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1.0 Introduction  

1.1 This Scoping Report has been prepared by Bidwells LLP on behalf Rosconn Strategic Land 

(hereafter “the Applicant”) to inform the formal scoping procedures with Uttlesford District Council 

(UDC) in the preparation of an Environmental Impact Assessment (EIA) to accompany an outline 

planning application for Land South of Radwinter Road, Saffron Walden (hereafter ‘the Site’). The 

Proposed Development consists of the residential development of up to 240 dwellings, new 

access and associated landscaping and infrastructure.   

1.2 Section 4 of this report sets out the information for the Competent Authority, in this case UDC to 

confirm its formal Screening Opinion. The purpose of this is to confirm that the Proposed 

Development, as set out in Section 3 of this report, constitutes a project which has the potential 

to be considered under Schedule 2, 10(b) of the Town and Country Planning (Environmental 

Impact Assessment) Regulations 2017. Section 4 of the report offers the Competent Authority the 

opportunity, based upon the evidence contained within this report, to consider whether an EIA is 

required.  Notwithstanding the above, at this stage, it is the Applicant’s intention to voluntarily 

submit an Environmental Statement (ES) to ensure the Competent Authority has the appropriate 

environmental information before them to inform their planning decision making.  

1.3 We, therefore, now request that UDC provide their formal EIA Scoping Opinion for the Proposed 

Development. This document sets out the suggested scope for the EIA and requests a formal 

Scoping Opinion from UDC in accordance with Regulation 15. A plan showing the extent of the 

Site area under consideration, for the purposes of scoping, is attached in Appendix 1. 

Legislative Background 

1.4 A Directive of the European Community on the ‘assessment of the effects of certain public and 

private projects on the environment’ was adopted in 1985 (85/337/EEC). The EIA Directive has 

been amended several times since its approval in 1985. The most recent and far reaching 

amendments were made through Directive 2014/52/EU (‘the EIA Directive’) which was approved 

in May 2014. In order to implement these Directives, the UK Government has made a series of 

Regulations. The relevant Regulations for projects that require planning permission are the Town 

and Country Planning (Environmental Impact Assessment) Regulations 2017, (hereafter referred 

to as ‘the EIA Regulations’), which came into force in May 2017. 

1.5 The aim of the EIA Regulations is to ensure that major projects that are likely to have significant 

effects upon the environment are subject to EIA, and that minor projects and those outside 

sensitive areas which are extremely unlikely to have significant environmental effects, are not 

subject to these EIA regulations. 

1.6 The EIA process is designed to draw together, in a systematic way, an assessment of the 

development’s likely significant environmental effects (alongside economic and social factors). 

The process ensures that the importance of the predicted effects, and the scope for reducing 

them, are reported and understood by the public, statutory consultees, and the relevant 

Competent Authority before it makes its decision. The output from the EIA process is reported 

within an ES submitted with the application. This allows environmental factors to be given due 

weight when assessing and determining planning applications.  
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1.7 The content of the submitted request, informed by the information that is currently available, 

outlines the anticipated scope of the assessment process for each environmental topic area likely 

to give rise to significant environmental effects to the extent we consider they require 

assessment, the scope of which is outlined in sections 6-12 of this report.
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2.0 Site Context 

Site Location and Description 

2.1 The Site is located to the east of Saffron Walden and lies wholly within the jurisdiction of UDC. 

2.2 The Site is approximately 17 hectares (ha) in size and is bound on two sides by agricultural land 

to the east and south, a new housing development to the west (planning references: 

UTT/13/3467/OP & UTT/16/1856/DFO) and Radwinter Road (B1053) to the north.  

2.3 The land rises to the south and east, away from the road, and is in arable agricultural use. Whilst 

being located adjacent to the existing built edge of Saffron Walden, the parish boundary line runs 

along the Site’s western boundary and it is located wholly within Sewards End Parish. 

2.4 Radwinter Road (B1053), a bus route, is set within a cutting and a pedestrian footpath runs along 

its side. To the north of the B1053 is the Saffron Walden fuel depot. Part of the northern area of 

the Site is subject to the relevant HSE consultation zone. 

Transport and Access 

2.5 The Site is accessed via Radwinter Road which runs along the northern boundary of the Site and 

connects to the west the town centre of Saffron Walden and the village of Sewards End to the 

east.  

Archaeological and Heritage Features  

2.6 There are no Scheduled Monuments onsite. The closes Scheduled monuments to the Site are 

Tiptoft's Moated Site and Fishponds Scheduled Monument approximately 1.1km south east and 

the Maze Scheduled Monument is approximately 1.2km north west of the Site.  

2.7 There are no Listed Buildings on the Site. The closest to the Site is Springfield Grade II Listed 

Building which is approximately 200m east of the Site. 

2.8 With regard to Registered Parks and Gardens, The Maze Grade II Registered Garden is 

approximately 1.2km north west of the Site, Bridge End Gardens a Grade II* Registered Garden 

is approximately 1.9km north west and Audley End Grade 1 Listed Park and Garden is 

approximately 2.1 km west of the Site.  

Flood Risk and Drainage 

2.9 A minor watercourse flows west through the northern section of the Site alongside the existing 

track present. 
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2.10 The closest section of Environment Agency designated Main River (eastern arm of The Slade) is 

located 567m west of the Site. The Slade flows west through Saffron Walden to its confluence 

with the River Cam approximately 3.2km west of the Site.  

2.11 The Environment Agency Flood Map for Planning indicates that the Site is located in Flood Zone 

1. This is land assessed as having a less than 1 in 1,000 annual probability of river flooding 

(˂0.1%). 

Geology, Hydrogeology and Soils  

2.12 Geological data held by the British Geological Survey (BGS) shows that the bedrock geology 

underlying the Site is Chalk. Superficial deposits of Lowestoft Formation Diamicton are present 

within the south east of the Site. Soilscapes mapping indicates the underlying soil as freely 

draining lime-rich loamy soils. 

Environmental Designations and Ecological Features 

2.13 The Site comprises an arable field, dominated by bare ground with areas of tall ruderal habitat in 

the field margin. The field boundaries of the Site are dominated by species rich hedgerows with 

scattered and mature trees. 

2.14 There are no international sites designated for conservation on the Site or within 10km of the 

Site. Additionally, there are no nationally designated sites within 2km of the Site. The closest non-

designated site for nature conservation is the Pounce Wood Local Wildlife Site (LWS) which is 

approximately 180m north of the Site. Pounce Wood and Martins Wood Ancient Woodland are 

approximately 150m north and 600m north east of the Site respectively.  

Air Quality and Pollution  

2.15 The Site is not located within an Air Quality Management Area (AQMA) however UDC have 

declared an AQMA for exceedances in annual mean nitrogen dioxide (NO2) in the town centre of 

Saffron Walden. The boundary of the AQMA is approximately 800m west of the Site.   
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3.0 Proposed Development 

Introduction 

3.1 The Proposed Development will deliver the following: 

● Up to 240 homes; 

● New access into the Site off Radwinter Road; 

● New landscaping as well as retention and enhancement of existing landscape features;  

● Sustainable Drainage Systems; and  

● Other associated infrastructure.  

Planning Application  

3.2 The planning application will be an outline application with all matters reserved except for access.  

Assessment Parameters 

3.3 As the application will be made in outline, it is standard practice (implementing relevant caselaw), 

to identify the key design parameters that “tie” the assessment into particular design 

characteristics.   

3.4 The design parameters will be presented on figures graphically and described in the ES. The 

parameters will be refined through the design and EIA process and are likely to be:  

● Land use; 

● Building heights; 

● Access and movement; and  

● Open space/green infrastructure. 

Construction  

3.5 An indicative construction programme will be provided in the ES in the form of a likely worst-case 

in terms of local disturbance, particularly with regards to HGV traffic
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4.0 EIA Methodology and Scope  

Introduction  

4.1 The Applicant has committed to undertaking an EIA of the Proposed Development. The 

Proposed Development exceeds the applicable screening threshold at Schedule 2,10(b) of the 

EIA Regulations.  Due to the Site location, environmental sensitivities and the scale of 

development, it is considered that it has the potential to give rise to likely significant 

environmental effects.  An ES to support the planning application will, therefore, be prepared 

voluntarily.  

4.2 EIA is a systematic process through which the likely significant environmental effects of a 

Proposed Development can be identified, assessed and where possible, adverse impacts are 

reduced, and beneficial impacts enhanced.  EIA ensures that information on the potential for 

significant environmental effects is available for decision-makers and the public to consider in the 

determination of an application.  

Need for EIA - Screening 

4.3 Certain types of development are required to be the subject of EIA (‘EIA development’). Schedule 

1 of the EIA Regulations lists the type and scale of development that automatically require EIA 

(‘Schedule 1 development’). 

4.4 Schedule 2 of the EIA Regulations sets out the development types that may require EIA 

(‘Schedule 2 development’). To qualify as a Schedule 2 development, it must be either located in 

a "Sensitive Area" as defined in Regulation 2(1) or exceed the applicable threshold in Schedule 

2. Not all Schedule 2 development will require EIA and they consequently need to be screened 

on a case-by-case basis using the criteria set out in Schedule 3 of the Regulations. 

4.5 The proposals which form the subject of this report are not of a type or scale described in 

Schedule 1 but are of a type that falls within Schedule 2(10) 'Infrastructure Projects'; specifically, 

10(b) 'Urban Development Projects'. The scale of the Proposed Development exceeds the 

applicable thresholds. Consequently, the Proposed Development is Schedule 2 development. 

Schedule 3 of the Regulations sets out the screening criteria in relation to Schedule 2 

developments, drawing attention to the character and complexity of effects resulting from the 

scheme, as well as a range of issues relating to the sensitivity of sites. 

