Barling Magna Parish Council 
Planning representation – application 26/00617/OUT
1. Introduction 
1.1 Barling Magna Parish Council objects to the planning application 26/00617/OUT and requests that Rochford District Council refuse the application for the reasons set out in this representation. 
1.2 The Council has considered the submitted Transport Statement prepared by Journey Transport Planning LTD, the proposed access arrangements, the existing highway conditions, the site’s accessibility, flood risk and the potential effects on the surrounding area. 
1.3 The Council considers that significant concerns remain regarding highway safety, pedestrian access, the suitability of the location for residential development, flood risk and emergency access, and the cumulative impact of additional development on the local area. 
1.4 The application must be assessed against the actual conditions experienced on the surrounding roads and the ability of the site to operate safely throughout the lifetime of the development. The Council does not consider that the submitted information adequately demonstrates that these concerns have been resolved. 
2. Highway safety, access and existing congestion 
2.1 Little Wakering Road is a relatively narrow road, approximately 5.5 meters wide in parts, with sections of incomplete footway provision, on-street parking, restricted visibility and limited space for vehicles to pass safely. 
2.2 Existing parking associated with Barling Magna Primary School, nearby residential properties and other activities can significantly reduce the available carriageway width. There are occasions when larger vehicles, including buses and emergency vehicles, experience difficulties passing parked vehicles. The Council is also aware of reported difficulties experienced by emergency services accessing parts of the local road network. 
2.3 The proposed development would introduce additional traffic movements from residents, visitors, deliveries, refuse collection, maintenance and emergency services. The Council is concerned that the Transport Statement places too much reliance on theoretical traffic-generation calculations without adequately demonstrating how the existing highway network would accommodate these additional movements under the conditions that occur in practice. 
2.4 The applicant estimates 13 additional vehicle movements during the morning peak hour and 16 during the evening peak hour. However, the Council considers that the effect of these movements must be assessed alongside existing school-related congestion, parked vehicles, restricted road widths and the cumulative impact of other development. 
2.5 The Council is particularly concerned that the assessment does not adequately demonstrate the effect of traffic during school drop-off and collection periods. Traffic surveys and observations should reflect these periods, as well as normal commuter peaks, to provide a reliable assessment of existing conditions. 
2.6 The proposed access must also be demonstrated to operate safely where vehicles are entering and leaving the site, the site lines are partially obstructed by adjacent properties, particularly when other vehicles are parked along Little Wakering Road. The applicant should establish that vehicles can turn safely in both directions without creating unacceptable obstruction or danger to other road users. 
2.7 Until these matters are satisfactorily addressed, the Council is not satisfied that the development would provide safe and suitable access or avoid unacceptable impacts on highway safety. 
3. Pedestrian safety and sustainable transport. 
3.1 The transport Statement concludes that the site is suitably located for travel by means other than the private car. The Council does not consider that this conclusion is adequately supported by an assessment of the actual routes available. 
3.2 Although some facilities may fall within the stated walking or cycling distances, this does not establish that they can be reached safely and conveniently. Little Wakering Road has sections without a continuous footway, while other local roads are narrow, winding and, in places, unlit. On-street parking further restricts the space available to pedestrians and cyclists. 
3.3 These conditions raise particular concerns for children travelling to and from Barling Magna Primary school, older people, people with disabilities, wheelchair users and parents using pushchairs. 
3.4 The Council is also concerned about the proposed shared-surface access. The submitted information must demonstrate how pedestrians will safely share this space with vehicles, including delivery vans, refuse vehicles and other larger vehicles. Any narrow sections or pinch points must be assessed to establish whether vehicles can pass safely without placing pedestrians at risk. 
3.5 The public transport provision identified in the Transport Statement also appears limited. The information provided identifies bus service 14 as operating approximately every two hours from Monday to Saturday, service 63 as operating on a limited number of journeys on Wednesdays and Fridays, and service 812 as a school service not for public use. The current timetables and routes should be verified before the site is described as having good public transport accessibility. 
