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Stansted Mountfitchet Neighbourhood Plan Area 
Vision 

 
To conserve and enhance the strong historic character and rural setting 

of Stansted Mountfitchet by ensuring that development in the 
Neighbourhood Plan Area 

 is sustainable, protects valued landscape features, strengthens 
 a sense of community, improves the quality of life and well-being  

of existing and future generations. 
To ensure that the Parish of Stansted Mountfitchet remains  

“A Great Place to Live”. 
 

 
 
Comments on this Regulation 14 draft Neighbourhood Plan can be provided in the following 
ways: 
 
XXXXX 
  
 
The deadline for consultation comments to be received is XXXXX  
 
We welcome questions and suggestions or, if you require any further information, please do 
not hesitate to contact us: 

Telephone: xxxx 
Email: xxxx  

 
Thank you for your support.   
 

 
Stansted Mountfitchet Windmill 

mailto:cressing.parish.council@gmail.com
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1. Introduction 

 
1.1 What is Neighbourhood Planning? 
 
1) The 2011 Localism Act introduced new powers for local communities to produce 

Neighbourhood Plans, which can be used to guide and shape future development in an 
area.  Once ’made’ (adopted), a Neighbourhood Plan forms part of the statutory 
Development Plan for the area, and it is used in the determination of planning applications 
alongside the Uttlesford District Local Plan (UDLP) and other relevant documents. 

 
2) Neighbourhood Plans must be subject to public consultation, examination, and local 

referendum prior to adoption, and policies contained within a Neighbourhood Plan should 
be supported by evidence base documents and sustainability appraisals as necessary.  
Neighbourhood Plans must meet the overall aims and objectives of the National Planning 
Policy Framework (NPPF), particularly in relation to supporting and promoting sustainable 
development.   

 
3) Neighbourhood Plans give communities direct power to guide and shape future 

development.  Where a Neighbourhood Plan is aligned with the strategic needs and 
priorities of the wider local area, neighbourhood planning can provide a powerful set of 
tools for local people to ensure that they get the right types of future development for their 
community.    

 
4) Where a Community Infrastructure Levy1 (CIL) has been adopted by the relevant local 

planning authority, an area with an adopted Neighbourhood Plan will receive 25% of CIL 
revenues from development taking place within the Neighbourhood Plan Area.  A CIL has 
not yet been adopted in Uttlesford District. 

 
5) The Planning Practice Guidance2 states that a Neighbourhood Plan must meet the basic 

conditions set out in paragraph 8(2) of Schedule 4B to the Town and Country Planning 
Act 1990 3 .  The submission of the final version of the Stansted Mountfitchet 
Neighbourhood Plan (SMNP) to Uttlesford District Council will include a statement setting 
out how the Plan meets the requirements of the basic conditions set out below:  

• the Neighbourhood Plan has regard to national policies and advice contained in 
guidance issued by the Secretary of State;  

• the making of the Neighbourhood Plan contributes to the achievement of sustainable 
development; 

• the making of the Neighbourhood Plan is in general conformity with the strategic 
policies contained in the Local Plan;   

• the making of the Neighbourhood Plan does not breach, and is otherwise compatible 
with, EU obligations; and 

• prescribed conditions are met in relation to the Neighbourhood Plan and prescribed 
matters have been complied with in connection with proposals within the 

 
 

1 The Community Infrastructure Levy (CIL) was introduced by the Planning Act 2008 and came into effect 
in April 2010.  It is a levy which can be charged on new development in an area to contribute towards 
infrastructure.  The local charging authority can determine the rate of the levy and how contributions are used.  
15% of CIL revenue is provided to the relevant Parish Council where development takes place, 25% in areas with 
an adopted Neighbourhood Plan.   
2 The Planning Practice Guidance (PPG) is an online portal which provides guidance on implementing 
aims and objectives of the NPPF.  The PPG provides specific guidance on a range of planning related topics. 
3 See paragraph 65 of the PPG. 
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Neighbourhood Plan.   
 
