SSE/Conditions/1

3 October 2007

Without Prejudice
STOP STANSTED EXPANSION

Proposed planning conditions to be attached to 

Planning Application UDC/0717/06/FUL, if granted

1 GENERAL

GEN1
The following development is permitted within the sites identified on plan 
STN/PSA/1078/K/009/P1:

Site “A” – Extension to the passenger terminal and ancillary development

Site “B” – New aircraft apron and ancillary development

Site “C” – Cargo shed accommodation and ancillary development

Site “D” – Aircraft hangar facilities and ancillary development

Site “E” – Short-stay car parking and ancillary development

Site “F” – Long-term car parking and ancillary development

Site “G” – Redevelopment of existing car park for staff car parking and ancillary development

Site “H” – Grade separation of Junction 3

Site “J” – Dualling of Bassingbourn Road from Junction 3 (Bassingbourn

Roundabout) to Pincey Roundabout

Site “K” – Office accommodation and ancillary development

Site “L” – Office accommodation and ancillary development

Site “N” – Flight catering and airline support accommodation and ancillary

development

Site “P” – Additional fuel tank and ancillary development at the Fuel Farm

Site “Q” – Rail Safeguarding Area 
Site “S” – Dualling of Thremhall Avenue from Junction 3 (Bassingbourn Roundabout) to Junction 11 (Cooper’s End Roundabout)


Site "T" – Additional car rental sites and ancillary development

Site "U" – Additional hotel buildings (South Gate)
Reason:  To distinguish the development for which permission is hereby granted from that for which permission already exists as part of expansion to 15 mppa.

GEN 2
Any application for the approval of reserved matters made pursuant to this planning permission shall be made to the local planning authority before the expiration of eight years from the date of this permission.


Reason:  To comply with Section 92 of the Town & Country Planning Act 1990.
GEN 3

The development hereby permitted shall be begun either before the expiration of ten years from the date of this permission, or before the expiration of two years from the date of approval of the last reserved matter to be approved, whichever is the later.



Reason:  To comply with Section 92 of the Town & Country Planning Act 1990.

2 SITE SPECIFIC

2.1 Extension to the passenger terminal and ancillary development

A1
The development hereby permitted within Site “A” shall be carried out in accordance with plans 2156/SK100-SK107.

Reason: To ensure the development is carried out as approved.

A2
The terminal extension hereby permitted within Site “A” shall have a gross floor area not exceeding 29,000 square metres.


Reason: The extension hereby permitted is considered to be the maximum floor space commensurate with the permitted increase in passenger throughput.

A3 
The existing terminal, plus the terminal extension hereby permitted within Site “A” shall contain in total no more than 6,500 square metres of landside retail floor space.
Reason: To ensure that retailing remains ancillary to the principal use of the building.

2.2 New aircraft apron and ancillary development

B1
The development hereby permitted within Site “B” shall be carried out in accordance


with plans STN/GAP/1014/K105/PA


Reason:  To ensure the development is carried out as approved.

B2
No development on Site B shall commence until details of a blast deflector to be erected between points A and B on drawing STN/GAP/1014/K105/PA have been submitted to and approved in writing by the local planning authority. The blast deflector as approved shall be completed prior to the first use of Site "B" by aircraft and thereafter retained in perpetuity.

Reason:  In the interests of the amenity of residents of the areas around the Airport who shall be affected by aircraft noise.

2.3 Cargo shed accommodation and ancillary development

C1
Approval of the details of the siting, design and external appearance of the building(s) hereby permitted and the landscaping of the site (herein referred to as “reserved matters”) shall be obtained from the local planning authority in writing before any development hereby permitted within Site “C” is commenced.


Reason: The outline application as submitted does not give particulars sufficient for consideration of these reserved matters.
C2
Plans and particulars of the reserved matters referred to in condition C1 above shall be submitted in writing to the local planning authority and the development hereby permitted shall only be carried out as approved.


Reason: The outline application as submitted does not give particulars sufficient for consideration of these reserved matters.

C3
The cargo shed accommodation hereby permitted within Site “C” shall follow the general alignment and form of the existing FedEX cargo shed, and shall not exceed a height of 15m above the existing ground level of Site “C”.  


Reason: To ensure that the alignment, form and height of the cargo shed shall be in context with similar existing cargo sheds in that area.
2.4 Aircraft hangar facilities and ancillary development

D1
Approval of the details of the siting, design and external appearance of the building(s) hereby permitted and the landscaping of the site (herein referred to as “reserved matters”) shall be obtained from the local planning authority in writing before any development hereby permitted within Site “D” is commenced.

Reason:  The outline application as submitted does not give particulars sufficient for consideration of these reserved matters.
D2 
Plans and particulars of the reserved matters referred to in condition D1 above shall be submitted in writing to the local planning authority and the development hereby permitted shall only be carried out as approved.

Reason:  The outline application as submitted does not give particulars sufficient for consideration of these reserved matters.
D3 
The aircraft hangar facilities hereby permitted within Site “D” shall not exceed a height of 35m above the existing ground level of Site “D”.

