3rd June 2026 – Agreed Updated draft Conditions (Appellant and HBC)


TOWN AND COUNTRY PLANNING ACT 1990 
SECTION 78 (AS AMENDED)

PINS REFERENCE: 600402

LPA REFERENCE: 24/1101/OUTEI

LAND TO THE WEST OF BARNET ROAD, AND EAST OF BAKER STREET, POTTERS BAR

Appeal against the decision of Hertsmere Borough Council to refuse outline planning permission for Outline application (with all matters reserved except for means of access) for a new neighbourhood comprising up to 900 dwellings (Use Class C3) (including affordable housing), a neighbourhood centre and community facilities (Use Class E (a), Class E (e) and F2 (b), a primary school (Use Class F1 (a)), land for an up to 80-bed care home (Use Class C2), strategic and informal open space, landscaping, parking, associated infrastructure and works, with vehicle and pedestrian accesses from Baker Street and Barnet Road. 


CONDITIONS/REASONS


1. Details of the appearance, landscaping, layout, and scale ("the reserved matters") shall be submitted to and approved in writing by the local planning authority before any development takes place and the development shall be carried out as approved. 

Reason: As required by the Act

2. The first Reserved Matters submission shall be made within three years of the date of this permission and the final submission of Reserved Matters shall be made no later than 10 (ten) years from the date of this permission.

Reason: As required by the Act

3. The development hereby permitted shall take place not later than two years from the date of approval of the last of the reserved matters to be approved. 

Reason: As required by the Act

4. No development within any Phase, Sub-Phase or Development Plot (as set out in the approved Phasing Plan required by condition 75) shall be begun until Reserved Matters for layout, scale, appearance and landscaping approval for that Phase, Sub-Phase or Development Plot (with “Development Plot” relating to the primary school land, neighbourhood centre, care home, community centre or sports provision) has been obtained from the local planning authority in writing. The landscaping details shall include an overarching strategy for the provision of a buffer to the M25. The development shall be carried out fully in accordance with the details as approved.

Reason: The application as submitted does not give particulars sufficient for consideration of the Reserved Matters

5. The development shall be carried out in general conformity with the Indicative Proposed Development Phasing Plan included as Figure 5.10 of the Environmental Statement accompanying the application and the Technical Note ‘Land South of Potters Bar – Phasing and Triggers (03/05/25), and/or any other revision to the Phasing Plan which shall be submitted to and approved in writing by the Local Planning Authority.

Reason: For the avoidance of doubt and in the interests of proper planning.

6. Each submission for the approval of Reserved Matters incorporating market or affordable housing shall be accompanied by: I. a schedule of residential accommodation (to include details of the amount and size of residential units) proposed within that Phase, Sub-Phase or Development Plot: II. a plan and schedule (including tenure mix) showing the proposed distribution of affordable housing within that Phase, Sub-Phase or Development Plot (with “Development Plot” relating to the primary school land, neighbourhood centre, care home, community centre or sports provision).  The details to be submitted shall be based upon the housing mix set out in Appendix 3 to the Section 106 Planning Obligations Agreement signed and dated xxxxxx

Reason: To ensure that the development is implemented in accordance with the principles assessed, considered and established in this permission; to ensure an appropriate market housing mix and integrated location of affordable housing.

7. The development hereby approved shall be carried out in accordance with the following approved plans:

Site Location Plan
Dwg No. 6495-117-A

Access Plans

Proposed Baker Street Signalised Site Access Dwg. No. 794-PLN-TRP-00032-DR-001A

Proposed Barnet Road Signalised Site Access Dwg. No. 794-PLN-TRP-0032-DR-003
Proposed Barnet Road Priority Access Dwg. No.  794-PLN-TRP-0032-DR-005A
Proposed Barnet Road Priority Access Dwg. No.  794-PLN-TRP-0032-DR-007B
Reason: For the avoidance of doubt and in the interests of proper planning.
8. Details for the Reserved Matters shall be substantially in accordance with the following plans unless otherwise agreed in writing by the Local Planning Authority:
Parameter Plans:
Land Use Parameters Plan	Dwg. No. 6495-111-I
Open Space Parameters Plan	Dwg. No. 6495-112-F Residential Density Parameters Plan	Dwg. No. 6495-113-D Proposed Building Heights Parameter Plan	Dwg. No. 6495-120-C Access & Movement Parameter Plan	Dwg. No. 6495-116-H
Phasing Plan 	Figure 5.10 of the Environmental Statement (Volume 2, Chapter 5) (Temple) (August 2024)

Reason: For the avoidance of doubt and in the interests of proper planning.

9. The total number of residential dwellings (use class C3) hereby permitted, shall not exceed 900. 

Reason: To ensure the overall development does not exceed the maximum quantum of residential development assessed in the Environmental Statement.


10. Use of Neighbourhood Centre:

Non-residential uses within the neighbourhood centre, as depicted on the Land Use Parameter Plan (CSA/6495/111 Rev I), shall be restricted solely to Use Classes E (a), E (e) and F2(b) and for no other purpose (including any other purpose in Class E and F of the Schedule to the Town and Country Planning (Use Classes) Order 1987 (as amended) (or in any provision equivalent to that Class in any statutory instrument revoking and re-enacting that Order with or without modification).

Reason: To ensure the retail element of the development remains of a scale and nature appropriate to serving local needs, to protect the vitality and viability of existing centres at Potters Bar High Street and Darkes Lane, and to accord with Policy CS27 of the Core Strategy, Policy SADM42 of the Site Allocations and Development Management Policies Plan, and paragraphs 94–95 of the National Planning Policy Framework 2024.

