
1 The development hereby permitted shall be begun before the expiration of 3 years from 
the date of this decision.  

 

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. 

 

 

2 The development hereby approved shall be carried out in accordance with the approved 
plans as listed unless otherwise agreed in writing by the Local Planning Authority.  

 

REASON: To ensure the development is built out in accordance with the approved plans 
and to ensure that the development reflects and maintains the character of the 
surrounding locality in accordance with Policies GEN2 and S7 of the Adopted Local Plan 
and the National Planning Policy Framework. 

 

 

3 No development above slab level shall commence until the external materials of 
construction for the development have been submitted to and approved in writing by the 
Local Planning Authority. The development shall thereafter be implemented in 
accordance with the approved details. 

 

REASON: In the interests of the appearance of the development and to accord with Policy 
GEN2 of the Uttlesford Local Plan 2005. 

 

 

4 Prior to commencement of the development hereby approved, a construction 
environmental management plan (CEMP: Biodiversity) in accordance with the submitted 
Ecological Impact Assessment (ACD environmental, June 2024) shall be submitted to and 
approved in writing by the local planning authority. The CEMP (Biodiversity) shall include 
the following.  

 

• Risk assessment of potentially damaging construction activities. 

• Identification of “biodiversity protection zones” 

• 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). 

 



• The location and timing of sensitive works to avoid harm to biodiversity features. 

• The times during construction when specialist ecologists need to be present on site to 
oversee works 

• Responsible persons and lines of communication. 

• The role and responsibilities on site of an ecological clerk of works (ECoW) or similarly 
competent person. 

• 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. 

 

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 (As 
amended). 

 

5 All works hereby permitted shall be carried out only between the following hours: 

 

• 08 00 Hours and 18 00 Hours on Mondays to Fridays 

• 08 00 and 13 00 Hours on Saturdays and; 

• at no time on Sundays and Bank Holidays. 

 

Deliveries to and removal of plant, equipment, machinery and waste from the site must 
only take place within the permitted hours detailed above. 

 

REASON: In the interests of the amenity of surrounding locality residential premises in 
accordance with Policies GEN2, and GEN4. 

 

 

6 No development shall take place, including any ground works or demolition until 
measures to minimise and manage the creation of dust and smoke should be 

 



implemented for the full duration of all construction works, including demolition and 
excavation, has been submitted to, and approved in writing by, the local planning 
authority. 

 

REASON: To ensure the protections of the surrounding residential amenity and in 
conjunction with Policies ENV13 and GEN4 of the Local Plan. 

 

7 Prior to the commencement of the development 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. Only the details thereby approved shall be implemented. 

 

REASON: To ensure there are unacceptable impacts onto the amenity of the surrounding 
residential premises in accordance with Policies GEN2 and GEN4. 

 

 

8 No development shall take place, including any ground works or demolition, until a 
Construction Management Plan has been submitted to, and approved in writing by, the 
local planning authority, in consultation with the local highway authority. The approved 
plan shall be adhered to throughout the construction period. The Plan shall provide for: 

 

a) construction vehicle access 

b) the parking of vehicles of site operatives and visitors,  

c) loading and unloading of plant and materials,  

d) storage of plant and materials used in constructing the development,  

e) wheel and underbody washing facilities. 

f) routing strategy for construction vehicles, 

g) protection of public rights of way within or adjacent to the site.  

 

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 and Policy DM1.  

 



 

9 No development shall take place, including any ground works 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 infiltration is viable, an infiltration 
scheme should be used in accordance with the Drainage Hierarchy.  

• If infiltration is not feasible, discharge rates must be limited to a maximum of 1.8l/s 
for all storm events up to and including the 1 in 100 year plus 40% allowance for 
climate change storm event. All relevant permissions to discharge from the site 
into any outfall should be demonstrated, inclusive of the settlement chamber.  

• 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. 

• Half Drain Time - demonstrate that features are able to accommodate a 1 in 10 year 
storm event within 24 hours of a 1 in 30 year event plus climate change. This 
requires hydraulic modelling to be run for both storm events. 