6) The Neighbourhood Planning (General) Regulations 2012 (as amended) set out the 

statutory stages which must be completed in the production of a Neighbourhood Plan.  
Figure 1 presents this process and identifies which stage we are currently at in the 
production of the SMNP. 

 
 
Figure 1: Guide to producing a Neighbourhood Plan 
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1.2 Why does Stansted Mountfitchet need a Neighbourhood Plan? 

7) Neighbourhood Plans give local communities direct power to guide and shape the future 
of their area.  The production of a Neighbourhood Plan provides us with the opportunity 
to establish objectives and requirements to guide and manage future development 
proposals in the area in order to ensure that local needs are met, but also to ensure that 
the valued characteristics of the area can be maintained and protected for future 
generations. 

 
8) The Neighbourhood Plan Area has recently been subject to a number of large-scale 

development proposals, and more proposals are expected within the Parish and 
surrounding area in the future.  Although there are many houses proposed to be built 
within the Neighbourhood Plan Area, we need to ensure that the correct types of houses 
are being proposed which meet the local needs and environment.  If the population of the 
Neighbourhood Plan Area increases in the future, we need to ensure that local services, 
facilities and infrastructure will meet the needs of local residents.  The impact of growth 
and new development proposals on the local environment and local air quality must be 
carefully monitored and actions taken if sustainable development is to be achieved within 
the Neighbourhood Plan Area.  The expansion of Stansted Airport and surrounding 
business parks will have a significant impact on life within the Neighbourhood Plan Area, 
particularly impacting congestion on our local and strategic highway network and 
environment.   

 
 

There will be important decisions being made over the coming years which will have 
a significant impact on our Parish, and the Neighbourhood Plan will be vital in 

helping to guide future development, whilst maintaining and improving the quality of 
life within the Neighbourhood Plan Area. 

 

 
9) Stansted Mountfitchet provides a beautiful location to live and work.  The Neighbourhood 

Plan Area has a strong and unique rural character, a historic town landscape, a network 
of footpaths and historic sunken and protected lanes, accessible countryside areas, 
opportunities for recreation, a strong sense of community, and good transport links to 
London, Cambridge, Stansted Airport and beyond.  It is important that we do not take 
such features for granted, and through the Neighbourhood Plan ensure that they are 
protected both for present and future generations.   

   
10) This Neighbourhood Plan should reflect the views of people that live and work here, to 

guide the future of the Neighbourhood Plan Area through policies within a well evidenced 
formal statutory Plan which has been subject to significant consultation, examination, and 
public referendum.  Once the Plan has been ‘made’, any new development proposals 
within the Neighbourhood Plan Area will need to demonstrate how the proposals conform 
to policies within the SMNP.  The Neighbourhood Plan will therefore have a significant 
impact on decisions being made by all levels of government and associated organisations, 
developers, and landowners.    

 
11) While a Neighbourhood Plan can provide the local community with more control over the 

future of our area, there are limitations to what the Plan can do.  The Plan must not conflict 
with European Law, national planning policy and guidance, and the strategic policies of 
the Uttlesford Local Plan (ULP) and emerging Uttlesford District Local Plan (UDLP).  The 
Neighbourhood Plan cannot therefore be used to prevent development being proposed 
within the emerging UDLP, nor can it be used as a mechanism to stop development from 
taking place.  The Neighbourhood Plan must work within the scope of both national and 
local planning policy and should therefore provide a basis to facilitate the right types of 
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development, whilst protecting valuable local assets and characteristics.  Section 3 of this 
Plan sets out the vision for the Neighbourhood Plan Area up to 2033, and outlines 
objectives for the Neighbourhood Plan in seeking to achieve the identified vision.    