11. Neighbourhood centre – floor areas

The total non-residential floor area within the neighbourhood centre, as depicted on the Land Use Parameter Plan (CSA/6495/111 Rev I), shall not exceed 10,000 square metres gross internal area (GIA). The total amount of Class E(a) floor space within the neighbourhood centre shall not exceed 4,000 square metres GIA. Within this overall limit, no more than 2,608 square metres GIA shall be used for convenience retail purposes and no single retail unit shall exceed 1,858 square metres GIA.

Reason: To ensure the retail element of the development remains of a scale and nature appropriate to serving local needs, to protect the vitality and viability of existing centres at Potters Bar High Street and Darkes Lane, and to accord with Policy CS27 of the Core Strategy, Policy SADM42 of the Site Allocations and Development Management Policies Plan, and paragraphs 94–95 of the National Planning Policy Framework 2024.

11. 	Design Code:

Prior to or concurrently with the first reserved matters application being submitted, a Site Wide Design Code shall be submitted to and approved in writing by the local planning authority.

The Site Wide Design Code shall be prepared in accordance with the principles and parameters established by this outline approval and shall be prepared in line with the National Model Design Code, LTN 120 on Cycle Infrastructure Design, Manual for Streets and Inclusive Mobility..

Each reserved matters application submission made submitted in pursuance of this permission shall include a Design Code Compliance Statement that demonstrates how the application accords with or deviates from, supported by the reasons for any such deviation, the approved Site Wide Design Code.

Reason: To ensure that the development achieves a high level of design, as required by policies SP1, CS22 and SADM30 of the Core Strategy 2013 and the Site Allocations and Development Management Policies Plan 2016, the NPPF 2024 and the National Design Guide 2021.

12. 	Secure by Design:

As part of each submission of the reserved matters for layout, a ‘Crime Prevention Statement’ demonstrating how the development will achieve the principles and standards of Secured by Design (Homes 2019 or any subsequent update) shall be submitted to and approved in writing by the Local Planning Authority.

The development shall thereafter be carried out in accordance with the approved Crime Prevention Statement.

Reason: To ensure that the development incorporates appropriate crime prevention measures and promotes a safe and secure environment for future residents, in accordance with Policies SP1 and CS22 of the Hertsmere Core Strategy (2013) and the National Planning Policy Framework.

13. 	Control of invasive species:

Prior to any ground worksdisturbance  in the area shown on Plan CSA/6495/109 , a Method Statement outlining measures to prevent and control the spread of Giant hogweed, New Zealand pigmyweed and any prohibited cotoneaster should be submitted to the Local Planning Authority for written approval. This statement should adhere to the ‘Environmental Management Guidance; Harmful Weeds and Invasive, Non-native Plants: Prevent them Spreading (NE & EA, 2015)’.

Development shall proceed in accordance with the approved details. 
Reason: To prevent the spread of invasive species.
14. 	Precautionary working method statement:

Prior to the commencement of each phase of development, a Precautionary working method statement (PWMS) for roosting bats shall be submitted to and approved in writing by the local planning authority. The PWMS shall will include a precautionary ‘toolbox talk’ and shall be prepared in accordance with the UK Bat Mitigation Guidelines v1.1 December 2023 measures to minimise potential harms with regard to roosting bats in association with trees at the Site. This may include the undertaking of pre-felling checks, supervision by an Ecological Clerk of Works (ECoW) or other qualified persons.

The development shall thereafter be carried out in accordance with the approved method statement.

Reason: To secure a non-licensed approach to bat mitigation as required by policies CS12 and SADM10 of the Core Strategy 2013 and the Site Allocations and Development Management Policies Plan 2016 and the NPPF 2024.

15. 	Soil Management Plan:

Prior to the commencement of development within Phase 2 the relevant phase of development, including any site clearance or groundworks, a Soil Management Plan (SMP) shall be submitted to and approved in writing by the Local Planning Authority. The SMP shall be prepared by a suitably qualified soil specialist and shall include:

1. A summary of site-specific soil types and conditions (informed by the ALC survey),
2. Measures for the stripping, stockpiling, handling, protection, and re-use of topsoil and subsoil,
3. Identification of areas where soils will be re-used on-site (e.g., landscaping, gardens, open space),

The development shall thereafter be carried out in full accordance with the approved Soil Management Plan.

Reason: To ensure the sustainable use and management of soil resources, safeguard soil quality and structure during construction as required by policies SP1 and CS16 of the Core Strategy 2016 and the NPPF.

***The Appellant and HBC remain in discussion as to whether draft highway conditions #16 to #20 are included here or whether they are satisfactorily dealt with at Schedule 9 of the S106 Agreement***

16. 	Highways engineering details: 

Prior to the occupation of development within Phase 1, further drawings showing the engineering details shall be submitted to and approved in writing by the Local Planning Authority for the following:

1. A. Barnet Road Minor accesses and pedestrian cycle link to northern boundary as per shown in principle RPS drawings 794-PLN-TRP-00032-DR-005A and 794-PLN-TRP-00032-DR-007B. This includes a signalised crossing on Barnet Road opposite Cherry Tree Lane.
2. O. Footway Cycleway connections to Cherry Tree Lane as shown in principle RPS drawing 794-PLN-TRP-00032-039
3. B. Hill Rise Junction Works and Whaley Road Narrowing Upgrade as shown in principle RPS drawing 794-PLN-T RP-00032-DR-033A
4. C. Signed Eastern Cycle Route to Station and Mount Grace School and pedestrian route to Tesco

The approved scheme will be completed in accordance with the approved details prior to occupation of this phase of the development unless the Local Planning Authority agrees to a variation to the programme of works.

Reason: To ensure the construction of satisfactory development and that the highway improvement works are designed to an appropriate standard in the interest of highway safety and amenity and in accordance with Policy 5, 13 and 21 of Hertfordshire’s Local Transport Plan (adopted 2018).

