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TSAG -Addendum 

 

1 Introduction 

 

1.1 This document is an addendum to TSAG submission “Regulation 25 Summary 

Response”, 15th June 2026 and to TSAG submission “Response to SUDS” 2nd September 

2026. The first TSAG document cited above (15th June 2026) relates specifically to 

“Potable Water, Foul Water and Surface Water” and the latter (2nd September 2026) to 

the recent SUDS holding objection. 

 

1.2 We have also reviewed the Environment Agency submissions (November 2025 and 

May 2026). The EA have commented on this planning application based on 

documentation provided by the developer. Discrepancies in that documentation have 

since come to light. 

 

1.3 Our key concerns are: 

 

1.3.1 The number of employees cited by the developer to support their 

calculations about economic growth are almost three times higher than the 

proposed number quoted by Uttlesford at the Local Plan hearings to Pins in their 

submission titled “UDC note water cycle study addendum – employment 

floorspace June 2025” in their attempt to convince the inspectorate that the site 

was sustainable. According to the footnote, the lower number was provided by 

the Developer (See Appendix A). 

 

1.3.2 Evidence cited by the developer relating to pre-planning advice is over a 

year out of date and does not reflect the most recent advice submitted by 

Thames Water as recently as May 2026. 

 

1.3.3 The Pre-Planning advice for this site has not been submitted in full by the 

developer as part of this application yet is noted by the Environment Agency as 

part of their statutory response (November 2025). It cannot be considered 

evidential if not fully submitted and in the public domain available to all 

Consultees. 

 

2 Environment Agency Submission as Statutory Consultee to UTT/25/2786/OP  

28 November 2025 and 18 May 2026 following Regulation 25 request 

 

2.1.1 The Environment Agency (EA) submitted a document ref AE/2025/130988/01-L01 

in November 20251 referring to the “latest EIA document volume 111 (Water resources) 

prepared by Richard Jackson Ltd and the planning Statement prepared by Savills Uk”, ie 

these documents are the evidence base for the original EA Statutory Consultee 

response. 

 

 

 
1 https://publicaccess.uttlesford.gov.uk/online-applications/files/1BE9DF38FBE1F33E1C5B04A6C431DFF2/pdf/UTT_25_2786_OP-

EIA_-_VOL_1_11_-_WATER_RESORCES__INC._FLOOD_RISK_AND_DRAINAGE_-4604578.pdf 



 

Of particular concern is a comment in the EA statement summary: 

 

“Thames Water have confirmed within their pre development response that they 

will be in a position to provide additional capacity to accommodate the 

Development post planning consent should this be achieved in due course”. 

 

To clarify the position of Thames Water, they stated categorically page 199 of 203 of FRA 

(Site Specific Flood Risk Assessment Oct 20252):  

 

 “We’ve assessed your foul water proposals and concluded that unfortunately 

we’re unable to meet the needs of your full development at this time”.  

 

2.1.2 TSAG are aware that Thames Water provided some upgrades to Takeley 

Wastewater Treatment Works in 2025, but these upgrades did not add suLicient 

capacity to deal with Land North of Taylors Farm. 

 

2.1.3 The EA have evidently prepared their document on the basis that both the 

Consultant documentation and the Planning Statement submitted by the Developer are 

accurate when TSAG have noted numerous discrepancies in submitted documentation. 

We refer you to the TSAG submissions on the portal. The EIA Screening request for 

example cited up to 1000 employees whilst the application for Planning Permission is 

for almost three times that number. 

 

2.1.4 We further note that the EA stated: “We are satisfied that SuDS are adequately 

covered” when in fact SUDS, rightly, queried the developer submissions in a holding 

objection dated 10th August 2026.  TSAG submitted a review of the SUDS document on 

2nd September 2026. It may be that the EA are unaware of these later submissions. 

 

2.2 The EA submitted a further document 18 May 20263 ref AE-2025-130988/02 

following Regulation 25 request. 

 

2.2.1 In that document, section 2 “Potable and Wastewater Capacity” they noted: 

 

“Thames Water will carry out modelling, design and planning to confirm 

wastewater capacity for the site. However, confirmation of both capacities must 

be confirmed before development begins”  

 

Critically, on 28th May 2026, Thames Water stated unequivocally that Takeley 

Wastewater Treatment Works does NOT have capacity to deal with the proposed Land 

North of Taylors Farm Development. 

 

“Thames Water has identified an inability of the existing SEWAGE TREATMENT 

WORKS infrastructure to accommodate the needs of this development proposal”. 

