
List of Suggested Conditions – Land West of Thaxted Road, Saffron Walden. 

 

 

 

1 Approval of the details of layout, scale, landscaping, and appearance 

(hereafter called "the Reserved Matters") must be obtained from the Local 

Planning Authority in writing before development commences and the 

development must be carried out as approved. 

 

REASON: In accordance with Article 5 of The Town and Country Planning 

(Development Management Procedure) (England) Order 2015 (as 

amended) and Section 92 of the Town and Country Planning Act 1990 as 

amended by Section 51 of the Planning and Compulsory Purchase Act 

2004. 

  

2 Application for approval of the Reserved Matters must be made to the 

Local Planning Authority not later than the expiration of three years from 

the date of this permission. 

 

REASON: In accordance with Section 92 of the Town and Country 

Planning Act 1990 as amended by Section 51 of the Planning and 

Compulsory Purchase Act 2004. 

  

3 The development hereby permitted must be begun no later than the 

expiration of two years from the date of approval of the last of the 

Reserved Matters to be approved. 

 

REASON: In accordance with Section 92 of the Town and Country 

Planning Act 1990 as amended by Section 51 of the Planning and 

Compulsory Purchase Act 2004. 

  

4 The development shall be carried out in accordance with the following 

approved plan:  Site Location Plan Dwg Ref: 1000 PR C and the Site 

Access Arrangements Dwg Ref: 22078/001, unless otherwise agreed in 

writing by the Local Planning Authority. 

 

Reason: To ensure the development reflects and maintains the character 

of the surrounding locality and the street scene in accordance with 

Policies S7, GEN1, GEN2, of the Adopted Local Plan and the National 

Planning Policy Framework. 

  

5 The location of the built development shall be carried out in general 

accordance with the Land Use Parameter Plan Dwg Ref: 1201 PL A, 

Access Strategy Parameter Plan Dwg Ref: 1202 PL A, the Building 



Heights Parameter Plan Dwg Ref: 1203 PL A, the Density Parameter Plan 

Dwg Ref: 1204 PL A and the Green Infrastructure Parameter Plan Dwg 

Ref: 1205 PL A, unless otherwise agreed in writing by the Local Planning 

Authority.   

 

Reason: To ensure the development reflects and maintains the character 

of the surrounding locality and the street scene in accordance with 

Policies S7, GEN1, GEN2 of the Adopted Local Plan and the National 

Planning Policy Framework. 

  

6 The development hereby approved shall be constructed in accordance 

with the details as set out within the ‘Design Code’ (November 2022) 

prepared by Keir unless otherwise agreed in writing by the Local Planning 

Authority.  

 

REASON: To ensure a high-quality development and place making is 

achieved when applications for reserve matters are submitted in 

accordance with Policy GEN2 of the Adopted Local Plan and the NPPF. 

  

7 The development hereby approved shall be constructed in accordance 

with the details as set out within the ‘Energy and Sustainability Statement’ 

(November 2022) prepared by ‘Love Design Studio’ unless otherwise 

agreed in writing by the Local Planning Authority.  

 

REASON: To ensure the development is sustainable and makes efficient 

use of energy, water and materials and has an acceptable appearance to 

comply with the adopted Uttlesford Local Plan Policies ENV15 and GEN2, 

as well as Uttlesford District Council's Interim Climate Change Policy 

document (2021) and the Uttlesford Climate Change Strategy 2021-2030 

and the National Planning Policy Framework. 

  

8 The development hereby approved shall be constructed in accordance 

with the details as set out within the Minerals Resource Assessment 

(MRA) prepared by Wardrop Minerals Management Limited (December 

2022), a Waste Infrastructure Impact Assessment (WIIA) prepared by 

Tetra Tech (January 2023) and a Site Waste Management Plan (SWMP) 

prepared by Tetra Tech (January 2023) unless otherwise agreed in writing 

by the Local Planning Authority.  

 

Reason In order to demonstrate compliance with Essex Mineral Local 

Plan Policies S4 and S8, and Essex and Southend-on-Sea Waste Local 

Plan Policy 2 and the National Planning Policy Framework.  

  



9 No development or preliminary groundworks of any kind shall take place 

until a programme of archaeological investigation has been secured in 

accordance with a written scheme of investigation which has been 

submitted by the applicant and approved in writing by the Local Planning 

Authority. The approved works shall thereafter be carried out in 

accordance with the approved scheme.  