17. 	Highways engineering details 2:

Prior to the occupation of 100 dwellings, further drawings showing the engineering details shall be submitted to and approved in writing by the Local Planning Authority for the following:

1. G. Baker Street Cycleway (north) and signed Sunnybank route as shown in principle RPS drawings 794-PLN-TRP-00032-DR-032.2A and 794-PLN-TRP-00032-DR-032.3A (physical works north of Daleside Drive)

The approved details are to be completed prior to the occupation of the 100th dwelling, or in accordance with an alternative scheme which has been agreed in writing by the Local Planning Authority.

Reason: To ensure the construction of satisfactory development and that the highway improvement works are designed to an appropriate standard in the interest of highway safety and amenity and in accordance with Policy 5, 13 and 21 of Hertfordshire’s Local Transport Plan (adopted 2018).

18. 	Highways engineering details 3:

Prior to the occupation of development within Phase 2, further drawings showing the engineering details shall be submitted to and approved in writing by the Local Planning Authority for the following:

1. F. Barnet Road signal access as shown in principle RPS drawing 794-PLN-TRP-00032-DR-003
2. E. Dancers Hill Signalisation scheme as shown in principle RPS drawing 794-PLN-TRP-00032-DR-029A (subject to separate planning application (Ref 25/0343/FUL)) Prior to occupation of 300 homes it is proposed that the Dancers Hill Signalisation scheme (E) is completed. There are existing queuing issues at this junction and traffic movements for early phases may still seek to use Dancers Hill Road from Barnet Road through this junction.
3. D. Strategic Combined Footway / Cycleway across site as per movement parameter plan CSA/6495/116. Before the occupation of Phase 2, this route will be complete. The route represents diversion and appropriate upgrade of NCN12. The diversion must include connection to continuation of the route via appropriate road crossings and junctions with Baker Street and Barnet Road.

The approved scheme will be completed in accordance with the approved details prior to occupation of this phase of the development unless the Local Planning Authority agrees to a variation to the programme of works.

Reason: To ensure the construction of satisfactory development and that the highway improvement works are designed to an appropriate standard in the interest of highway safety and amenity and in accordance with Policy 5, 13 and 21 of Hertfordshire’s Local Transport Plan (adopted 2018).

19. 	Highways engineering details 4:

Prior to the occupation of development within Phase 3, further drawings showing the engineering details shall be submitted to and approved in writing by the Local Planning Authority for the following:

1. The detailed design and nature of the mobility hub.
2. H. Prior to commencement a cycling link to the boundary of Former Sunnybank School Site (predicated on delivery of HCC site). If the Former Sunnybank School development has been completed by HCC, along with the pedestrian and cycle link that is proposed to Field View Road, a connection to this route will be completed to the boundary of the application site within Phase 3 (H). If no link has been provided via the school Field View Road, a cycling link through north east corner of Phase 4 to Baker Street will be provided along with southern section of Baker Street cycle route (Baker Street Cycleway (south) as shown in principle RPS drawings 794-PLN-TRP-00032-DR-032.1A and 794-PLN-TRP-00032-DR-032.2A)
3. L. The mobility hub will be completed prior to commencement of Phase 4. But prior to occupation of Phase 3 it is expected that the Mobility Hub or similar facility will provide for public transport services to turn.
4. I & J. Prior to the completion of occupation of 50% of Phase 3, Baker Street access (I) and the spine road link to Phase 2 (J) is completed, along with the bus gate (K) on this link.
5. N. Prior to the commencement of Phase 3, the signed Western route to Furzefield leisure centre (N) will be implemented.

The approved scheme will be completed in accordance with the submitted and approved in writing details prior to occupation of this phase of the development unless the Local Planning Authority agrees to a variation to the programme of works.

Reason: To ensure the construction of satisfactory development and that the highway improvement works are designed to an appropriate standard in the interest of highway safety and amenity and in accordance with Policy 5, 13 and 21 of Hertfordshire’s Local Transport Plan (adopted 2018).

20. 	Highways engineering details 5:

Prior to the occupation of development within Phase 4, further drawings showing the engineering details shall be submitted to and approved in writing by the Local Planning Authority for the following:

1.	M. Prior to occupation of Phase 4 completion of Baker Street Cycleway (south) as per RPS drawings 794-PLN-TRP-00032-DR-032.1A and 794-PLN-TRP-00032-DR-032.2A

The approved scheme will be completed in accordance with the submitted and approved in writing details prior to occupation of this phase of the development unless the Local Planning Authority agrees to a variation to the programme of works.

Reason: To ensure the construction of satisfactory development and that the highway improvement works are designed to an appropriate standard in the interest of highway safety and amenity and in accordance with Policy 5, 13 and 21 of Hertfordshire’s Local Transport Plan (adopted 2018).

1621. 	Footpath:

Notwithstanding the details indicated on the submitted drawings (indicative layout) prior to commencement of Phase 3, a detailed scheme for the upgrade of FP58, indicating a programme for implementation, have been submitted to and approved in writing by the Local Planning Authority.  The upgrade works shall be implemented in accordance with the approved details and programme. 

Reason: To ensure the construction of satisfactory development and that the highway improvement works are designed to an appropriate standard in the interest of highway safety and amenity and in accordance with Policy 5, 13 and 21 of Hertfordshire’s Local Transport Plan (adopted 2018).

2217. 	Construction Traffic and Environmental Management Plan:

Prior to the commencement of development (excluding Preliminary Works) within the relevant each Pphase of development, Sub Phase or Development Plot (with “Development Plot” relating to the primary school land, neighbourhood centre, care home, community centre or sports provision), a Construction Traffic and Environmental Management Plan (CTEMP) shall be submitted to and approved in writing by the local planning authority.

