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Permission is granted with the following conditions:

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, 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
and should include methods related to Great Crested Newt).
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.

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) in accordance with Policy GEN7 of the Uttlesford Local Plan (2005).

4 No development approved by this permission shall take place until a Phase 1 Desk Study
report documenting the ground conditions of the site with regard to potential contamination



has been submitted to and approved in writing by the Local Planning Authority. This report
shall adhere to BS10175:2011.

REASON: To protect human health and the environment in accordance with Policy ENV14
of the Uttlesford Local Plan (adopted 2005).

5 No development approved by this permission shall take place where it is demonstrated by
the Phase 1 Desk Study, that a Phase 2 Site Investigation is required.

A Phase 2 Site Investigation adhering to BS 10175:2011 shall submitted to and approved
in writing by the Local Planning Authority.

REASON: To protect human health and the environment in accordance with Policy ENV14
of the Uttlesford Local Plan (adopted 2005).

6 No development approved by this permission shall take place where it is demonstrated by
the Phase 2 Site Investigation, that a Phase 3 remediation scheme is required.

A detailed Phase 3 remediation scheme shall be submitted for approval in writing by the
Local Planning Authority. This scheme shall detail measures to be taken to mitigate any
risks to human health, groundwater, and the wider environment. Any works which form
part of the Phase 3 scheme approved by the local authority shall be completed in full
before any permitted building is occupied.

The effectiveness of any scheme shall be demonstrated to the Local Planning Authority by
means of a validation report (to incorporate photographs, material transport tickets and
validation sampling), unless an alternative period is approved in writing by the Authority.
Any such validation should include responses to any unexpected contamination
discovered during works.

REASON: To protect human health and the environment in accordance with Policy ENV14
of the Uttlesford Local Plan (adopted 2005).

7 No development shall take place until a Bird Hazard Management Plan (BHMP) for the
construction period development has been submitted to and approved in writing by the
Local Planning Authority in consultation with Stansted Airport. Thereafter the scheme shall
be implemented in accordance with the approved details.

REASON: Flight safety - Birdstrike avoidance: to prevent the creation of a habitat for
species of birds that are hazardous to aircraft in accordance with the provisions of Policy
GEN2 of the Uttlesford Local Plan (adopted 2005).

8 No development to take place until a detailed landscaping plan is submitted to and
approved in writing by the Local Planning Authority in consultation with Stansted Airport.
Thereafter the scheme shall be implemented in accordance with the approved details.

REASON: Flight safety - Birdstrike avoidance: to prevent the creation of a habitat for
species of birds that are hazardous to aircraft in accordance with the provisions of Policy
GEN2 of the Uttlesford Local Plan (adopted 2005).



9 No development shall commence on site until a detailed scheme, informed by an
assessment of the current noise environment, for protecting the dwellings from the
external noise environment of the area has been submitted to and approved, in writing, by
the Local Planning Authority.

The scheme itself shall be designed, specified and constructed so that the sound
insulation performance of the structure and the layout of the dwellings are such that the
indoor ambient noise levels do not exceed the values detailed in Table 4 of BS 8233:2014
and the 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 BS 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 BS8233 internal levels being
exceeded.

Thereafter, the development shall not be carried out other than in accordance with the
approved scheme which shall be completed before any part of the accommodation hereby
approved is occupied, unless the Local Planning Authority otherwise agrees in writing.

REASON: These details are required due to insufficient information being contained within
this submission and in order to safeguard the amenity of occupants in accordance with
Polices GEN4 and ENV10 of the Uttlesford Local Plan (adopted 2005).

10 No development shall take place, including any works of demolition, until a Construction
Method Statement has been 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.

The approved Statement shall be adhered to throughout the construction period.

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).

11 No development or preliminary groundworks of any kind shall take place until a
programme of archaeological evaluation 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.

REASON: The Historic Environment Record shows that the proposed development lies
within an area of known sensitive archaeological deposits, in accordance with the
provisions of Policy ENV4 of the adopted Uttlesford Local Plan 2005

12 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
Condition 11 and confirmed by the Local Authority archaeological advisors.



REASON: The Historic Environment Record shows that the proposed development lies
within an area of known sensitive archaeological deposits, in accordance with the
provisions of Policy ENV4 of the adopted Uttlesford Local Plan 2005

13 Prior to Commencement, a mitigation strategy detailing the excavation / preservation
strategy shall be submitted to the local planning authority following the completion of the
archaeological evaluation and confirmed by the Local Authority archaeological advisors.

REASON: The Historic Environment Record shows that the proposed development lies
within an area of known sensitive archaeological deposits, in accordance with the
provisions of Policy ENV4 of the adopted Uttlesford Local Plan 2005

14 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.

REASON: The Historic Environment Record shows that the proposed development lies
within an area of known sensitive archaeological deposits, in accordance with the
provisions of Policy ENV4 of the adopted Uttlesford Local Plan 2005

15 The applicant will submit to the local planning authority a post excavation assessment
which has been approved in writing by the Local Planning Authority. This shall be done
within 6 months of the date of completion of the archaeological fieldwork unless otherwise
agreed in advance in writing by the Local Planning Authority. This will result in the
completion of post excavation analysis, preparation of a full site archive and report ready
for deposition at the local museum, and submission of a publication report.

