
UTTLESFORD DISTRICT COUNCIL 
 
Council Offices, London Road, Saffron Walden, Essex CB11 4ER 
Telephone (01799) 510510 
Textphone Users 18001 
Email uconnect@uttlesford.gov.uk  Website www.uttlesford.gov.uk 
 
 

 

1 
 

 
Inquiries and Major Casework  
The Planning Inspectorate 
Room 3/J Kite Wing, Temple Quay 
House  
2 The Square, Temple Quay  
Bristol 
BS1 6PN 

19 December 2023 

Your ref: S62A/2023/0023 

Our ref: UTT/23/2193/PINS 

 Please ask for Mr Avgerinos Vlachos on  
Email:  

  
 
Dear Sir/Madam, 
 
LOCATION: LAND AT EASTFIELD STABLES MAY WALK, ELSENHAM 

ROAD, STANSTED, ESSEX 
PROPOSAL: CONSULTATION ON S62A/2023/0023 – PROPOSED ERECTION 

OF 5 NO. RESIDENTIAL DWELLINGS AND ASSOCIATED 
INFRASTRUCTURE 

 
Without prejudice to the Planning Committee’s resolution on the 22nd November 
2023 to recommend refusal of the application to the Planning Inspectorate, the 
Council would kindly request the Inspector to consider the following conditions if 
minded to approve the development: 
 
1 The development hereby permitted shall be begun before the expiration of 3 

years from the date of this decision. 
 
REASON: To comply with the requirements of Section 91 of the Town and 
Country Planning Act 1990 as amended by Section 51 of the Planning and 
Compulsory Purchase Act 2004. 

  
2 The development hereby permitted shall be carried out in accordance with the 

approved plans as set out in the Schedule. 
 
REASON: For the avoidance of doubt as to the nature of the development 
hereby permitted, to ensure development is carried out in accordance with the 
approved application details, to ensure that the development is carried out with 
the minimum harm to the local environment, in accordance with the Policies of 
the Uttlesford Local Plan (adopted 2005) as shown in the Schedule of Policies. 

  
3 Prior to commencement of the development hereby approved, a detailed noise 

protection scheme (NPS), informed by an assessment of the current noise 
environment, shall be submitted to and approved in writing by the Local Planning 
Authority. 
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The NPS shall be designed, specified and constructed so that the sound 
insulation performance of the structures and the layout of the dwellings hereby 
approved are such that the indoor ambient noise levels do not exceed the values 
detailed in Table 4 of British Standard 8233:2014 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 British Standard 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 British Standard 8233:2014 internal levels 
being exceeded. 
 
Thereafter, the approved NPS shall be fully implemented prior to occupation of 
the dwellings hereby approved and shall be retained as such at all times unless 
otherwise agreed in writing by the local planning authority. 
 
REASON: To safeguard residential amenities, in accordance with the adopted 
Uttlesford Local Plan Policies GEN2, ENV10, ENV11, and the National Planning 
Policy Framework (2023). 

  
4 Prior to commencement of the development hereby approved, a Construction 

Method Statement (CMS) shall be 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. Thereafter, the approved CMS shall be adhered to throughout the 
construction period. 
 
REASON: To safeguard residential amenities, in accordance with the adopted 
Uttlesford Local Plan Policies GEN2, GEN4, ENV10, ENV11, and the National 
Planning Policy Framework (2023). 

  
5 (a) Prior to commencement of the development hereby approved, a Written 

Scheme of Investigation (WSI), to secure a programme of archaeological 
investigation, shall be submitted to and approved in writing by the local planning 
authority. Thereafter, the programme of archaeological investigation shall be 
undertaken in accordance with the approved WSI. 

 

(b) Prior to commencement of the development hereby approved, the 
programme of archaeological investigation identified in the Written Scheme of 
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Investigation (WSI) shall be completed. 

 

(c) Following completion of the archaeological investigation and within six (6) 
months from that completion, a post excavation assessment shall be submitted 
to the Local Planning Authority. The post excavation analysis shall be completed 
when a full site archive and report is deposited at the local museum and a 
publication report is submitted to the local planning authority. 

 

REASON: To preserve potential archaeological remains, in accordance with the 
adopted Uttlesford Local Plan Policy ENV4, and the National Planning Policy 
Framework (2023). 