The CTEMP shall include details of the following:

a) Construction vehicle numbers, type, routing;
b) Access arrangements to the site;
c) Traffic management requirements
d) Construction and storage compounds (including areas designated for car parking, loading / unloading and turning areas);
e) Siting and details of wheel washing facilities;
f) Cleaning of site entrances, site tracks and the adjacent public highway;
g) Timing of construction activities (including delivery times and removal of waste) and to avoid school pick up/drop off times;
h) Provision of sufficient on-site parking prior to commencement of construction activities;
i) Post construction restoration/reinstatement of the working areas and temporary access to the public highway;
j) Where works cannot be contained wholly within the site a plan should be submitted showing the site layout on the highway including extent of hoarding, pedestrian routes and remaining road width for vehicle movements;
k) Phasing Plan;
l) Mechanisms to deal with environmental impacts such as noise and vibration, air quality and dust, light and odour (as recommended in paragraphs 8.8.2 – 8.8.4 and 7.8.1 – 7.8.2 of Chapters 7 and 8 the Environmental Statement.

Reason: In order to protect highway safety and the amenity of other users of the public highway and rights of way in accordance with Policies 5, 12, 17 and 22 of Hertfordshire’s Local Transport Plan (adopted 2018).

2318. 	Travel Plan:

Prior to the occupation of each phase of the development, or Development Plot (with “Development Plot” relating to the primary school land, neighbourhood centre, care home, community centre or sports provision), and for each distinct land use within that phase, a detailed Travel Plan shall be submitted to and approved in writing by the Local Planning Authority. The Travel Plan shall include immediate, continuing and long-term measures to promote and prioritise sustainable transport modes and reduce reliance on private car use.

Each Travel Plan shall:

· set out clear objectives, targets, and modal share goals for that phase and use;
· include a time-bound programme for implementation, monitoring, review, and reporting;
· identify the responsible Travel Plan Coordinator(s) for that phase; and
· refer to the sustainable transport measures to be provided as part of the Development, including the measures set out in Schedule 9, Schedule 10 Parts 2, 5,6, & 7, and Schedule 11, of the Section 106 Planning Obligations Agreement signed and dated xxxxxx
· interventions (in the event of a failure to meet modal share targets)

The Travel Plan for each phase and use shall be implemented in accordance with the approved programme and to the satisfaction of the Local Planning Authority.

Reason: In order to deliver sustainable transport objectives including a reduction in private vehicular journeys and the increased use of public transport, walking, wheeling and cycling, as required by policies SP1, CS26 and SADM40 of the Core Strategy 2013 and Site Allocations and Development Management Policies Plan 2016 and the NPPF.

xx24.	Archaeology:	Comment by Steven Brown: The Appellant questions whether the imposition of this condition is reasonable/necessary.  See information in the following documents:
CD1.38 - Para 8.15 and Plate 15.
CD1.25 - Geophys Survey.
CD3.1 - paras 1.128 to 1.130

Prior to the commencement of development (excluding Preliminary Works) within the relevant Phase, Sub Phase or Development Plot, an Archaeological Written Scheme of Investigation shall be submitted to and approved in writing by the local planning authority for the respective phase of development following the approval of the reserved matters details. The scheme shall include an assessment of archaeological significance and research questions; and:

1. The programme and methodology of site investigation and recording
2. The programme and methodology of site investigation and recording as required by the evaluation
3. The programme for post investigation assessment
4. Provision to be made for analysis of the site investigation and recording
5. Provision to be made for publication and dissemination of the analysis and records of the site investigation
6. Provision to be made for archive deposition of the analysis and records of the site investigation
7. Nomination of a competent person or persons/organisation to undertake the works set out within the Archaeological Written Scheme of Investigation.

The development for the relevant phase shall take place accordance with the programme of archaeological works set out in the Written Scheme of Investigation approved under this condition.

Reason: To ensure that any archaeological interest on the site is adequately assessed and recorded as necessary. To comply with Policy SADM29 of the Site Allocations and Development Management Policies Plan 2016 and Policy CS14 of the Hertsmere Core Strategy 2013

xx25. 	Archaeology:

The respective phase of the development shall not be occupied/used until the site investigation has been completed in accordance with the programme set out in the Written Scheme of Investigation approved under condition 243.

Reason: To ensure that any archaeological interest on the site is adequately assessed and recorded as necessary. To comply with Policy SADM29 of the Site Allocations and Development Management Policies Plan 2016 and Policy CS14 of the Hertsmere Core Strategy 2013

1926. 	Arboricultural Method Statement:

Prior to commencement of development within the relevant phase of development or Development Plot (relating to the primary school land, neighbourhood centre, care home, community centre or sports provision), , an Arboricultural Method Statement (including any demolition, groundworks and site clearance) shall be submitted to and approved in writing by the Local Planning Authority. The Statement should include details of the following:

a. Measures for the protection of those trees and hedges on the application site that are to be retained, including any veteran trees.
b. Details of all construction measures within the 'Root Protection Area' (defined by a radius of dbh x 12 where dbh is the diameter of the trunk measured at a height of 1.5m above ground level) of those trees on the application site which are to be retained specifying the position, depth, and method of construction/installation/excavation of service trenches, building foundations, hardstandings, roads and footpaths,
c. A schedule of proposed surgery works to be undertaken to those trees and hedges on the application site which are to be retained.

The development shall be carried out in accordance with the approved Method Statement for that relevant phase or Development Plotunless agreed in writing by the Local Planning Authority.

Reason: To ensure that the trees and hedges on site are adequately protected, to safeguard the character and visual amenity of the area, in accordance with policies SP1 and CS12 of the Hertsmere Local Plan, Chapter 15 of the National Planning Policy Framework and all relevant Core Strategy Policies. This condition requires matters to be agreed prior to commencement of development to ensure that existing trees are adequately protected prior to any ground disturbance.