Reason:  To ensure that the height of the hangar facilities shall be in context with the existing hangar in that area.
2.5 Short-stay car parking and ancillary development

E1
Approval of the details of the siting, design and external appearance of the building(s) hereby permitted and the landscaping of the site (herein referred to as “reserved matters”) shall be obtained from the local planning authority in writing before any development hereby permitted within Site “E” is commenced.

Reason:  The outline application as submitted does not give particulars sufficient for consideration of these reserved matters.
E2
Plans and particulars of the reserved matters referred to in condition E1 above shall be submitted in writing to the local planning authority and the development hereby permitted shall only be carried out as approved. 

Reason:  The outline application as submitted does not give particulars sufficient for consideration of these reserved matters.

E3 
Approval of details of a lighting strategy for the short-stay car parking hereby permitted shall be obtained from the local planning authority in writing before any development hereby permitted within Site “E” is commenced.  The strategy shall subsequently be implemented as approved prior to first use of the short-stay car parking hereby permitted and shall thereafter be retained in operation.

Reason:  To reduce the impact of the required lighting on the areas around the Airport.

E4
The short-stay car parking hereby permitted shall be below ground level, excluding items such as access roads, lift towers and emergency escape shafts.

Reason:  To avoid unnecessary loss of landscape and to reduce the environmental impact of the development upon the countryside setting of the Airport.

E5
The short-stay car parking hereby permitted shall be subject to the overall number of car parking spaces within the Airport perimeter not exceeding a total of 31,500 spaces.

Reason:  To reduce the environmental impact of the development upon the countryside setting of the Airport and to encourage greater use of public transport. 

2.6 Long-term car parking and ancillary development

F1
Approval of the details of the siting, design and external appearance of the building(s) and parking area(s) hereby permitted and the landscaping of the site (herein referred to as “reserved matters”) shall be obtained from the local planning authority in writing before any development hereby permitted within Site “F” is commenced.


Reason:  The outline application as submitted does not give particulars sufficient for consideration of these reserved matters.
F2 
Plans and particulars of the reserved matters referred to in condition F1 above shall be submitted in writing to the local planning authority and the development hereby permitted shall only be carried out as approved.

Reason:  The outline application as submitted does not give particulars sufficient for consideration of these reserved matters.

F3 
Approval of details of a lighting strategy for the car parking hereby permitted shall be obtained from the local planning authority in writing before any development hereby permitted within Site “F” is commenced.  The strategy shall subsequently be implemented as approved prior to first use of the long-term car parking hereby permitted and shall thereafter be retained in operation.

Reason: To reduce the impact of the required lighting on the areas around the Airport.

F4
The long-term car parking hereby permitted shall be below ground level, excluding items such as access roads, lift towers and emergency escape shafts.

Reason:  To avoid unnecessary loss of landscape and to reduce the environmental impact of the development upon the countryside setting of the Airport.


The long-term car parking hereby permitted shall be subject to the overall number of car parking spaces within the Airport perimeter not exceeding a total of 31,500 spaces.

Reason:  To reduce the environmental impact of the development and to encourage greater use of public transport.

2.7 Redevelopment of existing car park for staff car parking and ancillary development

G1 
Approval of the details of the siting, design and external appearance of the building(s) and parking area(s) hereby permitted and the landscaping of the site (herein referred to as “reserved matters”) shall be obtained from the local planning authority in writing before any development hereby permitted within Site “G” is commenced.

Reason:  The outline application as submitted does not give particulars sufficient for consideration of these reserved matters.
G2 
Plans and particulars of the reserved matters referred to in condition G1 above shall be submitted in writing to the local planning authority and the development hereby permitted shall only be carried out as approved. 

Reason:  The outline application as submitted does not give particulars sufficient for consideration of these reserved matters. 

G3 
Approval of details of a lighting strategy for the car parking hereby permitted shall be obtained from the local planning authority in writing before any development hereby permitted within Site “G” is commenced. The strategy shall subsequently be implemented as approved prior to first use of the car parking hereby permitted and shall thereafter be retained in operation.

Reason:  To reduce the impact of the required lighting on the areas around the Airport.

G4
The staff car parking hereby permitted shall be below ground level, excluding items such as access roads, lift towers and emergency escape shafts.
Reason:  To avoid unnecessary loss of landscape and to reduce the environmental impact of the development upon the countryside setting of the Airport.

G5
The staff car parking hereby permitted shall be subject to the overall number of car parking spaces within the Airport perimeter not exceeding a total of 31,500 spaces.

Reason:  To reduce the environmental impact of the development and to encourage greater use of public transport.

2.8 Grade separation of Junction 3

H1
Approval of the details of the siting, design and external appearance of the roadway hereby permitted and the landscaping of the site (herein referred to as “reserved matters”) shall be obtained from the local planning authority in writing before any development hereby permitted within Site “H” is commenced.