  
6 Prior to commencement of the development hereby approved, a Construction 

Management Plan (CMP) shall be submitted to and approved in writing by the 
local planning authority. The approved CMP shall be adhered to throughout the 
construction period and shall provide for the following all clear of the highway: 

i. Safe access into the site; 

ii. No use of May Walk by construction traffic; 

iii. The parking of vehicles of site operatives and visitors; 

iv. Loading and unloading of plant and materials; 

v. Storage of plant and materials used in constructing the development; 

vi. Wheel and underbody washing facilities. 

 

REASON: To ensure that on-street parking of these vehicles in the adjoining 
streets does not occur and to ensure that loose materials and spoil are not 
brought out onto the highway in the interests of highway safety, in accordance 
with the adopted Uttlesford Local Plan Policies GEN1, GEN8, the adopted 
Uttlesford Local Residential Parking Standards (2013), the adopted Essex 
County Council Parking Standards: Design and Good Practice (2009), and the 
National Planning Policy Framework (2023). 

  
7 Prior to commencement of the development hereby approved, a scheme to 

minimise the risk of offsite flooding caused by surface water run-off and 
groundwater during construction works and prevent pollution shall be submitted 
to and approved in writing by the local planning authority. Thereafter, the scheme 
shall be implemented as approved. 
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REASON: To prevent flooding on site or elsewhere, in accordance with policy 
GEN3 of the adopted Uttlesford Local Plan (2005), and the National Planning 
Policy Framework (2021). 

  
8 Prior to any works above slab level, details of all hard and soft landscaping shall 

be submitted to and approved in writing by the local planning authority. 
Thereafter, the development shall be carried out in full accordance with the 
approved details prior to occupation of the development hereby approved. 

 
The landscaping details to be submitted shall include: 

a) proposed finished levels (earthworks to be carried out); 

b) means of enclosure of the land (boundary treatments); 

c) hard surfacing and other hard landscape features and materials; 

d) existing trees, hedges or other soft features to be retained; 

e) details of planting or features, including specifications of species, sizes, 
planting centres, number and percentage mix; 

f) details of siting and timing of all construction activities to avoid harm to all 
nature conservation features; 

g) management and maintenance details. 

 
All planting, seeding or turfing and soil preparation comprised in the above 
details of landscaping shall be carried out in the first planting and seeding 
seasons following the occupation of the buildings, the completion of the 
development, or in agreed phases whichever is the sooner, and any plants which 
within a period of five years from the completion of the development die, are 
removed or become seriously damaged or diseased shall be replaced in the next 
planting season with others of similar size and species, unless the local planning 
authority gives written consent to any variation. All landscape works shall be 
carried out in accordance with the guidance contained in British Standards, 
unless otherwise agreed in writing by the local planning authority. 

 
REASON: To preserve the character and appearance of the area, to preserve 
the significance of heritage assets, and to safeguard residential amenities, in 
accordance with the adopted Uttlesford Local Plan Policies S7, GEN2, GEN4, 
ENV1, ENV2, the Essex Design Guide, and the National Planning Policy 
Framework (2023). 
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9 Prior to any works above slab level, 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, shall be submitted 
to and approved in writing by the local planning authority. 
 
The scheme should include but not be limited to: 
• Infiltration testing results should be provided in addition to the bore hole testing. 
• Final modelling and calculations for all areas of the drainage system. 
• A final drainage plan which details exceedance and conveyance routes, first 
floor levels and ground floor levels, and location and sizing of any drainage 
features. 
• A written report summarising the final strategy and highlighting any minor 
changes to the approved strategy. 
 
The approved detailed surface water drainage scheme shall subsequently be 
implemented prior to occupation of the development hereby approved. 
 
REASON: (a) To prevent flooding by ensuring the satisfactory storage 
of/disposal of surface water from the site. (b) To ensure the effective operation of 
SuDS features over the lifetime of the development. (c) To provide mitigation of 
any environmental harm which may be caused to the local water environment by 
the development hereby approved. (d) Failure to provide the above required 
information before commencement of works may result in a system being 
installed that is not sufficient to deal with surface water occurring during rainfall 
events and may lead to increased flood risk and pollution hazard from the site, in 
accordance with policy GEN3 of the adopted Uttlesford Local Plan (2005), and 
the National Planning Policy Framework (2021). 

  
10 Prior to any works above slab level, a schedule of the types and colours of the 

materials (including photographs) to be used in the external finishes shall be 
submitted to and approved in writing by the local planning authority. Thereafter, 
the development shall be implemented in full accordance with the approved 
materials. 
 
