


4 All mitigation and enhancement measures 
and/or works shall be carried out in 
accordance with the details contained in the 
Ecological Assessment (Ecology Solutions, 
October 2021), Ecology Update and Walkover 
Survey (Ecology Solutions, September 2022) and 
Bat Survey Report (Ecology Solutions, 
November 2021) 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) and in accordance 
with Policy GEN7 of the Adopted Local Plan 
and the National Planning Policy Framework. 

All mitigation and enhancement measures and/or 
works shall be carried out in 
accordance with the details contained in the 
Ecological Assessment (Ecology Solutions, 
October 2021), Ecology Update and Walkover 
Survey (Ecology Solutions, September 2022) and 
Bat Survey Report (Ecology Solutions, November 
2021) 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) and in accordance 
with Policy GEN7 of the Adopted Local Plan and 
the National Planning Policy Framework. 

No change – Jacks Lane Byway to be 
covered separately 



5 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 retained and adjacent Priority 
habitats. 
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. 
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. 

Omitted Not required – CEMP submitted with 
application   



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) and in accordance 
with Policy GEN7 of the Adopted Local Plan 
and the National Planning Policy Framework. 

6 No development shall take place until a Reptile 
Mitigation Strategy addressing the mitigation 
targeting reptiles has been submitted to and 
approved in writing by the local planning 
authority. 
The Reptile Mitigation Strategy shall include the 
following. 
a) Purpose and conservation objectives for the 
proposed works. 
b) Review of site potential and constraints. 
c) Detailed design(s) and/or working method(s) 
to achieve stated objectives. 
d) Extent and location/area of proposed works 
on appropriate scale maps and plans. 
e) Type and source of materials to be used 
where appropriate, e.g. native species of local 
provenance. 
f) Timetable for implementation demonstrating 
that works are aligned with the proposed 
phasing of development. 
g) Persons responsible for implementing the 
works. 
h) Details for monitoring and remedial 
measures. 

No development shall take place until a Reptile 
Mitigation Strategy addressing the mitigation 
targeting reptiles has been submitted to and 
approved in writing by the local planning 
authority. 
The Reptile Mitigation Strategy shall include the 
following. 
a) Purpose and conservation objectives for the 
proposed works. 
b) Review of site potential and constraints. 
c) Detailed design(s) and/or working method(s) to 
achieve stated objectives. 
d) Extent and location/area of proposed works on 
appropriate scale maps and plans. 
e) Type and source of materials to be used where 
appropriate, e.g. native species of local 
provenance. 
f) Timetable for implementation demonstrating 
that works are aligned with the proposed phasing 
of development. 
g) Persons responsible for implementing the 
works. 
h) Details for monitoring and remedial measures. 

No change 



i) Details for disposal of any wastes arising from 
works. 
The Reptile Mitigation Strategy shall be 
implemented in accordance with the approved 
details and all features shall be retained in that 
manner thereafter. 
Reason: To allow the LPA to discharge its 
duties under the Wildlife & Countryside 
Act 1981 (as amended) and s40 of the NERC 
Act 2006 (Priority habitats & species) and in 
accordance with Policy GEN7 of the Adopted 
Local Plan and the National 
Planning Policy Framework. 

i) Details for disposal of any wastes arising from 
works. 
The Reptile Mitigation Strategy shall be 
implemented in accordance with the approved 
details and all features shall be retained in that 
manner thereafter. 
Reason: To allow the LPA to discharge its duties 
under the Wildlife & Countryside 
Act 1981 (as amended) and s40 of the NERC Act 
2006 (Priority habitats & species) and in 
accordance with Policy GEN7 of the Adopted 
Local Plan and the National 
Planning Policy Framework. 

7 A Great Crested Newt Method Statement shall 
be submitted to and approved in writing by the 
local planning authority. This will contain 
precautionary mitigation measures and/or 
works to reduce potential impacts to Great 
Crested Newt during the construction phase. 
The measures and/works shall be carried out 
strictly in accordance with the approved 
details and shall be retained in that manner 
thereafter. 
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) and in accordance with Policy GEN7 
of the Adopted Local Plan and the National 
Planning Policy Framework. 

Prior to commencement, A Great Crested Newt 
Method Statement shall be submitted to and 
approved in writing by the local planning 
authority. This will contain precautionary 
mitigation measures and/or works to reduce 
potential impacts to Great Crested Newt during 
the construction phase. 
The measures and/works shall be carried out 
strictly in accordance with the approved 
details and shall be retained in that manner 
thereafter. 
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) 
and in accordance with Policy GEN7 of the 
Adopted Local Plan and the National Planning 
Policy Framework. 