 

 

St John the Evangelist Church 

1.3 The progression of the Stansted Mountfitchet Parish Neighbourhood Plan 
 
12) Stansted Mountfitchet Parish Council published its Community Plan in 2011.  The 

production of the Plan included public consultation and identified a range of issues and 
projects within the Parish.  The Community Plan document has provided a good 
foundation for the production of the Neighbourhood Plan.   

 
13) The Neighbourhood Plan Strategy Group was formed in May 2015 to begin topic-based 

research and evidence gathering to inform the production of the Plan.  The majority of the 
Parish of Stansted Mountfitchet was designated as a Neighbourhood Area for the 
purposes of producing a Neighbourhood Plan by Uttlesford District Council (UDC) in 
September 2015.  The first Neighbourhood Plan consultation event was held at the 
December 2015 Christmas Market.   

 
14) Public engagement took place with various community groups throughout 2016.  In May 

2017 a three-day public engagement event was undertaken, inviting the local community 
to provide comments on emerging Neighbourhood Plan proposals at a number of 
locations throughout the Parish and online through the dedicated SMNP website 
(https://www.stanstedneighbourhoodplan.com/). 

 
15) The Parish magazine ‘The Link’, which is delivered to every dwelling in the village, has 

been used regularly for public engagement regarding the SMNP, providing updates and 
seeking residents’ views on emerging issues and priorities.   

  
16) DAC Planning was commission by the Neighbourhood Plan Strategy Group in May 2018 

to provide support in producing this Regulation 14 Draft SMNP consultation document. 

https://www.stanstedneighbourhoodplan.com/
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1.4 Purpose of the Regulation 14 Consultation on the Draft Stansted Mountfitchet 
Parish Neighbourhood Plan 
 
17) As outlined in Figure 1 above, the Neighbourhood Planning (General) Regulations 2012 

(as amended) require a draft Neighbourhood Plan to be subject to public consultation 
before the Plan can be submitted to a local planning authority for examination.  The 
requirements for this stage of public consultation are set out within Regulation 14 of the 
Neighbourhood Planning Regulations.   

 
18) Based on the outcomes of research and evidence gathering which form the 

Neighbourhood Plan evidence base, this draft SMNP has been produced.  This 
Regulation 14 consultation is therefore seeking comments on all elements of this draft 
Neighbourhood Plan to identify if any changes are required prior to the submission of the 
Plan to Uttlesford District Council.     

  
1.5 How to make comments on the draft Stansted Mountfitchet Parish Neighbourhood 
Plan 
 
19) The SMNP should represent the views of residents of the Parish, as well as people and 

organisations who have an interest in the future of the area.  Stansted Mountfitchet 
Neighbourhood Plan Strategy Group therefore welcomes your views on this Regulation 
14 draft Neighbourhood Plan.   

 
20) Details as to how you can respond are provided in the inside front cover of this document. 
 

 
 
Dog and Duck Public House, Lower Street 
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1.6 Neighbourhood Plan Designated Area 
 
21) As illustrated in Figure 2 below, the designated Neighbourhood Planning Area for the 

purposes of the Neighbourhood Plan covers the vast majority of Stansted Mountfitchet 
Parish, but excludes Stansted Airport.   

 
Figure 2: Map of Stansted Mountfitchet Designated Neighbourhood Plan Area  
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2.1 Location and Context 
 
22) Stansted Mountfitchet Parish is located in the District of 

Uttlesford, Essex, three miles north east of Bishop’s Stortford.  
The M11 runs to the east of the Parish, providing a direct route 
south to Harlow and London, and north to Cambridge.  The A120 
is located two miles south of Stansted Mountfitchet village, 
providing good access to Stansted Airport and beyond to 
Braintree and Colchester in the east, and Hertfordshire and the 
A10 to the west.  

 
23) Stansted Mountfitchet village has a train station providing regular 

services south towards London and north towards Cambridge, in 
addition to direct access to the Stansted Express.  There are six 
bus routes which pass through the village providing regular 
services to surrounding villages and beyond to Stansted Airport, 
Bishop’s Stortford, Saffron Waldon, and Harlow.        