REASON: To preserve the character and appearance of the area, and to ensure 
the development is visually attractive, in accordance with policies S7, GEN2 of 
the adopted Uttlesford Local Plan (2005), the Essex Design Guide, and the 
National Planning Policy Framework (2023). 

  
11 Prior to occupation of the development hereby approved, cycle parking shall be 

provided in accordance with the Essex Planning Officers’ Association parking 
standards. Thereafter, the cycle parking facilities shall be secure, convenient, 
covered and shall be retained as such at all times. 
 
REASON: To ensure appropriate cycle parking is provided in the interest of 
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highway safety and amenity, in accordance with the adopted Uttlesford Local 
Plan Policies GEN1, GEN8, the adopted Uttlesford Local Residential Parking 
Standards (2013), the adopted Essex County Council Parking Standards: Design 
and Good Practice (2009), and the National Planning Policy Framework (2023). 

  
12 Prior to occupation of the development hereby approved, a fully wired and 

connected electric vehicle charging point shall be provided on site for each 
dwelling. Thereafter, the charging points shall be maintained as such at all times. 
 
REASON: To encourage the use of electric vehicles for better air quality, in 
accordance with paragraph 107 of the National Planning Policy Framework 
(2023). 

  
13 Prior to occupation of the development hereby approved, the vehicular access 

shall be constructed at right angles to the highway boundary and to the existing 
carriageway and as shown on the approved drawing (reference 
ES/12/05/20/001), to include but not limited to, two 2-metre wide footways, a 5.5 
metre carriageway width with appropriate radii to accommodate the swept path 
of all vehicles regularly accessing the site. Thereafter, the access shall be 
retained as such at all times unless otherwise agreed in writing by the local 
planning authority. 
 
REASON: To ensure that vehicles can enter and leave the highway in a 
controlled manner in the interest of highway safety, in accordance with the 
adopted Uttlesford Local Plan Policies GEN1, GEN8, the adopted Uttlesford 
Local Residential Parking Standards (2013), the adopted Essex County Council 
Parking Standards: Design and Good Practice (2009), and the National Planning 
Policy Framework (2023). 

  
14 Prior to occupation of the development hereby approved, the internal road shall 

lead to a size 3 turning head with an appropriate arrangement that prohibits 
vehicular access to May Walk - public bridleway no. 25 (Stansted Mountfitchet). 
 
REASON: To provide adequate inter-visibility between vehicles using the access 
and those in the existing public highway in the interests of highway safety, in 
accordance with the adopted Uttlesford Local Plan Policies GEN1, GEN8, the 
adopted Uttlesford Local Residential Parking Standards (2013), the adopted 
Essex County Council Parking Standards: Design and Good Practice (2009), 
and the National Planning Policy Framework (2023). 

  
15 Prior to occupation of the development hereby approved, the vehicle parking and 

turning areas indicated on the approved plans shall be provided. Thereafter, the 
vehicle parking and turning areas shall be retained as such at all times. 
 
REASON: To ensure that appropriate parking and turning is provided in the 
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interests of highway safety, in accordance with the adopted Uttlesford Local Plan 
Policies GEN1, GEN8, the adopted Uttlesford Local Residential Parking 
Standards (2013), the adopted Essex County Council Parking Standards: Design 
and Good Practice (2009), and the National Planning Policy Framework (2023). 

  
16 Prior to occupation of the development hereby approved, the developer shall be 

responsible for the provision and implementation of a Residential Travel 
Information Pack (per dwelling) for sustainable transport to include six one day 
travel vouchers for use with the relevant local public transport operator. 
 
REASON: In the interests of reducing the need to travel by car and promoting 
sustainable development and transport, in accordance with ULP Policies GEN1, 
GEN8 and with the Uttlesford Local Residential Parking Standards (2013), the 
Essex County Council Parking Standards: Design and Good Practice (2009), 
and the National Planning Policy Framework (2023). 

  
17 Prior to occupation of the development hereby approved, 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, shall be submitted to and agreed in writing by the Local 
Planning Authority. 
 
If any part of the site will be maintained by a maintenance company, details of 
long-term funding arrangements should be provided. 
 
REASON: To prevent flooding on site or elsewhere, in accordance with policy 
GEN3 of the adopted Uttlesford Local Plan (2005), and the National Planning 
Policy Framework (2021). 