4.6 It is our view, based upon a review of the EIA Regulations, that the proposed project constitutes 

Schedule 2 development. From the evidence collected to date, we do not anticipate the project is 

likely to give rise to significant environmental effects. However, following early pre-application 

engagement with the Local Planning Authority, it would appear that by virtue of factors including 

the Site location and the project’s cumulation with other development commitments within the 

locality, the Local Planning Authority considers the project has the potential to trigger the 

requirement for EIA.  In view of this, the Applicant volunteers this report to establish the scope of 

any forthcoming EIA process in connection with this project, and the content of the ES which will 

subsequently accompany the planning application for the development proposed. 
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4.7 Notwithstanding the above, we would request that UDC, as the Competent Authority for the 

purposes of the Regulations, considers this section of the report and confirms whether the 

proposals constitute EIA development, and that an EIA is required. 

4.8 This document also sets out the suggested scope of the EIA and resulting ES.  It informs a formal 

request for a Scoping Opinion from UDC in line with Regulation 15 of the EIA Regulations.  

4.9 In accordance with Regulation 15(2), this request includes:  

● A plan sufficient to identify the land (Appendix 1); 

● A brief description of the nature and purpose of the development, including its location and 

technical capacity: see Sections 2 and 3;  

● An explanation of the likely significant effects of the development on the environment: see 

Sections 6-12; and 

● Such other information or representations as the person making the request may wish to 

provide or make: see other sections of this Scoping Report, notably this Section (4).  

4.10 Guidance on the EIA Regulations is provided in the National Planning Practice Guidance 

(NPPG). The NPPG states that: 

"Whilst every Environmental Statement should provide a full factual description of the 
development, the emphasis should be on the “main” or “significant” environmental effects to 
which a development is likely to give rise. The Environmental Statement should be proportionate 
and not be any longer than is necessary to assess properly those effects. Where, for example, 
only one environmental factor is likely to be significantly affected, the assessment should 
focus on that issue only. Impacts which have little or no significance for the particular 
development in question will need only very brief treatment to indicate that their possible 
relevance has been considered" (emphasis added) (Paragraph: 035 Reference ID: 4-035-
20170728).  

4.11 The proposed scope of the EIA is summarised in the following tables.  Topics which will be 

detailed further in the following sections.  

4.12 Table 4.1 sets out the broad aspects of the environment required to be considered in Schedule 4 

of the EIA Regulations, and identifies which topics are necessary to be considered in this EIA, 

with reasons provided. Topics listed in Table 4.1 are those for which significant effects are 

considered likely or cannot be ruled out at this stage and have consequently been scoped into 

the EIA.  Not all topics scoped into the EIA are considered to merit a full technical assessment in 

the form of an ES chapter.  Some topics are, therefore, proposed to be ‘scoped down’ such that 

they would be reported in the ES on a commentary level, drawing on publicly available sources.  

Scoping has been based on the professional judgement of the EIA consultant team and the 

information currently available on the Proposed Development, the Site and the surrounding area.   

4.13 Table 4.2 summarises topics which are proposed to be scoped out of the EIA on the basis that 

they are unlikely to give rise to significant environmental effects, together with a justification.  

Some of these topics may still be covered by technical reports that will be submitted in any event, 

but not as part of the ES as environmental impacts are not considered likely or significant.  

4.14 Table 4.3 synthesises Tables 4.1 and 4.2 and summarises the proposed scope of the EIA. 

http://planningguidance.communities.gov.uk/blog/guidance/environmental-impact-assessment/
http://planningguidance.communities.gov.uk/blog/guidance/environmental-impact-assessment/preparing-an-environmental-statement/
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Table 4.1: Consideration of Broad Environmental Aspects Scoped into the EIA 

TOPIC CONSIDERATION 

Air and Climate 

Air Quality  UDC has declared an Air Quality Management Area (AQMA) for 

exceedances of the annual mean nitrogen dioxide (NO2) objective covering 

Saffron Walden. The boundary of the AQMA is approximately 800m west of 

the Site.   

There is the potential for significant impacts during the construction phase 

at sensitive receptors within 350m of the Site. The most significant impacts 

are likely to occur at those receptors closest to the Site including 

properties to the west of the Site on Griffin Place, Leverett Way, Sativus 

Close and Fairfax Drive. Potential impacts on these receptors include: 

● Temporary increases in dust deposition; and  

● Temporary increases in air pollutant concentrations near the local road 

network due to emissions from construction traffic. 

The operational phase of the Proposed Development will generate 

additional vehicle movement on the adjacent road network, including 

within the Saffron Walden AQMA. There is the potential for these 

additional vehicle movements to result in impacts on air quality within the 

AQMA.  

Air Quality impacts may be significant and will, therefore, be scoped into the 

EIA.  

Noise and Vibration  The main source of noise at the Site is from road traffic on Radwinter Road. 

There are no other notable noise sources at the Site.  

There is the potential for noise and vibration effects as part of the 

construction phase of the Proposed Development which may impact 

sensitive receptors including residences to the west of the Proposed 

Development including those on Fairfax Drive, Sativus Close and Griffin 

Place. Construction noise and vibration will, therefore, be scoped into the 

EIA.  

There is the potential for development generated traffic which may give 

rise to adverse noise effects at sensitive receptors. Operational noise as a 

result of the Proposed Development will, therefore, be scoped into the 

EIA.  

Significant effects from road traffic vibration are not considered likely and 

have, therefore, been scoped out of the EIA.   

Population and Human Health  

Economy and Employment  The Proposed Development will provide employment opportunities for local 

construction contractors and labourers.  

Once operational, the Proposed Development will result in an increase in 

the local population which may result in an increase in the working age 

population which is beneficial for the local economy.  

Impacts on economy and employment may be significant and will, therefore, 

will be scoped into the EIA.   
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TOPIC CONSIDERATION 

Social Infrastructure  Once the Proposed Development is operational, this will have beneficial 

effects on the housing provision within the local area. However, a potential 

increase in the population generates demand for social infrastructure in 

particular, education and health care.  

Social infrastructure will, therefore, be scoped into the EIA. 

Material Assets 

Transport Construction of the Proposed Development will generate an increase in 

HGVs travelling to and from the Site. As a result, there may be occasional 

temporary nuisance where construction traffic is encountered by local road 

users on local routes. The increase in construction vehicles in the local area 

has the potential to negatively impact on driver severance, driver delay, 

pedestrian severance, pedestrian delay, pedestrian amenity, fear and 

intimidation, and accidents and safety in/along routes within the study area.  

Any increase in vehicular movements associated with the Proposed 

Development during operation has the potential to impact on driver delay, 

pedestrian delay, fear and intimidation and accidents and safety. 

Transport will, therefore, be scoped into the EIA for both construction and 

operational phases of the Proposed Development.   

Land, Soil and Water 

Water and Flood Risk The Site is located within Flood Zone 1, indicating a low probability of 

flooding.  

The Slade is classified by the Environment Agency as a Main River and is 

approximately 567m to the west of the Site. There is also a minor 

watercourse which flows west through the northern section of the Site.  

The development of the existing greenfield Site will result in an increase in 

impermeable area and has the potential to increase surface water runoff, 

which could have a long-term impact on flood risk at the Site and off site. 

Flood risk and drainage will, therefore, be scoped into the EIA.  

Agricultural Land  An Agricultural Land Quality Report has been prepared (Appendix 2) 

which has identified that the land quality is mainly limited to subgrade 3a. 

An area in the centre of the Site has deeper freely-draining soils and is 

grade 2 quality. The Proposed Development will result in a loss of 

agricultural land quality and there are unlikely to be any measures to 

mitigate this loss of land.  

These impacts, alongside the effects upon the existing rural farming 

enterprise by taking this land out of agricultural potential will be addressed 

in the EIA.  

Cultural Heritage and the Landscape 

Landscape and Visual 
effects 
 

The Proposed Development has the potential to have effects on the 

physical and perceptual aspects of the landscape, and on the general 

visual amenity of people who have (or will have) views of the development. 

For this reason, landscape and visual effects will be scoped into the ES. 
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4.15 An EIA should only assess the significant environmental effects of a development.  A number of 

topics are not considered to be significant. The topics to be scoped out of the ES and the 

rationale for their exclusion is set out in Table 4.2 below. 

Table 4.2: Non-Significant Environmental Topics 

TOPIC CONSIDERATION 

Air and Climate    

Microclimate Odour 

With the implementation of a waste strategy for the operational phase of the 

Proposed Development, significant odour effects are not anticipated. 

Lighting  

The Proposed Development will require external lighting on roads and 

paths.  

Given the outline nature of the scheme, potential lighting impacts will be 

considered in general terms as part of the LVIA and not considered to be 

significant. It is anticipated that an appropriate lighting scheme will be 

required and implemented in response to an appropriately worded planning 

condition, to provide sufficient safeguards and controls by the LPA to 

consider this at the detailed design stage. 

Climate Change  Potential climate implications from the Proposed Development are two 

separate but interrelated issues:  

1. Climate Change Adaptation (how the project has been designed to be 
resilient to a changing climate); and 

2. Climate Change Mitigation (how the project may contribute to climate 
change through the emission of greenhouse gases (GHGs) and how it 
seeks to mitigate such emissions).  

 
The above issues will be considered insofar as they relate to the various 

topics scoped into the EIA and, therefore, the requirement for a standalone 

assessment of climate change is proposed to be scoped out of the EIA. 

Population and Human Health  

Health and Wellbeing  The construction of the Proposed Development may result in increased 

noise, dust and vehicle emissions which can have impacts on human health.  

Once the Proposed Development is operational and occupied, the main 

impacts on human health are likely to be from increased traffic. Increased 

traffic can affect pedestrian amenity and safety as well as lead to increased 

air pollution and noise, with consequent effects on health and quality of life. 

There will, however, be some positive health impacts resulting from the 

creation of more formalised open space throughout the Proposed 

Development and links to sustainable movement e.g. maintained and 

adequately lit footpaths encouraging movement and activity. 

It is proposed that a Human Health and Wellbeing Assessment (adhering to 

the Rapid Health Impact Assessment guidance published by the Healthy 

Urban Development Unit (HUDU) is prepared in support of the Proposed 

Development. The Health Impact Assessment (HIA) is proposed to form a 

Technical Appendix to the ES, but will not be a topic chapter within the ES. 
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TOPIC CONSIDERATION 

Tourism and Retail  There are unlikely to be any tourism and retail benefits as a result of the 

Proposed Development, therefore, tourism and retail has been scoped out 

of the EIA. 

