice we have undertaken the following: 

• Commissioned a flood risk assessment and report from JBA Consulting.  This shows that 

the building would not be liable to flooding.  As a further precautionary measure the 

building is designed to be both flood resistant and flood resilient for 300mm above FFL. 

(See appendix C) 

• Commissioned a report on the compliance with current planning policy from JTS 

Partnership. 

• Commissioned a heritage statement from Janice Gooch Heritage Consultancy. 

• Amended the layout of the building where it relates to the Pillbox.   

 

 

  

Page 55 of 203



 

 Page 5 of 8 

Appendix A 

 

 

Link to description of Alitex greenhouses and company history (2 minute video on Vimeo):  

 https://vimeo.com/400938537 

  

 

 

 

Present condition of 

greenhouse structure 

Page 56 of 203



 

 Page 6 of 8 

Appendix B   

 

 

Main view of accommodation 
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Appendix C.  Flood Risk Mitigation Precautions. (This should be read in conjunction with the JBA  Broomfield Mill Flood Risk Assessment.) 

There has been a mill in Broomfield for many hundreds of years and a mill with 14 acres of meadows is recorded in the Domesday Book.   

As with many river mills the location has always been subject to flooding.  As an obvious consequence successive owners have used their knowledge of local flooding to design buildings and 

milling machinery to accommodate flooding.  With the advent of global warming it is likely that rainfall intensity will increase. JBA have been commissioned to undertake a flood risk 

assessment of the Broomfield Mill curtilage to identify the steps that may need to be taken to continue to protect buildings and people living there. 

Because of the nature of the flood plain at this point the impact of the modelled flows at Broomfield mill are modest amounting to a worse case increase of less than a 35mm (To 28.73m) over 

the highest flood levels previously experienced (28.7m AOD). 

The proposed residential accommodation is designed to be unaffected by a flood of this height and has precautionary flood protection and flood resilience to 29.03m AOD. The risk to the 

proposed building from any form of flooding is very low and the design of the building minimizes the risk of damage should flood water exceed the predicted level. 

The floor level of the existing Mill House is slightly below the now maximum modelled flood level and the Mill House could be vulnerable to extreme events if no action is taken to protect the 

site.  In view of this additional measures are planned to protect the Broomfield Mill curtilage with a view to ensuring that the maximum flood level around the buildings does not exceed 28.7m 

AOD during any future flood event. These measures are relatively straight forward and will provide a further level of protection to the proposed buildings that is not considered by the JBA 

report. 

The impact on the proposed building and people living there is considered below and this should be read in conjunction with the Flood Risk Assessment report commissioned from Jeremy 

Benn Associates. 
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Safety Risk. 

Risk of injury or loss of life as a result of flooding on site. 

The safety implications of flooding on the site are very limited.  Flooding may result in periods of inconvenience rather than of danger to people on site 

Because of the location in the flood plain the site is not vulnerable to flash flooding.   Flooding is easily predicted on a time scale that allows time for to consider and take appropriate action.  

The residential accommodation is ancillary to Broomfield Mill House and residents can retreat to the upper floors.  This provides more than adequate provision for their safety. 

Property Risk. 

Risk of water damage to property resulting from flooding. 

The finished floor level of the new and rebuilt parts of building are higher than the flood level produced by the worst case prediction.  Renovated parts of the building such as the pillbox 

where the floor level cannot be raised because of the structure will be internally tanked to a similar level to ensure they will not flood.  The building is protected from flooding for a further 

300mm which in this location provides protection to a level nearly 10 times the worst case predicted impact of global warming. We have a high degree of confidence in the modelling work 

and advice provided by JBA and are completely satisfied that as designed the building will be safe and habitable for the design life. 

Construction precautions. 

The floor will be a monolithic cast concrete slab, the walls will be MgO board SIPs , which will withstand prolonged immersion in water and use a closed cell insulation which is impervious to 

water.   

The SIP joints are designed to be airtight and the floor wall joint is similar and will be airtight and waterproof. 

Floor covering will be waterproof ceramic floor tiles which will extend to the bottom 300mm of the walls in lieu of skirting boards. 

The opening doors will be protected by removable flood boards 300mm high.  It is very unlikely that flood water will reach the building floor 

level and in practice this flood protection to 29.03m AOD provides more than adequate protection.  Flood boards are chosen over waterproof 

doors because of the low level of flood protection needed.  They are quickly and easily fitted and because they will not need to protect against 

flash flooding they can easily be placed in the time available to protect the building. ( see: https://youtu.be/vrR-kNQMJzA  )  When water proof 

doors are used for flood protection, by definition they cannot be opened during a flood.  While these doors may provide flood protection they effectively prevent access or egress.  The 

building is designed to be unaffected by any flood that can reasonably be expected and to continue in use at times of flood.  The flood boards are part of the 300mm flood proofing and it will 

still be easily possible to use the building with the minor inconvenience of stepping over the board to enter or leave while they are in use.   

There will be no vulnerable electrical installation lower than 300mm 29.03m AOD. 

Foul drainage will be provided by a package treatment system which will be bunded to 29.03m AOD. Under normal conditions the discharge will be by gravity via a non-return valve.   At times 

of flood the valve will close and the discharge will be effected by a float controlled pump allowing the system to operate normally during times of flood.  

The wastes serving the showers will be fitted with valves to maintain the 300mm flood resistance should the pump fail and need replacement during a flood.  

 

These measures will provide effective protection against an event of any return period envisaged for the life of the building. 
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1. Summary 
This is a Conservation Statement and Impact Assessment for the proposed scheme to create a self-

contained Annexe within the grounds of Broomfield Mill, Broomfield, Essex CM1 7BQ.  

The property is not listed but has been recognised as a non-designated heritage asset (locally listed). 

Within the grounds of the property is a Pill Box which has also been recognised as a non-designated 

heritage asset.  

The property is outside of a Conservation Area.  

This Heritage Statement has been written with the proposed scheme, as per drawings: 

• View of South Elevation  

• 2/280320  Plan View  

• 6/290220 Plan View  

 

1.1. Aims and results  

The aim of this statement is to recognise the significance and character of the heritage assets and to 

assess whether the works would affect the significance, character, or setting of the heritage assets.     

1.2. Purpose of Report  

This report has been drafted to allow for planning purposes.  

A site visit was undertaken as part of the report.  

 

2. Methodology 
This heritage statement follows the requirements to comply with National Policy Planning 

Framework (2019) section 16 this statement provides:  

• An understanding/describe the significance of the heritage asset 

• An understanding/contribution to the setting of heritage assets 

• An assessment of the impact of the proposed works on the heritage asset 

• An assessment of the impact of the proposed works on the setting of the heritage assets 

 

The National Planning Policy Framework (NPPF 2019), paragraph 189 which states 

‘In determining applications, local planning authorities should require an applicant to 

describe the significance of any heritage assets affected, including any contribution made by 

their setting. The level of detail should be proportionate to the assets’ importance and no 

more than is sufficient to understand the potential impact of the proposal on their 

significance. As a minimum the relevant historic environment record should have been 

consulted and the heritage assets assessed using appropriate expertise where necessary...’ 