No trigger – added prior to commencement 



8 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 (where applicable) 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) and in accordance with Policy GEN7 of 
the Adopted Local Plan and the National 
Planning Policy Framework. 

Condition Omitted Covered by Condition 4 



9 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) and in accordance 
with Policy GEN7 of the Adopted Local Plan 
and the National Planning Policy Framework. 

Prior to installation, 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) and in accordance with 
Policy GEN7 of the Adopted Local Plan and the 
National Planning Policy Framework. 

No trigger – added prior to installation 



10 A Landscape and Ecological Management Plan 
(LEMP) shall be submitted to, and be approved 
in writing by, the local planning authority prior 
to the occupation of the 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 long 
term 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.  

A Landscape and Ecological Management Plan 
(LEMP) shall be submitted to, and be approved in 
writing by, the local planning authority prior to 
the occupation of the 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 long 
term 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.  

No change 





2. Environmental 
Health Officer – 
(12.06.23) 

The development hereby permitted shall not 
commence until the measures set out in the     
approved report have been implemented. 
A. Site Characterisation 
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 in-
cludes 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; 

Omitted 
 

Not necessary – See Phase 1 
Preliminary Risk Assessment 
– no further work 
recommended  



(iii) an appraisal of remedial options, and pro-
posal of the preferred option(s). 
B. Site Remediation Scheme 
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. 
C. Remediation Implementation and              
Verification 
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 verifica-
tion 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. 
D. Reporting of Unexpected Contamination 
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. 
E. Long Term Monitoring and Maintenance 
If found to be necessary from the Phase 2        
investigation and remediation scheme, a moni-
toring and maintenance scheme to include 
monitoring the long-term effectiveness of the 
proposed remediation over a period of time to 
be agreed with the Local Planning Authority, 
and the provision of reports on the same must 
be prepared, both of which are subject to the 
approval in writing of the Local Planning 
Authority. 



Following completion of the measures          
identified in that scheme and when the            
remediation objectives have been achieved,    
reports that demonstrate the effectiveness of 
the monitoring and maintenance carried out 
must be produced and submitted to the Local 
Planning Authority.] 

 Environmental 
Health Officer – 
(12.06.23) 

1.Electric vehicle charging points (EVCP) shall be 
provided for 20% of the car parking spaces and 
passive provision shall be made available for the 
remaining 80% of the spaces in the 
development, so that the spaces are capable of 
being readily converted to electric vehicle 
charging points. The location of the EVCP spaces 
and charging points, and a specification for 
passive provision shall be submitted to and 
approved in writing by the local planning 
authority before any of the residential units are 
first brought into use. The EVCP shall thereafter 
be constructed and marked out and the 
charging points installed prior to any of the 
residential units being brought into use and 
thereafter retained permanently to serve the 
vehicles of occupiers. 

Omitted No subject to Building 
Regulation Part S – Not 
required for Planning – All 
dwelling to be provided with 
EV charging 

 Environmental 
Health Officer – 
(12.06.23) 

2. Development shall not commence until a 
Travel Plan has been submitted to the Local 
Planning Authority and approved in writing. The 
approved Travel plan shall be fully implemented 
and maintained thereafter. 

Omitted 
 
 
 
 
 
 
 

Subject to legal undertaking 



 Environmental 
Health Officer – 
(12.06.23) 

3. 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 CEMP shall be consistent with the best 
practicable means as set out in the Uttlesford 
Code of Development Practice. 
All works shall be carried out in accordance with 
the approved CEMP thereafter. 

Omitted  
 

CEMP submitted as part of 
the application - Compliance 



 Place Service 
Archaeology 
(28.04.23) 

1. No development or preliminary groundworks 
of any kind shall take place until a programme 
of archaeological trial trenching 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. 

Omit Compliance with Written 
Scheme of Investigation 

 Place Service 
Archaeology 
(28.04.23) 

2. 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 Part 1 and     
confirmed by the Local Authority archaeological 
advisors. 

Compliance Works to be carried out in 
accordance with the 
approved written scheme of 
investigation 

 Place Service 
Archaeology 
(28.04.23) 

3. A mitigation strategy detailing the excavation 
/ preservation strategy shall be submitted to 
the local planning authority following the     
completion of the archaeological evaluation. 