Biodiversity  

Ecology  A Preliminary Ecological Appraisal (PEA) has been undertaken at the Site 

The main findings of the PEA are summarised below. 

● There are no international sites designated for conservation on the Site 

or within 10km of the Site. Additionally, there are no nationally 

designated sites within 2km of the Site. 

● The Site comprises an arable field, dominated by bare ground with 

areas of tall ruderal habitat in the field margin. The field boundaries of 

the Site are dominated by species rich hedgerows with scattered and 

mature trees.  

● The pond on the Site offers suitable habitat for great crested newts.  

● There is potential for breeding birds in the hedgerows and trees and 

arable/ grassland for foraging.  

● The trees along the boundary of the Site offer bat roost potential and 

the hedgerows are likely used by bats for foraging. 

● No badger setts were recorded on Site but there is the potential for 

badgers to be using the Site.  

● There were no records of hazel dormice on Site, but the hedgerow 

offers suitable habitat. 

● The watercourse present on Site is unsuitable habitat for otter and 

water vole. 

● A number of measures to mitigate potential ecological impacts have 

been included as part of the design of the Proposed Development. 

These include: 

− The creation of new areas of grassland to compensate for the 

loss of arable and semi-improved grassland; 

− The watercourse (ditch) has been realigned and incorporated 

into the Sustainable Drainage System (SuDS) to benefit 

amphibians and reptiles; and 

− Additional planting of hedgerows, trees and woodland to benefit 

bats, hazel dormice and breeding birds.  

● It is anticipated that with the implementation of the design measures 

noted above, a CEMP, a Landscape and Ecological Management 

Plan (LEMP) and an appropriate lighting scheme for bats, significant 

impacts on ecology are not anticipated. Ecology has, therefore, been 

scoped out of the EIA.  

Arboriculture Arboricultural features on Site include scattered mature and semi-mature 

trees and hedgerows on the Site boundary, several of which are considered 

to support sufficient species to potentially qualify as important under the 

Hedgerow Regulations 1997. However, the majority of the hedgerows and 

trees will be retained as part of the Proposed Development. Some of the 

hedgerow will also be replaced and enhanced with new native planting. With 
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TOPIC CONSIDERATION 

this mitigation in place, significant impacts on arboricultural features are not 

considered likely, therefore, arboriculture has been scoped out of the EIA.  

Cultural Heritage and the Landscape 

Built Heritage  There are no heritage assets located on Site, therefore, direct impacts on 

heritage assets as a result of the Proposed Development are not 

anticipated.  

The closest heritage asset to the Site is Pounce Hall, a Grade II Listed 

Building which is approximately 200m east of the Site. Indirect impacts on 

this heritage asset, and other heritage assets in close proximity to the Site 

through changes to their setting are not considered likely.  

Significant impacts on heritage are not considered likely, therefore, heritage 

has been scoped out of the EIA.  

Archaeology  A Geophysical Survey of the Site was undertaken in January 2021 

(Appendix 3) which identified a single feature in the eastern extent of the 

Site which was assessed as having moderate archaeological potential. No 

other potential archaeological remains were identified within the Proposed 

Development area. 

Further archaeological work including trial trenching may be required in the 

eastern extent of the Site. If this is required, this can be secured by a 

suitably worded planning condition. Impacts on archaeology are not 

considered to be significant and will, therefore, be scoped out of the EIA.  

Material Assets 

Ground Conditions (including 

contamination, stability and 

hydrogeology) 

The Site is currently in use as agricultural land, therefore, sources of 

contamination are likely to be limited to use of agricultural fertilisers and 

pesticides. These are unlikely to pose a significant risk to human health, the 

environment, controlled waters or buildings/services. For these reasons, 

ground conditions are scoped out of the EIA.  

Utilities  Provision of utilities (electricity, gas, fresh/drinking water and foul water) will 

be addressed through appropriate technical reports, as needed, but are not 

considered a likely significant environmental effect. In addition to this, utility 

providers have a statutory duty to provide capacity in line with permitted 

demand. For these reasons, utilities will be scoped out of the EIA. 

Waste  A Site Waste Management Plan (SWMP) and a waste and recycling 

strategy will be developed for the operational phase. This will ensure that 

waste is dealt with appropriately and recycled where possible during 

operation, ensuring that any wider impacts are sufficiently mitigated. For the 

construction phase, preparation of a CEMP, in response to appropriate 

planning conditions will cover the management of construction waste. It is 

considered that impacts arising from waste are not likely to be significant 

and, therefore, waste is scoped out of the EIA. 

The Inter-Relationship Between the Above Factors 

Secondary Effects 
No significant effects have been identified but will be re-considered during 

the assessments.  
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Table 4.3:  Scoping Matrix 

 

CONSTRUCTION OPERATION 

LIKELY TO BE 
SIGNIFICANT? 

SCOPE 
IN/OUT 

LIKELY TO BE 
SIGNIFICANT? 

SCOPE 
IN/OUT 

Population and Human Health 

Social Infrastructure  No Out Yes In 

Economy and Employment  Yes In Yes In 

Human Health No Out No Out 

Tourism and Retail No Out No Out 

Biodiversity 

Ecology  No Out No Out 

Arboriculture No Out No Out  

Land, Soil and Water 

Contaminated Land No Out No Out 

Agricultural Land  Yes In Yes In 

Flood Risk and Surface Water 
Drainage 

Yes In Yes In  

Air and Climate 

Local Air Quality Yes In Yes In 

Noise  Yes  In Yes In  

Vibration  Yes In No Out 

Microclimate (including wind, artificial 
light and natural light) 

No Out No Out 

Climate Change (including 
greenhouse gas emissions, 
environmental performance, and 
vulnerability to climate change) 

No Out No Out 

Material Assets 

Transport Yes In Yes In 

Utilities  No Out No Out  

Waste No Out No Out 

Cultural Heritage and the Landscape 

Archaeology No Out No Out 

Built Heritage No Out No Out 

Landscape and Visual Amenity 
(including public rights of way) 

Yes In Yes In 

The Interaction Between the Factors Referred to Above 

No significant interactions identified  
will be reconsidered in the EIA 

No Out No Out 

4.16 For each of the environment aspects to be scoped into the EIA, further detail relating to the scope 

of the assessment is provided in sections 6-12 of this report. 
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5.0 Cumulative Impacts 

Approach  

5.1 The EIA Regulations require an ES to consider cumulative effects resulting from the ‘cumulation 

of effects with other existing and/or approved projects, taking into account any existing 

environmental problems relating to areas of particular environmental importance likely to be 

affected or the use of natural resources.’ Schedule 4, 5(e).  

5.2 No cumulative impact assessment guidance methodology exists for EIA within the Town and 

Country Planning regime; thus, standard practice has been developed based on approaches 

used in other types of EIA, as well as professional experience.  The proposed approach for 

cumulative effects draws on these resources and is set out in the following section.  

Screening of Cumulative Projects 

5.1 The Cumulative Screening Assessment has been undertaken according to the following 

methodology.  Firstly, existing and approved projects in line with the requirements of the EIA 

Regulations have been identified. Secondly, projects which are known to be in the earlier stages 

of planning (pre-consent) are considered. There will be less information available about non-

consented projects, and consequently this will have limitations on the level of assessment that 

will be undertaken.    

5.2 To assist with the identification of the cumulative projects, the following criteria have been 

applied:   

● Development which is within a zone of influence of the Proposed Development.  This zone 

has been set at 2km;  

● Planning applications during the last two years;  

● Development which is expected to be constructed at the same time as the Proposed 

Development; 

● EIA development (which is likely to have significant effects in its own right); 

● Development which introduces sensitive receptors in close proximity to the Site 

(acknowledging that the agent of change principle means the introducer of any sensitive 

receptors is responsible for assessing impacts on those receptors); and 

● Major Development.  

5.3 Major Development is classified as development involving one or more of the following: 

● The winning or working of minerals or the use of land for mineral-working deposits; 

● Waste development; 

● The provision of dwelling houses where:  

− The number of dwelling houses to be provided is 10 or more; or 

− The development is to be carried out on a site having an area of 0.5 hectares or more. 
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● The provision of a building or buildings where the floor space to be created is 1,000 square 

metres or more. 

5.4 These criteria have been used to identify applications which should be assessed for likely 

significant cumulative effects in conjunction with the Proposed Development. Reasons have been 

provided for the inclusion or exclusion of applications for this assessment in Table 5.1.  

Table 5.1: Results of Cumulative Impact Screening Assessment 

PROJECT  PLANNING 

REFERENCE  

KEY ELEMENTS 

OF PROPOSAL 

REASONS FOR 

INCLUSION/EXCLUSION BASED 

ON CRITERIA PROVIDED 

ABOVE 

Projects to be Included in the Cumulative Assessment  

Land South of 

Radwinter 

Road  

UTT/13/3467/OP 

UTT/16/1856/DFO 

 

Up to 230 

dwellings 

including link 

road and access 

to and 

preparation of 

land for one form 

entry primary 

school.  

A Reserved Matters Application 

(RMA) for 200 dwellings was 

approved in January 2017.  

This project is directly adjacent to 

the Proposed Development and is 

currently under construction.  

Due to the proximity of the project 

to the Proposed Development, 

there may be cumulative impacts, 

therefore, this project has been 

included in the cumulative 

assessment.  

Land South of 

Radwinter 

Road (former 

Printpack Site) 

UTT/20/2007/FUL 

 

Demolition of 

existing buildings 

and erection of a 

discount food 

store, a 70-bed 

care home and 

49 no. retirement 

living apartments 

with access, car 

parking, 

landscaping and 

associated 

works. 

This project was submitted in 

August 2020 but has not yet been 

approved.   

The project is approximately 560m 

west of the Proposed 

Development. 

If this project is approved, there 

may be some overlap in timings of 

construction, therefore, this project 

has been included in the 

cumulative assessment.  

Land North of 

Shire Hill Farm  

17/2832/OP Up to 100 

dwellings.  

This project was approved in July 

2020 and is directly adjacent to the 

south west of the Proposed 

Development.  