 
24) The original name of Stansted is derived from Saxon origins 

(Stansted meaning “stony place”) and within its full name of 
Stansted Mountfichet also has a strong link directly to the Magna 
Carta through Richard de Montfichet. Richard, was one of the 
Twenty-Five Barons who in 1215 rebelled against King John and 
were guarantors of Magna Carta, the document which established the fundamental 
principles of the rule of law leading to the democracy we enjoy today. 

 
25) The Parish is estimated to have a population of 9,091 residents4 predominantly residing 

in the large village of Stansted Mountfitchet.  To the north west of the village is the hamlet 
of Bentfield Bower.  The hamlet of Burton End is located in the south east of the Parish, 
consisting of linear development along Bury Lodge Lane, and including the Ash Public 
House.  Outside these settlements are dispersed groups of dwellings and agricultural 
buildings.      

 
26) The village of Stansted Mountfitchet is the third largest settlement in Uttlesford District 

and has observed significant growth since the 1950s.  New housing estates have 
regularly been developed on the edges of the settlement, incrementally increasing the 
size of the village both north and south of the railway line.  The most recent major housing 
development was Foresthall Park, where 715 new dwellings, and a new primary school 
have been built to the south of the village.  The new Walpole Meadows development of 
147 dwellings, on the northern edge of the village, is currently under construction, with 
Elms Farm, a development of 53 dwellings, situated close to the railway station.     

 
27) The village includes two local centres: Cambridge Road and Silver Street at the top of the 

very steep Chapel Hill, with the second area at the bottom of Chapel Hill along Lower 
Street and Station Road.  The majority of shops, restaurants and public houses are 
located on Silver Street, Cambridge Road, Chapel Hill and Lower Street.  There are three 
small and a medium size supermarket in the village, including a Tesco Express, YZ and 
Co-op.  There are two petrol stations, and a number of small shops such as a Boots 

 
 

4 Source: Open Space Study Standards Paper (February 2019) by Knight, Kavanagh & Page 

2. The Parish Today 
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pharmacy, bakery, butcher, and shops selling antiques, mirrors, furniture, and soft 
furnishings5.  The UDC Retail Study Update notes that the village shopping offer has a 
disproportionate number of cafes and restaurants, possibly because of the tourism 
attractions which exist, (see below), and its close proximity for Stansted Airport 
employees.  There are several public houses and take-away food establishments within 
the village, and a few vacant commercial premises.  Two public car parks service the 
village centres, in addition to limited street parking.   

 
28) The Parish contains a range of community facilities, including a library, leisure centre, GP 

surgery, four churches6 , several pre-schools, three primary schools7  and a secondary 
school8 .  In addition, Stansted Airport College (part of Harlow College) has recently 
opened on the Airport site (outside the SMNP area), providing technical and professional 
courses in Aviation, Engineering, Business, Hospitality and Events. Local recreational 
facilities include allotments, a skate park, a number of amenity greenspace areas and 
children’s play areas, a recreation ground and private sports facilities for bowls, tennis, 
cricket and football.   

 
29) Stansted Mountfitchet has two tourist attractions which bring a large number of visitors to 

the village:  The House on the Hill Toy Museum, which presents thousands of toys and 
games, and Mountfitchet Castle and Norman Village, which allows visitors to experience 
a reconstructed Norman castle and medieval settlement.  The Grade II* listed Windmill 
and Stansted Hall, as the headquarters of the Spiritualists’ National Union, also 
encourage visitors to the Parish.  