3. A mitigation strategy detailing the 
excavation / preservation strategy shall be 
submitted to the local planning authority 
following the completion of the 
archaeological evaluation. 

Combine with conditions 
above 

 Place Service 
Archaeology 
(28.04.23) 

4. No development or preliminary groundworks 
can 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. 

4. No development or preliminary ground-
works can commence on those areas          
containing archaeological deposits until the 
satisfactory completion of fieldwork, as de-
tailed in the mitigation strategy, and which 
has been approved in writing by the local 
planning authority. 
 
 
 
 
 
 

Ditto 



 Place Service 
Archaeology 
(28.04.23) 

5. The applicant will 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. 

5. The applicant will 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. 

Ditto 

 ECC Highways – 
(02.06.23) 

No development shall take place, including any 
ground works or demolition, until a                 
Construction Management Plan has been sub-
mitted to, and approved in writing by, the 
local planning authority. The approved plan 
shall be adhered to throughout the construction 
period. The Plan shall provide for; 
I. access for construction 
II. the parking of vehicles of site operatives and 
visitors, 
III. loading and unloading of plant and             
materials, 
IV. storage of plant and materials used in       
constructing the development, 
V. wheel and underbody washing facilities. 
VI. Routing strategy for construction vehicles 
VII. Protection of any public rights of way within 
or adjacent to the site 
VIII. Before and after condition survey to       
identify defects to highway in the vicinity of 
the access to the site and where necessary     
ensure repairs are undertaken at the developer 
expense where caused by developer. 

Omitted  
 

CEMP listed as approved 
document 



 ECC Highways – 
(02.06.23) 

Prior to occupation of the development, the   
access as shown in principle on submitted   
drawing 2007045-SK37 Revision A shall be     
provided, with all details being agreed with the 
Local Planning Authority, and to include but not 
be limited to the following: 
• The provision of a suitable bellmouth access 
with appropriate radii to accommodate the 
swept path of vehicles regularly using the site 
access. 
• Clear to ground visibility splays with dimen-
sions of 2.4 metres by 43 metres to both the 
north and south along Smiths Green. Such ve-
hicular visibility splays shall retained free of any 
obstruction at all times thereafter. 
• Clear to ground visibility splays with dimen-
sions of 2.4 metres by 43 metres to both the 
north and south along Smiths Green at its junc-
tion with the shared use cycleway. Such vehicu-
lar visibility splays shall retained free of any ob-
struction at all times thereafter. 

Prior to occupation of the development, the 
access as shown in principle on submitted 
drawing 2007045-SK37 Revision A shall be 
provided, with all details being agreed with 
the Local Planning Authority, and to include 
but not be limited to the following: 
• The provision of a suitable bellmouth access 
with appropriate radii to accommodate the 
swept path of vehicles regularly using the site 
access. 
• Clear to ground visibility splays with dimen-
sions of 2.4 metres by 43 metres to both the 
north and south along Smiths Green. Such ve-
hicular visibility splays shall retained free of 
any obstruction at all times thereafter. 
• Clear to ground visibility splays with 
dimensions of 2.4 metres by 43 metres to both 
the north and south along Smiths Green at its 
junction with the shared use cycleway. Such 
vehicular visibility splays shall retained free of 
any obstruction at all times thereafter. 

Amendments to be more 
precise 

 ECC Highways – 
(02.06.23) 

Prior to any occupation, payment of a financial 
contribution of £112,000 (indexed linked) shall 
be paid to fund improvements to enhance bus 
services between the development and local 
centres including Bishops Stortford , local 
amenities and/or Stansted Airport improving 
the frequency, quality and/or geographical 
cover of bus routes that serve the site and/or 
local bus infrastructure and/or the design and 
implementation of a cycle route between    
Takeley and Stansted Airport. 

Omitted S106 Agreement 



 ECC Highways – 
(02.06.23) 

Prior to construction, the submission of details 
relating to the improvement of Jacks Lane      
(restricted byway 48/25) from Burgattes Road 
to the point where it joins the proposed       
footway/cycleway link forming part of the      
residential estate shown on drawing General            
Arrangement drawing 
WH202.WST.P1.ZZ.DR.PL.10.01 to make it     
suitable for regular all weather use by             
pedestrians, cyclists and people with mobility 
impairment shall be approved by the Local   
Planning Authority. Such scheme shall include 
but not be limited to full depth construction, 
surfacing, lighting, drainage, signage, ditch 
crossing and measures to prevent use by motor 
vehicles. The scheme shall be subject to          
appropriate ecological assessment and           
mitigation and maintenance plan. No              
construction of any dwelling shall take place   
until the approved scheme is delivered and    
approved maintenance plan is in place. 