3.6 The Council considered that the practical availability of public transport and safe walking and cycling routes has not been adequately demonstrated. The proposed development is therefore likely to result in substantial reliance on private cars to access employment, shopping, healthcare and other everyday services. 
4. Flood risk and emergency access 
4.1 The Council has significant concerns regarding the flood risk affecting the site and the reliability of the proposed arrangements for safe access and evacuation. 
4.2 The submitted Flood risk assessment acknowledges that part of the site access is within Flood zone 2, that the entrance to the access road is affected by flooding, and that floodwater may affect access routes under certain climate change scenarios. 
4.3 The assessment also relies on residents receiving flood warnings and evacuating before flooding occurs. The Council is concerned that this approach does not adequately demonstrate that the development would remain safe throughout its lifetime. 
4.4 The ability to evacuate safely cannot be assumed for every future resident. Some residents may have limited mobility, may be elderly, may have young children or may not have access to a private vehicle. The assessment must demonstrate that the proposed arrangements are realistic and effective for the range of people who may occupy the development. 
4.5 There are also concerns about access for emergency services, including ambulances, fire and rescue services and the police, if flooding affects the access route. The applicant must demonstrate that safe access and egress can be maintained during relevant flood events or otherwise provide a robust and acceptable solution that does not place residents or emergency services at unacceptable risk. 
4.6 The Council is also concerned that the assessment should properly account for climate change over the lifetime of the development and should not rely on assumptions about future flood defence performance or maintenance that have not been adequately demonstrated. 
4.7 Until these matters have been resolved, the Council is not satisfied that the proposed development would be safe from flooding, taking account of the vulnerability of future occupants, the lifetime of the development and the availability of safe access and egress. 
5. Impact on St Joseph’s care home/ Magnolia House. 
5.1 The relationship between the proposed development and the existing St Joseph’s care home, also referred to as Magnolia House, requires further consideration. 
5.2 The Transport Statement refers to retaining parking provision for the care home and maintaining existing access arrangements. However, the Council considers that the applicant must demonstrate that the proposed development would not compromise the care home’s approved layout, parking, turning areas or access arrangements. 
5.3 The Council requests that Rochford District Council reviews the original planning permission, approved plans and any relevant conditions relating to the care home’s parking and access. 
5.4 The assessment should establish whether the proposed development would affect the number or usability of existing parking spaces, restrict access routes or interfere with vehicles entering and leaving the care home. 
 This is particularly important given the need for staff, visitors deliveries and emergency services to access the care home safely and reliably. 
5.5 The Council is not suggesting that a breach of an existing planning condition has necessarily occurred or will occur. Rather, it considers that the applicant has not yet demonstrated that the proposed development would coexist satisfactorily with the established care-home use. 
6. Cumulative impact on the highway network. 
6.1 The proposed development must be considered alongside existing traffic conditions and other relevant development in the surrounding area. 
6.2 The Council is concerned that the additional housing could increase pressure on an already constrained road network, including Little Wakering Road, Barling Road, Stonebridge, and Sutton Road/Barrow Hall Road. 
6.3 Other proposed or potential development in the wider area should be accommodated safely when considered alongside existing congestion, school traffic and other relevant development. Any necessary mitigation must be identified and shown to be deliverable. 
7. Countryside, settlement strategy and rural character. 
7.1 The Council is concerned that the proposed development would introduce up to 18 dwellings, associated access roads, parking, lighting and domestic activity into an area that contributes to the rural setting of Barling magna. 
7.2 If the site is confirmed to lie outside the defined settlement boundary and is not allocated for housing in the adopted development plan, the proposal must be assessed against the relevant settlement strategy and countryside policies. 
7.3 The Council considers that the development could result in an unacceptable urbanising effect on the rural character and appearance of the area. This concern must be assessed against the site’s actual landscape context and the relevant adopted planning policies. 
7.4 The Council also considered that the suitability of the location must be assessed in conjunction with the concerns raised regarding public transport, pedestrian infrastructure and dependence on private vehicles. 
8. Local infrastructure and services. 
8.1 The proposed development would increase demand for local infrastructure and services, including school places, healthcare, drainage and community facilities. 