This statement has been undertaken with the consideration of the level and extent of the proposed 

works and is not to be considered as a full historical report or conservation plan. 
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In addition, it follows after the guidance of  

• Planning Practice Guidance on Conserving and Enhancing the Historic Environment (2014) 

• Conservation Principles, Policies and Guidance for the Sustainable Management of the 

Historic Environment (Historic England, 2008)  

• Historic Environment Good Practice Advice in Planning Note 3: The setting of Heritage Assets 

(2nd Ed., Historic England 2017)  

This report will not comment on the local planning policies.  

2.1 Information Sources Consulted  
This Heritage Statement has been prepared using a variety of resources to provide an understanding 
of the site and the wider setting. Sources include: 

• Local Authority website 

• National Heritage List for England (NHLE) via Historic England – Search the List 

• Heritage Gateway  

• Information, historic maps, and photographs (online)  

• Google Searches 

 

3. The Site 
Broomfield Mill is in a rural location outside the main settlement of Broomfield. Broomfield is a 

village and residential suburb in the City of Chelmsford, located immediately north of the city itself. 

It is perhaps best known now as for the major Accident & Emergency hospital.  

The site is located at the end of Mill Lane and is formed of the main house and a few outbuildings 

that form part of the residential unit.  

3.1. Site Description  

The main house is formed of a polite fronted, two storey, painted render building, with a parapet 

concealing the roof. To the right of the main house was the location of the former mill (now 

demolished) which allows a glimpse of the more informal, vernacular based structures behind.  

The outbuildings are located to the north-west and west of the main house. Closest to the main 

house is a group of single storey barns (now converted) and a small bungalow. These form a small 

courtyard with a brick boundary wall.  

To the north of this is the Walled Garden, which has the glass house to the east elevation, together 

with the small potting shed. Within the formal garden of the main house is the location of the 

second glass house (with the glass and glazing bars removed) and the WWII Pill Box which was 

constructed in the former location of the Fern House. 
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Figure 1 – plan of site. Blue = glasshouses; yellow = pillbox. Taken from 
https://www.google.co.uk/maps/place/Broomfield+Mill,+Mill+Ln,+Broomfield,+Chelmsford+CM1+7BQ/@51.7652803,0.48
19697,150m/data=!3m1!1e3!4m5!3m4!1s0x47d8e95560757fa1:0x4dda09386e573902!8m2!3d51.7655206!4d0.4758426 

3.2. Development of Site  

 Historic Maps  

The Map of the County of Essex 1777 by John Chapman & Peter André provides evidence that there 

was ‘A Corn Mill’ on the site. 

The earliest OS map (1875) shows the main house and the mill straddling the river. The ‘L’ shaped 

out-building can be seen, together with the Walled Garden, but only a small Glass House is shown 

within the Walled Garden. There is an outbuilding to the end of the garden.  

By 1896 the two large Glass Houses are shown, and this remains relatively unaltered until 1971 

except for the creation of the Pill Box which is not shown on the OS maps.  

Walled 
Garden  

Pleasure 
Garden  

The Barns 
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Figure 2 - Map of the County of Essex 1777 by John Chapman & Peter André  

 
Figure 3 – 1895 OS Map  
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Figure 4 – 1919 OS Map  

 
Figure 5 – existing site plan  
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Historic Photographs  

The Historic England ‘Red Box’ has no images of the Mill.  

A Google search provided two images.  

 
Figure 6 – photograph c.1910-1920, taken from http://www.footstepsphotos.co.uk/Essex/Essex-B/essbp08-essex-
photographs.htm 

 
Figure 7 – the main house is to the left of the photo. Taken from http://www.marriages.co.uk/ 

 

Page 110 of 203

http://www.footstepsphotos.co.uk/Essex/Essex-B/essbp08-essex-photographs.htm
http://www.footstepsphotos.co.uk/Essex/Essex-B/essbp08-essex-photographs.htm
http://www.marriages.co.uk/


Heritage Statement  
Broomfield Mill, Broomfield, Essex CM1 7BQ 
 

10 | P a g e  
Janice Gooch Heritage Consultancy 

 

3.3. Site Analysis 

The site visit was undertaken on 20 July 2020. This sought to identify any features of historic and 

architectural significance.  

The site visit was limited to the exterior of the buildings except the existing Glass House and the 

Pillbox. (Restrictions due to the Corona Virus Pandemic 2020).  

 

Exterior  

The house is a two-storey dwelling that has been extended and altered over time. The front 

elevation, facing onto Mill Lane is of polite architecture, with timber sash windows, with the roof 

hidden by a parapet.  

The rear elevation shows the changes that have occurred over time, but still offers polite 

architecture.  

 
Figure 8 - front elevation 

 
Figure 9 – rear elevation  
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To the right of the main house is the former offices of the Mill, constructed in red brick and are of a 
more vernacular appearance. (These now form part of the main house.)  
 
Grounds  

The plot is formed of a triangular section bounded by Mill Lane to the west and south and the river 

to the north and east. The main house sits to the south corner. The mill is no longer there, but there 

is evidence of the former location.  

To the west of the house is the single storey group of outbuildings (now converted) which are 

enclosed with a brick boundary wall. This group is referred to as ‘The Barn’.  

North of this is the Walled Garden which forms the northern boundary of the domestic footprint. 

Outside of the Walled Garden is agricultural land. Within the Walled Garden is a large Glass House to 

the eastern boundary which forms a boundary to the formal rear garden of the house.  

The Walled Garden Glass House is a timber frame, with a brick wall to the rear elevation (which 

forms the boundary wall to the rear garden). One end of the glasshouse has had the glass replaced 

with tiles to provide an additional storage area. A small potting shed is tucked into the corner and 

has access to the rear garden.  

The rear garden which forms most of the domestic plot, is mainly laid to lawn with established 

flower/ shrub beds and trees. The end of the garden is a brick wall which forms part of the removed 

Glass House and the Pill Box. Part of the rear boundary wall (adjacent to the Pillbox) has been 

reduced and a step inserted. (Fig. 18)  

Part of the glass house within the main garden remains, including the elegant cast iron supports that 

show that this structure was intended for ladies gardening, as these posts are not evident in the 

glass house within the Walled Garden.  

The rear brick wall continues past the Pillbox, with evidence of the former internal walls that 

separated the main glass house and the fern house.  

The Pillbox is a shuttered concrete structure with a flat roof. Unlike many pillboxes there is a metal 

door. Internally, the corrugated shuttering is still in place. There is some damage due to limited 

water ingress into the structure.  
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Figure 10 – view toward house showing the rear of the single storey ‘L’ buildings which form The Barn 

 
Figure 11 – access through the Wall Garden to the Potting Shed  
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Figure 12 – west side of formal garden towards Walled Garden  
 

 
Figure 13 – view towards the end of the formal garden and the location of the Glass House  
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Figure 14 – delicate support posts and ties, with limewashed rear wall 
 

 
Figure 15 – lowered rear wall and standing step  
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Figure 16 – interior of pillbox  
 

 
Figure 17 – metal door to pillbox  
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Figure 18 – within the Walled Garden, looking to the rear of the Bungalow which forms part of The Barn  

 
Figure 19 – Glass house and rear of bungalow  
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Figure 20 – from the end of Walled Garden looking at Glass House and Bungalow to the right 
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3.3. Identification of other Heritage Assets  

Within the wider setting there are a few designated heritage assets, however, for the purposes of 

this statement and the limited scale of the works, the site is not considered to be part of the setting 

for these designated heritage assets due the distance and topology of the land.    