 

 
Magna Carta celebration at Stansted Hall (2015)  

 
 

5 UDC Retail Study Update, Savills, 2018 
6 St John’s, Church of England; St Theresa of Lisieux, Roman Catholic; a free church which is an amalgamation of 
the Methodist and URC churches; the Church of St Mary the Virgin, Church of England, which remains 
consecrated and is used for occasional services and events; and the Quaker Meeting House. 
7 St Mary’s Church of England, Bentfield, and the Magna Carta Academy 
8 Forest Hall School 
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30) The Parish has a strong historic character, containing around 140 individually listed 
buildings.  The Stansted Mountfitchet Conservation Areas are divided into three separate 
areas. One covers the centre of the village, including Silver Street, Mill Side, Recreation 
Ground, Chapel Hill, Lower Street and Grove Hill; one covering the Bentfield Green Area 
and the other, along Bentfield Causeway.  The central Conservation Area contains 52 
listed buildings and remains of the nationally important Scheduled Monument of the Motte 
and Bailey Castle, built by the ‘de Montfichet’ family in the 11th Century.  Boundary railings, 
historic walls, and a large number of historic trees contribute to the character of the 
Stansted Mountfitchet Conservation Area9.  The Bentfield Green Conservation Area is 
located north west of the village with 13 predominantly timber-framed and plastered 
Grade II listed buildings dating from the 16th to the 18th century10.  The Bentfield Causeway 
Conservation Area comprises mainly of 18th and 19th century buildings of gault and red 
brick construction with slate roofs.  There are three designated protected lanes within the 
parish and Neighbourhood Plan Area: Pennington Lane; Limekiln Lane; and Watermill 
Lane.   

 
31) There are three recognised landscape character areas within the Parish and 

Neighbourhood Plan Area, Stort River Valley surrounding the village of Stansted 
Mountfitchet, the Broxted Farmland Plateau on the eastern boundary, and the Debden 
Farmland Plateau on the northern boundary of the Parish11 .  Descriptions of these 
character areas are provided within section 4.4 below.   

 
32) South east of Stansted Mountfitchet village is Stansted Hall and Park, designed by 

Humphry Repton, containing extensive parkland, arable and pastureland.  There is an 
arable landscape north of Stansted Hall with small fields and dispersed development.  
The parkland is of considerable historic importance and is considered locally to be a non-
designated heritage asset.  The landscape to the north and west of Stansted Mountfitchet 
village consists of undulating farmland characterised by larger fields defined by 
hedgerows and trees, and dispersed hamlets and agricultural buildings.  The landscape 
south of the Parish consists of more open farmland punctuated by prominent blocks of 
woodland.    

 
33) Green Belt land covers the southern area of the Parish, located along the western and 

southern edges of Stansted Mountfitchet village (please refer to Figures 4 and 5 below).  
This designation seeks to maintain open countryside around large urban areas 
surrounding Greater London.  An area of land south east of the Green Belt is designated 
within the ULP and emerging UDLP as a Countryside Protection Zone, which seeks to 
maintain and protect open countryside areas surrounding Stansted Airport.     

 
34) Agricultural land in the Parish is predominantly grade 3 (good to moderate), with small 

areas of grade 2 (very good) on the western and south western edges of the Parish12 and 
on the eastern and northern edges of Stansted Mountfitchet village.  There are small 
areas of ancient and semi-natural woodland throughout the countryside areas of the 
Parish, including ten local wildlife sites.    

 
35) Located outside of the village on the south eastern Parish boundary adjacent to the A120, 

 
 

9 Stansted Mountfitchet Conservation Area Appraisal and Management Proposals, UDC, 2007 
10 Bentfield Green Conservation Area Appraisal and Management Proposals, UDC, 2014 
11 Braintree, Brentwood, Chelmsford, Maldon and Uttlesford Landscape Character Assessments, Chris Blandford 
Associates, 2006 

12 Natural England: www.naturalengland.org.uk  

http://www.naturalengland.org.uk/
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London Stansted Airport and associated, very large car parking areas constitute the 
largest land use in the Parish.  The Airport is the largest centre of employment within the 
region and provides direct access for residents and local businesses to a wide range of 
international destinations. The Airport acts as a regional and local transport interchange 
centre for bus, coach and train services to provide access to a range of destinations in 
the UK.  By 2025 around 19,000 people are expected to be working either directly for the 
airport, or for services and businesses which support the running of the airport.  Stansted 
Airport contains hotels, a train station, and a range of restaurants and fast food outlets 
which cater for airport customers. The airport brings with it many concerns which include 
noise, air pollution and increasing road traffic congestion. 