 
2 https://publicaccess.uttlesford.gov.uk/online-applications/files/726B03DDF4399E056945812A6CC56BE1/pdf/UTT_25_2786_OP-

ENVIRONMENT_AGENCY_-_RESPONSE-4735202.pdf 
3 https://publicaccess.uttlesford.gov.uk/online-applications/files/726B03DDF4399E056945812A6CC56BE1/pdf/UTT_25_2786_OP-

ENVIRONMENT_AGENCY_-_RESPONSE-4735202.pdf 



 

3 Uttlesford Local Plan 2021-2041 examination UDC note Water Cycle Study Addendum 

– Employment Floorspace  

 

3.1 This document was submitted at the last minute to PINS at the LP Hearings in June 

2025.  It was not made available for public scrutiny prior to the hearings. It has not been 

submitted as part of this Planning Application but has been appended (See Appendix B) 

to this document as material to this Planning Application.  

 

This document was commissioned and paid for by UDC and prepared by their own 

Consultants to support the Local Plan. 

 

3.1.1 Specifically:   

 

• Table 1 Page 1 identifies 81000 sqm of floor space and up to 1000 employees at 

LNTF. (See Appendix A below) 

 

• The current Planning Application identifies 83000 sqm of floor space and “An 

estimated 2,857 gross FTE jobs will be supported on-site by the employment 

floorspace”. 

 

The Conclusions of the Water Cycle Study addendum page 2 identify suLicient capacity 

at Takeley Wastewater Treatment Works to accommodate up to 1000 employees, but 

the current application for Land North of Taylors Farm is for almost three times that 

number. 

 

3.2 The Water Cycle Study addendum also notes:  

 

“the diversion of flows from new development (or their equivalent) to Bishops 

Stortford continues to be recommended”  

 

This is particularly relevant to concerns raised by the EA with regard to Pincey Brook 

which continues to receive significant discharge of raw sewage directly related to 

Takeley Wastewater Treatment Works (TWwTW) We refer you to TSAG submission 

“Response to SUDS” 2nd September 2026” picture 1. 

 

3.3 There is no attempt by the developer to send wastewater to Bishops Stortford – 

recommended by UDC’s own consultants and presented by UDC as evidence to PINS.  

 

4 Conclusion 

 

4.1 There is no clarity concerning either if or when any necessary additional works to 

Takeley Wastewater Treatment Works might be completed. 

 

4.2 Whilst the wastewater strategy provided by the developer might be deliverable in 

theory, in practice it is unlikely to be deliverable within the context of the current Local 

Plan – if at all. A Planning Condition is likely to be unworkable within the lifetime of the 



 

Local Plan, particularly with the cumulative eLect from other major developments 

coming forward. 

 

4.3 The developer has not provided any reliable evidence that guarantees that Good 

Ecological Status of Takeley Watercourses can be achieved.  We further understand 

TWwTW is not expected to meet all Government storm overflow targets until 2045-2050, 

which exceeds the lifetime of the Local Plan. 

 

The developer response (TECHNICAL NOTE: REGULATION 25 RESPONSE, Richard 

Jackson Consultants, date 15 April 2026) section 3 Waste water states: 

 

“there is some assurance that once planning permission is granted, Thames 

Water will provide the necessary reinforcement works” 

 

The reality is that on 28th May 2026, over one month after the Developer submission that 

this is not the case at all.  (See section 2.2.1 above). Thames have stated unequivocally 

that they cannot meet the needs of this proposal.  Guesswork by the Developer is not 

acceptable, particularly given the proximity to a SSSI. 

 

4.4 Should the developer wish to quote pre-planning advice, they should submit that 

evidence in full to the portal otherwise it is hearsay. They should not selectively quote 

passages that they consider favourable.  It would be helpful if they used the opportunity 

to explain the massive discrepancy in employee numbers (cited to PINS by UDC).  They 

should also document how this aLects potential economic growth and GVA.  

 

4.5 The application appears to conflict with UDC Core Policies 34, 36 and 42 and with 

the NPPF August 2026 policy E2. It is immoral to even consider connecting this site to 

TWwTW when the evidence from UDC and presented to PINs during the LP hearings 

clearly raised concerns. Uttlesford themselves have emphasised in the newly adopted 

Local Plan that the site should connect to Bishops Stortford. The Developer 

acknowledged this on their website before removing it from the public domain. 

 

4.6 In the light of the TSAG review of the evidence, the application conflicts with the site 

examined for the Local Development Plan and cannot be considered sustainable. 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

Appendix A: 

 

Extract from UDC NOTE   

WATER CYCLE STUDY ADDENDUM – EMPLOYMENT FLOORSPACE, Page 14. 

 

 
 

Extract from Environmental Impact Assessment Screening Request, Page 135. 

 

 
 

 
4 https://www.uttlesford.gov.uk/media/14250/Note-on-Water-Cycle-

Study/pdf/Note_on_Water_Cycle_Study.pdf?m=1773678349363 
5 https://publicaccess.uttlesford.gov.uk/online-

applications/files/3CBE13A51BFD2D7B76A18A973A4E34F6/pdf/UTT_24_2682_SCO-SCREENING_REQUEST-4378901.pdf 



 

Appendix B: 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

 

 