 

Figure 21 - designated heritage assets, shown as blue triangles (listed buildings). Site highlighted in orange. Taken from 
https://historicengland.org.uk/listing/the-list/map-search?postcode=SL6%209SU&clearresults=True#?search=CM1%207BQ 
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3.4. Additional Information  
Marriage Family  
The property (and the former Mill) has been under the ownership of the Marriages for over 200 
years. In 1824 William and Henry Marriage continued milling the wheat produced on their family 
farm at Broomfield following the death of their father, who is believed to have bought the Mill in 
1803. His father, Joseph, had milled at Croxtons which is the next mill upstream. The sale particulars 
only mention the mill, counting house, bran house and stable, indicating that the house was 
constructed at a later date. The brothers established a company which grew rapidly, using wind and 
waterpower to mill bread flour and livestock feed.  
 
A brief history of the family, taken from their website states  
 

W & H Marriage & Sons has been a family run flour milling company for almost two hundred 
years. Founders William and Henry Marriage started the business aged only seventeen, 
following the death of their father. It is said that the Marriage family had been farmers and 
millers in mid-Essex since the seventeenth century. 

 
During the intervening centuries, new innovations were introduced by the family; however 
producing superior quality flour and offering good customer service has remained a 
consistent focus. Sampson David Marriage, father of current Director, George Marriage, had 
a keen interest in organic production before it became high profile and developed a system 
of paying farmers more for growing better quality wheat. 
 
Today the fifth and sixth generations of the Marriage family are continuing the milling 
tradition started by their ancestors William and Henry Marriage back in 1824. 
 

Broomfield Mill is now just a residential dwelling, but the family are still millers, and have developed 
and expanded their business within the area.  
 
The Glasshouse & domestic Garden  
The construction of the glass house and fern house was undertaken in the c.1880/1890s. This period 
saw a change in domestic gardening which was becoming more of a leisure activity and hobby that 
ladies could partake in.  
 
With this change was the erection of glasshouse by the middle class as these structures were 
becoming affordable, to more people rather than being the reserve of the elite. The use of glass 
houses was inspired by The Great Exhibition of the Works of Industry of All Nations, generally 
referred to as The Great Exhibition. This international exhibition that took place at Crystal Palace in 
Hyde Park, London, from 1 May to 15 October 1851. Crystal Palace was a large glazed structure, 
which was the start of the massed produced glass and metal frame.  With glass becoming both 
cheaper and larger, and with heating becoming more effective, the numbers and types of 
glasshouses burgeoned during the 19th century. 
 
This encouraged the amateur gardener who, supported by many publications, was able to grow a 
variety of goods. The brick wall acted as a heat-sink as well as a support for vineries and fruit crops. 
The remaining glass house within the Walled Garden at Broomfield still retains many of these soft 
fruit trees.  
 
Pteridomania 
Pteridomania or Fern-Fever was a Victorian craze for ferns. Decorative arts of the period presented 
the fern motif in pottery, glass, metal, textiles, wood, printed paper, and sculpture, with ferns 
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"appearing on everything from christening presents to gravestones and memorials." Fern motifs first 
became conspicuous at the 1862 International Exhibition and remained popular "as fond symbol of 
pleasurable pursuits" until the turn of the century. 
Pteridomania, a compound of Pteridophytes and mania, was coined in 1855 by Charles Kingsley in 
his book Glaucus, or the Wonders of the Shore: 
 

‘Your daughters, perhaps, have been seized with the prevailing 'Pteridomania'...and 
wrangling over unpronounceable names of species (which seem different in each new Fern-
book that they buy)...and yet you cannot deny that they find enjoyment in it, and are more 
active, more cheerful, more self-forgetful over it, than they would have been over novels and 
gossip, crochet and Berlin-wool.’ 
 

The keeping of ferns was undertaken across the classes. The conditions for keeping ferns was 
different to the soft fruits. Species from New Zealand, China, Japan, Europe, and the Americas grow 
in cool, humid, shady glasshouses.   
 
The craze was so popular The British Pteridological Society for fern enthusiasts was founded in the 
Lake District in 1891 and soon became the focal point for fern enthusiasts throughout the British 
Isles. The Society, affiliated to the Royal Horticultural Society and Plant Heritage (NCCPG), is still 
going today.  
 

   

  
Figure 22 – photographs of Fanny Marriage (?) Cash Book for the fern collection  
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The World War II Pillbox   
The Pill Box was erected as part of the World War II defence system. A full history of the defence of 
the GHQ line is provided in Appendix 4 with an article written by Neil Wiffen and published in the 
Essex Journal.  
 
The location of this pillbox was part due to the topology of the surrounding land.  
 
There are several peculiarities aside from the unusual shape of the pillbox. The pillbox was built into 
part of an existing structure, replacing the Fern House which formed part of the domestic 
outbuildings, rather than in an isolated setting. In addition, it has a lockable metal door which 
allowed for the safe storage of a bomb which would be used to blow the bridge if required following 
attack.   
 
The initial scheme has also been forwarded to Mike Osborne1 Ph.D., M.Ed (Research) who provided 
the following comments:  

 
• 1 Author of ‘Pillboxes of Britain and Ireland’ (Publisher: The History Press Ltd; UK ed. edition (1 Jan. 

2008) / ISBN-10: 0752443291 / ISBN-13: 978-0752443294) 
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Figure 23 – comments provided by Mike Osborne, PhD., M.Ed. (Research)  
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3.5. Setting of the Asset  
The NPPF states that the setting is  

The surroundings in which a heritage asset is experienced. Its extent is not fixed and may 

change as the asset and its surrounding evolve. Elements of a setting may make a positive or 

negative contribution to the significance of an asset, may affect the ability to appreciate that 

significance or may be natural.  

 

 
Figure 24 - Google Earth map showing the setting of the site. Taken from 
https://www.google.co.uk/maps/place/Mill+Ln,+Broomfield,+Chelmsford+CM1+7BQ/@51.7648217,0.4792855,1012m/dat
a=!3m1!1e3!4m5!3m4!1s0x47d8e955606f83f1:0x7c7e5a1b3c345b98!8m2!3d51.7645211!4d0.4776041   

Mill Lane provided connection between Little Waltham Road to the east and Main Road (B1080) to 
the west. The road is now gated to prevent vehicular access.  
 
Broomfield Mill still retains the rural, agricultural setting, adjacent to the River Chelmer making this 
an ideal setting for a mill.   
 
To the south of the house is a single dwelling that was converted from a pair of semi-detached pair 
of houses approximately 30 years ago.  

 
3.6. Criteria for assessing Significance  

The criteria used for assessing significance is based upon the Historic England guidance – 

Conservation Principles: Policy and Guidance and their renewed Statements of Heritage Significance: 

Analysing Significance in Heritage Assets (2019) 

Significance has been categorised into three main headings:  

• Archaeological interest: the potential of a place to yield evidence about past human activity  

• Architectural or artistic interest: the ways in which people draw sensory and intellectual 

stimulation from a place   
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• Historic interest: the meaning of a place for the people who relate to it, or for whom it 

figures in their collective memory or experience 

In some circumstances, scientific or technical value may be considered as a building may have used 

new technology or materials to achieve the design.  

