
1. Approval of the details of layout, access, 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. 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. 

 

 

Reason: 

The Historic Environment Record identifies the proposed for development as being  

within an area of potentially sensitive archaeological deposits at the edge of the historic  

settlement of Elmdon. The proposed development lies in close proximity to  

Elmdonbury, a site which encompasses the Scheduled Monument of Castle Grove a  

ringwork 370 metres northwest of Elmdon Church (SM1011780, EHER3878) as well  

as the historic farmstead. The proposed development has the potential to impact the  

setting of this scheduled monument. Further west is the Scheduled Monument of  

Dagworth moated Site (SM1012055, EHER124) formerly Dagworth Manor House.  



Within the vicinity of the proposed development prehistoric pottery has been identified  

indicating occupation in the locality (EHER46378). Ring ditches have also been  

identified through cropmarks to the north of the proposed development (EHER16273).  

There is therefore the potential for roadside development, prehistoric and medieval  

features within the proposed development site. 

 

5. No development or preliminary groundworks of any kind shall take place until the completion of 
the programme of archaeological investigation identified in the Written Scheme of Investigation  
defined in  Condition  INSERT CONDITION NO.     above 

 

 

 

Reason :The Historic Environment Record identifies the proposed for development as being within 
an area of potentially sensitive archaeological deposits at the edge of the historic settlement of 
Elmdon. The proposed development lies in close proximity to Elmdonbury, a site which encompasses 
the Scheduled Monument of Castle Grove a ringwork 370 metres northwest of Elmdon Church 
(SM1011780, EHER3878) as well as the historic farmstead. The proposed development has the 
potential to impact the setting of this scheduled monument. Further west is the Scheduled 
Monument of Dagworth moated Site (SM1012055, EHER124) formerly Dagworth Manor House. 
Within the vicinity of the proposed development prehistoric pottery has been identified  

indicating occupation in the locality (EHER46378). Ring ditches have also been identified through 
cropmarks to the north of the proposed development (EHER16273). There is therefore the potential 
for roadside development, prehistoric and medieval features within the proposed development site 

 

6. The applicant/developer shall submit to the local planning authority a post excavation  

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

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 : 



The Historic Environment Record identifies the proposed for development as being within an area of 
potentially sensitive archaeological deposits at the edge of the historic settlement of Elmdon. The 
proposed development lies in close proximity to Elmdonbury, a site which encompasses the 
Scheduled Monument of Castle Grove a ringwork 370 metres northwest of Elmdon Church 
(SM1011780, EHER3878) as well as the historic farmstead. The proposed development has the 
potential to impact the setting of this scheduled monument. Further west is the Scheduled 
Monument of Dagworth moated Site (SM1012055, EHER124) formerly Dagworth Manor House.  

Within the vicinity of the proposed development prehistoric pottery has been identified  

indicating occupation in the locality (EHER46378). Ring ditches have also been  

identified through cropmarks to the north of the proposed development (EHER16273). 

 

 

7. No development above slab level shall  commence until   written details  of the  renewable 
energy/climate control and water efficiency measures associated with the development have been 
submitted to and approved in writing by the local planning authority. Thereafter, the development 
shall not be occupied until all the approved renewable energy/climate control and water efficiency 
measures have been implemented. 

 

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

 

8. ACTION REQUIRED IN ACCORDANCE WITH ECOLOGICAL APPRAISAL RECOMMENDATIONS 

"All mitigation and enhancement measures and/or works shall be carried out in accordance  

with the details contained in the Preliminary Ecological Appraisal (Open Spaces Landscape  

Architects, 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). 

 

9. CONCURRENT WITH RESERVED MATTERS PRIOR TO COMMENCEMENT: TIME LIMIT ON  

DEVELOPMENT BEFORE FURTHER SURVEYS ARE REQUIRED 

"If the development hereby approved does not commence within one year from the date of the  

planning consent, the approved ecological mitigation measures secured through condition shall  

be reviewed and, where necessary, amended and updated.  

The review shall be informed by further ecological surveys commissioned to: 

i. establish if there have been any changes in the presence and/or abundance of protected  

species such as bats in trees and  

ii. identify any likely new ecological impacts that might arise from any changes.  