8.2 The Council is particularly concerned about the reported local concerns regarding water pressure and the capacity of the Anglian Water pumping station. These matters should be investigated with the relevant service providers to establish whether sufficient capacity exists and whether any necessary improvements can be delivered. 
8.3 The Council requests that Rochford District Council establishes whether the development would place unacceptable additional pressure on existing infrastructure and whether appropriate mitigation can be secured. 
8.4 The Council recognises that some infrastructure impacts may be capable of being addressed through planning conditions or a Section 106 agreement. However, this must be supported by evidence demonstrating what is required, how it would be delivered and whether it would adequately mitigate the developments effects. 
9. Biodiversity and environmental considerations. 
9.1 The site appears to compromise undeveloped land that may provide habitat for wildlife associated with the countryside, including birds, bats, hedgehogs and many other species. 
9.2 The Council considers that the application must be supported by sufficient ecological information to establish the site’s ecological value, identify potential impacts and demonstrate how biodiversity would be protected and enhanced. 
9.3 The Council also requests that Rochford District Council confirms that the applicable statutory biodiversity net gain requirements have been addressed. 
9.4 Without adequate supporting information, the Council cannot be satisfied that the development would avoid unacceptable harm to biodiversity interests. 
10. Planning policy Considerations. 
10.1 The Council requests that the application is assessed against the relevant provisions of the National Planning Policy Framework and the adopted Rochford development plan. 
In particular, the assessment should address the following matters: 
· Whether the location accords with the adopted settlement hierarchy and spatial strategy 
· Whether the proposal would cause unacceptable harm to the rural character and appearance of Barling Magna
· Whether safe and suitable access can be achieved for all users 
· Whether the development would result in unacceptable highway safety impacts
· Whether the location offers realistic opportunities for sustainable travel 
· Whether flood risk and emergency access have been satisfactory addressed 
· Whether adequate infrastructure can be provided to serve the development
· Whether biodiversity interest would be protected and enhanced
10.2 The Council also asks that Rochford District Council to take account of emerging Policy H9: Rural Exception Sites in the new Local Plan, giving it the appropriate weight having regard to the stage the plan has reached. 
10.3 Policy H9 is intended to support small-scale rural exception schemes where robust evidence demonstrates a local affordable housing need that cannot be met through existing housing or other planned delivery. It says that the scale, type and tenure of homes should reflect the identified need and be proportionate to the settlement, that affordable housing should be the predominant element of a scheme, and that affordability should be secured in perpetuity. Any open-market housing within such a scheme should be limited to the minimum shown to be necessary to make the affordable housing deliverable. 
10.4 The Parish Council asks that the application is considered clearly against these principals if it is being put forward, in whole or in part, as meeting local affordable housing needs. The applicant should identify the evidenced local need the proposal would meet and demonstrate how the type and tenure of the homes, their long-term affordability and any market housing element respond to that need. The Council is concerned that general housing provision should not be treated as equivalent to a rural exception scheme designed specifically to meet an evidenced local affordable housing need. 
The Council considers that the issues identified in this representation raise material planning concerns that have been adequately resolved by the submitted information.  
11. Attendance at planning Committee 
If planning application 26/00617/OUT is referred to Rochford District Council’s Planning Committee, Barling Magna Parish Council wishes to attend and exercise its right to speak in accordance with the Council’s arrangements. The Parish Council asks to be notified of the committee date and advised of any arrangements or deadlines for registering to speak. 
12. Section 106 planning obligations if permission is granted. 
Should Rochford District Council be minded granting planning permission, Barling Magna Parish Council asks that the need for appropriate planning obligations under Section 106 be considered to help address the additional demands the development would place on the local area. The following items are requested for consideration, subject to evidence of need and the legal tests for planning obligations. 
12.1 affordable housing, local connection and lettings.
If affordable housing is proposed or secured as part of the development, the Parish Council asks that the Section 106 agreement sets out how those homes will remain affordable in the long term and how they will be allocated to meet evidenced local housing needs. 