There may be some overlap in the 

timing of constructions works with 

this project and the Proposed 

Development, therefore, this 

project has been included in the 

cumulative assessment.   
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PROJECT  PLANNING 

REFERENCE  

KEY ELEMENTS 

OF PROPOSAL 

REASONS FOR 

INCLUSION/EXCLUSION BASED 

ON CRITERIA PROVIDED 

ABOVE 

Land East of 

Thaxted Road 

18/0824/OP 

19/2355/DFO 

Up to 150 

dwellings. 

The RMA (19/2355/DFO) for this 

project was allowed on appeal on 

29 January 2020. 

The project is approximately 590m 

south west of the Proposed 

Development.  

There may some overlap in the 

timing of constructions works with 

this project and the Proposed 

Development, therefore, this 

project has been included in the 

cumulative assessment.   

Land at Ashdon 

Road 

UTT/13/2423/OP Redevelopment 

of the site for up 

to 167 residential 

units. 

Although this project was 

consented on 26 November 2014, 

this scheme is only partially built 

out and ECC requested that the 

level of occupation in 2018 when 

the base traffic counts were 

undertaken is established. This 

project has, therefore, been 

included in the cumulative 

assessment.  

Land East of 

Little Walden 

Road 

UTT/16/2210/OP Up to 85 

residential 

dwellings.  

This project was granted 

permission at appeal and is 

located approximately 1.9km north 

west of the Proposed 

Development. This project has 

been included in the cumulative 

assessment at the request of ECC.  

Projects to be Excluded from the Cumulative Assessment  

Former Friends 

School Mount 

Pleasant Road  

UTT/19/1744/OP Development of 

30 dwellings, re-

provision of 

swimming pool 

with new 

changing rooms, 

artificial grass 

pitches, sports 

pavilion 

The application was submitted in 

July 2019, and refused on 19 

March 2021 and, therefore, has 

been excluded from the cumulative 

assessment. 

  

Land North of 

Ashdon Road 

 

UTT/17/3413/OP -

granted permission 

in October 2019.  

Erection of 4 

commercial 

buildings.  

An RMA (UTT/20/0921/DFO) was 

submitted in April 2020 for a 

combined floor area, of 1,664 sqm.  
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PROJECT  PLANNING 

REFERENCE  

KEY ELEMENTS 

OF PROPOSAL 

REASONS FOR 

INCLUSION/EXCLUSION BASED 

ON CRITERIA PROVIDED 

ABOVE 

The project is approximately 700m 

north west of the Proposed 

Development.  

Given the nature of this project, 

cumulative impacts are not 

considered likely, therefore, this 

project has not been included in 

the cumulative assessment.   

Upcoming Projects  

Land at Cole 

End Farm Lane 

Wimbish 

 

UTT/20/3024/SCO 

 

Development of 

a Solar Farm. 

A request for an EIA Screening 

Opinion was submitted in 

November 2020. A Screening 

Opinion was adopted in February 

2021, confirming that an EIA is not 

required. 

The project is approximately 1.7km 

south east of the Proposed 

Development.  

If this project comes forward, given 

the nature of this project and the 

distance from the Proposed 

Development, cumulative impacts 

are not considered likely, 

therefore, this project has not been 

included in the cumulative 

assessment.   

Conclusion 

5.5 Projects to be considered in the Cumulative Assessment are:  

● Land South of Radwinter Road UTT/16/1856/DFO and UTT/20/2007/FUL; 

● Land North of Shire Hill Farm; 

● Land East of Thaxted Road; 

● Land at Ashdon Road UTT/13/2423/OP; and 

● Land East of Little Walden Road. 
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6.0 Agriculture  

Introduction  

6.1 This assessment will consider the likely significant environmental effects of the Proposed 

Development upon agricultural activity within the area, during both construction and operational 

phases of the Proposed Development. 

Baseline Conditions 

6.2 The Site is predominantly in arable agricultural production and, therefore, the Proposed 

Development will remove this land out of production, giving rise to a potential loss of agricultural 

land, the impact this has on local agricultural production, and the local farming business activity 

within the locality.  

6.3 An Agricultural Land Quality Report (Appendix 2) has confirmed that land quality is mainly 

limited to subgrade 3a. An area in the centre of the Site has deeper freely-draining soils and is 

grade 2 quality. 

Potential Impacts 

6.4 The assessment will consider potential impacts upon three receptors: the loss of agricultural land; 

loss of/damage to soil resources; and effects upon farming businesses. 

Approach and Method 

6.5 The approach to the assessment will include: 

● Desk based analysis of the likely soils and agricultural land classification using MAFF 

Agricultural Land Classification of England and Wales; 

● Desk based analysis of the soil types of the Site using data from the Soil Survey of England 

and Wales; 

● Desk based assessment of farms and farming businesses potentially affected by the 

Proposed Development, including an assessment of any Agri Environment Schemes in place; 

● Understand agricultural users in order to determine the nature and basis of the farming 

operations; 

● Assessment of the significance of potential effects on the three receptors; 

● Introduction of design elements into the project to minimise and mitigate adverse impacts, 

wherever possible; and 

● Assessment of the residual effects of development after mitigation. 
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Consultation  

6.6 Preparation of this assessment will be undertaken in consultation with the landowner and their 

agent. Baseline information includes soil and agricultural information available from the 

Government’s MAGIC website, published soil surveys, and unpublished soil information available 

from the National Soil Resources Institute.
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7.0 Air Quality  

Introduction  

7.1 This Chapter will set out the findings of the Air Quality Assessment undertaken in support of the 

planning application. The Assessment will consider the impact of the Proposed Development on 

the surrounding area, during both the construction and operational phases. 

7.2 Existing local air quality, the likely future air quality in the absence of the Proposed Development, 

and the likely future air quality if the Proposed Development goes ahead will all be defined. The 

assessment of construction impacts will focus on the anticipated duration of works. The 

assessment of operational impacts will focus on the earliest year that the development is likely to 

be operational to provide a worst-case assessment. 

7.3 UDC has declared an Air Quality Management Area (AQMA) for exceedances of the annual 

mean nitrogen dioxide (NO2) objective covering Saffron Walden, incorporating a circular area of 

1400m diameter centred on Elm Grove in the town centre. The Site falls outside of the AQMA, 

however, traffic generated by the Proposed Development has the potential to impact air quality 

within the AQMA. 

7.4 UDC have published Air Quality Technical Planning Guidance. The development proposals will 

be assessed in accordance with the requirements of this guidance1. 

Baseline Conditions 

7.5 Monitoring carried out by UDC has shown a downward trend in NO2 concentrations in recent 

years and during 2019 the data shows no exceedances of the relevant objective limits. However, 

concentrations at some locations of relevant exposure within the AQMA remain close to the NO2 

objective limit. However, there is no monitoring carried out in the immediate vicinity of the Site, 

therefore, it is not possible to establish current baseline air quality at the Site.  

7.6 It is expected that traffic related NO2 concentrations will continue to decline in future years due to 

improvements in vehicle emissions, however, there is the potential that increases in traffic 

associated with the Proposed Development and other committed developments may result in an 

overall increase in NO2 concentrations in future years.  

7.7 Radwinter Road is a significant source of vehicle related emissions that will influence air quality 

at the Site. Due to the proximity of the Site to Radwinter Road there is the potential for NO2 and 

particulate matter (PM) concentrations to be close to the objective limited along the northern 

boundary of the Site, particularly as a result of increase vehicle movements along this route due 

to proposed and committed development.  

                                                      

 

1 UDC (2018) Air Quality Technical Planning Guidance, June 2018 
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Potential Impacts 

Construction Phase  

7.8 There is the potential for significant impacts during construction at sensitive receptors within 

350m of the Site. The most significant impacts are likely to occur at those receptors closest to the 

Site including properties to the west within the new development areas at Griffin Place, Leverett 

Way, Sativus Close and Fairfax Drive. The most sensitive receptors will be residential properties 

in these locations. 

7.9 There is also the potential for significant impacts on local air quality from construction traffic 

travelling to and from the Site along Radwinter Road and through the adjoining development 

areas. Although trip generation during the construction phase is generally lower than the trips 

associated with the operational phase, construction vehicles include a high proportion of heavy-

duty vehicles, which can generate higher emissions, and in conjunction with trips associated with 

other developments being constructed at the same time, can result in significant impacts on local 

air quality, all be it of a temporary and short-term nature. 

Operation 

7.10 As previously discussed, the operational phase of the Proposed Development will generate 

additional vehicle movements on the adjacent road network, including within the Saffron Walden 

AQMA. There is the potential for these additional vehicle movements to result in a significant 

impact on air quality within the AQMA, particularly in conjunction with traffic generated by other 

committed development in the area.  The main receptors of concern will be residential properties, 

educational facilities and health/community related facilities located close to the main road 

network where traffic flows are likely to be most significant. 

7.11 There is no monitoring carried out along Radwinter Road in close proximity to the Site, therefore, 

it is not known whether the objective limits for NO2
 or PM are being exceeded at the Site. Due to 

Radwinter Road being a significant source of traffic emissions, there is the potential for significant 

effects in terms of new exposure due to the introduction of residential receptors to the Site.  

Approach and Method 

7.12 Existing local air quality will be defined within the study area drawing on monitoring carried out by 

UDC with the information provided within the Council's Air Quality Review and Assessment 

reports. For construction and demolition effects, the study area will be within 350m of the Site. 

For construction and operational traffic effects, the study area will be defined by the transport 

data where changes in traffic are significant, considering the thresholds defined by the current air 

quality planning guidance published by the Institute of Air Quality Management (IAQM)2.  

7.13 Air quality will be assessed at a range of worst-case receptor locations. For construction 

activities, these will be existing properties closest to the Proposed Development. For traffic-

                                                      

 

2 IAQM (2017) Land-Use Planning & development Control: Planning for Air Quality 
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related impacts, these will be existing sensitive receptors (i.e. residential and educational 

properties) that are closest to busy roads, in particular those close to junctions, where traffic 

emissions are greatest. Consideration will also be given to the potential location of dwellings and 

other sensitive uses proposed within the Site.  