The NPPF (2019) confirms that significance is:  

The value of a heritage asset to this and future generations because of its heritage interest. 

The interest may be archaeological, architectural, artistic or historic. Significance derives not 

only from a heritage asset’s physical presence, but also from its setting. For World Heritage 

Sites, the cultural value described within each site’s Statement of Outstanding Universal 

Value forms part of its significance. 

Each of these values is rated low; medium or high significance to provide an overall understanding of 

the building or place.  

3.7. Assessment of Significance  
The significance of the site is the main house and its connection to Broomfield Mill (though the main 

mill building has been demolished) and the World War II Pillbox.      

Archaeological Interest  

The Historic Environment Record (HERs) provides a record of Local Heritage Points, though the 

Heritage Gateway does not provide details of these.  

There has been a mill (part demolished) c.1919, with sections of the building remaining until c.1945, 

and noted on the site in the Doomsday Book, and there was a mill shown on the 1777 map of Essex. 

The site developed and evolved with the changing technologies of milling, resulting in a rich, 

although unknown, archaeological record.  

The main house has altered, although the front elevation would indicate a C18, polite dwelling, there 

is evidence that part of the house is of older construction.  

The 1875 OS map shows the Walled Garden, with the large glasshouses being constructed by 1896. 

These developments form part of the standing archaeology of the site.    

The pillbox dates from WWII and is recognised as a significant part of the country’s archaeological 

history. This is an unusual pillbox as it was constructed in part of an existing building, was an unusual 

shape and had a lockable, metal door.  

The archaeological interest of the site is of unknown, though should be considered as a site of 

medium-high significance due to its long-term use.  

Architectural and Aesthetic Interest  

The main house presents an attractive, polite C18 dwelling, though there is evidence of an older 

structure. The group still provides an attractive group of polite, middle-class house and associated 

grounds, despite the loss of the mill.   

The development of the garden in the late C19 adds to the polite setting of the house.  

 The architectural and aesthetic interest is of low-medium significance and has been recognised as a 

non-designated heritage asset.   
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Historic Interest 

The site has been the site of a mill which was mentioned in the Doomsday Book and continued to be 

used as a mill until the demolition in c.1918 - 1945. From 1824 the site was owned and managed by 

the Marriage’s, who still own and manage mills within the local area.  

The long-term use of the site as a position for a mill and the loss of the mill reflects on the industrial 

changes to the rural landscape. Once this location would have been full of activity and noise, now it 

is enjoyed as a quiet rural location.  

The relocation of the mill reflects on the changing commercial industrial process of milling, such as 

the ease of access for lorries to ensure good transport, rather than the importance of water (for 

power) and being close to the source of the products to mill.  

The development of the house and its gardens responds to the changes occurring in gardening and 

the social history of woman’s role within the household, and their hobbies. The creation of the two 

glasshouses, which included the Fern House, responds to the national changes occurring during the 

Industrial Revolution on a domestic scale, where mass-production allowed materials to be affordable 

to the middle classes.   

The use of glasshouses allowed for the growing of soft fruits, such as grapes, apricots, and peaches 

and for the growing of delicate flowers. This made gardening an acceptable hobby for a middle-class 

lady. Part of this new hobby was the keeping of ferns, which was highly popular to all classes, was 

known at the time as Pteridomania.  

Glasshouse, and especially Fern Houses are only just being recognised within history, with such 

works as the restoration of the Temperate House at Kew Gardens and the work being undertaken at 

Chelsea Physic Garden, London2. Many glasshouses have been lost due to the cost of maintenance 

and the risk of collapse due to failure of the timber or iron framework.  

The pillbox also forms a significant part of the nation’s history. A full understanding of the GHQ Line, 

which the pillbox formed a part of, is given in Appendix 4 in an article by Neil Wiffen. The loss of the 

Fern House was due to the MoD/ Government with the creation of the pillbox. This pillbox is unique 

due to the shape, being constructed within a structure and the use of a metal door.  

The combination of the polite recreational space of the Glass/ Fern House, together with the 

practical home-guard protection of the Pillbox reflects a period of change, including the change of a 

woman’s role within society, from a lady of leisure to equality.   

The historical interest is of high significance.  

 

 
2 https://www.chelseaphysicgarden.co.uk/glasshouses 
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4. Proposed Scheme  

4.1. Requirements for Change 

The current owners of the house are looking to down-size and would like to pass the house onto one 

of their grown-up children to continue the ownership of the property. However, they would also like 

to remain within the area, and if possible, within the proximity to assist with their grandchildren and 

the grounds. To allow for this to happen, it is proposed to construct a small annexe within the 

grounds.  

4.2. Design Considerations 

With many historic properties it is important that any proposed works respects the scale, mass, form 
and rhythm of the original or main building.  
 
When extending or designing a new build with the setting of a heritage asset, there are three key 
options available:  

1. Conventional 
2. Contextual  
3. Radical  

 
Each of these design options should consider the significance of the asset and its setting. By creating 
an extension, it is believed that if designed correctly it can add richness and diversity, adding to the 
layers of the history that the building can provide.  
 
If designed correctly, the proposed scheme should: 

• Have minimal intervention to the historic and/or significant fabric 

• Maximum retention of historic and/or significant fabric 

• Use like-for-like materials  

• Have recognisable interventions  
 
Reflecting on SPAB principles, the design should be of today, but fitting to the older structure. 
Within the proposed scheme there are two key structures. The Glass House, which dates to c.1880/ 
1890s, is a light-weight structure with a low-level brick wall to one elevation and a high brick wall to 
the other. This structure was designed to show wealth and status, to be seen and enjoyed from the 
main house. The second structure is the robust, concrete Pill Box, design to be concealed into the 
landscape.  
 
Contemporary architecture can work with significant buildings and landscapes. The choice of 
material will be key is ensuring that the proposed scheme works, not only within the next few years, 
but also for the next 100+ years.  
 
Glazing can offer a system of separation in the form of links between structures; however, care will 
need to be undertaken due to the robust nature of the Pill Box. It should also be acknowledged that 
part of the significance of the pillbox is that was constructed within an existing structure.  
 
Some examples of successful contemporary architecture are shown in fig 27 which highlights some 
RIBA nominated schemes which have new development to listed buildings.  
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https://alisonbrooksarchitects.com/project/lens-house/  
 

 
https://www.archdaily.com/262266/the-granary-pollard-thomas-edwards-architects/ 
 

 
Figure 25 – The Lens House; Granary, Barking and Piers Art Gallery, Orkney, showing contemporary insertions within 
sensitive settings  
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Figure 26 – Martello Tower; Holbein Museum, Bath and Ashley Castle  
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https://www.ribaj.com/buildings/regional-awards-shortlist-2020-east-fletcher-crane-architects-private-house-oxhey-hall-
farm-watford  

 

 
http://www.dm-architects.co.uk/projects/view/kh-house 

 Figure 27 – RIBA nominated schemes which have new development to listed buildings  
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4.3. Mitigation and Enhancement 

Where possible the NPPF encourages enhancement of heritage assets. However, this does not mean 
preventing any development to be undertaken, but where it is undertaken should be undertaken 
with care, respect and understanding of the significance of the heritage assets.  