2027. 	Tree Protection:

Prior to commencement of development within the within the relevant phase of development a scheme for the protection during construction of the trees on the site, in accordance with BS 5837:2012 - Trees in relation to construction - Recommendations, shall be submitted to and approved in writing by the Local Planning Authority. The scheme shall show the extent of root protection areas and details of ground protection measures and fencing to be erected around the trees, including the type and position of these. The protective measures contained with the scheme shall be implemented prior to commencement of any development, site works or clearance for that phase in accordance with the approved details, and shall be maintained and retained until the development is completed.

Within the root protection areas the existing ground level shall be neither raised nor lowered and no materials, temporary buildings, plant, machinery or surplus soil shall be placed or stored thereon. If any trenches for services are required within the fenced areas they shall be excavated and backfilled by hand and any tree roots encountered with a diameter of 25mm or more shall be left unsevered.

Reason: To ensure that the trees on site are adequately protected, to safeguard the character and appearance of the area, in accordance with policies SP1 and CS12 of the Hertsmere Local Plan, Chapter 15 of the National Planning Policy Framework and all relevant Core Strategy Policies. This condition requires matters to be agreed prior to commencement of development to ensure that existing trees are adequately protected prior to any ground disturbance.

2128.	Site Waste Management Plan:

No development shall take place until a Site Waste Management Plan (SWMP) for each phase of the development has been submitted and approved in writing by the Local Planning Authority. The SWMP shall include measures should aim to reduce the amount of waste produced on site and should contain information including estimated types and quantities of waste to arise from construction and waste management actions for each waste type. The development shall be carried out in accordance with the approved SWMP.

Reason: To promote the sustainable management of waste arisings and contribution towards resource efficiency, in accordance with Policy 12 of the Hertfordshire Waste Core Strategy and Development Management Policies Development Plan Document (2012).

29. 	Fire Hydrants:

No works above damp course for the relevant phase of the development shall commence until a scheme for the provision of adequate water supplies and fire hydrants, necessary for firefighting purposes has been submitted to and approved in writing by the Local Planning Authority. The development shall not be occupied until the scheme(s) has been implemented in accordance with the approved details

Reason: To ensure adequate water infrastructure provision is made on site for the local fire service to discharge its statutory firefighting duties.

2230. 	Unexploded Ordnance (UXO):

Prior to the commencement of development approved by this planning permission (or such other date or stage in development as may be agreed in writing with the Local Planning Authority), the following components of a scheme to deal with the risks associated with UXO at the site shall each be submitted to and approved, in writing, by the Local Planning Authority (LPA):

1) Preliminary Risk Assessment
The Preliminary Risk Assessment shall enable the application site to be placed in context with the potential risk from UXO and identify whether a Detailed Risk Assessment is required. The assessment shall be based upon data obtained from a Desktop review of historical information regarding the site location, previous site development and wartime bombing records etc.

2) Detailed Risk Assessment
The Detailed Risk Assessment shall provide an estimate of risk from UXO within the site, giving due consideration to the development type and construction methods to be employed. The Detailed Risk Assessment shall also consider the residual hazard, i.e. the likelihood of UXO having gone undetected

3) Risk Mitigation Strategy
A Risk Mitigation Strategy shall provide detailed information with respect to Avoidance, Training and Detection or a combination of all three.

4) Implementation/Validation
A Validation Report following completion of measures identified within the approved Risk Mitigation Strategy which provides records with respect to Avoidance, Training and Detection. With respect to Detection, the outcome shall also be confirmed. Examples of records which shall be provided include, record drawings or statements within appropriate design documentation and records of any briefing sessions as part of a site induction & formal training/certification re Avoidance and Training respectively. For Detection, examples of records which shall be provided include, watching brief check sheets to confirm whether any UXO was encountered and if so what measures were taken during and after the incident. Details of any intrusive survey techniques, photographs, MOD correspondence and a detailed plan which shows the location of any UXO in conjunction with the Application premises. The Applicant shall refer to CIRIA C681 Unexploded ordnance (UXO) A guide for the construction industry 1, when fulfilling the elements above. If a low risk is determined on completion of the Preliminary Risk Assessment, then the completion/submission of points 2, 3, and 4 within this condition will not be necessary.

Reason: To ensure that risks from unexploded ordnance to the future users of the land and neighbouring land are minimised, together with those to controlled waters, property and ecological systems, and to ensure that the development can be carried out safely without unacceptable risks to workers, neighbours and other offsite receptors. To comply with SADM20 of the Site Allocations and Development Management Policies Plan.

2331. 	Sound Insulation:

Prior to any above ground development for the relevant phase of the development, the applicant shall submit to, for approval in writing by the Local Planning Authority, details relating to a scheme to protect the proposed development from noise due to transport sources which shall be implemented before any part of the accommodation hereby approved is occupied, unless the Local Planning Authority otherwise agrees in writing.

The scheme shall aim to ensure that indoor ambient noise levels in living rooms and bedrooms meet the standards within subclause 7.7.2 of BS8233:2014. Internal LAmax levels should not typically exceed 45dB more than ten times a night in bedrooms. Good acoustic design should be implemented throughout the development to reduce façade noise levels as much as possible.

Where open windows are predicated to result in internal noise levels above those in subclause 7.7.2 of BS8233:2014 the scheme will propose suitable alternative ventilation. To assess potential overheating with windows closed, a CIBSE TM59 (Fixed Temperature method -CIBSE Guide A (2015a)) overheating assessment must be undertaken and submitted for review and approval.

If mechanical ventilation is proposed, details of the proposed system, to include the design air flow rates must be provided. Ventilation rates for the development must comply with the latest building regulation requirements.