 
36) As presented in Figure 2 above, Stansted Airport is not included within the designated 

Neighbourhood Plan Area.  The future planning and management of the Airport has 
regional and national implications and is therefore beyond the remit of this 
Neighbourhood Plan.  

      

 
Stansted Airport 
 
2.2 Key issues for the future of the Parish 
 
37) The following strategic and local key issues have been identified which could have a 

significant impact on the future of the Parish.  Where possible, the Neighbourhood Plan 
will seek to directly or indirectly positively influence future decision making in relation to 
the identified key issues for the benefit of the Parish.   

   
a) The London Stansted Cambridge Corridor  

38) Stansted Mountfitchet Parish is located centrally within the London Stansted Cambridge 
Corridor (LSCC), an area identified by Government as having the potential for significant 
future economic growth.  The LSCC has been established to promote the global economic 
potential of the area as an ‘Innovation Corridor’, where companies such as Tech City, 
GSK, Google, Raytheon, Wellcome and Microsoft have located to take advantage of links 
to Chesterford Research Park, Cambridge University and University College London.  
The Corridor runs from London City Airport to Peterborough, following the routes of the 
M11 and A1.  Significant future growth is planned within the Corridor building upon 
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clusters of advanced technology and bioscience companies, mainly in the Cambridge and 
north Uttlesford area, and supported by growth at Stansted Airport. 

39) Growth associated with the LSCC could impact Stansted Mountfitchet Parish through 
increased pressures for new housing, employment land, airport expansion, and 
infrastructure improvements to strategic road and rail routes passing through the Parish.   

b) Stansted Airport 

40) Stansted Airport is currently operating at approximately 28 million passengers per annum 
(mppa) with permission to operate up to 35 mppa, which is forecast by the airport operator 
to be reached by 2025. Planning permission has been granted for a new Arrivals terminal, 
construction commenced in 2018 and is programmed for completion by 2021, also a new 
multi-storey car park is planned to open late 2019.  In addition, the Council has resolved 
to grant planning permission13 for further expansion, subject to the Secretary of State’s 
(SoS) approval, of the airport, including two new taxiway links to the existing runway, six 
additional remote, aircraft stands, and three additional aircraft stands.  The expansion will 
enable an increase to airfield operations to 274,000 aircraft movements (of which not 
more than 16,000 movements would be Cargo Air Transport Movements) and a 
throughput of 43 million terminal passengers per annum. If the expansion plan is 
approved by the SoS the airfield capability will be comparable to Gatwick Airport.  This 
has significant implications for future traffic generation and congestion on local roads in 
the Parish, as well as increased air pollution and noise. Stansted Mountfitchet Parish 
Council objected to the expansion of the airport. 

 
c) Local road network 
 
41) Junction 8 of the M11 is currently operating at capacity and experiences significant 

congestion at peak periods.  To support expansion proposals at Stansted Airport, Essex 
County Council (ECC) has recommended short to medium term improvements at an 
estimated cost of approximately £9 million.  A longer-term major improvement is also 
being planned by ECC, Hertfordshire County Council, and Highways England for a future 
funding bid to the Road Investment Strategy14.     

 
42) Stansted Mountfitchet straddles the B1383, (formerly A11), which, before the M11 was 

built, was the major route between East London and Cambridge. The M11 by-passes the 
Uttlesford District leaving the B1383 as the strategic North-South route between Bishops 
Stortford and Saffron Walden, providing access to Junction 8 of the M11.  