REASON: The Historic Environment Record shows that the proposed development lies
within an area of known sensitive archaeological deposits, in accordance with the
provisions of Policy ENV4 of the adopted Uttlesford Local Plan 2005

16 In the interests of aviation safety, 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, in accordance with the advice of Stansted Airport and the Civil
Aviation Authority.

REASON: Flight safety - dust and smoke are hazardous to aircraft engines; dust and
smoke clouds can present a visual hazard to pilots and air traffic controllers in accordance
with the provisions of Policy GEN2 of the Uttlesford Local Plan (adopted 2005).

17 Prior to any works above slab level, a Biodiversity Enhancement Strategy for bespoke
biodiversity enhancements, prepared by a suitably qualified ecologist in line with the
recommendations of the Preliminary Ecological Appraisal/Low Impact EcIA (Hybrid
Ecology Ltd., October 2023), and shall be submitted to and approved in writing by the local
planning authority.

The content of the Biodiversity Enhancement Strategy shall include the following:
a) Purpose and conservation objectives for the proposed enhancement measures;
b) detailed designs or product descriptions to achieve stated objectives;



c) locations, orientations and heights of proposed enhancement measures by appropriate
maps and plans (where relevant);
d) persons responsible for implementing the enhancement measures; and
e) details of initial aftercare and long-term maintenance (where relevant).

The works shall be implemented in accordance with the approved details 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 2023 and s40 of the NERC Act 2006 (Priority habitats &
species) in accordance with Policy GEN7 of the Uttlesford Local Plan (2005).

18 Prior to Slab level, 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.

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).

19 Prior to occupation, a "lighting design strategy for biodiversity" in accordance with GN:
08/23 (ILP) shall be submitted to and approved in writing by the local planning authority.
The strategy shall:

a) identify those areas/features on site that are particularly sensitive for bats and that are
likely to cause disturbance in or around their breeding sites and resting places or along
important routes used to access key areas of their territory, for example, for foraging; and
b) show how and where external lighting will be installed (through provision of appropriate
lighting contour plans and technical specifications) so that it can be clearly demonstrated
that areas to be lit will not disturb or prevent the above species using their territory or
having access to their breeding sites and resting places.

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) in accordance with Policy
GEN7 of the Uttlesford Local Plan (2005).

20 Prior to occupation, the dwellings shall be provided with an electric vehicle charging
points. The charging points shall be fully wired and connected, ready to use and retained
thereafter.

REASON: To encourage/support cleaner vehicle usage in accordance with policy ENV13
of the Uttlesford Local Plan (adopted 2005) and the NPPF.



21 All hard and soft landscape works shall be carried out in accordance with the approved
details.

All hard landscaping shall be carried out prior occupation.
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.

REASON: To ensure compatibility with the character of the area, in accordance with
Polices S7, GEN2, ENV2 and ENV3 of the Uttlesford Local Plan (adopted 2005) and the
National Planning Policy Framework 2023.

22 All mitigation measures and/or works shall be carried out in accordance with the details
contained in the Preliminary Ecological Appraisal/Low Impact EcIA (Hybrid Ecology Ltd.,
October 2023) as already submitted with the planning application and agreed in principle
with the local planning authority prior to determination.

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) in accordance with Policy GEN7 of the Uttlesford Local Plan
(2005).

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, shall be added to
the building without the express consent of the local planning authority.

REASON: In the interests of flight safety and to prevent distraction and ocular damage to
pilots using Stansted Airport in accordance with the provisions of Policy GEN2 of the
Uttlesford Local Plan (adopted 2005).

24 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 in accordance with the provisions of Policy GEN2 of the Uttlesford
Local Plan (adopted 2005).

25 The exterior of the development hereby approved shall be constructed in the materials
specified on the submitted application form/plans, or in materials which have been
approved in writing by the Local Planning Authority.



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

26 The 7-no. 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 ULP Policy GEN2 (c) of the Uttlesford Local Plan
2005 and the subsequent SPD on Accessible Homes and Play space.

27 Notwithstanding the provisions of the Town and Country Planning (General Permitted
Development) Order 2015 (or any Order revoking or re-enacting that Order with or without
modification), no development within Classes A-F of Part 1 of Schedule 2 and Classes A
and B of Part 2 of Schedule 2 of the Order shall take place without the prior written
permission of the local planning authority.

REASON: To prevent the site becoming overdeveloped, the amenities of future occupiers
and protect the adjacent heritage asset, in accordance with Polices GEN2, GEN4 and
ENV2 of the Uttlesford Local Plan (2005).