Reason:  The outline application as submitted does not give particulars sufficient for consideration of these reserved matters.
H2
Plans and particulars of the reserved matters referred to in condition H1 above shall be submitted in writing to the local planning authority and the development hereby permitted shall only be carried out as approved.

Reason:  The outline application as submitted does not give particulars sufficient for consideration of these reserved matters.

2.9 Dualling of Bassingbourn Road from Junction 3 (Bassingbourn Roundabout) to Pincey Roundabout.

J1
Approval of the details of the siting, design and external appearance of the roadway hereby permitted and the landscaping of the site (herein referred to as “reserved matters”) shall be obtained from the local planning authority in writing before any development hereby permitted within Site “J” is commenced.

Reason:  The outline application as submitted does not give particulars sufficient for consideration of these reserved matters.
J2
Plans and particulars of the reserved matters referred to in condition J1 above shall be submitted in writing to the local planning authority and the development hereby permitted shall only be carried out as approved.

Reason:  The outline application as submitted does not give particulars sufficient for consideration of these reserved matters.
2.10 Office accommodation and ancillary development

K1 
Approval of the details of the siting, design and external appearance of the building(s) hereby permitted and the landscaping of the site (herein referred to as “reserved matters”) shall be obtained from the local planning authority in writing before any

development hereby permitted within Site “K” is commenced.

Reason:  The outline application as submitted does not give particulars sufficient for consideration of these reserved matters.
K2 
Plans and particulars of the reserved matters referred to in condition K1 above shall be submitted in writing to the local planning authority and the development hereby permitted shall only be carried out as approved.

Reason:  The outline application as submitted does not give particulars sufficient for consideration of these reserved matters.
K3 
The office development hereby permitted within Site “K” shall not exceed a height of 18m above the existing ground level on Site “K”.

Reason:  To ensure that the height of the offices shall be in context with the existing

office building in that area.

2.11 Office accommodation and ancillary development

L1  
Approval of the details of the siting, design and external appearance of the building(s) and parking area(s) hereby permitted and the landscaping of the site (herein referred to as “reserved matters”) shall be obtained from the local planning authority in writing before any development hereby permitted within Site “L” is commenced.

Reason:  The outline application as submitted does not give particulars sufficient for consideration of these reserved matters.
L2 
Plans and particulars of the reserved matters referred to in condition L1 above shall be submitted in writing to the local planning authority and the development hereby permitted shall only be carried out as approved.

Reason:  The outline application as submitted does not give particulars sufficient for consideration of these reserved matters.

L3 
The office development hereby permitted within Site “L” shall not exceed a height of 18.3m above the existing ground level on Site “L”.

Reason:  To ensure that the height of the offices shall be in context with the existing

office building in that area.

2.12 Flight catering and airline support accommodation and ancillary development

N1
Approval of the details of the siting, design and external appearance of the building(s) hereby permitted and the landscaping of the site (herein referred to as “reserved matters”) shall be obtained from the local planning authority in writing before any development hereby permitted within Site “N” is commenced.

Reason:  The outline application as submitted does not give particulars sufficient for consideration of these reserved matters.
N2
Plans and particulars of the reserved matters referred to in condition N1 above shall be submitted in writing to the local planning authority and the development hereby permitted shall only be carried out as approved.  

Reason:  The outline application as submitted does not give particulars sufficient for consideration of these reserved matters.

N3
The flight catering and airline support accommodation hereby permitted within Site “N” shall not exceed a height of 15m above the existing ground level on Site “N”.

Reason:  To ensure that the height of the flight catering and airline support

accommodation shall be in context with other industrial buildings in that area.
2.13 Additional fuel tank and ancillary development at the Fuel Farm

P1
Approval of the details of the siting, design and external appearance of the structures hereby permitted and the landscaping of the site (herein referred to as “reserved matters”) shall be obtained from the local planning authority in writing before any development hereby permitted within Site “P” is commenced.

Reason:  The outline application as submitted does not give particulars sufficient for consideration of these reserved matters.
P2
Plans and particulars of the reserved matters referred to in condition P1 above shall be submitted in writing to the local planning authority and the development hereby permitted shall only be carried out as approved.

Reason:  The outline application as submitted does not give particulars sufficient for consideration of these reserved matters.

P3
The fuel tank hereby permitted within Site “P” shall not exceed a height of 16m above the existing ground level on Site “P”.

Reason:  To ensure that the height of the fuel tank shall be in context with other fuel

tanks in that area.
2.14 Rail safeguarding (including additional vertical circulation)

RS1
Approval of the details of the siting, design and external appearance of the rail works and additional vertical circulation hereby permitted and the landscaping of the site (herein referred to as “reserved matters”) shall be obtained from the local planning authority in writing before any development hereby permitted within Site “Q” is commenced.


Reason:  The outline application as submitted does not give particulars sufficient for consideration of these reserved matters.
RS2 
Plans and particulars of the reserved matters referred to in condition RS1 above shall be submitted in writing to the local planning authority and the development hereby permitted shall only be carried out as approved.

