
 
Environmental Health Consultee Comments for Planning  
 
 
Application Number: UTT/23/1970/PINS  

PINS reference:S62A/2023/0022 

 
PROPOSAL: Planning permission for partial demolition of the existing Track Transit 
System and full demolition of 2 no. skylink walkways and the bus-gate building. 
Construction of a 3 bay extension to the existing passenger building, baggage 
handling building, plant enclosure and 3 no. skylink walkways and associated 
hardstanding. 
 
LOCATION: Land at London Stansted Airport Bassingbourn Road Stansted Essex 
 
 
Lead Consultee 
 
Name:  J Mann 
Title:     Senior Environmental Health Officer 
Tel:         
Email:  
 
Date:   30 August 2023 
 
Comments  
 
I have considered the application and have the following comments: 
 
It is noted that Planning Permission has already been granted for expansion 
of the airport to 43 million passengers per annum and a maximum of 274 000 
aircraft movements in 12 months under UTT/18/0460/Ful granted on appeal 
ref APP/C1570/W/20/3256619.  
 
Section 1.5 of the Planning Statement says. 
 

 
“In anticipation of passenger numbers rising steadily to those limits over the 
coming years, the proposed terminal extension would be the physical means 
of accommodating and processing the passenger volumes already approved. 
It follows that the application proposal will not result in any change to the 
associated environmental effects of airport operations that a rise in passenger 
numbers and air movements would create. Any potential effects arising from 
the proposed terminal development would be limited to the impact of the 
building itself, rather than the consequences of its operations within that 
building. “ 
 
It is in this context that the application has been considered. 
 
 
 



Land Contamination 
 
 The site has been used for industrial purposes with infilled land etc. It is 
imperative to ensure that any contamination risks that may be present on site are 
identified, assessed and where necessary remediated to a suitable standard. The 
applicant has submitted a Preliminary Risk Assessment Report dated July 2023 
and a Contamination Desk Based Assessment by Mott McDonald dated July 
2023 this service is in agreement with the findings and recommendations for 
further intrusive investigations in section 6 of the Desk Based Assessment.  
 
I would recommend that the following conditions are attached to any planning 
consent granted for the application as proposed. 
 

 
1. Land Contamination  

 
The following works shall be conducted by competent persons and in accordance 
with the Essex Contaminated Land Consortium’s ‘Land Affected by 
Contamination: Technical Guidance for Applicants and Developers’ and The 
Environment Agency Land Contamination Risk Management (LCRM) and other 
current guidance deemed authoritative for the purposes. 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 may include 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).  
 
• 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 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.  
 
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 monitoring 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.  
 
Reason  
To ensure that the proposed development does not cause harm to human health, 
the water environment and other receptors in accordance with Policy GEN2, 
ENV12 and ENV14 of the Uttlesford Local Plan (adopted 2005). 
 

 
Noise 
 



 The proposed development introduces new plant, an electricity substation 
and air source heat pumps. The application does not include information 
regarding potential noise impacts from these additional noise sources. Whilst 
it is acknowledged that aircraft noise is likely to be dominant, some plant can 
have low frequency tones or other characteristics that may cause significant 
noise impacts. I would therefore advise that the following conditions are 
attached to any permission granted ; 
 
 Plant noise  
For the development hereby approved, prior to the installation of any plant, 
machinery or equipment the details of such shall be submitted to and approved in 
writing by the Local Planning Authority.  
A noise impact assessment must also accompany the submission and include 
noise emissions from the equipment and any mitigation measures to be 
incorporated. The sound levels shall be assessed in accordance with 
BS4142:2014+A1 2019 (Or latest equivalent version). The sound emitted must be 
measured (or calculated if measurement is not possible) at 1.0m from the facade 
of all residential premises to demonstrate that the sound emitted by the 
cumulative operation of all external building services plant and equipment hereby 
permitted does not exceed 5db below the background noise level at any time 
when the plant is operating. The noise survey must include reference to 
measured background noise level at monitoring locations and times agreed by 
the Local Planning Authority. Measurement parameters must include the LA90, 
LAeq, LA Max and frequency analysis.  
Any scheme of mitigation shall be implemented in accordance with the approved 
details and it shall be retained in accordance with those details thereafter.  
Should the plant and equipment fail to comply with this condition at any time, it 
shall be switched off and not used again until it is able to comply. The use of the 
equipment must not commence or re-commence until a fully detailed noise 
survey and report has been submitted to and approved in writing by the Local 
Planning Authority and approved mitigation measures have been implemented. 
The plant and equipment shall be serviced regularly in accordance with 
manufacturer’s instructions and as necessary to ensure that the requirements of 
the condition are maintained at all times.  
 
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). 
 
2. Prior to development commencing for the Electricity Sub Station hereby 
approved a noise impact assessment must be conducted by a competent person 
to assess the potential noise impact of the substation on noise sensitive receptors 
(e.g. hotel, residential, nursery). Noise from the substation shall be in assessed in 
accordance with BS4142:2014+A1 2019 and any other relevant published 
procedure or assessment method (subject to local authority approval). Particular 
attention shall be given to directional and low frequency impact at times of low 
background levels.  
If required, a mitigation scheme to control noise from the substation shall be 
submitted for written approval. The works shall be carried out in accordance with 
the approved report shall be retained as such thereafter.  
 



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). 
 
Odours 
  
The final proposal may include commercial kitchens and units that require fume 
extraction which could lead to odour complaints from nearby residents if not 
mitigated adequately, therefore this service recommends the following condition: 
  
Prior to installation, details of any equipment required for the extraction of fumes 
and/or odours shall be submitted to and approved by the local planning authority 
in writing prior to installation. The details submitted shall include specifications of 
all fans, odour control and outlet height and location, acoustic performance, and a 
maintenance schedule. Thereafter the equipment shall be implemented in 
accordance with the approved details. 
 
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). 
 
 
Construction impacts 
 
This development has the potential to cause noise and dust impacts on 
surrounding residential properties and conditions are recommended to protect the 
amenity of existing residential properties close to the site: 
 
1. 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 Environmental Code of Development Practice.  
All works shall be carried out in accordance with the approved CEMP thereafter. 
  



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 
 
External Lighting  
 
It is essential to ensure that any external lighting is properly designed and 
installed to avoid any adverse impacts on residential neighbours from 
obtrusive/spill-over light, or glare. The following condition is therefore 
recommended to secure this:  
 
1. 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.  
 
The lighting scheme shall conform to The Institution of Lighting Engineers 
Guidance for the Reduction of Obtrusive Light – Table 1 criteria and any other 
suitable lighting standards.  
 
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). 

 
Informatives  
 
Asbestos:  
 
Under the Control of Asbestos Regulations, a refurbishment and demolition 
survey is required before the demolition of any buildings which may contain 
asbestos, and any asbestos found must be safely removed by a trained 
contractor before work commences. All asbestos removed in relation to this 
development shall be done in full consultation with the Health & Safety Executive 
using a licenced contractor. Contractor details and asbestos disposal records 
(waste transfer notes) should be submitted to the council upon completion to 
prevent the asbestos from being buried on site during construction.  
 
Sewage Plants:  
 
All small sewage discharges must either meet the Environment Agency’s general 
binding rules or have an Environmental Permit. The rules may be found at 
https://www.gov.uk/guidance/general-binding-rules-small-sewage-discharge-to-a-
surface-water 




