Proposed conditions in the event the appeal is allowed

1.

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

Reason: To comply with the provisions of Section 91 of the Town and Country
Planning Act 1990 as amended by Section 51 of the Planning and Compulsory
Purchase Act 2004.

The development hereby permitted shall be carried out wholly in accordance with
the details specified in the application and supporting approved documents and
plans listed above.

Reason: To ensure the development is carried out in accordance with details which
form the basis of this grant of permission.

Details and/or samples of materials to be used on all external elevations and the
roof of the development hereby permitted shall be submitted to and approved in
writing by the Local Planning Authority before the development is commenced and
the approved details shall be implemented on site.

Reason: To ensure that the development will have an acceptable appearance which
does not detract from the appearance and character of the surrounding area and to
comply with Policy D1 of the North Hertfordshire Local Plan 2011 to 2031.

No development shall take place until there has been submitted to and approved, in
writing, by the Local Planning Authority a scheme of hard and soft landscaping and
boundary treatment for the site, which shall include any proposed changes in
ground levels and also accurately identify spread, girth and species of all existing
trees, shrubs and hedgerows on the site and indicate any to be retained, together
with measures for their protection which shall comply with the recommendations set
out in the British Standards Institute publication BS 5837:2012 Trees in relation to
design, demolition and construction.

The soft landscaping plan should include plant species, number, density, location

and

sizes of the proposed planting. The planting specification should provide details of
tree planting pits, green roofs, planting preparation and establishment operations.

We would recommend an alternative to plastic guards, such as the use of perimeter
protective fencing where appropriate, or guards manufactured from 100%
biodegradable materials.

The hard landscaping plan should include details of specific materials, colours and
finishes of paved or otherwise hard surfaces, built features and street furniture. The
plans should clearly show the position of any new fencing and hard surfaces in
relation to existing and proposed planting.

Reason: In the interests of visual amenity and the character and appearance of the
area. This condition is required to be agreed prior to the commencement of any
development to ensure matters of tree and hedgerow protection are secured early
to ensure avoidance of damage or lost due to the development and/or its



construction. If agreement was sought at any later stage, there is an unacceptable
risk of lost and damage to important trees and hedgerow that would result in harm
to amenity. Local Plan Policies D1 and N2.

None of the trees to be retained on the application site shall be felled, lopped,
topped, uprooted, removed or otherwise destroyed or killed without the prior written
agreement of the Local Planning Authority.

Reason: To safeguard and enhance the appearance of the completed development
and the visual amenity of the locality, and to comply with Policy NE2 of the North
Hertfordshire Local Plan 2011 to 2031.

No development shall take place until there has been submitted to and approved, in
writing, by the Local Planning Authority a landscape management plan for a
minimum of 5 years. This should include:

a) Drawing/s showing the extent of the LMP i.e. only showing the areas to which the
LMP applies, areas of private ownership should be excluded.

b) Written Specification detailing:

o All operation and procedures for soft landscape areas; inspection, watering,
pruning, cutting, mowing, clearance and removal of arisings and litter, removal of
temporary items (fencing, guards and stakes) and replacement of failed planting.
o All operations and procedures for hard landscape areas; inspection, sweeping,
clearing of accumulated vegetative material and litter, maintaining edges, and
painted or finished surfaces.

o Furniture (Bins, Benches and Signage) and Play Equipment.

o All operations and procedures for soft landscaping to SuDS features; inspection of
linear drains, basins and swales, removal of unwanted vegetative material and
litter, including inlets and outlets.

c) Maintenance task table which explains the maintenance duties across the site in
both chronological and systematic order.

d) Mechanism for monitoring and review of the management plan and operations.

Reason: To support plant establishment and ensure appropriate management is
carried out and to maintain functionality and visual aesthetic. Local Plan Policy
NE4.

Prior to the first occupation of the first dwelling hereby approved, details of the Air
Source Heat Pumps shall be submitted to the LPA and approved in writing and
installed on site (for each dwelling).

Reason: To ensure that there are no adverse impacts on the design of the dwelling
hereby approved or adverse harm on the amenities of the neighbouring occupiers.
Local Plan Policies D1 and D3.

All mitigation measures and/or works shall be carried out in accordance with the
details contained in the Ecological Impact Assessment Report (aLyne, November
2025) as already submitted with the planning application and agreed in principle
with the local planning authority prior to determination.

This will include the appointment of an appropriately competent person e.g. an



10.