The Council’s emerging Policy H9 refers to a local lettings cascade secured through a Section 106 agreement, giving priority to households with the strongest local connection before widening eligibility in accordance with the agreed mechanism. Rochford District Council’s Allocations Policy 2025-2030 also recognises that Local Lettings Plans can be agreed for particular communities or locations to meet area-specific needs. The Parish Council therefore asks the Local Planning Authority and housing provider to consider a suitable local lettings arrangements for any affordable homes on this site, with clear and lawful criteria that give appropriate priority to qualifying households with a connection to Barling Magna and nearby communities. 
The rent levels and tenure of any affordable homes should also be made clear, and the applicant should demonstrate that the homes would be genuinely affordable to the households whose needs have been identified. Any proposed arrangements should be agreed with Rochford District Council and the relevant housing provider and secured through the appropriate legal mechanism. 
13. Public Transport – bus shelter and improved bus services.

13.1 A contribution towards providing a bus shelter for residents using local bus services, together with improvements to the frequency, reliability and availability of bus services serving Barling Magna. This is particularly important given the limited public transport provision identified in this representation. 

14.  Pavements and pedestrian safety. 
14.1 Contributions towards improving pedestrian safety and pavement provision in the local area. The Parish Council notes that there is not a pavement along the side of the road by the properties between the school and the Carpenters, while the pavement on the opposite side is very narrow. Any improvements should consider how people can walk safely along this route, including children travelling to and from Barling Magna Primary School, people with disabilities and those using pushchairs. 
15. Local play spaces and recreation
15.1 A contribution towards the provision, improvements or maintenance of local play spaces and recreational facilities, helping to ensure that existing facilities can meet the additional demand arising from the development. 
16.  Wildlife reserve 
16.1 A contribution towards improvements to Barling Magna’s Wildlife Reserve, where a direct relationship to the development and a need arising from the additional population can be demonstrated. This could include suitable improvements to visitor facilities, paths, habitat or other facilities that support the Reserve’s use and management. 
      17.  Education and childcare
17.1 Contributions towards additional education or childcare provision required as a result of the development, as identified by the relevant education and childcare authorities. 
       18. Community services
18.1 A contribution towards improvements to local community services and facilities where the relevant service providers identify additional needs arising from the development. 
       19. Highways, drainage and other necessary infrastructure
19.1 The Parish Council also asks that the Local Planning Authority consults the relevant authorities and service providers about any necessary highway, drainage, water supply or flood-mitigation measures arising from the proposal. Any obligation should be supported by evidence and should meet the statutory tests: it must be necessary to make the development acceptable in planning terms, directly related to the development, and fairly and reasonably related in scale and kind. 
 

20. Conclusion and formal recommendation. 
Barling Magna Parish Council objects to planning application 26/00617/OUT and requests that Rochford District Council refuse the application. 
The principal concerns are suitability and safety of the proposed access, existing highway constraints and congestion, the safety and continuity of pedestrian routes, limited public transport provision, flood risk and emergency access, and the potential effect on the operation of St Joseph’s Care home. 
The Council is also concerned about the development’s effect on the rural setting of Barling Magna, its likely reliance on private vehicles, the cumulative impact of additional traffic and the adequacy of local infrastructure.
The Council considers that the submitted Transport Statement does not adequately demonstrate that the development can be accommodated safely within the actual conditions of the local highway network. Similarly, the concerns regarding flood risk and safe access during flood events require satisfactory resolution. 
The Parish Council therefore recommends refusal of application 26/00617/OUT on the grounds that the proposal has not adequately demonstrated acceptable highway safety, sustainable accessibility and safe development in relation to flood risk and emergency access. The Council also requests that the Local Planning Authority carefully assesses the proposal’s compliance with the adopted development plan, its effect on rural character, its relationship with the existing care home and the adequacy of supporting infrastructure and ecological information. 
If the Local Planning Authority considers that any of these matters could be resolved through further information, it should establish whether that information can properly be obtained and assessed before fundamental issues of safety should simply be deferred to conditions after permission has been granted. 
 Barling Magna Parish Council requests that these objections are taken into account when Rochford District Council determines the application. 