Prior to the works being carried out 
construction, the submission of details shall 
be submitted to and approved in writing by 
the Local Planning Authority, relating to the 
improvement of Jacks Lane (restricted byway 
48/25) from Burgattes Road to the point 
where it joins the proposed footway/cycleway 
link forming part of the residential estate 
shown on drawing General Arrangement 
drawing WH202.WST.P1.ZZ.DR.PL.10.01 to 
make it     suitable for regular all weather use 
by pedestrians, cyclists and people with 
mobility impairment shall be approved by the 
Local   Planning Authority. Such scheme shall 
include but not be limited to full depth 
construction, surfacing, lighting, drainage, 
signage, ditch crossing and measures to 
prevent use by motor vehicles. The scheme 
shall be subject to appropriate ecological 
assessment and mitigation and maintenance 
plan. No construction of any dwelling shall 
take place until the approved scheme is 
delivered and approved maintenance plan is 
in place. 

Does not need to be agreed 
prior to the commencement 
of the whole development – 
just the relevant works 
 
Omit from conditions – to 
be included within the legal 
undertaking.  

 ECC Highways – 
(02.06.23) 

Prior to occupation the shared use foot/           
cycleway link shown on drawing General           
Arrangement drawing 
WH202.WST.P1.ZZ.DR.PL.10.01 shall be          
provided to a width of 3.5 metres between the 
above mentioned Jacks Lane improvement 
scheme and Smiths Green. 

Omitted 
 
 
 
 
 
 
 

Added to the legal 
undertaking 



 ECC Highways – 
(02.06.23) 

Development shall not be occupied until such 
time as their associated vehicle parking areas 
indicated on the approved plans, have been 
hard surfaced, sealed and marked out in parking 
bays. The vehicle parking area and associated 
turning area shall be retained in this form at all 
times. The vehicle parking shall not be used for 
any purpose other than the parking of vehicles 
that are related to the use of the development 
unless otherwise agreed with the Local Planning 
Authority. 

Development shall not be occupied until such 
time as their associated vehicle parking areas 
indicated on the approved plans, have been 
hard surfaced, sealed and marked out in 
parking bays. The vehicle parking area and 
associated turning area shall be retained in 
this form at all times. The vehicle parking shall 
not be used for any purpose other than the 
parking of vehicles that are related to the use 
of the development unless otherwise agreed 
with the Local Planning Authority. 

No comments 

 ECC Highways – 
(02.06.23) 

Development shall not be occupied until such 
time as secure, covered, convenient cycle    
parking has been provided been provided in   
accordance with the Essex Parking Standards, 
such parking shall be connected to the           
proposed cycleways by cycleway connections. 

Development shall not be occupied until such 
time as secure, covered, convenient cycle    
parking has been provided been provided in   
accordance with the Essex Parking Standards, 
such parking shall be connected to the           
proposed cycleways by cycleway connections. 

No comments – could 
combine with car parking 
condition above? 

 ECC Highways – 
(02.06.23) 

Prior to occupation of the proposed                 
development, the Developer shall be                
responsible for the provision and                      
implementation of Residential Travel                
Information Pack per dwelling, for sustainable 
transport, approved by Essex County Council, to 
include six one day travel vouchers for use with 
the relevant local transport operator. 

Prior to occupation of the proposed                 
development, the Developer shall be                
responsible for the provision and                      
implementation of Residential Travel                
Information Pack per dwelling, for sustainable 
transport, approved by Essex County Council, 
to include six one day travel vouchers for use 
with the relevant local transport operator. 
 