 
There is sufficient evidence that there was a structure in the location of the proposed building and 
the details were known. By constructing a building of a similar mass/ scale it will complement the 
garden and allow them to be read again. As part of the proposed works, the existing Glass House 
within the Walled Garden will be replaced as the timber frame (1970s) is suffering from extensive 
wet rot.  
 

4.4. Alternative Locations  

Alternative locations were considered for the setting of the new Annexe. Many Walled Gardens have 
been lost with the development of a dwelling within them, however, this garden is very much used, 
and the existing Glass House has established grape vine, peaches, nectarines, lemons and the 
seasonal use of growing tomatoes and cucumbers.  
 
The Walled Garden sits adjacent to road, and therefore any structure within it in will be seen. The 
views to site from the rural setting are considered to be of significance, and therefore the creation of 
a dwelling here was considered by the owner to cause harm to the setting of the house and its 
relationship with its setting.  
 
It seemed logical to rebuild the glasshouse and convert it into a dwelling with small extensions to 
allow for sufficient room to be created. As this is an Annexe, there is no need for new, formal 
boundary treatments which will protect the openness of the rear garden and maintain the 
relationship of the house and outbuildings. At present the Pill Box is redundant and is beginning to 
suffer from degradation due to it being a redundant structure. By incorporating this into the annexe, 
it will retain the significance of the pillbox being part of a structure and ensure that is maintained.   
 

4.5. Proposed Scheme 

The proposed scheme looks to reinstate the Glasshouse on its former footprint, incorporating the 
Pill Box (which was originally part of the Fern House), and create two extensions to form bedroom 
and a living room. The position of the living room allows for the views across the landscape and to 
the River.  
 
To create an additional bedroom, it is proposed to use a small section of the Glass House within the 
Walled Garden which has a solid roof (used traditionally as a store and somewhere to ‘over winter’ 
plants without daylight).  
 
The proposed design allows separate pedestrian access via the Walled Garden, with parking in the 
existing courtyard. This allows some level of independent living but ensures that the Annexe forms 
an integrity part of the main house and its grounds.  
 
At present the garden has some natural screening formed by the planting, and it is not proposed to 
form a formal boundary between the buildings, which will allow for some visual connection to 
remain.  
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Figure 28 – original proposed scheme 

 
Figure 29 – revised scheme  
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Figure 30 – artist impression of the scheme  

  
Figure 31 – lime washed rear wall of the glass house, the internal wall, with the lowered viewing section and the pillbox 
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The proposed location of the WC off the kitchen/ diner follows the line of an original internal wall, 
which may have been part of the reason for the unusual shape of the pillbox.    
 

4.6. Proposed Materials  

The proposed new dwelling will be constructed of framework with sawn timber vertical cladding, 
and a metal standing seam roof, respecting the hierarchy of the fabric on the site.  
 
As part of the proposed works the existing Glass House is to be replaced with a new structure as the 
existing structure is failing. The main frame was replaced in the 1970s and therefore there is no 
historic fabric.  
 

4.7. Condition of Asset  

Under the NPPF, the local authority should not consider the condition of the building where there is 

evidence of deliberate neglect of, damage to, a heritage asset.  

The Glass House within the formal garden was taken down by the current occupiers as the structure 

had become dangerous and there were concerns that it would collapse under the weight of the 

glass. It had been the intention to replace the structure.  

The Glass House within the Walled Garden was replaced in the 1970s.  

5. Planning History 
Please refer to the Planning Statement.  
 

5.1. Pre-application  

Peter Marriage undertook initial advice from Michael Hurst (Conservation Officer, Chelmsford 

Council) about the scheme. A formal pre-application application was submitted following this initial 

consultation.  

 

6. Impact Assessment 
In 2008, the then English Heritage (now Historic England) published their ‘Conservation Principles, 

Policies & Guidance’, which provided a framework and guidance on which to assess proposed works 

to historic buildings and other heritage assets.  

Within this document, they defined ‘conservation’ as: 

‘the process of managing change to a significant place in it setting in ways that will best 

sustain its heritage values, while recognising opportunities to reveal or reinforce those values 

for present and future generation’ 

It is this advice and ethos that the proposed impact of the works is assessed against the ‘special 

architectural and historic interest’ and significance of the building and its setting. 

6.1. Criteria for assessment  

The impact assessment will review the proposed works and how these may have an impact on the 

heritage asset and its significance. Not all works to a designated heritage asset will have a negative 

impact, some works will have neutral or positive impact on the significance or character.  
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6.2. Impact on the Heritage Assets  

The main house and the pillbox have been recognised as non-designated heritage assets. The house 
has been formally recognised as significant due to the connection with the Marriage family and the 
design of the house.  
 
The pillbox has been recognised as group value as part of the World War II defensives of Chelmsford 
but should also be recognised as being of individual significance due to the unusual plan form and 
that it was constructed within an existing structure. The placing of the pillbox within an existing 
building is ‘genuinely unique… there is not another like it in the whole of Britain’, as pillboxes were 
constructed in isolated and remote areas. With the older glass/ fern house removed, part of the 
significance (and understanding) of the pillbox has been lost. The importance of Fern Houses (and 
Glass Houses) in Victorian Britain is now being recognised for our social history, and as part of the 
changes within industrial development.  
 
The proposed scheme looks to form an annexe within the rear garden of the main house in the 
location of the glasshouse. The scheme will include the repurposing of the pillbox, use of part of the 
store within the Walled Garden, and the creation of two small extensions.  
 
The design is of a contemporary nature, respecting the form and mass of the lost glasshouse. The 
extensions have been positioned to allow the visual connection between the main house, its garden, 
and the glasshouse to be retained.  
 
The pillbox was not intended to be open and easily viewed, especially as it was constructed within 
the Fern House. The creation of the extension to form the living room is not considered to obstruct 
the view to or from the pillbox. The north elevation of the pillbox is already screened by the existing 
boundary wall. The proposed WC allows for the reinstatement of the surviving internal wall that 
would have separated the Glass House and Fern House, with the separation allowing for the 
different growing conditions of the plants. The use of this space as a WC allows the exposed cast 
concrete walls to be retained and enjoyed. The creation of a small courtyard allows the structure of 
the pillbox to be read (and maintained).    
 
Integrating the pillbox into the design ensures that it has a long-term function, and therefore 
ensures that is will be maintained. More importantly, it will have the required ground works 
undertaken to prevent the structure from slipping further down the bank of the river and the roof to 
be repaired to prevent further water ingress. To allow the pillbox to be used as a study, the small 
openings will be uncovered, and glass will be inserted to form an internal window frame. The metal 
door, an unusual feature will also be restored (but secured open for safety). The scheme therefore 
has a positive impact on the historic fabric and its setting.   
 
As part of the overall works, the Walled Garden glasshouse is proposed to be replaced. This timber 
structure was replaced in the 1970s, and therefore it is proposed to replace the timber with a 
modern material to ensure longevity.  
 