7.14 The potential impacts of dust during construction will be assessed, making reference to the IAQM 

guidance on the assessment of dust from demolition and construction.3 Emissions from on-site 

plant during construction will be assessed if any potentially significant sources are identified. 

7.15 The assessment of road traffic impacts (construction and operational) will be undertaken using 

the ADMS Roads detailed dispersion model. Model outputs will be verified against local air 

quality monitoring data using the latest full years’ worth of data available. This modelling will 

make use of mapped background concentration data provided by Defra or local background 

monitoring data, and of traffic flow projections. Air quality at the Site will be assessed in relation 

to the national air quality objectives, established by the Government to protect human health. The 

objectives are set as concentrations below which effects are unlikely even in sensitive population 

groups, or below which risks to public health would be exceedingly small. Predicted 

concentrations will be used to determine impacts associated with exposure of future occupants of 

the Site.  

7.16 The road traffic modelling will assess the with and without construction/operational traffic 

scenarios (where trips exceed the IAQM screening criteria) to determine impacts of construction 

and operational phase traffic on local air quality. The significance of identified effects from 

development traffic will be determined referring to criteria defined by the IAQM guidance on land-

use planning and development control and the UDC Air Quality Technical Planning Guidance.  

7.17 All practical and reasonable measures which can be implemented to mitigate any detrimental 

impacts associated with construction and operation of the Proposed Development will be 

considered and highlighted within the Air Quality Chapter of the ES. The mitigation measures will 

be based on the measures and requirements set out within the UDC Air Quality Technical 

Planning Guidance, while mitigation during the construction phase will be based on the measures 

recommended within the IAQM construction assessment guidance.  

Consultation  

7.18 Consultation was undertaken with the Environmental Health Department at UDC on 12th January 

2021 regarding the methodology and overall scope of the assessment. The Council, in a 

response email dated 15th January 2021, agreed with the assessment scope proposed, but also 

requested that the assessment considered the specific requirements for modelling, assessment 

of significance and mitigation as set out in the UDC Air Quality Technical Guidance. 

                                                      

 

3 IAQM (2016) Guidance on the Assessment of Dust from Demolition and Construction, Version 1.1 
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8.0 Flood Risk and Drainage  

Introduction  

8.1 The Flood Risk and Water Resources Chapter of the ES will set out the methodology applied to 

assess the potential effects of the Proposed Development, in terms of the water environment. 

The drainage requirements will also be assessed as part of this Chapter.  

8.2 The assessment within the ES would enable the potential flood risk and hydrology impacts to be 

clearly determined and comprehensive mitigation measures to be put forward as part of the 

planning application. The Chapter will be supported by a Flood Risk Assessment (FRA) which will 

be appended to the ES. The FRA will be produced in accordance with the requirements of the 

NPPF, Environment Agency guidance, local authority planning policy and Lead Local Flood 

Authority (LLFA) guidance. 

Baseline Conditions 

8.3 The Site is located on land classified as Greenfield, with a current arable farmland use, with an 

approximate area of 17.3ha. A minor watercourse flows west through the northern section of the 

Site alongside the existing track present. 

8.4 The closest section of Environment Agency designated Main River (eastern arm of The Slade) is 

located 567m west of the Site. The Slade flows west through Saffron Walden to its confluence 

with the River Cam approximately 2 miles west of the Site at Home Farm. 

8.5 The Site is located within Flood Zone 1, as shown on the Environment Agency Flood Map for 

Planning. This is the area shown to be at low risk of river flooding. 

8.6 The Environment Agency Long Term Flood Risk Map indicates that the Site is predominantly at 

very low risk of surface water flooding. Some areas of potential low risk are shown within the 

north of the Site, considered to be associated with the minor watercourse present. The mapping 

also indicates reservoir flooding presents no risk to the Site. 

8.7 Geological data held by the British Geological Survey (BGS) shows that the bedrock geology 

underlying the Site is Chalk. Superficial deposits of Lowestoft Formation Diamicton are present 

within the south east of the Site. Soilscapes mapping indicates the underlying soil as freely 

draining lime-rich loamy soils. 

8.8 Onsite infiltration testing to BRE 365 has been undertaken and infiltration found to be unviable. 

Following the drainage hierarchy, if infiltration does not work discharge must be sought to a 

watercourse. Failing the presence of a watercourse, connection can be sought to an existing 

sewer. 

8.9 Existing Greenfield runoff rates have been calculated for the Site using ICP SUDS (Table 8.1), 

available through Microdrainage Source Control. The rates are as follows for the key storm 

periods based on the developable Site area.  
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Table 8.1: Greenfield Runoff rates for the Site 

RETURN PERIOD (YEARS) GREENFIELD RATE (L/S) 

1 14.3 

30 39.4 

100 58.4 

QBar 16.4 

8.10 Clarification was sought on the Greenfield runoff rates as LLFA guidance states that Greenfield 

runoff for development “must be the total pre-development site area, in hectares.” Since the 

developable area of the Site is significantly lower than the total site area this would have had a 

significant impact on runoff rates and subsequent attenuation retirements. It was confirmed by 

the LLFA that “areas of significant public open space or areas remaining greenfield should not be 

included in the greenfield run off rate calculations.” This provides validation of the above rates.  

Potential Impacts  

8.11 The potential impacts of the Proposed Development on water quality and flood risk will be 

evaluated with regard to the construction phase and operational phases and, where necessary, 

mitigation measures will be proposed to address and identify potential adverse impacts.  

8.12 The Proposed Development will require new foul drainage infrastructure to remove wastewater 

from the Site. Capacity checks will need to be undertaken by the relative water authority, Anglian 

Water, to ensure their network can accept these new flows, or requires upgrading. 

8.13 During construction, where works are to be undertaken in or adjacent to watercourses, there is 

risk of sediment or accidental spillage of fuels entering watercourse systems. There may also be 

temporary alteration to the existing surface water and overland flow runoff regime throughout the 

construction phase.  

8.14 Once the Site is operational, an increase in hard surfaces on the Site has the potential to reduce 

infiltration and, therefore, increase rates of surface water runoff. Impacts of this include reducing 

groundwater recharge affecting the groundwater table and increasing rates and volumes of 

surface water leaving the Site, thus increasing the risk of flooding. However, a suitable Surface 

Water Drainage Strategy can over attenuate flows and reduce peak runoff rates from the Site to 

actually improve the existing situation in terms of reduced flood risk, improved water quality and 

increased habitat potential. LLFA guidance will be consulted to ensure the drainage features 

proposed are appropriate to manage flood risk. 

8.15 In assessing the above impacts, the Flood Risk and Water Resources Chapter will consider the 

following matters: 

● 2023 base year; 

● Proposed construction (2023); 

● Assessment year (2026) with Proposed Development; 
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●  Appropriate measures to mitigate any unacceptable impacts; and 

●  Residual impacts. 

Approach and Method 

8.16 The ES will consider the effects of the Proposed Development in comparison to the existing Site 

baseline conditions. These will be preserved, where possible, and will be considered as possible 

receptors when assessing the environmental impact of the Proposed Development. 

8.17 The scale and extent of the assessment will be defined in consideration of environmental 

assessment guidance provided in Table A4.3 of the Design Manual for Roads and Bridges 

(DMRB) (Highways Agency et al, 2009) 4 which can be applied to assessing flood risk impacts; 

and on the author’s professional judgement. DMRB assessments are developed for the 

assessment of highways projects and many of the criteria are developed around the results of 

highways specific assessment tools in the DMRB. Consequently, the assessment method is not 

followed in its entirety; only transferrable elements are adapted for use in the assessment. 

8.18 The proposed Drainage Strategy will be designed in accordance with LLFA requirements and 

The SuDS Manual (C753). Any drainage, including SuDS features, to be offered for adoption 

must be designed in accordance with Sewerage Sector Guidance, specifically the Design and 

Construction Guide, DCG. 

8.19 All potential environmental impacts can be reduced by suitable mitigation and management and 

will be considered within the assessment and presented within the Flood Risk and Water 

Resources ES Chapter. 

References 

8.20 This Chapter has been based on the following sources of information: 

● The completed onsite infiltration testing to BRE 365; 

● OS Explorer Series Mapping; 

● Site Topographical Survey; 

● DEFRA MAGIC Mapping; 

● Environment Agency Mapping; 

● LLFA Guidance (ECC); 

● UDC Strategic Flood Risk Assessment (May 2016); 

● Web Based Soil Mapping; 

● British Geological Survey Drift & Geology Maps; and 

● Anglian Water Sewer Records.

                                                      

 

4 http://www.standardsforhighways.co.uk/ha/standards/dmrb/ 
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9.0 Landscape and Visual 

Introduction  

9.1 This Chapter will be prepared by Chartered Landscape Architects at Define, who are qualified 

and experienced in preparing Landscape and Visual Impact Assessments (LVIA). It will assess 

the likely significant effects of the Proposed Development on the environment with respect to 

landscape and visual effects.  

9.2 This assessment will follow the Guidelines for Landscape and Visual Impact Assessment 3rd 

Edition (2013) as published by the Landscape Institute and Institute for Environmental 

Management and Assessment (GVLIA3).  

9.3 This Chapter will: 

● Assess and describe the existing baseline conditions with regards to key landscape 

components and available views to identify receptors to change; 

● Assess and evaluate the sensitivity of those receptors to changes based on their 

susceptibility and value; 

● Describe the nature of the changes resulting from the Proposed Development and assess 

and evaluate the magnitude of change upon landscape and visual receptors with regard to 

scale, duration, permanence and value; 

● Determine the significance of identified effects; 

● Identify mitigation measures to reduce, offset or remedy identified adverse impacts. The 

design process is iterative and some mitigation measures are intrinsic to the design; 

● Assess the cumulative effect of the scheme in combination with the committed developments 

that have the potential for cumulative landscape and visual effects with this development; and 

● Assess the residual effects after mitigation has been accounted for. 

Baseline Conditions 

9.4 A study area of 3 kilometres from the centre of the Site has been established as the study area. 

Baseline viewpoints and ZTV (Zone of Theoretical Visibility) have been produced for this study 

area (see Appendix 4). 

