
 Conditions 

 

1 Approval of the details of layout ( including  internal 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 plans:  . INSERT PLAN NOS 

 

REASON: To ensure the development reflects and maintains the 

character of the surrounding locality and the street scene in accordance 

with Policies S7, S8, GEN2, ENV2 of the Uttlesford Local Plan 2005 and 

the National Planning Policy Framework 2021. 

  

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

until a programme of archaeological  investigation has been  secured  in 

accordance with Written Scheme of Investigation  ( WSI) which  has been  

submitted   to , and approved  in writing  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. 

  

6 

 

No development or preliminary groundworks shall commence until the  

completion of the programme or archaeological evaluation identified  in 

the WSI defined in  condition 5 and confirmed by the local planning  

authority in conjunction with its  archaeological advisors. 

  

 

.  
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A mitigation strategy detailing the excavation/preservation strategy shall 

be submitted to the local planning authority following the completion of the  

archaeological evaluation.  

 

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 2021. 

 

 

No development or preliminary groundworks shall  commence on those 

areas containing archaeological deposits until the satisfactory completion 

of fieldwork, as detailed in the mitigation strategy, and which has been 

approved  in writing  by the local planning authority through its historic 

environment advisors.  

 

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 2021. 

 

  

9 

 

 

 

 

 

 

 

 

The developer shall  submit to the local planning authority a post-

excavation assessment  which  has been  approved  in writing by the Local 

Planning Authority. This  shall be  done within  6  months  of the  date of 

completion of the archaeological fieldwork unless otherwise agreed in 

writing by  the Local 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. 
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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 

 

No  residential development shall take place until a robust and detailed  

scheme, including internal layout and ventilation measures, for protecting 

the proposed dwellings from noise from road traffic and other sources has 

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

The scheme shall ensure that reasonable internal and external noise 

environments are achieved in accordance with the provisions of 

BS8233:2014 and BS4142:2014. 

 

The internal ambient noise levels shall not exceed the guideline values in  

BS8233:2014 Table 4.  

 

07:00 to 23:00 

Resting - Living room 35 dB LAeq,16hour  

Dining - Dining room/area 40 dB LAeq,16hour  

Sleeping/Daytime Resting - Bedroom 35 dB LAeq,16hour  

23:00 to 07:00  

Sleeping/Night-time Bedroom 35 dB LAeq,8hour 

 

Where necessary a scheme for prior approval for alternative means of  

ventilation and air cooling and heating is required in writing to demonstrate  

that: 

Noise from the system will not present an adverse impact on occupants 

The alternative means of ventilation will enable optimum living conditions 

for heating and cooling in all weather and with reference to climate change  

predictions and as a minimum must comply with Building Regulation 

approved document F. 

The alternative means of ventilation shall be maintained thereafter. 

The dwellings shall not be occupied until such a scheme has been  

implemented in accordance with the approved details, and shown to be  

effective, and it shall be retained in accordance with those details 

thereafter. 

 

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

in accordance with policy ENV10 of the Uttlesford Local Plan 2005 which 

requires appropriate noise mitigation and sound proofing to noise 

sensitive development. 
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Details  to be approved : 

The development  shall not  commence  until the  following details have 

been  submitted  to and approved in writing by  the Local Planning 

Authority :- 

 

External areas should be designed and located to  

ensure that they are protected on all boundaries as to not exceed 50  

dBLAeq,16hr. If a threshold level relaxation to 55 dBLAeq,16hr is required 

for external areas full justification and explanation should be provided. 

 

 

Thereafter  the approved measures shall be  implemented  in full  prior to 

the  occupation of  any dwelling  and , to  the  satisfaction  of the Local 

Planning Authority . 

 

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

in accordance with policy ENV10 of the Uttlesford Local Plan 2005 which 

requires appropriate noise mitigation and sound proofing to noise 

sensitive development 

 

 

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 Ecological Assessment 

Rev C (SES, July 2022), Biodiversity Net Gain Design Stage Report (SES, 

August 2022) and Lighting Strategy REV P01 (MMA Lighting  

Consultancy, June 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 Local Planning Authority 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 PRIOR TO COMMENCEMENT: CONSTRUCTION ENVIRONMENTAL 

MANAGEMENT PLAN FOR BIODIVERSITY 



“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) 

to include the protection of Stansted Brook and Priority habitats within 

50m of site. 

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 Local 

Planning Authority  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). 

 

  

 

 

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, but not be limited to, the following and include the dust mitigation 

measures detailed and listed in Table B.7 of the submitted Air Quality 

Assessment REPORT REF - 2008170-08A dated July 2022report.  



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. 