 
 
 
 
 
 

No comment 



 ECC Flooding – 
(16.03.23) 

No works except demolition shall takes 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: 
• Verification of the suitability of infiltration of 
surface water for the development. 
This should be based on infiltration tests that 
have been undertaken in accordance with BRE 
365 testing procedure and the infiltration      
testing methods found in chapter 25.3 of The 
CIRIA SuDS Manual C753. If a full infiltration 
scheme is not viable, then a hybrid approach 
may be suitable. 
• 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. 
• Demonstrate that all storage features can half 
empty within 24 hours for the 1 in 
30 plus 40% climate change critical storm event. 
• Final modelling and calculations for all areas 
of the drainage system. 
• The appropriate level of treatment for all run-
off leaving the site, in line with the 
Simple Index Approach in chapter 26 of the 
CIRIA SuDS Manual C753. The subbase 

Omitted Detail provided in the Flood 
Risk Assessment 



depth of the permeable paving should be mini-
mum 300mm. 
• Detailed engineering drawings of each compo-
nent of the drainage scheme. 
• A final drainage plan which details exceed-
ance and conveyance routes, FFL and 
ground levels, and location and sizing of any 
drainage features. 
• An updated drainage strategy incorporating 
all of the above bullet points including matters 
already approved and highlighting any changes 
to the previously approved strategy. 
The scheme shall subsequently be implemented 
prior to occupation. 

 ECC Flooding – 
(16.03.23) 

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. 

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. 

No comments 

 ECC Flooding – 
(16.03.23) 

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. 

Omitted Set out in Section 6 of the 
FRA 



 ECC Flooding – 
(16.03.23) 

The applicant or any successor in title must 
maintain yearly logs of maintenance which 
should be carried out in accordance with any 
approved Maintenance Plan. These must be 
available for inspection upon a request by the 
Local Planning Authority. 

Omitted Not necessary  

 MAG 
Safeguarding 
(20.12.23) 

During demolition & construction robust 
measures must be taken to control dust and 
smoke clouds. 
Reason: Flight safety – dust and smoke are haz-
ardous to aircraft engines; dust and smoke 
clouds can present a visual hazard to pilots and 
air traffic controllers. 

Omit condition Already included in the 
CEMP 

 MAG 
Safeguarding 
(20.12.23) 

No landscaping development to take place until 
a detailed planting plan is submitted for          
approval to the LPA in consultation with the 
aerodrome safeguarding authority for Stansted 
Airport. 
Reason: Flight safety – Birdstrike risk avoidance; 
to prevent any increase in the number of        
hazardous birds in the vicinity of Stansted       
Airport (STN) that would increase the risk of a 
Birdstrike to aircraft using STN. 

No landscaping development to take place 
until a detailed planting plan is submitted for          
approval to the LPA in consultation with the 
aerodrome safeguarding authority for 
Stansted Airport. 
Reason: Flight safety – Birdstrike risk 
avoidance; to prevent any increase in the 
number of hazardous birds in the vicinity of 
Stansted Airport (STN) that would increase 
the risk of a Birdstrike to aircraft using STN. 

No comments 

 MAG 
Safeguarding 
(20.12.23) 

Notwithstanding the provision of the Town and 
Country Planning (General Permitted                
Development) (England) Order 2015 (or any    
Order revoking or re-enacting that Order), all 
exterior lighting shall be capped at the            
horizontal with no upward light spill. 
Reason: In the interests of flight safety and to 
prevent distraction and confusion to pilots      
using Stansted Airport. 

Notwithstanding the provision of the Town 
and Country Planning (General Permitted                
Development) (England) Order 2015 (or any    
Order revoking or re-enacting that Order), all 
exterior lighting shall be capped at the            
horizontal with no upward light spill. 
Reason: In the interests of flight safety and to 
prevent distraction and confusion to pilots      
using Stansted Airport. 

No comments 



 MAG 
Safeguarding 
(20.12.23) 

Notwithstanding the provision of the Town and 
Country Planning (General Permitted               
Development) (England) Order 2015 (or any   
Order revoking or re-enacting that Order) no   
reflective materials other than clear or obscure 
glass, including solar PV panels, shall be added 
to the building without the express consent of 
the local planning authority. An aviation        
perspective Glint & Glare assessment may be 
needed. 
Reason: Flight safety - to prevent ocular hazard 
and distraction to pilots using STN. 

Notwithstanding the provision of the Town 
and Country Planning (General Permitted               
Development) (England) Order 2015 (or any   
Order revoking or re-enacting that Order) no   
reflective materials other than clear or ob-
scure glass, including solar PV panels, shall be 
added to the building without the express 
consent of the local planning authority. An 
aviation perspective Glint & Glare assessment 
may be needed. 
Reason: Flight safety - to prevent ocular hazard 
and distraction to pilots using STN. 

No comments 

 

 