11.

ecological clerk of works (ECoW) to provide on-site ecological expertise during
construction. The appointed person shall undertake all activities, and works shall
be carried out, in accordance with the approved details.

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).

Notwithstanding the provisions of the Town and Country Planning (General
Permitted Development) Order 2015 as amended no development as set out in
Classes A, AA, B, C and E of Part 1 (and any further new class that may be
introduced by way of an update) of Schedule 2 to the Order, (or any subsequent

Statutory Instrument which revokes, amends and/or replaces those provisions) shall

be carried out without first obtaining a specific planning permission from the Local
Planning Authority.

Reason: Given the nature of this development, the Local Planning Authority
considers that development which would normally be "permitted development"
should be retained within planning control in the interests of the character and
amenities of the area and to comply with Policy D1 and/or Policy D3 of the North
Hertfordshire Local Plan 2011 to 2031.

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 precautionary working method statements).

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 (as amended).

Prior to any works above slab level, a Biodiversity Enhancement Strategy for
protected, Priority and threatened species, prepared by a suitably qualified
ecologist in line with the recommendations of the Preliminary Ecological
Appraisal and Ground Level Tree Assessment v003 (aLyne Ecology Ltd.,
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October 2025) and BNG Design Stage Report V005 (aLyne Ecology, December
2025), 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 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, Priority and threatened species and allow the
LPA to discharge its duties under paragraph 187d of NPPF 2024, s40 of the
NERC Act 2006 (as amended) and Policy NE4: Biodiversity and Geological Sites
North Hertfordshire Local Plan 2011-2031.

Prior to occupation, a "lighting design strategy for biodiversity" for areas to be lit
in accordance with Guidance Note 08/23 (Institute of Lighting Professionals)
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 internal and 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 internal and 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 (as
amended).

The development hereby permitted shall not commence (save for the access road
into the development) until the proposed access has been constructed to base
course construction for the first 12 metres and the join to the existing carriageway
has been constructed to the current specification of Hertfordshire County Council
and to the local Planning Authority's satisfaction.

Arrangement shall be made for surface water drainage to be intercepted and
disposed of separately so that it does not discharge from or onto the highway
carriageway.

Reason: To ensure satisfactory access into the site and avoid carriage of
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extraneous material or surface water from or onto the highway in accordance with
Policy 5 of Hertfordshire's Local Transport Plan.

Prior to occupation of the development hereby permitted, the main access road
gradient of the access shall not be steeper than 1 in 20 for the first 12 metres
from the edge of the carriageway, shall be constructed to a minimum of 5.5m wide
with the kerb radii being 6m complete with improved footways 2.0m wide footways
on both sides of the access, continuing through the site and Station Road along the
frontage of the site and pedestrian crossing point with tactile paving and dropped
kerbs at site access. Thereafter the access and highway improvements shall be
retained at the position identified on the approved drawing.

Arrangement shall be made for surface water drainage to be intercepted and
disposed of separately so that it does not discharge from or onto the highway
carriageway.

Reason: To ensure satisfactory access into the site and avoid carriage of
extraneous material or surface water from or onto the highway in accordance with
Policy 5 of Hertfordshire's Local Transport Plan.

Before the access is first brought into use, relocating the 30mph speed limit further
east on Station Road, speed transition moved 121m east of the site access,
aligning with visibility splays and ATC 85th percentile speed data.to both directions
shall be provided and permanently maintained as identified on the approved
drawings. Within which, there shall be no obstruction to visibility between 600 mm
and 2.0 metres above the carriageway level. These measurements shall be taken
from the

intersection of the centre line of the permitted access with the edge of the
carriageway of the highway respectively into the application site and from the
intersection point along the edge of the carriageway.

Reason: To ensure construction of a satisfactory development and in the interests
of highway safety in accordance with Policy 5 of Hertfordshire's Local Transport
Plan (adopted 2018).