Reason:  The outline application as submitted does not give particulars sufficient for consideration of these reserved matters.
RS3
The development hereby permitted shall not be implemented in a manner which would prevent the provision of additional rail platform capacity to enable twelve-car operational services at Stansted Airport Railway Station and such additional platform capacity shall either be the provision of an additional platform or platforms or the lengthening of an existing platform or platforms.  

Reason: To allow for the planning of the introduction of enhanced rail services to the

expanded Airport.

RS4  
Expansion of the Airport above 25 mppa shall not be permitted until STAL has entered into a binding legal agreement with DfT Rail for STAL to:

(a) meet the costs of and be responsible for ensuring the delivery of:

(i)
works at the Airport to provide a head-shunt and fully serviced sidings;

(ii)
platform extensions at Broxbourne and Stansted Mountfichet stations to  enable these stations to be served by twelve-car trains;

(iii)
any other works which shall reasonably be required by DfT Rail and/or Network Rail to permit the introduction of twelve-car trains;

(iv)
improved vertical circulation at the Airport station;

(v)
shelter for rail passengers on Platform 2 at the Airport station;

(b)  fund the deficit (if any) of revenue compared to rolling stock costs arising from the need for additional rolling stock to serve the Development;

(c)  construct a second tunnel bore to the mainline or to construct works to facilitate increased tunnel capacity within the Airport when necessary.

RS5   
Expansion of the Airport above 25 mppa shall not be permitted until STAL has provided evidence to UDC that the obligations referred to in RS1 above have been complied with by producing certified copies of the agreement or (in the event that the agreement with DfT Rail shall contain a confidentiality clause or DfT Rail otherwise objecting to production) a certificate signed by the solicitor for DfT Rail that the requirements of RS1 have been satisfied.

RS6
From the Date of Grant until 31 December 2015 to preserve and maintain free of any permanent obstruction:

(a)

Land safeguarded for the provision of rail facilities shown by the dotted line on Plan [1], the facilities to include a head-shunt with potential provision for freight access;

(b)  Land extending from the safeguarded land referred to RS3(a) sufficient to allow the construction of a new railway line entering the Airport from an easterly direction together with the associated infrastructure.


Reason for conditions RS4, RS5 and RS6:  To ensure that the increased rail demand arising from the development can be catered for.

2.15 Dualling of Thremhall Avenue from Junction 3 (Bassingbourn Roundabout) to Junction 11 (Cooper’s End Roundabout)

S1
Approval of the details of the siting, design and external appearance of the roadway hereby permitted and the landscaping of the site (herein referred to as “reserved matters”) shall be obtained from the local planning authority in writing before any development hereby permitted within Site “S” is commenced.


Reason:  The outline application as submitted does not give particulars sufficient for consideration of these reserved matters.
S2
Plans and particulars of the reserved matters referred to in condition S1 above shall be submitted in writing to the local planning authority and the development hereby permitted shall only be carried out as approved.


Reason:  The outline application as submitted does not give particulars sufficient for consideration of these reserved matters.

2.16 Additional car rental sites and ancillary development

T1
Approval of the details of the siting, design and external appearance of the building(s) hereby permitted and the landscaping of the site (herein referred to as “reserved matters”) shall be obtained from the local planning authority in writing before any development hereby permitted within Site “T” is commenced.

Reason:  The outline application as submitted does not give particulars sufficient for consideration of these reserved matters.
T2
Plans and particulars of the reserved matters referred to in condition T1 above shall be submitted in writing to the local planning authority and the development hereby permitted shall only be carried out as approved. 

Reason:  The outline application as submitted does not give particulars sufficient for consideration of these reserved matters.
T3 
Approval of details of a lighting strategy for the additional car rental sites hereby

permitted shall be obtained from the local planning authority in writing before any

development hereby permitted within Site “E” is commenced.  The strategy shall

subsequently be implemented as approved prior to first use of the additional car 

rental sites hereby permitted, and shall thereafter be retained in operation.

Reason:  To reduce the impact of the required lighting on the areas around the Airport.

T4
The additional car rental sites hereby permitted shall be below ground level, excluding items such as access roads, lift towers and emergency escape shafts.

Reason:  To avoid unnecessary loss of landscape and to reduce the environmental impact of the development upon the countryside setting of the Airport.

T5
The additional car rental sites and ancillary development hereby permitted shall be subject to the overall number of car parking spaces within the Airport perimeter not exceeding a total of 31,500 spaces.


Reason:  To reduce the environmental impact of the development upon the countryside setting of the Airport and to encourage greater use of public transport.

2.17 Proposed additional hotel accommodation facilities 

U1
Approval for any additional hotel accommodation facilities within the Airport perimeter shall be subject to:


(a)  the developer being able to demonstrate to the satisfaction of the local planning authority that such facilities are needed and that such need is not capable of being satisfied through the provision of similar facilities on brownfield or other more suitable sites in the local area; 

 
(b) consideration by the local planning authority of the details of the siting, design and external appearance of the proposed hotel building(s) and the landscaping thereof following the submission in writing of plans and particulars of the proposed hotel building(s).   