The scheme is required to show that private external amenity areas are predicted to meet the 55dB LAeq 16h in accordance with subclause 7.7.3 of BS 8233:2014. A slight relaxation of this level (up to 3dB) will be considered, if it can be demonstrated that all reasonable steps have been taken to reduce the level as much as possible, (such as noise barriers, shielding, good acoustic design etc). If more significant exceedances are predicted in private external amenity areas, then it should be shown that suitable alternative amenity areas are available within 5 minutes’ walk from the development that comply with the criterion.

Reason: To protect the occupants of the new development from noise disturbance, as required by policies CS16 and SADM20 of the adopted Development Plan.

2432. 	Commercial noise mitigationsound insulation:

Prior to any above ground development for the relevant phase of the development, a noise impact assessment shall be submitted which assesses noise from the commercial/neighbourhood premises at the nearest residential properties. This report must include details of the noise monitoring exercise, predicted  and internal noise levels for the premises and details of the façade predicted noise levels at residential properties. Noise measurement and prediction results in terms of day time and night-time LAeqs, LA90s and LAmax (f) will be required along with a BS4142+A1:2019 based assessment. This report must then inform a scheme of sound insulation mitigation for the buildings, external plant and equipment  which shall be submitted to and approved in writing by the Local Planning Authority before any further non-residential development takes place.

Reason: To protect the occupants of nearby residential properties from noise disturbance, as required by policies CS16 and SADM20 of the adopted Development Plan.

33. 	Noise from Plant and Machinery:

Noise from plant and equipment associated with any commercial use shall be 10dB (LAeq) below the background noise level (LA90) at the nearest residential properties (5dB below the background noise level if evidence is provided which shows that no tonality or other character is present).

Reason: To protect the amenity of residents in the locality, as required by policies CS16 and SADM20 of the adopted Development Plan.

2534. 	Ventilation, extraction and odour control:

Any commercial premises (Use Class E(a) and E(e)) shall not be occupied until details of any air ventilation, extraction and odour control systems have been submitted to and approved in writing by the Local Planning Authority.
Such details must include the height, position, design and materials of any chimney or extraction vent to be provided in connection with the development. The business shall not operate until the extraction and odour control systems have been provided and installed in accordance with the approved details.

Reason: To protect the amenity of residents in the locality, as required by policies CS16 and SADM20 of the adopted Development Plan.

2635. 	Lighting:

Prior to installation of external lighting (other than within the proposed public highway) as part of the relevant phase of the development, the applicant shall submit to, for approval in writing by the Local Planning Authority, details relating to the external lighting scheme (including vertical lux diagrams which show potential light trespass into windows of nearby residential properties). This scheme must meet the requirements within the Institution of Lighting Professionals guidance notes for the reduction of obtrusive lighting.

A site-wide lighting strategy, taking account of guidance from the Bat Conservation Trust (Bats and Artificial Lighting At Night; s4.48), shall be submitted for the written approval of the Local Planning Authority as part of the first residential reserved matters. The strategy shall include a timetable for its implementation. The development shall be carried out only in accordance with the approved strategy. 

Reason: To protect the amenity of existing residential properties in the near vicinity to the development; and to limit potential ecological impact and to comply with Policy CS12 of the Core Strategy and SADM10 of the Site Allocations and Development Management Policies Plan.
.

36. 	Lighting – Ecology:

Prior to any above ground development for the relevant phase of the development, a Lighting Impact Assessment for any lighting to be installed outside of the proposed public highway should be submitted to the LPA for its written approval,. This should follow guidance from the Bat Conservation Trust (Bats and Artificial Lighting At Night; s4.48), and should also include the following:
· Identify those areas/features on site that are particularly sensitive 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.
· Show how and where external lighting will be installed (through the 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 strategy as agreed in writing, and these shall be maintained thereafter in accordance with the strategy. Under no circumstances should any other external lighting be installed without prior consent from the local planning authority.

Reason: To limit potential ecological impact and to comply with Policy CS12 of the Core Strategy and SADM10 of the Site Allocations and Development Management Policies Plan.

2737. 	Sustainable Urban Drainage System Details:

The Prior to or in conjunction with the submission of each Reserved Matters application for individual Development Phases, Sub Phases or Development Plots (with “Development Plot” relating to the primary school land, neighbourhood centre, care home, community centre or sports provision), shall include details and construction drawings of the sustainable drainage components, flow control mechanisms and a construction method statement shall be submitted to and approved in writing by the Local Planning Authority. The details submitted shall accord with the principles set out under parts 9 and 10 of the Flood Risk Assessment and Sustainable Drainage Strategy Reference HLEF03966 dated August 2024 in respect of Flood Risk and Mitigation and Surface Water Management and subsequently be implemented as approved. The SuDS is to be installed according to the approved SuDS plan and maintained in perpetuity.

Reason: To prevent the increased risk of surface water flooding, to improve and protect water quality, protect natural habitats and the amenity of residents, ensure the future maintenance of the Sustainable Drainage System in perpetuity and comply with the requirements of Paragraph 180 of the National Planning Policy Framework.

38. 	Drainage – M25:

No surface water shall be permitted to run off from the development hereby permitted on to the Strategic Road Network or into any drainage system connected to the Strategic Road Network. No drainage connections from any part of the development hereby permitted may be made to any Strategic Road Network drainage systems.

Reason: In the interest of the safe and efficient operation of the Strategic Road Network, and to protect the integrity of the Trunk Road drainage asset in accordance with DfT Circular 01/2022.

39. 	Piling:

Piling, deep foundations, or other intrusive groundworks (investigation boreholes/tunnel shafts/ground source heating and cooling systems) using penetrative methods shall not be carried out other than with the written consent of the local planning authority. The development shall be carried out in accordance with the approved details.