Where the survey results indicate that changes have occurred that will result in ecological  

impacts not previously addressed in the approved scheme, the original approved ecological  

measures will be revised and new or amended measures, and a timetable for their  

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

prior to the commencement of the development. 

Works will then be carried out in accordance with the proposed new approved ecological  

measures and timetable." 

 

Reason: To 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). 

 

10. CONCURRENT WITH RESERVED MATTERS PRIOR TO COMMENCEMENT: BIODIVERSITY NET  

GAIN DESIGN STAGE REPORT 

"A Biodiversity Net Gain Design Stage Report, 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 4 or any successor. 

The content of the Biodiversity Net Gain report should include the following: 

o Baseline data collection and assessment of current conditions on site; 

o A commitment to measures in line with the mitigation hierarchy and evidence of how  



BNG Principles have been applied to maximise benefits to biodiversity; 

o 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; 

o Details of the implementation measures; 

o Details of any off-site provision to be secured by a planning obligation; 

o 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 biodiversity net gains and allow the LPA to  

discharge its duties under the NPPF (2021. 

 

 

11. CONCURRENT WITH RESERVED MATTERS PRIOR TO ANY WORKS ABOVE SLAB LEVEL:  

BIODIVERSITY COMPENSATION AND ENHANCEMENT STRATEGY 

"A Biodiversity Compensation and Enhancement Strategy for protected and Priority species  

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

The content of the Biodiversity Compensation and Enhancement Strategy shall include the  

following: 

a) Purpose and conservation objectives for the proposed compensation and enhancement  

measures; 

b) detailed designs or product descriptions to achieve stated objectives; 

c) locations, orientations, and heights of proposed compensation and enhancement  

measures by appropriate maps and plans; 

d) timetable for implementation demonstrating that works are aligned with the proposed  

phasing of development; 

e) persons responsible for implementing the compensation and enhancement measures; 

f) details of initial aftercare and long-term maintenance (where relevant). 

The works shall be implemented in accordance with the approved details prior to occupation  

and shall be retained in that manner thereafter."  

Reason: To enhance protected and Priority species & habitats and allow the LPA to discharge  



its duties under the NPPF 2021 and s40 of the NERC Act 2006 (Priority habitats & species). 

 

 

12. CONCURRENT WITH RESERVED MATTERS PRIOR TO OCCUPATION: 

"A Landscape and Ecological Management Plan (LEMP) shall be submitted to, and be approved  

in writing by, the local planning authority prior occupation of the development [or specified  

phase of development]. 

The content of the LEMP shall include the following: 

a) Description and evaluation of features to be managed. 

b) Ecological trends and constraints on site that might influence management. 

c) Aims and objectives of management. 

d) Appropriate management options for achieving aims and objectives. 

e) Prescriptions for management actions. 

f) Preparation of a work schedule (including an annual work plan capable of being rolled  

forward over a five-year period). 

g) Details of the body or organisation responsible for implementation of the plan. 

h) Ongoing monitoring and remedial measures. 

The LEMP shall also include details of the legal and funding mechanism(s) by which the longterm 
implementation of the plan will be secured by the developer with the management  

body(ies) responsible for its delivery. The plan shall also set out (where the results from  

monitoring show that conservation aims and objectives of the LEMP are not being met) how  

contingencies and/or remedial action will be identified, agreed and implemented so that the  

development still delivers the fully functioning biodiversity objectives of the originally approved  

scheme. The approved plan will be implemented in accordance with the approved details." 

 

Reason: To 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). 

 

13. CONCURRENT WITH RESERVED MATTERS PRIOR TO OCCUPATION: WILDLIFE SENSITIVE  

LIGHTING DESIGN SCHEME  



"A lighting design scheme for biodiversity shall be submitted to and approved in writing by the  

local planning authority. The scheme shall identify those features on site that are particularly  

sensitive for bats and that are likely to cause disturbance along important routes used for  

foraging; and show how and where external lighting will be installed (through the provision of  

appropriate lighting contour plans, lsolux drawings and technical specifications) so that it can  

be clearly demonstrated that areas to be lit will not disturb or prevent bats using their territory.  