  
18 Prior to its first beneficial use, the access at its centre line shall be provided with 

a clear to ground visibility splay with dimensions of 2.4 metres by 120 metres in 
both directions, as measured from and along the nearside edge of the 
carriageway. Such vehicular visibility splays shall be provided before the access 
is first used by vehicular traffic and retained free of any obstruction at all times. 
 
REASON: To provide adequate inter-visibility between vehicles using the access 
and those in the existing public highway in the interests of highway safety, in 
accordance with the adopted Uttlesford Local Plan Policies GEN1, GEN8, the 
adopted Uttlesford Local Residential Parking Standards (2013), the adopted 
Essex County Council Parking Standards: Design and Good Practice (2009), 
and the National Planning Policy Framework (2023). 

  
19 Prior to first use, 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 
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Local Planning Authority. Thereafter, only the details thereby approved shall be 
implemented. 
 
REASON: To safeguard residential amenities, in accordance with the adopted 
Uttlesford Local Plan Policies GEN2, GEN4, and the National Planning Policy 
Framework (2023). 

  
20 Notwithstanding the provisions 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, in accordance with the adopted 
Uttlesford Local Plan Policy GEN5, and the National Planning Policy Framework 
(2023). 

  
21 No dust/smoke clouds and pools/ponds of water shall occur or be created on or 

above the site. No airborne debris shall be created on or blown from the site from 
any waste materials. Notwithstanding the provisions of the Town and Country 
Planning (General Permitted Development) (England) Order 2015 (or any Order 
revoking or re-enacting that Order), no reflective materials (such as solar panels) 
shall be added to the building without the express consent in writing by the local 
planning authority. 
 
REASON: In the interests of flight safety, in accordance with the adopted 
Uttlesford Local Plan Policy GEN5, and the National Planning Policy Framework 
(2023). 

  
22 If during any site investigation, excavation, engineering or construction works 

evidence of land contamination is identified, the applicant/developer shall notify 
immediately and in writing the Local Planning Authority. Any land contamination 
identified shall be remediated to the satisfaction of the local planning authority 
prior to occupation of the development hereby approved to ensure that the site is 
made suitable for its end use. 
 
REASON: To ensure the development will not harm human health, the water 
environment and other receptors, in accordance with the adopted Uttlesford 
Local Plan Policies GEN2, ENV14, and the National Planning Policy Framework 
(2023). 

  
23 The development hereby permitted shall be provided in accordance with the 

guidance in Approved Document S 2021 and shall be built in accordance with 
Optional Requirement M4(2) (Accessible and adaptable dwellings) of the 
Building Regulations 2010 Approved Document M, Volume 1 2015 edition. 
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REASON: To ensure compliance with the adopted Uttlesford Local Plan Policy 
GEN2, and the adopted Supplementary Planning Document ‘Accessible Homes 
and Playspace’. 

  
24 Any gates provided at the vehicular access shall be inward opening only and 

shall be set back a minimum of 6 metres from the back edge of the carriageway. 
Thereafter, the gates shall be retained as such in perpetuity. 
 
REASON: To enable vehicles using the access to stand clear of the carriageway 
whilst gates are being opened and closed in the interest of highway safety, in 
accordance with the adopted Uttlesford Local Plan Policies GEN1, GEN8, the 
adopted Uttlesford Local Residential Parking Standards (2013), the adopted 
Essex County Council Parking Standards: Design and Good Practice (2009), 
and the National Planning Policy Framework (2023). 

  
25 No unbound material shall be used in the surface treatment of the vehicular 

access within 6 metres of the highway boundary. 
 
REASON: To avoid displacement of loose material onto the highway in the 
interests of highway safety, in accordance with the adopted Uttlesford Local Plan 
Policies GEN1, GEN8, the adopted Uttlesford Local Residential Parking 
Standards (2013), the adopted Essex County Council Parking Standards: Design 
and Good Practice (2009), and the National Planning Policy Framework (2023). 

  
26 The applicant or any successor in title must maintain yearly logs of maintenance 

which should be carried out in accordance with the approved Maintenance Plan. 
These yearly logs must be available for inspection upon request by the Local 
Planning Authority. 
 
REASON: To prevent flooding on site or elsewhere, in accordance with policy 
GEN3 of the adopted Uttlesford Local Plan (2005), and the National Planning 
Policy Framework (2021). 

  
 
 
Yours sincerely, 
 
Mr Dean Hermitage MA Mgeog MRTPI 
Strategic Director of Planning 
Uttlesford District Council 