9.5 There are a number of published landscape character studies that inform the baseline 

assessment of the landscape, these include the following: 

● National Character Area 86: South Suffolk & North Essex Clayland; and 

● Local Landscape Studies: Uttlesford Landscape Character Assessment (Chris Blandford 

Associates September 2006). 
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Potential Impacts 

9.6 The Proposed Development has the potential to have the following effects on the physical and 

perceptual aspects of the landscape: 

● Landscape elements: introduction or removal of trees, vegetation and built features and other 

elements, which together form landscape patterns; 

● Landscape patterns: degradation or erosion of groups and arrangements of landscape 

elements, which form patterns that are characteristic of landscape character types; 

● Landscape character: the landscape character is a product of a combination of factors that 

contribute to the creation of a unique setting. Landscape character is a product of the 

combination of geological features, geomorphic processes, floral and wildlife associations, 

with social, economic and cultural forces; and 

● Cumulative landscape effects: these are defined by the Landscape Institute as resulting from 

additional changes to landscape amenity caused by the Proposed Development in 

conjunction with other development (associated or separate from it), or actions that occurred 

in the past, present or are likely to occur in the foreseeable future. 

9.7 The Proposed Development has the potential to have the following effects on views, and general 

visual amenity of people who have (or will have) views of the development. Visual effects may 

include the following: 

● Visual obstruction: physical blocking of view; 

● Visual intrusion: the visual intrusion of the Proposed Development into an existing view or 

loss of a particular landscape element or features already present in the view; and 

● Cumulative visual effects: the cumulative or incremental visibility of similar types of 

development may combine to have cumulative visual effects. This may concern intervisibility 

where more than one development may be viewed simultaneously from a viewpoint, or occur 

sequentially where developments may be viewed from a number of differing locations, most 

commonly from a road, rail route or long-distance path. 

Approach and Method 

9.8 The approach and methodology follows the guidance set out in the Guidelines for Landscape and 

Visual Impact Assessment 3rd Edition 2013 (GLVIA3) as published by the Landscape Institute 

and Institute for Environmental Management and Assessment. 

9.9 In respect of photography, the approach and methodology follows the guidance set out in 

Technical Guidance Note 06/19, published by the Landscape Institute in September 2019. 

9.10 The extent and depth of the assessment should be appropriate and proportionate to the scale of 

the project that is being appraised and the nature of its likely effects. 

9.11 To assist with clarity of assessment, the terms low, medium or high are used to assess 

susceptibility, value and sensitivity as well as to assess magnitude of effect; and negligible, slight, 

moderate, substantial or very substantial are used in relation to significance of effect. Nature of 

effect is judged to be beneficial, neutral or adverse.  
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9.12 Matrices and tables are not used to determine judgements in respect of sensitivity, magnitude of 

effect or significance, but are provided to assist in the communication of these matters.  

9.13 Sensitivity is particular to the type of change, rather than inherent. The emphasis of the 

assessment, therefore, relies on explanation of the logic behind a judgement of sensitivity, 

magnitude of effect and significance, with matrices provided only to summarise and communicate 

the various assessment considerations. 

9.14 Reference can be made to both ‘impact ’and ‘effect’. ‘Impact ’is used in reference to the action 

being taken (such as vegetation loss), whereas the ‘effect ’is defined as the change (beneficial or 

negative) that results from that action, or from the whole development. 

9.15 The representativeness of the viewpoint location should be considered (for example, if a ‘worst 

case ’condition, such as through a gap in a hedgerow, is not representative of the typical visual 

experience this should be explained). Similarly, is a viewpoint in kinetic, or the subject of a series 

of changing views this should be explained in the assessment process, with a single 

representative viewpoint, supported by illustrative viewpoints as appropriate (as per GLVIA 

paragraph 6.19). 

9.16 The likely seasonal effects should be addressed where this leads to a notable change in effect. 

9.17 Mitigation will be assessed by defining primary mitigation (iterative design) as part of the effects 

at completion. Secondary mitigation (the establishment and maturity of the proposed landscape 

elements and weathering of the built form elements) over a 15-year post completion time horizon 

(as per GLVIA paragraph 4.31) will be described and assessed at the residual effects stage. 

Consultation  

9.18 ZTV and near, mid and distant range representative viewpoints sent to UDC Landscape Officer 

(Ben Smeeden) on 26 February 2021 and 11th March 2021. Further email dialogue received 11 

March 2021. 
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10.0 Noise and Vibration 

Introduction  

10.1 This Chapter will consider the potential impacts from noise and vibration, to determine the scope 

of the ES assessment, and to identify the criteria and methodology that will be adopted. 

10.2 The following noise and vibration considerations are proposed to be assessed within the ES: 

● Temporary noise and vibration effects during the construction phase of the Proposed 

Development on existing and proposed sensitive receptors; and 

● Permanent effects from off-site road traffic noise once the Proposed Development is 

complete on existing sensitive receptors. 

10.3 Through discussions with the Environmental Health Department of UDC, it has been agreed that 

there will not be significant adverse effects from noise or vibration on the Proposed Development 

itself from existing sources, and that the Site is considered to be suitable for residential 

development. The consideration of the potential effect of existing sources of noise and vibration 

on the Proposed Development have, therefore, been scoped-out of the ES. 

10.4 Similarly, there are expected to be no long-term effects from road traffic vibration on the local 

road network, once the Proposed Development is complete. This is also scoped-out of the ES. 

Baseline Conditions 

10.5 The noise climate at the Site is influenced by road traffic noise primarily from Radwinter Road, 

which borders the northern boundary of the Site.  

10.6 Information on the baseline noise climate is normally required for the assessment of construction 

noise; the baseline noise levels determine the appropriate assessment criteria. For this Site, it is 

likely that the most stringent criteria will apply, so no baseline noise survey is considered 

necessary.  

10.7 The baseline road traffic flows will be considered as part of the assessment of off-site, 

development-generated traffic.  

Potential Impacts 

10.8 During construction, noise and vibration from construction activity may affect off-site sensitive 

receptors. The nature of construction is such that short-duration high noise levels are likely at 

times during the works, with possible moderate to major adverse effects occurring should heavy 

ground engineering works be undertaken in close proximity to sensitive receptors.  
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10.9 Vibration from construction works is less likely to be perceptible as it is attenuated in the ground 

more effectively than noise is in air. It is possible that minor adverse effects will occur where 

heavy ground engineering works are undertaken in close proximity to sensitive receptors. 

10.10 There is potential for development-generated traffic to give rise to adverse noise effects at 

existing sensitive receptors away from the Site, particularly if the traffic from the Proposed 

Development combines with traffic from other consented schemes in the area.  

10.11 Significant adverse effects from road traffic vibration are not considered likely and have, 

therefore, been scoped-out of the ES. 

Approach and Method 

10.12 The potential magnitudes of impacts will be determined for the following aspects of the Proposed 

Development: 

● The impact of noise and vibration from construction works will be predicted and assessed in 

accordance with the guidance set out in British Standard 5228: 2009+A1: 2014 Code of 

Practice for noise and vibration control on construction and open sites; and  

● Changes in road traffic noise levels along roads in the vicinity of the Site will be assessed for 

both the construction and long-term use of the Proposed Development. The traffic noise 

levels will be calculated in accordance with the Calculation of Road Traffic Noise (CRTN) and 

the impact of any changes assessed in broad accordance with Design Manual for Roads and 

Bridges (DMRB) LA 111 Noise and vibration (2020). 

10.13 The impacts will be identified as either negligible, low, moderate or high, adverse or beneficial. 

10.14 The sensitivity of affected receptors will be determined according to the scale set out in Table 

10.1. 

Table 10.1: Sensitivity of Receptors 

RECEPTOR 

SENSITIVITY 

TYPE OF RECEPTOR 

High Hospitals (e.g. operating theatres or high dependency units), residential 

accommodation, private gardens, hospital wards, care homes, research 

facilities 

Medium Schools, universities, national parks, during the day; and temporary holiday 

accommodation at all times including hotels 

Low Offices, shops, outdoor amenity areas, canal towpaths, long distance 

footpaths, doctors’ surgeries, sports facilities and places of worship 

Negligible Warehouses, light industry, car parks, agricultural land 
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10.15 The impact magnitude will be related to the receptor sensitivity to determine the overall 

significance of the effect, in accordance with Table 10.2. An effect of moderate or major 

significance can be considered to be significant in EIA terms. 

Table 10.2: Significance of Effect 

MAGNITUDE OF 

IMPACT 

SENSITIVITY OF RECEPTOR 

HIGH MEDIUM LOW NEGLIGIBLE 

High Major Moderate  Minor None 

Moderate Moderate Minor Minor None 

Low Minor Minor None None 

Negligible None None None None 

10.16 Where significant adverse effects are identified, mitigation measures will be recommended to 

minimise the adverse effects of the Proposed Development. Any residual effects that may exist 

after mitigation has been applied will be identified.  

Geographical Scope 

10.17 Direct effects from the construction of the Proposed Development on surrounding sensitive 

receptors will be assessed within an area up to approximately 500m from the Site boundary. 

However, in practice, the receptors closest to the Site will be the worst-affected, with noise and 

vibration levels reducing with increasing distance from the Site.  

10.18 The assessment of off-site road traffic noise impacts will be determined by the traffic patterns 

away from the Site. It is likely that the assessment will consider roads within approximately 3km 

of the Site.  

Temporal Scope 

10.19 The assessment will consider both the short-term and medium-term effects that might result from 

the construction of the Site, and the medium to long-term effects associated with the use of the 

Site once completed.  

Consultation  

10.20 The Environmental Health department of UDC was consulted on 2nd February 2021 as part of the 

preparation of this Scoping Report. It was agreed that an assessment of the suitability of the Site 

for residential development in terms of noise and vibration, and the potential effects of off-site 

traffic vibration, could be scoped-out. 
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10.21 An assessment of potential noise and vibration effects from the construction of the Proposed 

Development and the assessment of off-site road traffic noise once the development is complete 

have been scoped into the ES. 