To ensure that the proposed development does not harm groundwater resources in line with the Environment Agency’s approach to groundwater protection.

2840. 	Ecology – CEMP:

Prior to the commencement of development (excluding Preliminary Works) within the relevant Phase, Sub Phase or Development Plot, 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 details of 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.
Nesting Birds: 
In order to protect breeding birds, their nests, eggs and young, development should only be carried out during the period October to February inclusive. If this is not possible then a pre-development (i.e. no greater than 48 hours before clearance begins) search of the area should be made by a suitably experienced ecologist. If active nests are found, then works must be delayed until the birds have left the nest or professional ecological advice taken on how best to proceed.

Mammal Mitigation Measures:
Any excavations left open overnight should be covered or have mammal ramps (reinforced plywood board >60cm wide set at an angle of no greater than 30 degrees to the base of the pit) to ensure that any animals that enter can safely escape. Any open pipework with an outside diameter of greater than 120mm must be covered at the end of each working day to prevent animals entering / becoming trapped.

Reason: To safeguard and enhance the character and amenity of the area, to provide ecological, environmental and biodiversity benefits and to enhance its setting within the immediate locality in accordance with Policy SADM12 of the Site Allocations and Development Management Policies Plan 2016 and Policies CS12 and CS20 of the Hertsmere Core Strategy 2013.

2941.	Biodiversity Enhancement Plan:

Prior to commencement of the relevant phase of the development (including vegetation clearance and ground works), a Biodiversity Enhancement Management Plan shall be prepared. It will includeing a graphical Ecological Enhancement Plan, will set setting out the number, type and position of enhancement features to be incorporated into the design scheme. It will also demonstrate a sensitive lighting scheme, compliant with the Bat Conservation Trust and Institution of Lighting Professionals (2023) and will show how the scheme will be suitable for nocturnal wildlife. This plan shall be submitted to the Local Planning Authority for written approval and the development must be carried out in accordance with the approved plan unless otherwise agreed in writing with the Local Planning Authority..

Reason: To safeguard and enhance the character and amenity of the area, to provide ecological, environmental and biodiversity benefits and to enhance its setting within the immediate locality in accordance with Policies SP1 and CS12 of the Hertsmere Local Plan and S3.2.6 of the Biodiversity, Trees and Landscape SPD.

3042.	HMMP:

Prior to commencement of the relevant phase of development (including vegetation clearance, demolition and ground works), a Habitat Monitoring and Management Plan will be submitted and approved by the Local Planning Authority. This shall demonstrate how the habitat enhancement and creation, and subsequent target habitat conditions will be created, enhanced, and monitored over 30 years following the completion of the capital works required to create them.  The HMPP shall be implemented in accordance with the approved details. 

Reason: To safeguard and enhance the character and amenity of the area, to provide ecological, environmental and biodiversity benefits and to enhance its setting within the immediate locality in accordance with Policies SP1 and CS12 of the Hertsmere Local Plan and S3.2.6 of the Biodiversity, Trees and Landscape SPD.

3143.	Ground Investigation:

Prior to the commencement of the relevant phase of the development, no works involving excavations (e.g. piling or the implementation of a geothermal open/closed loop system) shall be carried until the following has been submitted to and approved in writing by the Local Planning Authority in consultation with Affinity Water:

· An Intrusive Ground Investigation to identify the current state of the site and appropriate techniques to avoid displacing any shallow contamination to a greater depth.
· A Remediation Strategy/Report if found to be needed following the results of the intrusive investigation detailing how contamination (if found) will be
· with a robust pre and post monitoring plan to determine its effectiveness.
· A Risk Assessment identifying both the aquifer and the abstraction point(s) as potential receptor(s) of contamination.
· A Foundations Works Method Statement and Risk Assessment detailing the depth and type of excavations (e.g. piling) to be undertaken including mitigation measures (e.g, appropriate piling design, off site monitoring boreholes etc.) to prevent or minimise any potential migration of pollutants to public water supply. Any excavations must be undertaken in accordance with the approved detailsterms of the approved method statement.

Reason: To avoid displacing any shallow contamination to a greater depth and to prevent and/or minimise any potential migration of pollutants to a public water supply abstraction.

3244.	Ground Investigation 2:

If, during the course of the relevant phase of development, contamination not previously identified is found to be present at the site, then no further development shall be carried out until the following has been submitted to and approved in writing by the Local Planning Authority in consultation with Affinity Water:

· A Remediation Strategy/Report detailing how contamination will be dealt with. The remediation strategy shall be implemented as approved with a robust pre and post monitoring plan to determine its effectiveness.

Reason: To ensure that the development does not contribute to unacceptable concentrations of pollution posing a risk to public water supply from previously unidentified contamination sources at the development site and to prevent deterioration of groundwater and/or surface water.

3345.	Accessible and adaptable dwellings:

Details submitted with the layout reserved matters, as required by condition 3, shall include a scheme setting out the arrangements for the delivery of accessible housing in accordance with the following requirements:

a) A schedule of units, together with appropriate plans and drawings, setting out details of the number, layout and location of the units that will comply with Part M, M4 (2) (Accessible and Adaptable Dwellings) Part M4(3) (Wheelchair Accessible Dwellings) of the Building Regulations 2010 (as amended), submitted to and approved in writing by the Local Planning Authority in writing unless otherwise approved in writing by the Local Planning Authority.

i) All new dwellings must meet Building Regulations Part M4(2) standards as a minimum.

ii) A minimum of 7.5% of affordable homes and 2.5% of market homes shall be designed to achieve meet Building Regulations Part M4(3) (2) (a) (wheelchair accessible dwelling) standards. iii) A minimum of 1 social rented dwelling (forming part of the 7.5% requirement for affordable homes) to achieve Building Regulations Part M4(3) (2) (b) (wheelchair accessible dwelling) standards.

b) All units specified as M4(2) and M4(3) in the agreed schedule and plans must be implemented in accordance with that approval and in compliance with the corresponding part of the Building Regulations in that regard;

c) Written verification of the completion of all dwellings in accord with part (a) above will be supplied to the local planning authority within 30 days of the practical completion.