  

REASON: To ensure the appropriate investigation of archaeological 

remains, in accordance with Policy ENV4 of the Uttlesford Local Plan 

(adopted 2005) and the National Planning Policy Framework. 

  

10 No development or preliminary groundworks of any kind shall take place 

until the completion of the programme of archaeological evaluation 

identified in the WSI defined in condition 9 and confirmed by the Local 

Planning Authority 

 

REASON: To ensure the appropriate investigation of archaeological 

remains, in accordance with Policy ENV4 of the Uttlesford Local Plan 

(adopted 2005) and the National Planning Policy Framework. 

  

11 The applicant will submit to the local planning authority a post-excavation 

assessment (to be submitted within three months of the completion of 

fieldwork, unless otherwise agreed in advance with the Planning 

Authority). This will result in the completion of post-excavation analysis, 

preparation of a full site archive and report ready for deposition at the local 

museum, and submission of a publication report. 

 

REASON: To ensure the appropriate investigation of archaeological 

remains, in accordance with Policy ENV4 of the Uttlesford Local Plan 

(adopted 2005) and the National Planning Policy Framework.  

  

12 Prior to the commencement of the development, a detailed Construction 

Environmental Management Plan (CEMP) shall be submitted to and 

approved in writing by the Local Planning Authority, and the plan shall 

include the following:  

 

a) The construction programme and phasing. 

b) Hours of operation, delivery and storage of materials. 

c) Details of any highway works necessary to enable construction to 

take place. 

d) Parking and loading arrangements. 

e) Details of hoarding. 

f) Management of traffic to reduce congestion. 



g) Control of dust and dirt on the public highway. 

h) Details of consultation and complaint management with local 

businesses and neighbours. 

i) Waste management proposals. 

j) Mechanisms to deal with environmental impacts such as noise and 

vibration, air quality and dust, light and odour. 

k) Details of any proposed piling operations, including justification for 

the proposed piling strategy, a vibration impact assessment and 

proposed control and mitigation measures. 

 

The approved CEMP shall be adhered to and implemented throughout 
the construction period strictly in accordance with the approved details, 
unless otherwise agreed in writing by the local planning authority.  
 
Reason: In the interests of highway safety and the control of 

environmental impacts on existing residential properties in accordance 

with Policies GEN1, ENV10, ENV11 of the Adopted Local Plan and the 

NPPF.  

  

13 Notwithstanding the details submitted with this application, no 

development shall commence other than that required to carry out 

additional necessary investigation which in this case includes demolition, 

site clearance, removal of underground tanks and old structures until an 

investigation and risk assessment has been submitted to and approved in 

writing by the local planning authority. The risk assessment shall assess 

the nature and extent of any contamination on the site, whether or not it 

originates on the site. The investigation and risk assessment must be 

undertaken by competent persons and a written report of the findings 

must be produced. The report of the findings must include: 

 

i. a survey of extent, scale and nature of contamination. 

ii. an assessment of the potential risks to: 

• Human health, 

• Properly (existing or proposed) including buildings, crops, 

livestock,  

• pets, woodland and service lines and pipes, 

• Adjoining land, 

• Groundwaters and surface waters, 

• Ecological systems 

• Archaeological sites and ancient monuments. 

iii. an appraisal of remedial options, and proposal of the preferred 

option(s). 

 



REASON: To ensure the health of future occupiers in accordance with 

Policy ENV14 of the Adopted Local Plan and the National Planning Policy 

Framework. 

  

14 The development hereby permitted shall not commence until a detailed 

remediation scheme to bring the site to a condition suitable for the 

intended use by removing unacceptable risks to human health, buildings 

and other property and the natural and historical environment has been 

submitted to and approved in writing by the local planning authority. The 

scheme must include all works to be undertaken, proposed remediation 

objectives and remediation criteria, timetable of works and site 

management procedures. The scheme must ensure that the site will not 

qualify as contaminated land under Part 2A of the Environmental 

Protection Act 1990 in relation to the intended use of the land after 

remediation. 

 

REASON: To ensure the health of future occupiers in accordance with 

Policy ENV14 of the Adopted Local Plan and the National Planning Policy 

Framework. 

  

15 The development hereby permitted shall not commence other than that  

required to carry out the agreed remediation until the measures set out in 

the approved Remediation scheme have been implemented, unless 

otherwise agreed in writing by the Local Planning Authority. The Local 

Planning Authority must be given two weeks written notification of 

commencement of the remediation scheme works. 