References  

● British Standard 5228: 2009+A1: 2014 Code of practice for noise and vibration control on 

construction and open sites, BSi (2014); 

● Design Manual for Roads and Bridges (DMRB) LA 111 Noise and vibration (2020); and 

● Calculation of Road Traffic Noise, Department of Transport etc al (1988). 



Land South of Radwinter Road, Saffron Walden - EIA Scoping Report 

Page 33 

11.0 Socio-Economics and Health 

Introduction  

11.1 A Socio-Economic Assessment and a Health Impact Assessment (HIA) will form part of the ES. 

The Assessment will consider the effects of the Proposed Development on the economy, 

population, quality of life and human health.  

Baseline Conditions 

11.2 The Site is located to the east of Saffron Walden, within the Uttlesford District of Essex. The Site 

is located within Ashdon Ward but is in close proximity to Saffron Walden Castle Ward and 

Saffron Walden Shire Ward. Saffron Walden is one of four market towns within Uttlesford. Based 

on the 2011 census data, Saffron Walden had a resident population of 15,210 people, and is one 

of the mostly densely populated areas of Uttlesford. Uttlesford has a resident population of 

91,284, based on 2019 population estimates. Uttlesford has a generally low population of over 

65s (based on population statistics in 2015) but this is expected to increase by 32% by 2025. The 

working age population on the other hand is forecast to decrease by 3% by 2025. 

11.3 Uttlesford is generally affluent with few areas of deprivation. According to the Index of Multiple 

Deprivation 2019, none of the areas within Uttlesford fall within the 40% most deprived and 8 

areas are within the 10% least deprived in the country. Ashdown Ward is within the 40% least 

deprived neighbourhoods in the country.  Uttlesford has a low unemployment rate compared to 

the county and national average. 

11.4 A high level review of the Public Health England website shows the population of Uttlesford 

compares favourably in some health indicators, 74.7% of people are physically active compared 

with a national average of 66.9% and a regional average of 69.7%. Similarly, the percentage of 

adults classified as obese or overweight is comparatively favourable with Uttlesford having 57.6% 

compared with the national average of 63.3% and a regional average of 66.6%. 

11.5 There are six primary schools and one secondary school within approximately 5km of the Site 

(Department of Education, 2021). There are two GP surgeries and two dental practices within 

5km of the Site. The closest large hospital with accident and emergency is at Addenbrookes, 

Cambridge, approximately 19km away.  

11.6 A desk study will be undertaken to obtain more detailed socio-economic and health data from 

publicly available sources such as the Local Plan, UDC website, Census 2011 data, Office for 

National Statistics (ONS), Department for Education (DfE), Public Health England (PHE) and 

National Health Service (NHS). The key baseline data that will be collected will include: 

● General demographics; 

● Employment / economic activity / housing tenure;  

● Number of schools / available places / demand for places; 

● Early years education / amenity provision / demand; 

● Health of local population / facilities;  
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● Public and recreational amenities – especially open space / access; 

● For the purposes of the assessment a Local Impact Area (LIA) will be set at an approximately 

5km radius around the Site to allow consideration of impacts on nearby communities. This 

will include the following wards: 

− Ashdon Ward; 

− Saffron Walden Castle Ward; 

− Saffron Walden Shire Ward; 

− Saffron Walden Audley Ward; and 

− Debden & Wimbish Ward.  

11.7 A Wider Impact Area (WIA) covering Uttlesford District, Essex and the East of England, as 

appropriate, will also be included (these categories have been made with respect to the 

availability of information for these areas). 

Potential Impacts 

Socio-Economics 

11.8 The construction of the Proposed Development would provide for employment opportunities for 

local construction contractors and labourers.  Although not all workers are likely to be sourced 

from within a commutable distance, it is likely that only a small portion would be resident in the 

local community during the construction phase. Due to the short-term nature of the construction 

phase, this is unlikely to result in significant demand on local services during construction.   

11.9 The Proposed Development would provide for up to 240 residential units once completed. This 

would have beneficial effects on the housing provision within the local area.  An increase in 

population may also result in an increase in the working age population. However, a potential 

increase in the population would also result in additional demand and pressure on public 

services, in particular on education and healthcare.  

Health and Quality of Life 

11.10 The construction of the Proposed Development may result in increased noise, dust, plant and 

vehicle emissions. Air pollution is a major environmental risk to health and bigger dust particles 

can result in nuisance, resulting in reduced quality of life. Construction noise can also result in 

nuisance, also effecting the quality of life and wellbeing. Increased traffic due to construction 

vehicles can have an effect on pedestrian amenity and cause fear and intimidation, as well as 

lead to a reduction of safety and increased car accidents. These impacts would, however, be 

short-term and temporary due to the short-term nature of the construction phase.  

11.11 Once the Site is operational and occupied, the main impacts are likely to be from increased 

traffic. Increased traffic can affect pedestrian amenity and safety, as well as lead to increased air 

pollution and noise, with consequent effects on health and quality of life. There would, however, 

be some positive health impacts resulting from the creation of more formalised open space 

throughout the Proposed Development and links to sustainable movement e.g. maintained and 

adequately lit footpaths encouraging movement and activity.  
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Approach and Method 

Socio-Economics 

11.12 The Assessment will consider the impact of the Proposed Development in terms of: 

● Construction; 

− Employment. 

● Operation; 

− Change to demographics; 

− Housing provision; and 

− Demand on public services including education, healthcare and open space. 

11.13 There is no formalised technical guidance or criteria available in regard to the assessment of 

socio-economic effects. As such, the Assessment will be qualitative in nature and the criteria 

used to determine the significance of effects will be formulated with professional judgement and 

experience of similar developments.  

11.14 The criteria in Table 11.1 is proposed to assess the sensitivity and importance of the receptor, 

while the criteria in Table 11.2 will be used to define the magnitude of impact. The significance of 

effect will be assessed based on the receptor sensitivity and the impact magnitude. 

Table 11.1: Receptor Sensitivity / Importance 

RECEPTOR 
SENSITIVITY / 
IMPORTANCE 

VALUE DESCRIPTION 

International / 
national 

Very high Receptor of international importance and scale with very limited 
potential for substitution e.g. the international economy. 

National High Receptor of national importance and scale with limited potential 
for substitution or reparation e.g. the national economy, national 
cycle routes, nationally recognised tourist attractions or 
designated sites, cities. 

Regional / 
District 

Medium Receptor of regional importance and scale with limited potential 
for substitution or reparation e.g. regional and council level 
economy, regional attractions and associated visitors, towns 
and significant settlements.  

District / Local Low Receptor of local importance and scale which is difficult to 
substitute, rare of unusual at a local level e.g. local economy 
within the LIA, local tourist attractions and businesses, active 
workers in the LIA.  

Local  Very low Receptor of local importance and scale which is either not 
vulnerable to change or can be readily substituted. 
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Table 11.2: Impact Magnitude 

MAGNITUDE DEFINITION 

Major Irreversible, substantial (>20%) and permanent impact.  

Moderate Considerable (>10%) and permanent impact.  

Minor Temporary and/or reversible impact, or modest (<10%) permanent impact. 

Neutral No discernible impact.  

Health Impact Assessment 

11.15 The potential health impacts will be considered through the completion of the London Healthy 

Urban Development Unit (HUDU) Rapid Health Impact Assessment tool (2019) matrix. The 

matrix consists of eleven key topic areas and is designed to rapidly assess the likely health 

impacts of development plans and proposals. The HIA will take into consideration potential 

impacts during both the construction and operational phases in areas such as air quality, noise 

and traffic whilst also sign posting the reader to the specific chapters within the wider document 

that look at these topics in more detail. The HIA will from a Technical Appendix to the ES.  

Consultation  

11.16 A virtual consultation took place with Dave Toombs from Uttlesford Council on 12th March 2021. 

The meeting covered the make up of the socio-economic and health baseline, relevant data 

sources and proposed methods of assessment. Dave Toombs agreed with the methods put 

forward relating to health impact assessment and asked for a brief written summary that can be 

shared with district level health officers as needed. This summary was provided by email on 18th 

March, 2021. 
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12.0 Transport  

Introduction   

12.1 The Traffic and Transportation Chapter of the ES will set out the methodology applied to assess 

the potential likely significant effects of the Proposed Development, in terms of transportation and 

access. The scale and extent of the Assessment will be defined in accordance with Institute of 

Environmental Assessment (IEA) Guidelines (Guidelines for The Environmental Assessment of 

Road Traffic, IEA (now IEMA) 1993). Guidance provided by the IEMA will be consulted in order to 

identify significance criteria applicable to the assessment. Where there are no thresholds of 

significance, case interpretation and judgement will be applied based on knowledge of the Site or 

quantitative data where available. 

12.2 The technical input to the Chapter will be based on a Transport Assessment (TA) of the impact of 

the Proposed Development. The TA will follow the guidelines on Travel Plans, Transport 

Assessments and Statements published by the Ministry of Housing, Communities & Local 

Government 6 March 2014. This guidance provides advice on when Transport Assessments and 

Transport Statements are required, and what they should contain. 

12.3 The TA will assess the impacts of the Proposed Development and will provide outline mitigation 

measures where necessary. This will involve summarising the existing conditions, the extant 

permissions, and comparing them with the Proposed Development in terms of the Site plan, land-

uses with numbers of units and the existing/proposed access arrangements. 

12.4 Two meetings have been held with ECC with a view to agreeing the geographic extent of the 

assessment and the methodology to produce trip generation rates, modal splits and spatial 

distribution to inform the TA. The environmental assessment will draw from the findings of the TA. 

Baseline Conditions 

12.5 There will be a review of the accessibility of the Site by public transport and the quality of 

pedestrian and cyclist facilities in the area. 

12.6 Traffic counts have not been undertaken due to the ongoing Coronavirus pandemic. Instead, 

base flows will be taken from the PBA Transport Addendum – Link Road Assessment 

(September 2018), prepared for Land East of Thaxted Road for Kier Living. At Appendix F of this 

document, there are AM and PM peak traffic flow diagrams showing 2023 Forecast Year 

Cumulative Link Road Scenario. These show the reassignment of background traffic to the Link 

Road together with committed development traffic from the Kier Living, Shire Hill Farm and 

Linden Homes sites.   