Reasons:  (a) To avoid unnecessary loss of landscape and to reduce the environmental impact of the development upon the countryside setting of the Airport; (b) the outline application as submitted does not give particulars sufficient for consideration of these reserved matters.
2.18 Conditions directed by the Highways Agency

HA1
Within eighteen months of the date of grant of planning permission the following highway schemes shall be completed and open to traffic in accordance with the drawings set out below:

(a)  
M11 Junction 8 as shown on drawing number:
Carillion-URS 95274/I/HM/050 Rev A;


(b) 
Priory Wood Roundabout as shown on drawing number: 


Carillion-URS95274/I/HM/051 Rev A, 


excluding the widening works at Round Coppice Road; and


(c) 
Bassingbourn Roundabout as shown on drawing number: 
Faber Maunsell 51029/100/1 Rev 2, 


or as otherwise may be agreed in writing by the local planning authority in consultation with the Highways Agency on behalf of the Secretary of State for Transport.

Reason:  To ensure the safe and efficient operation of the junctions.

HA2
Within eighteen months of the date of grant of planning permission a highway safety scheme for the A120 between Priory Wood and Bassingbourn Roundabouts shall be submitted to and approved in writing by the local planning authority in consultation with the Highways Agency on behalf of the Secretary of State for Transport and completed.  The extent of the scheme shall be signing and white lining to improve safety for weaving traffic.

Reason:  In the interests of highway safety.

HA3
Within six months of the date of grant of planning permission a scheme shall be submitted to and approved in writing by the local planning authority in consultation with the Highways Agency on behalf of the Secretary of State for Transport to monitor the impact of the development on the M11 motorway, trunk roads and Airport roads, such monitoring scheme to include Automatic Traffic Counters ("ATCs") or equivalent devices which are compatible with the requirements of the Highways Agency’s Traffic Monitoring Commission and to include monitoring at: 

(a)
Priory Wood roundabout; and

(b)
the eastern access and exit to and from the Airport from the A120; 

The exact location of the ATCs shall be agreed with the relevant highway authorities and the data gathered shall be reported to the Highways Agency, Essex County Council, Hertfordshire County Council and the local planning authority on a six-monthly basis.  

Reason: To monitor the impact of the development on the motorway and trunk roads

and Airport roads to establish the timing of the schemes required by these

conditions.
HA4
When the 50th highest hour traffic flow over a period of twelve months at Thremhall Avenue (from M11 Junction 8) approach exceeds 2,000 vehicles per hour, as shown by the monitoring scheme, the highway widening scheme for Round Coppice Road/Priory Wood Roundabout as shown on drawing number Carillion-URS 95274/I/HM/051 Rev A (or as otherwise may be agreed in writing by the local planning authority in consultation with the Highways Agency on behalf of the Secretary of State for Transport) shall be completed and open to traffic within twelve months.

Reason:  To ensure the safe and efficient operation of the trunk road junction

HA5 
When the 50th highest hour traffic flow over a period of twelve months at the A120 eastbound at Parsonage Road overbridge exceeds 3,000 vehicles per hour, as shown by the monitoring scheme, the highways scheme for the A120 on-slip as shown on drawing number Faber Maunsell 51029/100/2 Rev.1 (or as otherwise may be agreed in writing by the local planning authority in consultation with the Highways Agency on behalf of the Secretary of State for Transport) shall be completed and open to traffic within twelve months.

Reason:  To ensure the safe and efficient operation of the junction.

HA6
Within eighteen months of the date of grant of planning permission the Coopers End entrance shall be closed to all traffic except for controlled staff and PSV access.

Reason: In the interests of highway safety.

[Note: The highway safety reason appears illogical because closure of Coopers End access to A120 would divert significant additional traffic through local villages and onto country lanes.  Furthermore, discussions at the meeting on surface access on 3 September indicated that cost reasons rather than safety lay behind the proposed Highways Agency condition HA6.  Further exploration of this matter and information is needed from the Highways Agency on the comparative safety assessment carried out.] 
2.19 Air Noise

AN1
The total annual noise quota for the Airport as measured using the Department for Transport quota count ('QC') system shall not exceed 137,300 QC points in any twelve month period and no more than 6% of the total noise quota shall be permitted to arise from aircraft movements during the combined shoulder periods of 2300 hours to 2329 hours and 0600 hours to 0659 hours.

Reason:  To afford some protection for residents who are or shall be adversely affected by aircraft noise and to encourage the use of the quietest aircraft.

AN2
With effect from 1 November 2012, aircraft movements shall not be permitted at Stansted Airport between 2300 hours and 0659 hours except in cases of genuine emergency involving a safety consideration or where required by statute. 

Reason:  To afford some protection for residents who are or shall be adversely affected by aircraft noise.