Reason: To comply with Policy CS22 of the Hertsmere Core Strategy 2013, the NPPF 2023 and ensure that the development is capable of meeting ‘Accessible and Adaptable Dwellings’ standards.

46.	Cycle standards

No reserved matters applications shall be submitted for the relevant phase of development until a Design Code document showing how the development will comply with the guidance in LTN 1/20 on Cycle Infrastructure Design, in Manual for Streets, Inclusive Mobility and the National Model Design Code (or subsequent documents that are current at time of design and submission) has been submitted to and approved in writing by the Local Planning Authority. The code should include, but not be limited to the following:

1. The phasing of the development including the phasing of infrastructure.
2. The principles of the street and public spaces hierarchy to address, permeability, walking, wheeling and cycling movement and the needs of people with disabilities
3. The design of the transport network street hierarchy, primary, secondary, local, tertiary, and multi-functional streets, cycleways/cycle paths, footways/footpaths and public spaces, providing typical street cross-sections, which should include details of junction types, sideroad treatments, traffic calming, surfacing, segregation, lighting, tree planting, passive surveillance and on street parking, including construction design details.
4. Details of the approach to cycle parking for residential, commercial and community spaces including the distribution (resident/visitor parking and location in the development), dimensions (including spacing) and design of facility and any secure or non-secure structures associated with the storage of cycles.
5. Details of the facilities and design of the mobility hubs.
6. Signing (wayfinding) and mapping strategy for the development to show active travel routes within and out with the development to key destinations and the active travel network. Subsequent applications for reserved matters approval shall accord with the approved details.

Reason: To ensure a high standard of design of active travel infrastructure, reflecting current national guidance, is secured to prioritise pedestrians and cycle movements and address the needs of people with disabilities in accordance with policies SP1, CS25 and SADM40 of the adopted Development Plan and paragraphs 114, 116 and 138 of the National Planning Policy Framework 2024

47.	Walking and cycle access arrangement:

No development shall commence until details of the site access points for pedestrians and/or cyclists have been submitted to and approved in writing by the Local Planning Authority. The development or any phase of the development, whichever is the sooner, shall not be occupied until the means of access for pedestrians and/or cyclists for the development or phase of development have been constructed in accordance with the approved details which shall thereafter be retained for access purposes only.

Reason: In the interests of highway safety and to ensure a high standard of design of active travel infrastructure, reflecting current national guidance, is secured to prioritise pedestrians and cycle movements and address the needs of people with disabilities in accordance with policies SP1, CS25 and SADM40 of the adopted Development Plan and paragraphs 114, 116 and 138 of the National Planning Policy Framework 2024

3448.	Water efficiency:

As a minimum, the development hereby approved shall be designed and built to meet the regulation 36 2(b) requirement of 110 litres/person/day water efficiency set out in part G2 of the 2015 Building Regulations (as amended) for water usage.

Reason: To limit potable water usage in a water stressed area, as required by policy SADM17 of the Site Allocations and Development Management Policies Plan 2016.

49.	Imported Top Soil:

In the event soil is imported from an outside site, a scheme shall be submitted to, and approved in writing by the Local Planning Authority, verifying that any imported topsoil, is certified as suitable for the new and/or continued land use, prior to the first site usage.

Reason: To ensure that risks from land contamination to the future users of the land and neighbouring land are minimised, together with those to controlled waters, property and ecological systems, and to ensure that the development can be carried out safely without unacceptable risks to workers, neighbours and other offsite receptors. As required by policies CS16 and SADM20 of the adopted Development Plan.

3550.	Community Use Agreement – School:

Use of the school shall not commence until aA community use agreement, to be  prepared in consultation with Sport England, is to be  has been submitted to the LPA not earlier that after 6 months, but prior to 10 months of the school being in operation, and its to be and approved in writing by the Local Planning Authority.  A, and a copy of the completed approved agreement has been provided to the Local Planning Authority. The agreement shall apply to the sports facilities within the school site and shall include details of pricing policy, hours of use, access by non-school users management responsibilities and a mechanism for review. The development shall not be used otherwise than in strict compliance with the approved agreement.

Reason: To secure well managed safe community access to the sports facility/facilities, to ensure sufficient benefit to the development of sport and to accord with policy SADM34 of the Site Allocations and Development Management Policies Plan 2016.

3651.	Highways details:

Details submitted with the layout reserved matters, as required by condition 1, shall include (in the form of scaled plans and / or written specifications) details of:
i) roads and footways;
ii) cycleways;
iii) surface water drainage;
iv) visibility splays;
v) access arrangements;
vi) parking provision;
vii) loading areas; and
viii) turning areas.

The approved development shall be carried out in accordance with the approved details and retained in perpetuity.
Reason: To ensure suitable, safe and satisfactory planning and development of the site. To comply with Policies SP1, CS25 and SADM40 of the adopted Development Plan.

52.	Foul Water Network Upgrades:

No more than 120 dwellings shall be occupied within 36 months of the date of this permission or until the Council has confirmed that the necessary network reinforcements have been completed, whichever is the sooner. 

The condition is satisfied once the necessary network reinforcements are completed.

Reason: Network reinforcement works are likely to be required to accommodate the proposed development. Any reinforcement works identified will be necessary in order to avoid sewage flooding and/or potential pollution incidents.