12.7 The use of the PBA 2023 Forecast Year Cumulative Link Road Scenario traffic flows as an 

appropriate baseline for the Proposed Development, has been agreed with ECC. 

12.8 The 2023 data provides peak hour turning flows as total vehicles and number of Heavy Goods 

Vehicles (HGV) at the following junctions: 
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● Radwinter Road / Link Road priority junction (Linden access); 

● Thaxted Road / Link Road priority junction (Kier Living access); 

● Thaxted Road / Peaslands Road mini roundabout; 

● Debden Road / Mount Pleasant Road / Borough Lane traffic signals; 

● Borough Lane / London Road mini roundabout; 

● London Road / Newport Road / Audley End Road mini roundabout; 

● Debden Road / High Street / Audley Road priority junction; 

● High Street / George Street / Abbey Lane traffic signals; 

● High Street / Church Street priority junction; 

● High Street / Bridge Street / Castle Street / Myddylton Place priority junction; and 

● Radwinter Road / East Street / Thaxted Road / Chaters Hill traffic signals. 

12.9 To fully assess the impact of the Proposed Development, the network will be extended to include 

the following junctions: 

● Radwinter Road / Elizabeth Way / Horn Brook traffic signals; 

● Ashdon Road / Elizabeth Way priority junction; 

● Ashdon Road / Chaters Hill priority junction; 

● Ashdon Road / Common Hill / Castle Hill / Church Street mini roundabout; and 

● Castle Hill / Castle Street / Little Walden Road / Pound Walk priority junction. 

12.10 The base flows for these additional junctions have been taken from the Iceni Highways Impact 

Assessment (April 2018) prepared for Land at Shire Hill Farm for Dianthus Land Ltd. The 2018 

observed peak hour flows are contained in Appendix A3. Flow Diagrams of their assessment.  

12.11 The use of the Iceni 2018 observed flows as an appropriate baseline for the Proposed 

Development at the five junctions identified in the bulleted list above, has been agreed with ECC. 

12.12 In addition, the PBA and Iceni transport reports collected data at various locations using 

automatic traffic counters (ATCs). ATCs involve the laying down of rubber tubes across a 

carriageway linked to a roadside recorder box. These tubes measure both the number of vehicle 

movements and speed of vehicles using a particular section of road. They also allow the number 

of HGVs to be recorded.  

12.13 ATCs are normally in place for a period of at least one week. They, therefore, provide a 

continuous flow of information allowing hourly and daily variations to be reported. They are also 

used to provide flow data for Noise and Air Quality Assessments in the form of AADT and AAWT. 

12.14 ATCs were installed on Radwinter Road, Thaxted Road and Rylstone Road and the use of this 

data has been agreed with ECC. 
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Potential Impacts 

12.15 The EIA for the Proposed Development will address the following issues in relation to transport, 

both during construction and on occupation: 

● Severance; 

● Driver delay; 

● Pedestrian delay and amenity; 

● Accidents and safety; 

● Hazardous loads; and 

● Fear and intimidation. 

12.16 In assessing the above impacts, the Traffic and Transport Chapter will consider the following 

matters: 

● 2023 base year; 

● Proposed construction (2023); 

● Assessment year (2026) baseline conditions i.e., without the Proposed Development but with 

the consented link road; 

● Assessment year (2026) with the Proposed Development with consented Link Road; 

● Appropriate measures to mitigate any unacceptable impacts; and 

● Residual impacts. 

Approach and Method 

12.17 A comprehensive Transport Assessment (TA) will be undertaken in line with local and national 

planning policy. This study, which will be a stand-alone document, will be submitted in support of 

the planning application. The ES will provide a summary of the key issues, the conclusions of the 

TA and the likely significance of identified impacts. The TA work to be undertaken will comprise: 

● Establishment of baseline movement flows for road traffic based on available data from 

recent surveys undertaken for Land East of Thaxted Road and Shire Hill Farm; 

● An outline of the Site context including consideration of accessibility by all main transport 

modes; 

● A review of the planning policy context ranging from general principles through to specific 

proposals at the local scale; 

● Establishment of construction traffic flows (to be reported within the Demolition and 

Construction Chapter of the ES); 

● An assessment of the travel demands expected to arise from the development including the 

split of transport modes and likely distribution of trips across the catchment area; 

● An assessment of the impacts arising to different transport modes; 

● Travel Plan; 

● A description of the parking and servicing proposals; and 



Land South of Radwinter Road, Saffron Walden - EIA Scoping Report 

Page 40 

● A summary of the residual and cumulative impacts and consideration of mitigation measures, 

where appropriate, to reduce adverse effects of changes in trip generation and distribution. 

Cumulative Impact 

12.18 It has been agreed with ECC that the base flows for the assessment of impacts of the Proposed 

Development are the AM and PM peak traffic flow diagrams showing 2023 Forecast Year 

Cumulative Link Road Scenario prepared by PBA for Land East of Thaxted Road. These show 

the reassignment of background traffic to the Link Road together with committed development 

traffic from the Kier Living, Shire Hill Farm and Linden Homes sites. Traffic from these three sites 

will, therefore, be included as part of the baseline. 

12.19 The TA will also include the impact from Land at Ashdon Road (UTT/13/2423/OP) and Land East 

of Little Walden Road (UTT/16/2210/OP). 

12.20 Although not yet committed, it has been agreed with ECC that the TA will include the former 

Pulse Packaging site as a committed development. This is being promoted by Endurance Estates 

for a food store and a care home under planning reference: UTT/20/2007/FUL. 

12.21 No other schemes have been identified at this time as having a significant impact on the highway 

network surrounding the Proposed Development. 

Consultation  

12.22 A meeting was held with the Highway Authority, ECC on 4 February 2021, with a view to 

agreeing the geographic extent of the assessment and the methodology for the production of trip 

generation rates, modal splits, and spatial distribution to inform the TA. The environmental 

assessment will draw from the findings of the TA. 

12.23 A second meeting was held with the Highway Authority on 17 March 2021, during which the trip 

generation rates, the geographic extent of the junction assessments, and the approach to be 

taken to junction modelling were all agreed.  
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13.0 Proposed Structure of the ES 

13.1 Outlined by Schedule 4 of the Regulations, the ES will comprise three parts: The Main Report, its 

Technical Appendices and the Non-Technical Summary (NTS). The ES forms part of a sequence 

of reports that will support the planning application for the Proposed Development. 

13.2 In recognition of the consultant team approach proposed for preparing the ES, the document will 

be structured on a topic basis. This is an alternative to the process approach, whereby baseline 

conditions are described first, then the construction and operational effects, then the mitigating 

measures and finally any residual effects. This approach will, however, be adopted in the 

presentation of each of the individual topic chapters. 

13.3 After the initial context setting sections, each topic chapter will approach the assessment by 

following a consistent structure, which is generally as follows: 

Introduction 

13.4 The introduction provides a brief summary of the topic to be addressed. 

Assessment Methodology 

13.5 This section will outline the methods used to undertake the assessment of the environmental 

effects for the particular topic area. Reference will be made to the data sources used and the 

relevant standards, guidelines and best practice. Sensitive receptors and significance criteria are 

also identified. 

Baseline Conditions 

13.6 The assessment of baseline conditions is fundamental to the EIA process; environmental effects 

are measured by the degree of deviation from the baseline. In addition, this section will cover 

how the baseline environment would otherwise evolve without the Proposed Development. The 

detailed studies and surveys that inform the baseline will be included in the Technical 

Appendices. 

Predicted Impacts (and their Evaluation) 

13.7 This will address the nature, extent and magnitude of any potential effects, as a consequence of 

the Proposed Development, both during the construction phases and once the development is 

complete, operational and occupied.  

13.8 Where possible, estimation of impacts will be in measurable quantities with ranges and/or 

confidence limits, as appropriate. 

13.9 Where potential environmental effects are identified, this section will outline: 
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● The source and/or cause of the effect(s); 

● The receptor(s) of the effect; 

● The way in which the effect is transmitted from the source to receptor; and 

● Potential consequences. 

13.10 The significance of predicted impacts will be assessed and categorised as follows: 

● Major, minor or no significance; 

● Adverse, beneficial; 

● Short, medium or long term; 

● Permanent or temporary; 

● Reversible or irreversible; 

● Direct or indirect; and 

● Unavoidable or uncertain. 

Mitigation and Monitoring 

13.11 This section will detail the scope for mitigation of any adverse effects and the effectiveness of the 

mitigating measures, along with any monitoring of the suggested mitigation measures, if 

necessary. 

Residual Impacts 

13.12 This section will evaluate the significance of any unavoidable or residual impacts that remain 

after the mitigation measures. Monitoring of residual impacts, if necessary, is also addressed. 

Summary and Conclusions 

13.13 A table to summarise the impacts will be provided in this section. 

13.14 The EIA will be compiled into an ES, which will be produced in accordance with the EIA 

Regulations.   

13.15 The ES will comprise the following chapters: 

● Volume 1: Main Report 

Chapter 1 Introduction  

Chapter 2 Methodology  

Chapter 3 Site Context 

Chapter 4 Description of the Proposed Development (including assessment of 
alternatives)    

Chapter 5 Planning Policy Context   

Chapter 6 Agriculture 
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Chapter 7 Air Quality  

Chapter 8 Flood Risk and Drainage  

Chapter 9 Landscape and Visual 

Chapter 10 Noise and Vibration 

Chapter 11 Socio-Economics and Health  

Chapter 12 Transport 

Chapter 13 Conclusions  

 

● Volume 2: Technical Appendices 

● Volume 3: ES Non-Technical Summary 

 



 

 

APPENDIX 1 
SITE LOCATION PLAN 
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APPENDIX 2 
AGRICULTURAL LAND QUALITY REPORT  

 





























 

 

APPENDIX 3 
ARCHAEOLOGY GEOPHYSICAL SURVEY 

 

  





































 

 

APPENDIX 4 
BASELINE VIEWPOINTS & ZTV 
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