The whole scheme looks to offer long term protection to the unusual pillbox and provide a new 
interpretation of the glass house that was lost within the rear garden of Broomfield Mill house. 
Perhaps more importantly the scheme allows the Marriages, who are part of the significance for the 
recognition of the houses as a non-designated heritage asset, to continue to live in the house for at 
least another generation.  
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6.3. Summary  

As Historic England clarify,  
‘Listed buildings are to be enjoyed and used, like any other building. Listed buildings can be 
altered, extended and sometimes even demolished within government planning guidance. 
The local authority uses listed building consent to make decisions that balance the site's 
historic significance against other issues, such as its function, condition or viability.’ 

 

The same theory should be applied to non-designated heritage assets. This site has two different 

assets, the mill house and its polite gardens, and the pillbox. The mill provided flour to a developing 

and prosperous Essex and London. The pillbox was formed to protect the bridge and the wider 

community.  

The proposed scheme looks to form a self-contained annexe on the footprint of the original glass 

house, incorporating the pillbox which was inserted into the Fern House. Many pillboxes are at risk 

of loss due to the deterioration and degrading of the structure. Many see them as eye sores on the 

rural landscape, but they form part of the history of the country. As part of the overall scheme, the 

works will also include the replacement of the Glass House in the Walled Garden and overhauling of 

the potting shed.  

The proposed scheme is considered to protect the heritage assets and their significance, whilst 

adding to the next layer history of Broomfield Mill and its association with the Marriages.  Such a 

conclusion is reinforced by the strong support for the scheme by Dr Mike Osbourne.   
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Appendix 1 – Photographs  
 

 
Figure 32 – looking down Mill Lane, with Broomfield Mill to the right of the photo 

 
Figure 33 – Broomfield Mill, with the red brick structure being part of the former mill offices  
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Figure 34 – rear elevation of main house  

 
Figure 35 – view down the rear garden  
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Figure 36 – Walled Garden Glass House, towards potting shed  

 
Figure 37 – view down Glass House towards store  
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Figure 38 – view of Glass House from the Walled Garden  

 
Figure 39 – potting shed  
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Figure 40 – view along Glass House  

 
Figure 41 – setting of rear garden Glass House, with wall for rear of store  
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Figure 42 – side elevation of pill box 
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Figure 43 – rear elevation of Glass House and boundary wall, together with water pump  
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Figure 44 – interior of pillbox  
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Figure 45 – interior of pillbox  

 
Figure 46 – limited damage due to water ingress due to formed square opening in roof  
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Figure 47 – view of Walled Garden Glass House from rear garden  

 
Figure 28 – view towards Broomfield Mill, with only a part of the red clay tile roof showing  
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Figure 49 - red roof and boudary wall can be seen from the wider view 
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Appendix 2 – Maps 

 

Figure 50 - 1900 OS Map  
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Appendix 3 – Non-designated Heritage Asset Description   
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Appendix 4 - Historic Environment Records (HER) 
Search:     Broomfield                          Accessed:  29/07/20 

 

 

Figure 51 - HER's. Taken from https://www.heritagegateway.org.uk/Gateway/Results.aspx 
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Statutory Data 

The National Heritage List for 
England 

135 results 
 |  |  

   

National Designation Decisions 

Designation Decision Records (De-
listed entries) 

No records matched your search 
 |  

Designation Decision Records 
(Non-designated entries)  

1 results 
 |  

   

Non-Statutory National Data 

Historic Milestone Society 
Database  

18 results 
 |  |  

HE PastScape 139 results  |  |  

National Trust HBSMR 86 results  |  

Parks and Gardens UK 14 results  |  |  

PMSA  An error occurred  |  

NMR Excavation Index 79 results  |  |  

Church Heritage Record  4 results  |  |  

   

Local Records 

Essex HER 218 results  |  |  

   

 
Local Heritage Points not available on Heritage Gateway  
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Essex Journal: Pillboxes of the GHQ Line in mid-Essex: The defence of Croxton’s and Broomfield Mills 
By Neil Wiffen  
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PLANNING COMMITTEE 

 
ITEM 8 

  
 

Planning Committee 
 
 

Application No : 22/00274/FUL Full Application 

Location : 259 Baddow Road Great Baddow Chelmsford CM2 7QA  

Proposal : Two storey side extension and single storey side/rear extension, raising 
the height of the existing rear first floor external walls and adding a new 
pitched roof. 

Applicant : Mr & Mrs Maltby 

Agent : Mr Colin Henderson 

Date Valid : 10th February 2022 

 
 
Contents 
 
Appendices: 
 
Appendix 1  Consultations 
Appendix 2 Drawings 
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1. Executive summary 
 

1.1.   The application has been referred to the Planning Committee because the applicant is a Council 
employee and objection has been received from Great Baddow Parish Council. 

 
1.2.   The proposal is for the construction of a two-storey side extension and single storey side & rear 

extension, raising the height of the existing rear first floor external walls and adding a new 
pitched roof to the property, which is located within the Urban Area of Chelmsford. 
 

1.3.   The proposed development has an acceptable design in relation to the host dwelling and would 
not result in any harm to the visual amenities of the area.  By virtue of its size, siting and use the 
proposed development would not adversely affect the amenity of any neighbouring residential 
properties. Adequate parking and garden space would be retained to serve the property. 
 

1.4.   The application is recommended for approval, subject to the conditions set out at the end of this 
report. 

 
2. Description of site 
 

2.1.   The property lies within the Chelmsford Urban Area, where the principle of development is 
acceptable. 
 

2.2.   The application property is a two-storey end of terrace house, that sits within a small block, on 
the northern side of Baddow Road. 
 

2.3.   The street scene comprises largely of groups of two storey terraced properties set out in a linear 
pattern fronting onto the road, which vary in design and appearance. There are also both 
detached and semi-detached properties and examples of extensions within the street. 
 

 
3. Details of the proposal 
 

3.1.   The application is seeking permission for the construction of a two-storey side extension to 
create an open carport on the ground floor with bedroom and ensuite above. The extension 
measures 4.3m in width, 5m in depth and 6.8m in height, which would be set back 4.8m from 
the property frontage. 
 

3.2.   The proposal also includes the construction of a single storey flat roofed side and rear extension  
measuring a maximum of 7.9m in width, 4.9m in depth and 3.5m in height.  
 

3.3.   The application also seeks to raise the height of the walls of the existing first floor rear 
projection and change the roof form.  

 
 
4. Other relevant applications 
 

4.1.   N/A 
 
 
5. Summary of consultations 
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• Great Baddow Parish Council  
• Local residents  
• Essex County Council Highways 
• Public Health & Protection Services (PHPS)  

 
 

5.1.   Great Baddow Parish Council have objected to the proposal as they consider that the proposed 
scheme would be an overdevelopment of the site with poor parking provision. 
 

5.2.   Essex County Council Highway Authority have stated that the proposal is acceptable to them  
subject to conditions.  
 

5.3.   No comments have been received from any members of the public. 
 
5.4.   PHPS have raised no comments with regards to the application.  

 
 

 
6. Planning considerations 
 

Main Issue 
 

6.1.   Whether the proposal constitutes an acceptable form of development , complying with relevant 
planning policies. 
 

6.2.   The development would see the property enlarged; however the extensions would fit 
comfortably within elongated plot and would relate suitably to the existing property. The 
development is set back notably from the property frontage and street scene, with the scale and 
proportions of the extension being subservient to the original terrace. The property has not 
been previously enlarged and whilst the extended property would be larger than its immediate 
neighbours, this would not result in any harm to the character of the area.   