 

Following completion of measures identified in the approved remediation  

scheme, a verification report that demonstrates the effectiveness of the  

remediation carried out must be produced, and is subject to the approval 

in writing of the Local Planning Authority. 

 

REASON: To ensure the health of future occupiers in accordance with 

Policy ENV14 of the Adopted Local Plan and the National Planning Policy 

Framework. 

  

16 In the event that contamination is found at any time when carrying out the  

approved development that was not previously identified it must be 

reported in writing immediately to the Local Planning Authority. An 

investigation and risk assessment must be undertaken, and where 

remediation is necessary a remediation scheme musty be prepared 

submitted for the approval in writing of the Local Planning Authority. 

 



Following completion of measures identified in the approved remediation  

scheme a verification report must be prepared, which is subject to the  

approval in writing of the Local Planning Authority. 

 

REASON: To ensure the health of future occupiers in accordance with 

Policy ENV14 of the Adopted Local Plan and the National Planning Policy 

Framework.  

  

17 The glazing, ventilation and any other mitigation specified shall be 

installed in accordance with the specifications recommended within the 

Noise Assessment submitted with the application [Noise Solutions Ltd, 

4th November 2022, reference 90582/PNA/Rev2]. 

 

Reason: To ensure future occupiers enjoy a good acoustic environment 

in accordance with Policy ENV10 of the Adopted Local Plan which 

requires appropriate noise mitigation and sound proofing to noise 

sensitive developments.  

  

18 Details of any external lighting to be installed on the site, including the 

design of the lighting unit, any supporting structure and the extent of the 

area to be illuminated, shall be submitted to and approved in writing by 

the Local Planning Authority prior to the development commencing. Only 

the details thereby approved shall be implemented. 

 

REASON: To protect the amenities of the occupiers of adjoining 

properties in accordance with ULP Policies ENV11, GEN2 and GEN4 of 

the Uttlesford Local Plan (adopted 2005). 

  

19 The development hereby approved shall be constructed in accordance 

with the details as set out within the ‘Air Quality Assessment’ (November 

2022) prepared by WSP Environment & Infrastructure Solutions UK 

Limited unless otherwise agreed in writing by the Local Planning 

Authority.  

 

REASON: Due to the scale of the development there is the potential for 

an impact on air quality in the area, both during the development and 

operational phase, and to ensure the protection of the public in 

accordance with Policy ENV13 of the Adopted Local Plan and the National 

Planning Policy Framework.  

  

20 All mitigation and enhancement measures and/or works shall be carried 

out in accordance with the details contained in the Ecological Assessment 

(Tyler Grange, December 2022) as already submitted with the planning 



application and agreed in principle with the local planning authority prior 

to determination. 

 

This may include the appointment of an appropriately competent person 

e.g. an ecological clerk of works (ECoW) to provide on-site ecological 

expertise during construction. The appointed person shall undertake all 

activities, and works shall be carried out, in accordance with the approved 

details. 

 

Reason: To conserve and enhance protected and Priority species and 

allow the LPA to discharge its duties under the Conservation of Habitats 

and Species Regulations 2017 (as amended), the Wildlife & Countryside 

Act 1981 as amended and s40 of the NERC Act 2006 (Priority habitats & 

species), Policy GEN7 of the Adopted Local Plan and the National 

Planning Policy Framework.  

   

21 A construction environmental management plan (CEMP: Biodiversity) 

shall be submitted to and approved in writing by the local planning 

authority. The CEMP (Biodiversity) shall include the following.  

 

a) Risk assessment of potentially damaging construction activities.  

b) Identification of “biodiversity protection zones. 

c) Practical measures (both physical measures and sensitive working 

practices) to avoid or reduce impacts during construction (may be 

provided as a set of method statements). 

d) The location and timing of sensitive works to avoid harm to 

biodiversity features. 

e) The times during construction when specialist ecologists need to 

be present on site to oversee works. 

f) Responsible persons and lines of communication. 

g) The role and responsibilities on site of an ecological clerk of works 

(ECoW) or similarly competent person. 

h) Use of protective fences, exclusion barriers and warning signs.  

i) Containment, control and removal of any Invasive non-native 

species present on site. 

 

The approved CEMP shall be adhered to and implemented throughout 

the construction period strictly in accordance with the approved details, 

unless otherwise agreed in writing by the local planning authority. 