• Provision of 10% urban creep allowance. 

• Final modelling and detailed calculations for all areas of the drainage system. Full 
drainage network details and results to be produced within modelling software. 
The includes the manhole schedule, design criteria and input variables, area 
summaries, outfall details, modelled storm details and simulation criteria, flow 
control structure details, and the summary of results for critical storms for the 1yr, 
30yr and 100yr plus 40% climate change storms. Sewer Network Design should 
demonstrate that there is No Surcharging for the 1 in 1yr RP.  

• The appropriate level of treatment for all runoff leaving the site, in line with the 
Simple Index Approach in chapter 26 of the CIRIA SuDS Manual C753. This must 
acknowledge the site being within a SPZ. 

• The provision of permeable paving for any required hardstanding  

 



• where possible.  

• Demonstration that the sediment chamber which will be used to convey surface 
water, has been cleared of any blockage and is in fully working condition. 

• Detailed engineering drawings of each component of the drainage scheme, 
including the pond.  

• A final drainage plan which details exceedance 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.  

 

REASON: 

• To prevent flooding by ensuring the satisfactory storage of/disposal of surface 
water from the site. 

• To ensure the effective operation of SuDS features over the lifetime of the 
development.  

• To provide mitigation of any environmental harm which may be caused to the local 
water environment  

• 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. 

 

10 No development shall take place, including any ground works or demolition 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. 

 

 



REASON: The National Planning Policy Framework paragraph 167 and paragraph 174 state 
that local planning authorities should ensure development does not increase flood risk 
elsewhere and does not contribute to water pollution. 

 

Construction may lead to excess water being discharged from the site. If dewatering takes 
place to allow for construction to take place below groundwater level, this will cause 
additional water to be discharged. Furthermore, the removal of topsoils during 
construction may limit the ability of the site to intercept rainfall and may lead to increased 
runoff rates. To mitigate increased flood risk to the surrounding area during construction 
there needs to be satisfactory storage of/disposal of surface water and groundwater 
which needs to be agreed before commencement of the development. Construction may 
also lead to polluted water being allowed to leave the site. Methods for preventing or 
mitigating this should be proposed. 

 

11 Prior to commencement of the development hereby approved, measure of renewable 
energy/climate control and water efficiency measures associated with the development 
shall be submitted to and approved in writing by the local planning authority. Thereafter, 
all approved measures shall be implemented prior to the occupation of the development 
and thereafter retained unless otherwise agreed in writing by the local planning authority.  

 

REASON: To ensure the development is sustainable and makes efficient use of energy, 
water and materials and has an acceptable appearance to comply with Policies ENV13 
and GEN2.  

 

 

12 1. No development or preliminary groundworks of any kind shall take place until a 
programme of archaeological investigation has been secured in accordance with a written 
scheme of investigation which has been submitted by the applicant and approved in 
writing by the local planning authority.  

2. No development or preliminary groundworks of any kind shall take place until the 
completion of the programme of archaeological investigation identified in the WSI defined 
in 1 above. 

3. 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. 

 



 

REASON: To protect the historic environment, in accordance with Policy ENV4 of the 
Uttlesford Local Plan (2005). 

 

13 Prior to the occupation of the club house a management plan and travel plan should be 
submitted and approved by the Local Planning Authority. This will provide details over how 
the building and car park will be managed and to reduce any negative impacts onto the 
surrounding uses. The building should not be used after midnight during the week and at 
the weekend. 

 

REASON: To protect the residential amenity of the surrounding properties in accordance 
with Policies GEN2 and GEN4 of the Local Plan. 

 

 

14 No plant or machinery shall be operated on the site during the construction phase of the 
development hereby permitted before 0730hrs on Monday to Saturday, nor after 1800hrs 
on weekdays and 1300hrs on Saturdays, nor at any time on Sundays or bank holidays. 