AN3
Conditions ATM1 to ATM4 of the May 2003 planning permission shall continue to apply until such time as Continuous Descent Approach (CDA) arrival procedures are capable of being the operational norm for both day time and night time approaches to Runway 05.


Reason:  To afford some protection for residents who are or shall be adversely affected by aircraft noise.
2.20 Ground noise

GN1
No stand hereby permitted within Site “B” shall be used for live aircraft movements until there is available to it a supply of Fixed Electrical Ground Power ("FEGP").  For the purposes of this condition, a live aircraft movement is one where the aircraft is using a stand for the purpose of embarking or disembarking passengers or cargo. 

Reason:  In the interests of the amenity of residents of the areas around the Airport who are or shall be affected by ground noise.
GN2
No stand hereby permitted within Site “B” shall be used for live aircraft movements as defined in condition GN1 until a management system for the operation of the FEGP supply has been submitted to and approved in writing by the local planning authority.  

Reason:  In the interests of the amenity of residents of the areas around the Airport who are or shall be affected by ground noise.

GN3
Arriving aircraft shall not be permitted to use reverse thrust between 2300 hours and 0659 hours except in cases of genuine emergency involving a safety consideration.


Reason:  In the interests of the amenity of residents of the areas around the Airport who are or shall be affected by ground noise.

GN4
Within six months from the date of grant of planning permission, the testing of engines between 2300 hours and 0659 hours shall be prohibited except:
(a) an idle check of a single engine (one at a time if multiple engines are to be tested) for a maximum of five minutes in a designated engine-testing area;

(b) engines may be idled when carrying out a compass check.

Reason:  In the interests of the amenity of residents of the areas around the Airport who are or shall be affected by ground noise.
GN5
No ground running of aircraft engines for the purposes of testing shall be permitted except within the designated engine-testing areas. 


Reason:  In the interests of the amenity of residents of the areas around the Airport who are or shall be affected by ground noise.
GN6
The  use of any Auxilliary Power Unit ('APU') or Ground Power Unit ('GPU') shall be prohibited between 2300 hours and 0659 hours except:

(a)  for a period of five minutes after arriving on stand and for a period of five minutes before estimated time of departure;


(b)  where the outside air temperature is below –10° C or above +25°C aircraft shall be permitted to use APUs for a period of 15 minutes before their estimated time of departure;


(c)  for a maximum period of 45 minutes in the case of aircraft systems that cannot be powered by FEGP requiring to be powered up for maintenance purposes and in the case of an aircraft type that is not compatible with the FEGP system at Stansted, or which has a temporary technical fault preventing the use of FEGP; 


(d)  in cases of genuine emergency involving a safety consideration.

Reason:  In the interests of the amenity of residents of the areas around the Airport who are or shall be affected by ground noise.
2.21 Air quality
AQ1
Within twelve months from the date of grant of planning permission the developer shall implement an emissions monitoring and reduction plan that has been approved by the local planning authority, such approval not to be unreasonably withheld or delayed. 


Reason:  In the interests of reducing the impact of aircraft emissions upon the local environment and upon residents of the areas around the Airport.
AQ2
Within twelve months from the date of grant of planning permission the developer shall apply an emissions element to Airport charges such as, to the satisfaction of the local authority, to materially encourage the use of the cleanest aircraft.


Reason:  In the interests of reducing the impact of aircraft emissions upon the local environment and upon residents of the areas around the Airport.

2.22 Greenhouse gas emissions

CE1
Conditions ATM1 to ATM4 of the May 2003 planning permission shall continue to apply until such time as the greenhouse gas emissions arising from aircraft operations at Stansted Airport are capable of being mitigated through the trading of carbon credits through the European Union Emissions Trading Scheme. 

CE2
Condition CE1 shall be suspended in the event of the developer implementing and thereafter continuing to operate alternative effective mitigation arrangements, as certified by an independent assessor appointed by the local planning authority and who is a member of the Institute of Environmental Assessment, in respect of the greenhouse gas emissions arising from aircraft operations at Stansted Airport.

Reason for conditions CE1 and CE2:  To ensure that the environmental impact of the additional greenhouse gas emissions arising from the development is capable of being mitigated.

2.23 Landscaping

LAN1
All the planting in the schemes of landscaping submitted and approved pursuant to conditions C1, D1, E1, F1, G1, H1, J1, L1, N1, P1, Q1, S1, T1 and U1 shall be undertaken in accordance with the timescale set out in the relevant approved plan.  Any trees, shrubs or hedges (or part thereof) which comprise part of the scheme of landscaping and which within a period of five years from the date of planting die, are removed or become seriously damaged or diseased shall be replaced in the next planting season with others of similar size and species. 


LAN2
Any trees planted pursuant to Condition LAN1 shall comprise trees which are at least five years of age. 

Reason for conditions LAN1 and LAN2:  To reduce the visual impact of the proposed development on the surrounding countryside.