 

Reason: To conserve protected and Priority species and allow the LPA to 

discharge its duties under the Conservation of Habitats and Species 

Regulations 2017 (as amended), the Wildlife & Countryside Act 1981 (as 



amended) and s40 of the NERC Act 2006 (Priority habitats & species), 

Policy GEN7 of the Adopted Local Plan and the National Planning Policy 

Framework. 

  

22 A Farmland Bird Mitigation Strategy shall be submitted to and approved 

by the local planning authority to compensate the loss or displacement of 

any Farmland Bird territories identified as lost or displaced. This shall 

include provision of offsite compensation measures to be secured by legal 

agreement, in nearby agricultural land, prior to commencement. The 

content of the Farmland Bird Mitigation Strategy shall include the 

following: 

 

a) Purpose and conservation objectives for the proposed 

compensation measure e.g. Skylark plots; 

b) detailed methodology for the compensation measures e.g. Skylark 

plots must follow Agri-Environment Scheme option: ‘AB4 Skylark 

Plots’; 

c) locations of the compensation measures by appropriate maps 

and/or plans; 

d) persons responsible for implementing the compensation measure. 

e) The Farmland Bird Mitigation Strategy shall be implemented in 

accordance with the approved details and all features shall be 

retained for a minimum period of 10 years. 

 

Reason: To allow the LPA to discharge its duties under the NERC Act 

2006 (Priority habitats & species), Policy GEN7 of the Adopted Local Plan 

and the National Planning Policy Framework. 

  

23 A Biodiversity Net Gain Design Stage Report, in line with Table 2 of 

CIEEM Biodiversity Net Gain report and audit templates (July 2021), shall 

be submitted to and approved in writing by the local planning authority 

which provides a measurable biodiversity net gain, using the DEFRA 

Biodiversity Metric 3.1 or any successor. The content of the Biodiversity 

Net Gain report should include the following: 

 

a) Baseline data collection and assessment of current conditions on 

site; 

b) A commitment to measures in line with the Mitigation Hierarchy and 

evidence of how BNG Principles have been applied to maximise 

benefits to biodiversity; 

c) Provision of the full BNG calculations, with plans for pre and post 

development and detailed justifications for the choice of habitat 



types, distinctiveness and condition, connectivity and ecological 

functionality; 

d) Details of the implementation measures and management of 

proposals; 

e) Details of any off-site provision to be secured by a planning 

obligation; 

f) Details of the monitoring and auditing measures. 

 

The proposed enhancement measures shall be implemented in 

accordance with the approved details and shall be retained in that manner 

thereafter. 

 

Reasons: In order to demonstrate measurable net gains and allow the 

LPA to discharge its duties under the NPPF (2021) 

  

24 No works except demolition shall take place until a detailed surface water 

drainage scheme for the site, based on sustainable drainage principles 

and an assessment of the hydrological and hydro geological context of 

the development, has been submitted to and approved in writing by the 

local planning authority. The scheme should include but not be limited to:  

 

a) Provide sufficient storage to ensure no off site flooding as a result 

of the development during all storm events up to and including the 

1 in 100 year plus 40% climate change event.  

b) Demonstrate that all storage features can half empty within 24 

hours for the 1 in 30 plus 40% climate change critical storm event 

OR, if impracticable Demonstrate that features are able to 

accommodate a 1 in 10 year storm event within 24 hours of a 1 in 

30 year event plus climate change  

c) Final modelling and calculations for all areas of the drainage 

system.  

d) The appropriate level of treatment for all runoff leaving the site, in 

line with the Simple Index Approach in chapter 26 of the CIRIA 

SuDS Manual C753.  

e) Detailed engineering drawings of each component of the drainage 

scheme. 

f) A final drainage plan which details exceedance and conveyance 

routes, FFL and ground levels, and location and sizing of any 

drainage features. 

g) A written report summarising the final strategy and highlighting any 

minor changes to the approved strategy.  

 



The scheme shall subsequently be implemented prior to occupation. It 

should be noted that all outline applications are subject to the most up to 

date design criteria held by the LLFA.  

 

Reason To prevent flooding by ensuring the satisfactory storage 

of/disposal of surface water from the site. To ensure the effective 

operation of SuDS features over the lifetime of the development. To 

provide mitigation of any environmental harm which may be caused to the 

local water environment Failure to provide the above required information 

before commencement of works may result in a system being installed 

that is not sufficient to deal with surface water occurring during rainfall 

events and may lead to increased flood risk and pollution hazard from the 

site all of which is in accordance with Policy GEN3 of the Adopted Local 

Plan and the National Planning Policy Framework.  