 

REASON: To safeguard the amenities of residents of nearby properties, in accordance 
with Policy GEN4 of the of the Uttlesford Local Plan (adopted 2005). 

 

 

15 If during any site investigation, excavation, engineering, or construction works evidence of 
land contamination is identified, it must be reported in writing immediately to the Local 
Planning Authority. The contamination shall be investigated by a competent person 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, to the satisfaction of the Local Planning Authority, 
to ensure that the site is made suitable for its end use. Where remediation is necessary, a 
remediation scheme must be prepared and 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 

 

 



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). 

 

16 Prior to the commencement of the development hereby approved, full details of both hard 
and soft landscape works shall be in accordance with Landscape and Tree Strategies 
submitted to and approved in writing by the local planning authority and these works shall 
be carried out as approved. These details shall include [for example]:- 

• proposed finished levels or contours; 

• legacy planting proposals 

• means of enclosure including security fencing and CCTV during operation of the site; 

• car parking layouts; 

• other vehicle and pedestrian access and circulation areas; 

• hard surfacing materials; 

• minor artefacts and structures (e.g. furniture, refuse or other storage units, signs, 
lighting, etc.); 

• proposed and existing functional services above and below ground (e.g. drainage 
power), 

• communications cables, pipelines etc. indicating lines, manholes, supports); 

• Soft landscape works shall include [planting plans; written specifications including 
cultivation and other operations associated with plant and grass establishment); 
schedules of plants, noting species, plant sizes and proposed numbers/densities where 
appropriate; implementation programmed.  

 

REASON: The landscaping of this site is required in order to protect and enhance the 
existing visual character of the area and to reduce the visual and environmental impacts 
of the development hereby permitted, in accordance with Policies GEN2, GEN8, GEN7, 
ENV3 and ENV8 of the Uttlesford Local Plan (adopted 2005). 

 

 

17 All existing trees and hedges shall be retained, unless shown on the approved drawings 
as being removed. All trees and hedges on and immediately adjoining the site shall be 
protected from damage as a result of works on the site, to the satisfaction of the Local 
Planning Authority in accordance with BS5837: 2012 Trees in relation to design, 

 



demolition and construction, or any subsequent relevant British Standard, for the 
duration of the works on site and until at least five years following contractual practical 
completion of the approved development. In the event that trees or hedging become 
damaged or otherwise defective during such period, the Local Planning Authority shall be 
notified as soon as reasonably practicable and remedial action agreed and implemented. 
In the event that any tree or hedging dies or is removed without the prior consent of the 
Local Planning Authority, it shall be replaced as soon as is reasonably practicable and, in 
any case, by not later than the end of the first available planting season, with trees of such 
size, species and in such number and positions as may be agreed with the Authority. 

 

REASON: To ensure the continuity of amenity afforded by existing trees and hedges, in 
accordance with Policy ENV3 of the Uttlesford Local Plan (adopted 2005). 

 

18 A) The Biodiversity Gain Plan shall be prepared in accordance with the Ecological 
Appraisal dated June 2024 and prepared by ACD Environmental. 

B) The development shall not commence until a Habitat Management and Monitoring Plan 
(the HMMP), prepared in accordance with the approved Biodiversity Gain Plan and 
including: 

(a) a non-technical summary; 

(b) the roles and responsibilities of the people or organisation(s) delivering the HMMP; 

(c) the planned habitat creation and enhancement works to create or improve habitat to 
achieve the biodiversity net gain in accordance with the approved Biodiversity Gain Plan; 

(d) the management measures to maintain habitat in accordance with the approved 
Biodiversity Gain Plan for a period of 30 years from the completion of development; and 

(e) the monitoring methodology and frequency in respect of the created or enhanced 
habitat to be submitted to the local planning authority, has been submitted to, and 
approved in writing by, the local planning authority. 

C) Monitoring reports shall be submitted to local planning authority in writing in 
accordance with the methodology and frequency specified in the approved HMMP. 

 

REASON: To enhance the ecology and biodiversity in accordance with national and local 
planning policy.  