 
6.3.   The house would retain an enclosed private rear garden area of over 420sqm which significantly 

exceeds the minimum standard of 80sqm for houses of 3 or more bedrooms, as set out in the 
adopted local plan. As such the development fits comfortably within the plot and would not be 
considered disproportionate or constitute overdevelopment of the site.   

 
6.4.        The house would retain two parking spaces, one within the new car port and one in front of the 

car port. Planning conditions are suggested to ensure the retention of the two spaces.  
 

6.5.        The extension would site adjacent the flank wall of a commercial property with flat above. The 
side windows in the neighbour’s flank wall relate to a staircase and bathroom.  The proposed 
extension would not adversely impact upon the amenities of the occupiers of the neighbouring 
flat.  The ground floor rear extension is offset 2.2m from the boundary shared with no 261 
Baddow Road ensuring that it would not be overbearing upon this neighbour. 
 

     Conclusion  
 

6.6.   The principle of development is acceptable as the property lies within the Urban Area. The 
proposed scheme would comply with Policies DM29 DM27 and DM23 and is acceptable.  
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7.     Community Infrastructure Levy (CIL) 
 

1.1.   The proposed works are not CIL liable 
 
 
 
 
RECOMMENDATION 
The Application be APPROVED subject to the following conditions:-    
 
Condition  1 
The development hereby permitted shall begin no later than 3 years from the date of this decision.  
 
Reason: 
In order to comply with Section 91(1) of the Town and Country Planning Act 1990 as amended by Section 51 
of the Planning and Compulsory Purchase Act 2004. 
 
Condition  2 
The development hereby permitted shall be carried out in accordance with the approved plans and 
conditions listed on this decision notice. 
 
Reason: 
In order to achieve satisfactory development of the site 
 
Condition  3 
The materials to be used in the construction of the external surfaces of the development hereby permitted 
shall match those used in the existing building. Where the new materials differ from those of the existing 
building, details of the materials to be used shall be submitted to and approved in writing by the local 
planning authority and the development shall be carried out in accordance with those details. 
  
Reason: 
To ensure that the development is visually acceptable in accordance with Policy DM23 of the Chelmsford 
Local Plan. 
 
Condition  4 
Prior to the first occupation of the extensions hereby approved, the vehicular access width must be increased 
to 3 metres, as measured from the neighbouring site boundary to the west, from the back edge of the 
footway. This will require the removal of the existing dwarf side wall and part of the existing front wall to 
provide unobstructed level access.  
 
Reason:  
To ensure that vehicles can enter and leave the highway in a controlled manner in the interest of highway 
safety. 
 
Condition  5 
Prior to the first occupation of the development hereby approved the two parking spaces identified on 
drawing No. 004 Rev A shall be ready and available for use and shall thereafter be always kept available for 
the parking of vehicles in connection with the residential use of 259 Baddow Road.  
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Reason: 
To ensure that the property is provided with sufficient parking provision in accordance with Policy DM27 of 
the Chelmsford Local Plan. 
 
Condition  6 
The car port herby approved and shown on drawing No.006 Rev A shall remain permanently open and not be 
fitted with a garage door. 
 
Reason:  
To ensure appropriate parking is provided and to prevent vehicles parking in the adjoining streets in the 
interests of highway safety in accordance with Policy DM27. 
 
Condition  7 
No unbound material shall be used in the surface treatment of the vehicular access hereby permitted within 
6 metres of the highway boundary. 
 
Reason:  
To avoid displacement of loose material onto the highway in the interests of highway safety. 
 
Condition  8 
There shall be no discharge of surface water from the development site onto the Highway. 
 
Reason: 
To prevent hazards caused by water flowing onto the highway and to avoid the formation of ice on the 
highway in the interest of highway safety. 
 
 
 
Positive and Proactive Statement 
 
The Local Planning Authority has assessed the proposal against all material considerations including planning 
policies and any comments that may have been received.  The planning application has been approved in 
accordance with the objectives of the National Planning Policy Framework to promote the delivery of 
sustainable development and to approach decision taking in a positive way. 
 
 
Background Papers 
 
Case File 
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Appendix 1 – Consultations 
Essex County Council Highways 
 
Comments 

03.03.2022 - Your Ref: 22/00274/FUL 

Our Ref: CO/EGD/SD/RM/CHL/22/274/52675 

Date:- 3rd March 2022 

 

' The proposal includes two off-street parking spaces; a car-port and a parking space to the front. 

' To enable vehicular access the drive width would need to be increase at the crossover by removal of the 
west side dwarf wall to provide a 3 metre width drive from the back edge of the footway to the front of the 
house. 

 

From a highway and transportation perspective the impact of the proposal is acceptable to the Highway 
Authority subject to the following conditions: 

 

1. Areas within the curtilage of the site for the purpose of loading / unloading / reception and storage of 
building materials and manoeuvring of all vehicles, including construction traffic shall be provided clear of 
the highway. 

Reason: To ensure that appropriate loading / unloading facilities are available to ensure that the highway is 
not obstructed during the construction period in the interest of highway safety in accordance with policy 
DM1. 

 

Note - MUD / DEBRIS ON HIGHWAY - Under Section 148 of the Highways Act 1980 it is an offence to deposit 
mud, detritus etc. on the highway. In addition, under Section 161 any person, depositing anything on a 
highway which results in a user of the highway being injured or endangered is guilty of an offence. 
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Therefore, the applicant must ensure that no mud or detritus is taken onto the highway, such measures 
include provision of wheel cleaning facilities and sweeping/cleaning of the highway. 

 

2. The existing vehicular access at its centre line shall be provided with visibility splays with dimensions of 
2.4 metres by 43 metres in both directions, as measured from and along the nearside edge of the 
carriageway. Such vehicular visibility splays shall be retained free of obstruction above 1000mm at all times. 

Reason: To provide adequate inter-visibility between vehicles using the vehicular access and those in the 
existing public highway in the interest of highway safety in accordance with policy DM1. 

 

3. The vehicular access width must be increased to 3 metres, as measured from the neighbouring site 
boundary to the west, from the back edge of the footway: 

' This will require removal the existing dwarf side wall to provide level access and part of the existing front 
wall at the back edge of the footway. 

' No unbound material shall be used in the surface treatment of the vehicular access within 6 metres of the 
highway boundary.  

' The existing vehicle crossover of the footway would be satisfactory. 

Reason: To ensure that vehicles can enter and leave the highway in a controlled manner and to avoid 
displacement of loose material onto the highway in the interest of highway safety to ensure accordance 
with policy DM1. 

 

4. There shall be no discharge of surface water from the development onto the Highway.  

Reason: To prevent hazards caused by water flowing onto the highway and to avoid the formation of ice on 
the highway in the interest of highway safety to ensure accordance with policy DM1. 

 

5. The 2no. vehicle parking spaces shown in the Proposed Ground Floor Plan, drawing no. 004; the car port 
and the parking space to the front shall be appropriately hard surfaced: 

' The vehicle parking area shall be retained in this form at all times. 

' The car port shown in the drawing no. 004, shall not be fitted with door. This is because it does not meet 
the minimum internal dimensions of width 3 metres by 7 metres long, recommended for a garage, in the 
Parking Standards. 