All works shall be carried out in accordance with the approved CEMP  

thereafter. interests of highway safety and the control of environmental  

impacts 

REASON: In the . interests of highway safety and the control of 

environmental impacts. 

 

14 Any air source heat pumps to be installed at the  dwellings shall be 

specified and designed, enclosed, or otherwise attenuated to ensure that 

noise resulting from its operation shall not exceed the existing background 

noise level inclusive of any penalty for tonal, impulsive, or other distinctive 

acoustic characteristics when measured or calculated according to the 

provisions of BS4142:2014  

 

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. 

  

15 

 

 

 

 

 

 

 

No dwelling shall be occupied until it has  been  provided with a fully 

operational  electric vehicle charging point .  

 

REASON: The requirement of the charging points are required to mitigate 

the harm for poor air quality due to the increase in vehicle in accordance 

with Policy ENV13 of the Adopted Local Plan and the NPPF.  
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No  individual dwelling  shall be  occupied  until :- 

(i) any  garage  and /or  parking space  associated  with that 

dwelling  has been  provided  with a fully operational  electric  

vehicle charge point 

(ii) Secure, convenient, covered storage for motorised and non 

motorised cycles has been  provide for  that dwelling   

 

REASON: To  mitigate against the cumulative  harm from  poor air quality 

due to the increase in vehicle  emissions in accordance with Policy ENV13 

of the Adopted Local Plan and the NPPF. 

 

 

 

 

No  dwelling  shall be  occupied  until :- 

 

(i) Safe and direct pedestrian and cycle access to Elsenham 

Station has been  provided in full  accordance with  details  that 

shall first be  submitted to the Local Planning Authority  for their  

written approval .  

(ii) Residential and school travel plans aimed at promotion of 

sustainable modes of transport have  been   fully implemented  

in  accordance  with  details  that  shall first  be submitted  to 

the Local Planning Authority  for their  written approval.  

 

REASON: To  mitigate against the cumulative  harm from  poor air 

quality due to the increase in vehicle  emissions in accordance with 

Policy ENV13 of the Adopted Local Plan and the NPPF. 

 

 

 

 

 

 

 

No development other than that required to be carried out as part of an  

approved scheme of remediation shall take place until an assessment  

of the nature and extent of contamination has been submitted to and  

approved in writing by the Local Planning Authority. This assessment  

must be based on findings of the Richard Jackson Engineering  

Consultants ref 61207 dated March 2021 and shall assess any  

contamination on the site, including ground gas, whether or not it  



originates on the site, and must be conducted in accordance with  

DEFRA and the Environment Agency's "Model Procedures for the  

Management of Land Contamination, CLR11". 

2. If found to be necessary from the findings of the risk assessment, a  

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

the intended use by removing unacceptable risks to receptors shall be  

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, and a 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. 

3. The remediation scheme shall be implemented in accordance with the  

approved timetable of works prior to the commencement of  

development (other than that required to carry out the remediation)  

unless otherwise agreed by the local planning authority. Within 2  

months of the completion of measures identified in the approved  

remediation scheme, a validation report to demonstrate the  

effectiveness of the remediation carried out must be to and approved in  

writing by the Local Planning Authority. 

4. If, during development, contamination not previously identified is found  

to be present at the site, it must be reported immediately to the Local  

Planning Authority and work halted on the part of the site affected by  

the unexpected contamination. No further development (unless  

otherwise agreed in writing with the local planning authority) shall be  

carried out until the developer has carried out a full assessment of the  

extent of the contamination. Where remediation is necessary, a  

remediation scheme shall be provided detailing how this unsuspected  

contamination shall be dealt with. The details shall be submitted to and  

approved in writing by the local planning authority Following completion  

of measures identified in the approved remediation scheme, a  

validation report must be submitted to and approved in writing by the  

Local Planning Authority 

 

 

 

 

 

 

 

 

 



 

 

  

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

approved development, it shall be reported in writing immediately to the 

Local Planning Authority. An investigation and risk assessment shall then 

be undertaken by a competent person, in accordance with 'Model 

Procedures for the Management of Land Contamination, CLR 11'. A 

written report of the findings should be forwarded for approval to the Local 

Planning Authority. Following completion of remedial measures, a 

verification report shall be prepared that demonstrates the effectiveness 

of the remediation carried out.  

 

No part of the development should be occupied until all remedial and 

validation works are approved in writing by the local planning authority.  

 

REASON: To protect human health and to ensure that no future 

investigation is required under Part 2A of the Environmental Protection 

Act 1990 and in the interest of human health in accordance with Policy 

ENV14 of the Adopted Local Plan and the NPPF.  

  

  

  

  

  

  

  

  

  

  

  

  

  

  

  

  

 

 

 

  
 