 

 



19 There shall be no discharge of surface water onto the highway. 

 

REASON: to prevent hazards caused by water flowing onto the highway and to avoid the 
formation of ice on the highway in the interest of highway safety to ensure accordance 
with policy DM1 and Local Plan Policy GEN1, and GEN2. 

 

 

20 The planting proposals hereby approved shall be carried out no later than during the first 
planting season following the date when the development hereby permitted is ready for 
occupation or in accordance with a programme agreed in writing with the council. All 
planted materials shall be maintained for five years, and any trees or plants removed, 
dying, being severely damaged or becoming seriously diseased within 5 years of planting 
shall be replaced with others of similar size and species to those originally required to be 
planted. 

 

REASON: To ensure that the appearance of the development is satisfactory in accordance 
with Local Policy GEN2.  

 

 

21 A minimum of 5% of the total dwellings approved by this permission shall be built to 
Category 3 (wheelchair user) housing M4(3)(2)(a) wheelchair adaptable. The remaining 
dwellings approved by this permission shall be built to Category 2: Accessible and 
adaptable dwellings M4(2) of the Building Regulations 2010 Approved Document M, 
Volume 1 2015 edition. 

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

 

 

22 

 

 

 

 

 

 

Prior to any above-ground works, details of full ‘Secured by Design' Accreditation shall be 
submitted and approved in writing by the Local Planning Authority. The details shall 
demonstrate consultation with the Essex Police Designing Out Crime Officers and that 
each building or such part of a building can achieve accreditation. The development shall 
only be carried out in accordance with the approved details [and maintained thereafter]. 
 
REASON: To ensure safe and secure development and contribute to reducing crime, in 
accordance with Local Plan Policy GEN1 and GEN2 and the NPPF 2024.  
 

 



23 
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25 

The development permitted by this planning permission shall be carried out in 
accordance with the approved Flood Risk Assessment and the following mitigation 
measures detailed within the FRA: 

• Infiltration testing in line with BRE 365. If infiltration is found unviable the run-off 
rates from the site should be limited to the 1 in 1 greenfield rate or 1l/s whichever 
is greater. 

• Provide attenuation storage (including locations on layout plan) for all storm events 
up to and including the 1:100 year storm event inclusive of 40% climate change. 

The mitigation measures shall be fully implemented prior to occupation and subsequently 
in accordance with the timing / phasing arrangements embodied within the scheme, or 
within any other period as may subsequently be agreed, in writing, by the local planning 
authority. 

REASON: To prevent flooding by ensuring the satisfactory storage of/disposal of surface 
water from the site. To ensure the effective treatment of surface water runoff to prevent 
pollution and in accordance with ULP Policy GEN3 and the NPPF 2024. 

 

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.  

REASON: To ensure appropriate maintenance arrangements are put in place to enable the 
surface water drainage system to function as intended to ensure mitigation against flood 
risk and in accordance with ULP Policy GEN3 and the NPPF 2024. 

Failure to provide the above required information prior to occupation may result in the 
installation of a system that is not properly maintained and may increase flood risk or 
pollution hazard from the site. 

 

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. 

REASON: To ensure the SuDS are maintained for the lifetime of the development as 
outlined in any approved Maintenance Plan so that they continue to function as intended 



to ensure mitigation against flood risk in accordance with ULP Policy GEN3 and the NPPF 
2024. 

26 Prior to any work above slab level details of any renewable features/ climate control 
measures associated with each dwelling shall be submitted and approved in writing by 
the Local Planning Authority. The renewable features/ climate control measures shall 
installed prior to the occupation of the dwellings and retained as such thereafter. 
 
REASON: To ensure that the development is sustainable and makes efficient use of 
energy, water and materials and has an acceptable appearance to comply with Policies 
ENV15 and GEN2 of the Uttlesford Local Plan (adopted 2005) and Uttlesford District 
Council's Interim Climate Change Policy document (2021). 
 

 

 