' The vehicle parking shall not be used for any purpose other than the parking of vehicles. 

Reason: To ensure that on street parking of vehicles in the adjoining streets does not occur in the interests 
of highway safety and that appropriate parking is provided in accordance with Policy DM8. 
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The above conditions are to ensure that the proposal conforms to the relevant policies contained within the 
County Highway Authority's Development Management Policies, adopted as County Council Supplementary 
Guidance in February 2011. 

 

Informatives: 

All work within or affecting the highway is to be laid out and constructed by prior arrangement with, and to 
the requirements and satisfaction of, the Highway Authority, details to be agreed before the 
commencement of works.  

 

The applicants should be advised to contact the Development Management Team by email at 
development.management@essexhighways.org  

 
 

 
Great Baddow Parish Council 
 
Comments 

01.03.2022 - The Parish Council objects to this planning application as it is considered an overdevelopment 
of the site. 
 

 
 
Public Health & Protection Services 
 
Comments 

19.04.2022 - No PH&PS comments with regard to this application. 
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Annual Appeals Report 

Appeal decisions received between 01/04/2021 and 31/03/2022 

All Appeals 

All Appeals 2020/2021 2021/2022 

  No % No % 

All Dismissed 57 71% 57 78% 

All Allowed 18 23% 13 18% 

All Split 5 6% 3 4% 

All Total 80 100% 73 100% 

 

• 9% reduction in appeals against Council decisions. 
 

Planning Appeals 

 

• 3% reduction in planning appeals against Council decisions. 

• 20% increase in dismissed planning appeals. 

• National average is 25% of planning appeals are allowed (compared to 17% in Chelmsford). 
 

Of the 11 allowed appeals in 2021/2022 8 were primarily refused in relation to the impact of the 
development on the openness of the Green Belt, the impact on the character of the Rural Area and 
general design matters including amenity.  These are all subjective considerations where the 
Inspectors, in allowing the appeals, found the developments to have an acceptable impact. 

One allowed appeal, for Cards Road in Sandon, was for an electricity generation facility.  Despite 
allowing the appeal, the Inspector agreed with the Council that the proposal would be intrusive and 
incongruous in the field, and that there would be an impact on the nearby non-designated heritage 
assets.  The Inspector allowed the appeal because they found that other considerations, such as the 
support the proposal would add to the electricity supply network, outweighed these harms.  

Whilst technically allowed, the Inspector for an appeal on School Road in Downham agreed with the 
Council that a condition was needed to restrict the glazing type and opening of some windows in an 
extension.  The appeal was allowed because the Inspector felt it was reasonable to change the 
wording of the conditions the Council had used.  The outcome was that restrictions remained to 
specific windows in order to safeguard amenity. 

Planning Appeals 2020/2021 2021/2022 

  No % No % 

Planning Dismissed 45 67% 54 83% 

Planning Allowed 17 26% 11 17% 

Planning Split 5 7% 0 0% 

Planning Total 67 100% 65 100% 
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In all instances there were no suggestions that the adopted Local Plan policies were inconsistent with 
the National Planning Policy Framework (NPPF).  Officer’s will continue to learn from appeal decisions 
and the approaches Inspectors have towards considerations. 

Enforcement Appeals 

Enforcement Appeals 2020/2021 2021/2022 

  No % No % 

Enf Dismissed 7 88% 2 40% 

Enf Allowed 1 13% 0 0% 

Enf Split 0 0% 3* 60% 

Enf Total 8 100% 5 100% 

 
* Enforcement appeals can have a ‘split’ decision where the timeframe for compliance with the 
Enforcement Notice is varied by the Inspector.  Where this happens, the Enforcement Notice is 
upheld with a slight variation.   

 
Tree Appeals 

Tree Appeals 2020/2021 2021/2022 

  No % No % 

Trees Dismissed 5 100% 1 33% 

Trees Allowed 0 0% 2 67% 

Trees Split 0 0% 0 0% 

Trees Total 5 100% 3 100% 

 

The number of Enforcement and Tree appeals have reduced in comparison to the number of 
appeals received in 2020/2021.  The numbers are small so there is no indication of trends. Officer’s 
will continue to learn from appeal decisions and the approaches Inspectors have towards 
considerations.  
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Appeal Decisions received between 23/03/2022 and 19/04/2022

Directorate for Sustainable Communities

Appeals Report

PLANNING APPEALS

Total Appeal Decisions Received 5

Dismissed 3

Allowed 2

60%

40%

Split 0 0%

Written Reps

Reference

Proposal Construction of new building to accommodate ancillary tearoom

Appeal Decision Appeal Allowed - 04/04/2022

Stockbrook Orchard Stock Road Stock Ingatestone Essex  

21/00018/FUL

Agreed with CCC on - The proposal amounts to inappropriate development in the Green Belt

Disagreed with CCC on - The improved trading position for the business amounts to very special 
circumstances which would overcome the harm arising from the inappropriate 
development.

Costs Decision None

Key Themes - Whether the proposal amounts to inappropriate development in the Green Belt. - 
Whether there are any very special circumstances which would outweigh any harm 
to the Green Belt.

Reference

Proposal Determination as to whether the prior approval of the local planning authority is 
required for the proposed change of use from Agricultural Buildings to 5 dwellings 
(Class C3).

Appeal Decision Appeal Dismissed - 24/03/2022

Buildings At Wakerings Farm Leighs Road Great Leighs Chelmsford Essex  

21/00569/CUPAQ

Agreed with CCC on Heritage harm and the siting of the building would make it undesirable for the 
building to change use.

Disagreed with CCC on

Costs Decision None

Key Themes Whether the location or siting of the building makes it otherwise impractical or 
undesirable for the building to change use.

Reference

Proposal Conversion of one existing building to a single residential dwelling and the conversion 
of one other building to an ancillary residential use with associated garden, 
landscaping and wildlife mitigation area.

Appeal Decision Appeal Dismissed - 25/03/2022

Land North Of Mill Road North End Dunmow Essex CM6 3PE 

21/00200/FUL
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Agreed with CCC on - agreed that the site is unsustainable for the development proposed.  - agreed that 
there would be poor standard of living for future occupants.

Disagreed with CCC on

Costs Decision Appellant's application for costs:  Costs refused

Key Themes - whether the site is unsustainable for development - whether there would be a poor 
standard of living for future occupants.

Reference

Proposal Demolition of existing dwelling and construction of 2 detached dwellings with integral 
garages. New formation of access.

Appeal Decision Appeal Allowed - 28/03/2022

Site At 6 Well Lane Stock Ingatestone Essex  

21/00143/FUL

Agreed with CCC on

Disagreed with CCC on Acceptable impact on the character and appearance of the area.

Costs Decision None

Key Themes Character and Appearance

Reference

Proposal Construction of a new dwelling.

Appeal Decision Appeal Dismissed - 29/03/2022

154 Arbour Lane Chelmsford CM1 7SD 

21/00628/FUL

Agreed with CCC on Harmful to character; No RAMS mitigation

Disagreed with CCC on Living conditions acceptable re space standards & garden sizes

Costs Decision None

Key Themes Character and appearance; living conditions - internal living space  & garden size; 
RAMS
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