2.24 Lighting

LN1 
Subject to safety and security requirements, retro-reflective materials shall be used as an alternative to lighting units and any new lighting required for the development shall comply with best practice design and technology for minimising light-spill and skyglow, such compliance to be subject to independent certification by a suitably qualified lighting expert. 

Reason:  To reduce the visual impact of the proposed development on the


surrounding countryside.          

2.25 Archaeology

ARC1
No development hereby permitted shall take place within a site identified in condition GEN1 until the developer has completed a programme of archaeological work on that site in accordance with a written scheme of investigation which shall previously have been submitted to and approved in writing by the local planning authority.

Reason: To ensure that the archaeological richness and educational value of the Airport site is retained.
ARC2 
The developer shall afford access at all reasonable times to any archaeologist nominated by the local planning authority to allow observation of the excavations and recording of items of interest and finds within any site identified in condition GEN1.

Reason: To ensure that the archaeological richness and educational value of the Airport site is retained.
2.26 Water 

WAT1
Total consumption of mains water on all sites and in relation to all activities within the airport perimeter shall not exceed  950 million litres in any twelve month period following the grant of this permission.  

Reason:  To ensure efficient use and conservation of water supplies.
WAT2
No development hereby permitted shall take place within a site identified in condition GEN1 until:

(a)  
a detailed investigation of that site has been carried out, the method and extent of which shall previously have been agreed in writing with the local planning authority to establish the degree and nature of any contamination present and to determine its potential for the pollution of the water environment; and 

(b)
details of appropriate measures to prevent pollution of groundwater and surface water of and from that site have been submitted to and approved in writing by the local planning authority.  The approved measures shall subsequently be carried out as approved. 

Reason:  To prevent pollution of the water environment.

WAT3
The construction of any storage facilities for oils, fuels or chemicals shall not be carried out until details have been submitted to and approved in writing by the local planning authority. The construction of the storage facilities shall subsequently be carried out as approved.

Reason:  To prevent pollution of the water environment

WAT4
No soakaways shall be constructed in contaminated ground.

Reason: To prevent pollution of groundwater.

WAT5
A plan for the de-silting and general maintenance of the attenuation ponds shall be submitted to and approved in writing by the local planning authority before development commences.  Works shall then proceed in accordance with the details submitted. 

Reason:  To ensure that the maximum capacity of each pond is utilised to mitigate

against flood risk caused by rapid runoff form the Airport hardstanding.
WAT6
During construction, no solid matter shall be stored within 10 metres of the banks of local watercourses (Tye Green and Pincey Brook).

Reason:  To prevent solid materials from entering the local watercourses and causing pollution.
WAT7

No development hereby permitted within Sites "A", "C", "E", "K", "L", "N" "T" and "U" shall take place until the developer has submitted and gained approval from the local planning authority (in consultation with the Environment Agency) of a written statement providing details of water efficiency measures that shall be incorporated into the relevant development.  The water efficiency measures set out in the approved statement shall thereafter be provided and retained.

Reason:  To reduce water demand and promote efficiency in the use of water.

WAT8

Unless otherwise agreed in writing by the local planning authority no development hereby permitted within Sites "A", "C", "E", "K", "L", "N", "T" and "U" shall be brought into use until a water meter has been fitted within the relevant development, which shall be used for the metering of all water supplied to the developments thereafter.

Reason:  To reduce water demand and promote efficiency in the use of water.

WAT9

A flow monitoring survey of water usage and metering across the Airport water supply network shall be carried out and the results submitted to the local planning authority and the Environment Agency within six months of the Airport’s passenger throughput reaching 25 mppa on a moving annual total basis.

Reason:  To reduce water demand and promote efficiency in the use of water.

WAT10

The results of the flow monitoring survey shall be used to develop a Water Management Strategy that shall be submitted to and approved in writing by the local planning authority, in consultation with the Environment Agency, within six months of the completion of the flow monitoring survey. The Water Management Strategy shall include details of, and appropriate performance measures for: 


(a) 
a rolling metering programme for the installation of water meters on the


Airport’s existing unmetered buildings;


(b) 
proposals for bringing forward of water efficiency measures for the


Airport’s existing buildings; and


(c) 
a rolling water leakage detection programme to provide for identification


and management of network leaks.

Reason:  To reduce water demand and promote efficiency in the use of water.

WAT11

Surface water drainage works shall be carried out in accordance with details which shall have been submitted to and approved in writing by the local planning authority before development commences.  Surface water run-off should be  controlled as near to its source as possible through a sustainable drainage approach to surface water management [Sustainable Urban Drainage System ("SUDS")] if ground conditions allow.

Reason: To prevent the increased risk of flooding.  

WAT12
No development hereby approved by this permission shall be commenced until the local planning authority is satisfied that adequate sewerage infrastructure shall be in place to receive foul water discharges from the site.  No buildings (or uses) hereby permitted shall be occupied (or commenced) until such infrastructure is in place.

Reason: To prevent pollution of the water environment.