All external lighting shall be installed in accordance with the specifications and locations set  

out in the scheme and maintained thereafter in accordance with the scheme. Under no  

circumstances should any other external lighting be installed without prior consent from the  

local planning authority."  

 

Reason: To 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. 

 

 

14. No development approved by this permission shall take place until a Phase 1 Desk  

Study report documenting the ground conditions of the site with regard to potential  

contamination has been submitted to and approved in writing by the Local Planning  

Authority. This report shall adhere to BS10175:2011. 

 

 

 

Reason: To protect human health and the environment. 

 

 

15. Where shown to be necessary by the Phase 1 Desk Study, a Phase 2 Site  

Investigation adhering to BS 10175:2011 shall submitted to and approved in writing  

by the Local Planning Authority. 

 

 



 

Reason: To protect human health and the environment. 

 

 

16. Where shown to be necessary by the Phase 2 Site Investigation a detailed Phase 3  

remediation scheme shall be submitted for approval in writing by the Local Planning  

Authority. This scheme shall detail measures to be taken to mitigate any risks to  

human health, groundwater, and the wider environment. Any works which form part  

of the Phase 3 scheme approved by the local authority shall be completed in full  

before any permitted building is occupied.  

The effectiveness of any scheme shall be demonstrated to the Local Planning  

Authority by means of a validation report (to incorporate photographs, material  

transport tickets and validation sampling), unless an alternative period is approved in  

writing by the Authority. Any such validation should include responses to any  

unexpected contamination discovered during works.  

  

Reason: To protect human health and the environment. 

 

 

 

17. No development shall commence on site until a detailed scheme, informed by an  

assessment of the current noise environment, for protecting the dwellings from the  

external noise environment of the area has been submitted to and approved, in  

writing, by the Local Planning Authority. The scheme itself shall be designed,  

specified and constructed so that the sound insulation performance of the structure  

and the layout of the dwellings are such that the indoor ambient noise levels do not  

exceed the values detailed in Table 4 of BS 8233:2014 and the and that the  

individual noise events do not exceed 45 dB LA,max,F more than 10 times a night.  

Where opening windows will lead to an internal noise level increase of 5 dBA or  

greater above BS 8233:2014 recommended internal levels, the scheme shall include  

provision of alternative mechanical ventilation with minimum performance equivalent  



to a mechanical heat recovery (MVHR) system with cool air bypass as an alternative  

means of cooling and ventilation. Noise from the system should not result in BS8233  

internal levels being exceeded. 

Thereafter, the development shall not be carried out other than in accordance with  

the approved scheme which shall be completed before any part of the  

accommodation hereby approved is occupied, unless the Local Planning Authority  

otherwise agrees in writing. 

 

 

Reason: To ensure future occupiers enjoy a good acoustic environment, in 

accordance with policy ENV10 which requires appropriate noise mitigation and sound  

proofing to noise sensitive development. 

 

 

18. No development shall take place, including any works of demolition, until a  

Construction Method Statement has been submitted to, and approved in writing by  

the local planning authority. The statement shall specify the provisions to be made for  

the control of noise and dust emanating from the site and shall be consistent with the  

best practicable means as set out in the Uttlesford Code of Development Practice.  

 

 

 

 

 

 

 

The approved Statement shall be adhered to throughout the construction period. 

 

REASON: In the interests of the amenity of surrounding locality residential/business  

premises in accordance with Policies GEN1, GEN2, and GEN4 of the Uttlesford  

Local Plan (adopted 2005). 



 

19. A minimum of 5% of the  dwellings  shall be built to Category 2: Wheelchair  Accessible dwellings 
M4 (3) of the Building Regulations 2010 Approved Document M, Volume 1 2015 edition. The 
remainder shall be  built to  Category 2: Accessible and adaptable dwellings M4 (2) of the Building 
Regulations 2010 Approved Document M, Volume 1 2015 edition. 

 

REASON: To ensure compliance with ULP Policy GEN2 (c) of the Uttlesford Local Plan 2005 and the 
subsequent SPD on Accessible Homes and Play space. 