  

25 No works shall take place until a scheme to minimise the risk of offsite 

flooding caused by surface water run-off and groundwater during 

construction works and prevent pollution has been submitted to, and 

approved in writing by, the local planning authority. The scheme shall 

subsequently be implemented as approved.  

 

Reason The National Planning Policy Framework paragraph 163 and 

paragraph 170 state that local planning authorities should ensure 

development does not increase flood risk elsewhere and does not 

contribute to water pollution. 

 

Construction may lead to excess water being discharged from the site. If 

dewatering takes place to allow for construction to take place below 

groundwater level, this will cause additional water to be discharged. 

Furthermore, the removal of topsoils during construction may limit the 

ability of the site to intercept rainfall and may lead to increased 3 runoff 

rates. To mitigate increased flood risk to the surrounding area during 

construction there needs to be satisfactory storage of/disposal of surface 

water and groundwater which needs to be agreed before commencement 

of the development.  

 

Construction may also lead to polluted water being allowed to leave the 

site. Methods for preventing or mitigating this should be proposed in 

accordance with Policy GEN3 of the Adopted Local Plan and the National 

Planning Policy Framework.   

  

26 Prior to occupation a maintenance plan detailing the maintenance 

arrangements including who is responsible for different elements of the 



surface water drainage system and the maintenance 

activities/frequencies, has been submitted to and agreed, in writing, by 

the Local Planning Authority.  

 

Should any part be maintainable by a maintenance company, details of 

long term funding arrangements should be provided.  

 

Reason To ensure appropriate maintenance arrangements are put in 

place to enable the surface water drainage system to function as intended 

to ensure mitigation against flood risk. Failure to provide the above 

required information prior to occupation may result in the installation of a 

system that is not properly maintained and may increase flood risk or 

pollution hazard from the site. This is to ensure compliance with in 

accordance with Policy GEN3 of the Adopted Local Plan and the National 

Planning Policy Framework.   

  

27 Prior to the construction of the development hereby approved, a Bird 
Hazard Management Plan shall be submitted and approved by the Local 
Planning Authority. The Plan should include details of landscaping, 
especially open /public spaces and SuDS, and measures in how birdstrike 
avoidance is undertaken during both the construction period and in 
perpetuity.  
 
Reason: Flight safety - to prevent distraction or confusion to pilots using 

Stansted Airport in accordance with the NPPF 

  

28 

 

All exterior lighting to be capped at the horizontal with no upward light 
spill.  
 
Reason: Flight safety - to prevent distraction or confusion to pilots using 

Stansted Airport in accordance with the NPPF 

  

29 No reflective materials to be used in the construction of the new buildings 
and no solar photovoltaics to be used on site without first consulting with 
the aerodrome safeguarding authority for Stansted Airport. An aviation 
perspective Glint & Glare assessment may be required.  
 
Reason: Flight safety - to prevent ocular hazard and distraction to pilots 
using Stansted Airport in accordance with the NPPF.  

  

  

  

  

  

  

  



 Suggested Informative 

  

1 Cadent Gas Ltd own and operate the gas infrastructure within the area of 
your development. There may be a legal interest (easements and other 
rights) in the land that restrict activity in proximity to Cadent assets in 
private land. The applicant must ensure that the proposed works do not 
infringe on legal rights of access and or restrictive covenants that exist. 

  

2 If buildings or structures are proposed directly above the apparatus the 
development may only take place following diversion of the apparatus. 
The applicant should apply online to have apparatus diverted in advance 
of any works, by visiting cadentgas.com/diversions. Prior to carrying out 
works, including the construction of access points, please register on 
www.linesearchbeforeudig.co.uk to submit details of the planned works 
for review, ensuring requirements are adhered to. 

  

3 Should excavation works affect our UK Power Networks High Voltage 
equipment (6.6 KV, 22 KV, 33 KV or 132 KV), the Applicant should contact 
UK Power Network to obtain a copy of the primary route drawings and 
associated cross sections. 

  

4 The applicants attention should be drawn to the procedures for crane and 
tall equipment notifications, please see https://www.caa.co.uk/commerical-
industry/airspace/event-and-obstacle-notification/crane-notificate/ 

 

 

 

https://www.caa.co.uk/commerical-industry/airspace/event-and-obstacle-notification/crane-notificate/
https://www.caa.co.uk/commerical-industry/airspace/event-and-obstacle-notification/crane-notificate/