2.27 Energy efficiency

EE1

All new building and extensions to existing buildings shall comply with best practice design and technology so as to achieve energy efficiency, such compliance to be subject to independent certification by a suitably qualified energy efficiency expert.  No development hereby permitted within a site identified in condition GEN1 shall take place until the developer has submitted and gained approval from the local planning authority of a written statement providing details of energy efficiency measures that shall be incorporated into the relevant development.  The energy efficiency measures set out in the approved statement shall thereafter be provided and retained.  

Reason: To reduce the amount of energy used by the development and the carbon footprint of the Airport buildings. 

2.28 Waste recycling

WR1
Within twelve months of the date of grant of planning permission the developer shall submit a waste recycling plan for approval by the local planning authority, such plan to address the waste materials generated by all Airport-based activities, including the activities of airlines, and to include recycling targets at least equal to the recycling targets applicable to the local planning authority.  Achievement of the waste recycling targets set out in the approved plan shall thereafter be required. 

Reason:  To reduce the amount of waste generated by the development and to encourage the recycling of Airport waste.
2.29 Construction

CON1
No development hereby permitted shall take place within a site identified in condition GEN1 until a construction management plan for that site has been submitted to and approved in writing by the local planning authority.  The plan as submitted shall include:

(a) 
routes to be used by contractors’ vehicles (and the appropriate signing thereof) moving to and from the site, and 

(b) 
temporary noise protection measures relating to the site.

The plan shall subsequently be implemented as approved for the duration of the development being carried out on that site.

Reason: To protect the amenity of residents around the Airport.

CON2

No development hereby permitted shall take place within a site identified in condition GEN1 until construction management proposals specific to that site (e.g., hours of working, wheel washing and dust suppression measures) have been submitted to and approved in writing by the local planning authority.  The proposals shall subsequently be implemented as approved for the duration of the development being carried out on that site.

Reason: To protect the amenity of residents around the Airport.

2.30 Nature conservation

NAT1

No development hereby permitted within Site “B” identified in condition GEN1 shall take place until a nature conservation management plan has been submitted to and approved in writing by the local planning authority.  The plan as submitted shall:

(a) 
identify an area of land of not less than [20] hectares which shall be maintained thereafter as suitable open grassland surrounded by an irregular broad fringe of longer grass and scrub, and

(b)    identify suitable area or areas of land which shall be created and maintained thereafter as habitats suitable for the Brown Hare and Skylark, including a timescale for their creation and proposals for their maintenance.

The nature conservation management plan shall subsequently be implemented as

approved.

Reason:  To ensure that the proposed development shall not diminish the nature conservation value of the Airport site.
NAT2 

No development hereby permitted within Sites “B”, “D”, “F”, “G”, “H”, “J”, “L”, “N”, “P”, “S” "T" or "U" identified within condition GEN1 shall take place until a survey of that site identifying its nature conservation status has been submitted to and approved in writing by the local planning authority. 

Reason:  To ensure that the proposed development shall not diminish the nature conservation value of the Airport site.
NAT3

No development hereby permitted within Sites “B”, “D”, “F”, “G”, “H”, “J”, “L”, “N”, “P”, “S”, "T" or "U" identified within condition GEN1 shall take place until a translocation scheme for any protected species identified in the surveys pursuant to condition NAT2 has been implemented in accordance with details which shall previously have been submitted to and agreed in writing by the local planning authority. 

Reason:  To ensure that the proposed development shall not diminish the nature conservation value of the Airport site.

2.31 Aircraft movements 

MOV1

From the date of grant of planning permission there shall be a limit on the number of occasions on which aircraft may take-off or land at Stansted Airport in any twelve month period of 264,000 movements of which no more than 12,000 shall be between 2330 hours and 0559 hours and no more than 24,000 shall be between 2300 hours and 0659 hours.
Reason:  To protect the amenity of residents who live near the Airport and who are affected by or may be affected by aircraft noise.
MOV2

From the date of grant of planning permission the developer shall report the monthly and moving annual total numbers of aircraft movements to the local planning authority no later than 14 days after the end of the calendar month to which the data relate. 

Reason:  To enable the local authority to monitor condition MOV1.

2.32 Passenger throughput

MPPA1 
The passenger throughput at Stansted Airport shall not exceed 29.2 million passengers, excluding transfer passengers, in any twelve month period.
Reason:  To ensure that the predicted effects of the development are not exceeded.

MPPA2

From the date of grant of planning permission the developer shall report the monthly and moving annual total numbers of non-transferring passengers to the local planning authority no later than 14 days after the end of the calendar month to which the data relate. 

Reason:  To enable the local authority to monitor condition MPPA1.
2.33 Other

OTH1

Following the implementation of the development hereby permitted within any of the sites identified in condition GEN1 above, except where expressly stated, these conditions shall not affect in any way the operation of the Town & Country Planning (General Permitted Development) Order 1995 (or any order revoking or re-enacting that Order with or without modifications) in relation to Stansted Airport. 

Reason:  For the avoidance of doubt.
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