In determining this application, the Local Planning Authority had regard to the following
Development Plan Policies:

Policy Local Plan Local Plan Phase

S7 - The Countryside Uttlesford Local Plan 2005 Uttlesford Local Plan Adopted 2005

GEN1 - Access Uttlesford Local Plan 2005 Uttlesford Local Plan Adopted 2005

GEN2 - Design Uttlesford Local Plan 2005 Uttlesford Local Plan Adopted 2005

GEN3 - Flood Protection Uttlesford Local Plan 2005 Uttlesford Local Plan Adopted 2005

GEN4 - Good Neighbours Uttlesford Local Plan 2005 Uttlesford Local Plan Adopted 2005

GEN7 - Nature Conservation Uttlesford Local Plan 2005 Uttlesford Local Plan Adopted 2005

GEN8 - Vehicle Parking
Standards

Uttlesford Local Plan 2005 Uttlesford Local Plan Adopted 2005

GEN2 - Design Uttlesford Local Plan 2005 Uttlesford Local Plan Adopted 2005

ENV2 - Development affecting
Listed Buildings

Uttlesford Local Plan 2005 Uttlesford Local Plan Adopted 2005

ENV3 - Open spaces and
trees

Uttlesford Local Plan 2005 Uttlesford Local Plan Adopted 2005

ENV4 - Ancient Monuments
and Site of Archaeological
Importance

Uttlesford Local Plan 2005 Uttlesford Local Plan Adopted 2005



ENV10 - Noise sensitive
development and disturbance
from aircraft

Uttlesford Local Plan 2005 Uttlesford Local Plan Adopted 2005

ENV13 - Exposure to poor air
quality

Uttlesford Local Plan 2005 Uttlesford Local Plan Adopted 2005

ENV14 - Contaminated land Uttlesford Local Plan 2005 Uttlesford Local Plan Adopted 2005

National Planning Policy
Framework September 5 2023

Notes:

1 The local planning authority has worked with the applicant in a positive and proactive
manner in determining this application.

2 Building in Accordance with the Plans

Planning permissions are given on the basis of the details submitted. If you plan to make
any changes whatsoever to deviate from the approved plans then you are strongly advised
to liaise with Uttlesford District Council Planning Services prior to undertaking any works.
You may require a new planning application or a variation to your existing permission.
Failure to construct in accordance with the plans could lead to potential Enforcement
Action.

Requirement to Comply With Your Conditions

Please read all of your conditions carefully. All of your conditions must be complied with.
Failure to comply in full with a planning condition placed upon your permission may result
in potential Enforcement Action. Planning conditions require certain things to be done at
certain times, often prior to the commencement of any works. If you are in any doubt as to
the requirements of your conditions please liaise with Uttlesford District Council Planning
Services.

Building Regulations

Did you know that this permission may require Building Regulations approval? For further
information please contact the building control team on 01799 510510, or by emailing
building@uttlesford.gov.uk or by visiting our website www.uttlesford.gov.uk/buildingcontrol

Rights of Way

The applicant is reminded that the grant of planning permission does not entitle them to
obstruct a Right of Way. If it is necessary to stop up or divert a footpath or bridleway in
order to enable the development to be carried out, they should, on the receipt of planning
permission, apply without delay to the Local Planning Authority for an order under section
257 of the Town and Country Planning Act 1990. In the case of any other right of way,
application should be made to the Secretary of State for an order under section 247 of the
Act. In either case development shall not be started until a decision has been taken on the
application.



Purchase Notice

If either the Local Planning Authority or the Secretary of State refuses permission to
develop land, or grants it subject to conditions, the owner may claim that they can neither
put the land to a reasonable beneficial use in its existing state, nor can they render the
land capable of a reasonably beneficial use by the carrying out of any development which
has been, or would be, permitted.

In these circumstances, the owner may serve a purchase notice on the Council in whose
area the land is situated. This notice will require the Council to purchase his interest in the
land in accordance with the provisions of Part VI of the Town and Planning Act 1990, or
section 32 of the Planning (Listed Buildings and Conservation Areas) Act 1990, as
appropriate.
You are advised to seek professional advice before embarking on the serving of a
purchase notice.

Compensation

In certain circumstances compensation may be claimed from the Local Planning Authority
if permission is refused, or granted subject to conditions, by the Secretary of State on
appeal or on reference of the application to him. The circumstances in which such
compensation is payable are set out in Section 114 of the Town and Country Planning Act
1990.

3 Energy saving and renewable technologies should be considered for this development in
addition to the electric vehicle charge points, such as solar panels, ground source heat
pumps etc in the interests of carbon saving and energy efficiency.

4 No lighting directly beneath any roof lights that will emit light upwards - only downward
facing ambient lighting to spill from any roof lights upwards - ideally, automatic blinds to be
fitted that close at dusk.
Reason: Flight safety - to prevent distraction or confusion to pilots using Stansted Airport.

5 The applicant's attention is drawn to the procedures for crane and tall equipment
notifications, please see:
https://www.caa.co.uk/Commercial-industry/Airspace/Event-and-obstacle-
notification/Crane-notification/

6 Cadent Gas Ltd own and operate the gas infrastructure within the area of your
development. Prior to carrying out works, please register on
www.linesearchbeforeudig.co.uk to submit details of the planned works for review,
ensuring requirements are adhered to.



Dean Hermitage
Director Planning