Before commencement of the development, a 'Construction Traffic Management
Plan' shall be submitted to and approved in writing by the Local Planning Authority
in consultation with the Highway Authority. Thereafter the construction of the
development shall only be carried out in accordance with the approved Plan. The
'‘Construction Traffic Management Plan' must set out:

o the phasing of construction and proposed construction programme.

o the methods for accessing the site, including wider construction vehicle routing
(swept path drawings).

o the numbers of daily construction vehicles including details of their sizes, at each
phase of the development.

o the hours of operation and construction vehicle movements. (including delivery
times and removal of waste) and to avoid school pick up/drop off times.

o details of any highway works necessary to enable construction to take place.

o details of construction vehicle parking, turning and loading/unloading
arrangements clear of the public highway. (swept path drawings)

o details of any hoardings and how visibility splays will be maintained.

o management of traffic to reduce congestion.

o control of dirt and dust on the public highway, including details of the location and
methods to wash construction vehicle wheels.
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o the provision for addressing any abnormal wear and tear to the highway.

o waste management proposals.

o Provision of sufficient on-site parking prior to commencement of construction
activities;

o Post construction restoration/reinstatement of the working areas and temporary
access to the public highway;

o 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 and remaining
road width for vehicle movements.

Reason: To minimise the impact of the construction process on the on local
environment and local highway network in accordance with Policies 5, 12, 17 and
22 of Hertfordshire's Local Transport Plan (adopted 2018).

A No demolition/development shall take place/commence until an Archaeological
Written Scheme of Investigation has been submitted to and approved by the local
planning authority in writing. 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. Provision to be made for public outreach and interpretation

8. Nomination of a competent person or persons/organisation to undertake the
works

set out within the Archaeological Written Scheme of Investigation.

B The demolition/development shall take place/commence in accordance with the
programme of archaeological works set out in the Written Scheme of Investigation
approved under condition (A)

C The development shall not be occupied/used until the site investigation and post
investigation assessment has been completed in accordance with the programme
set out in the Written Scheme of Investigation approved under condition (A) and the
provision made for analysis and publication where appropriate.

Reason: To protect any archaeological assets. Local Plan Policy HE4.

Prior to the commencement of development a scheme shall be submitted for the
protection of the dwellings from noise for approval in writing by the Local Planning
Authority. The scheme shall be in accordance with the recommendations stated in
the Mayer Brown Ltd report (Ref: 29016-RPT01-V2) dated 29th September 2025.
No dwellings shall be occupied until the scheme providing protection for those
dwellings has been implemented in accordance with the approved details. The
approved scheme shall be retained in accordance with those details thereafter.
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22.

Reason: To protect long term amenity. Local Plan Policy D3.

No development approved by this permission shall take place until the following has
been submitted to and approved in writing by the Local Planning Authority:

o] A Generic Quantitative Risk Assessment

o] A Detailed Quantitative Risk Assessment (where shown to be necessary by
the General Quantitative Risk Assessment)

o} A Remedial Options Appraisal and Remediation Strategy (where shown to be
necessary by the Detailed Quantitative Risk Assessment).

All such work shall be undertaken in accordance with Land Contamination Risk
Management (Environment Agency, 2023) or other appropriate guidance issued by
the regulatory authorities. The work shall be sufficient to ensure that measures will
be taken to mitigate any risks to human health and the wider environment.

Reason: To prevent unacceptable risk to Human Health and Controlled Waters and
to prevent pollution of the Environment in accordance with the aims and Paragraphs
187(f), 196 and 197 of the National Planning Policy Framework (December 2024).

Prior to the dwelling being occupied a validation report shall be submitted and
approved in writing by the Local Planning Authority to demonstrate the
effectiveness of any agreed Remediation Strategy. Any such validation shall include
responses to any unexpected contamination discovered during works.

Reason: To prevent unacceptable risk to Human Health and Controlled Waters and
to prevent pollution of the Environment in accordance with the aims and Paragraphs
187(f), 196 and 197 of the National Planning Policy Framework (December 2024).

Prior to the commencement of development, a scheme showing the provision of fire
hydrants serving the development is to be submitted to and approved in writing by
the LPA and shall be installed on site prior to the first occupation of the first
dwelling.

Reason: To ensure there are adequate water supplies available for use in an
emergency. Local Plan Policy D1.

No development shall take place until a Site Waste Management Plan

(SWMP) for the site been submitted to the Local Planning Authority and approved in
consultation with the Waste Planning Authority. The SWMP 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).
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Prior to the first occupation of the first dwelling the full details of the sub-station are
to be submitted to and approved in writing by the LPA and the approved details
shall be constructed on site.

Reason: To ensure an acceptable visual appearance of the structure. Local Plan
Policy D1.

Prior to its first occupation, details of a bin and bike store(s) for plot 35 are to be
submitted to and agreed in writing by the LPA and shall be provided on site.

Reason: To ensure space for bins and bikes to be stored on plot. Local Plan Policy
T2 and D1.