 
43) The B1383 connects Stansted Mountfitchet to Bishop’s Stortford, Sawbridgeworth and 

Harlow to the south and Newport and Saffron Walden to the north. The B1051 meets the 
B1383 in the village and offers the main access route to Elsenham, Henham and Thaxted 
- all growing villages. Another route offers connection west to Manuden and northward to 
Clavering. There is also a route south and east to Stansted Airport and onward to Great 
Dunmow, thus making Stansted Mountfitchet a major intersection of routes within the 
local network.  

 
44) The expansion of the airport, with its related employment opportunities, new 

 
 

13 Planning application ref: UTT/18/0460/FUL.  In June 2019 Uttlesford District Council resolved to refer the 2018 
Stansted Airport planning application back to the Planning Committee for further consideration.  
14 The Road Investment Strategy is a document produced by the Department of Transport, Highways England, 
and the Office of Rail and Road, to set out the Government’s approach to implementing long-term improvements 
to the country’s motorways and major roads. 
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developments, north on the B1383 and east, along the B1051, have resulted in increased 
congestion on the strategic and local road network.  Stansted Mountfitchet regularly 
experiences congestion from vehicles travelling to and from the airport and or Junction 8 
of the M11, via the local B-road network through the village. Most of the main roads here 
are frequently heavily congested, some poorly maintained, narrow and at, or reaching, 
their physical capacity. The nature of the road network in Stansted Mountfitchet means 
that there is little that can be done within the village centre to facilitate more free-flowing 
traffic conditions, particularly in the Grove Hill, Lower Street and Chapel Hill areas.  It is 
acknowledged by Essex Highways that growth planned within the emerging Local Plan 
will increase pressure on the local road network in and around Stansted Mountfitchet15. 
The resulting pollution has become a serious cause for concern in relation to the threat 
to residents’ health, as well as safety concerns, particularly for those living at Silver Street, 
Cambridge Road, Lower Street, Chapel Hill and Grove Hill. 

 

 
Lower Street traffic 

45) The railway station, with its proximity to Stansted Airport and access to high speed links 
to London and Cambridge, creates added pressure on the local road network and the 
need for high-capacity parking facilities. However, the village’s geographic position has 
brought an increase in instances of indiscriminate parking by those commuters and 
airport customers wishing to avoid parking fees, known as ‘Fly Parking’. This not only 
causes inconvenience but also presents safety issues. 

 

 
 

15 Uttlesford Draft Local Plan Highway Impact Assessment to 2031 (Essex Highways, 2014) and Uttlesford Local 
Plan Transport Study (WYG, 2016) 
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46) The Parish has an exceptionally high proportion of unadopted roads.  When ownership is 
unknown, ambiguous or unwillingly acknowledged, regular maintenance is hard to 
achieve and has created difficulties in implementing improvement to some roads within 
the Parish.  

 
d) Strategic rail improvements 
 
47) Improvements are planned to the rail network between London and Stansted, linked in 

part to the future expansion of the airport. New trains are being introduced but no 
improvement in travel time is expected due to track capacity.  Access to the strategic rail 
network undoubtedly provides a key asset to the Parish.   

 
e) Strategic growth proposals in the emerging Uttlesford District Local Plan 
 
48) The emerging UDLP spatial strategy proposes three new Garden Communities which will 

deliver a planned 4,670 new homes by 2033.  The proposed Easton Park Garden 
Community is around 9 miles east of Stansted Mountfitchet village, and comprises 1,925 
new homes by 2033 and a range of local employment opportunities, services and facilities 
including schools, health, retail and leisure.  The long-term strategic plan for Easton Park 
beyond 2033 is to create a settlement of around 10,000 dwellings.  The proposed North 
Uttlesford Garden Community will comprise 5,000 new dwellings, of which a minimum of 
1,925 homes will be built by 2033 together with a range of other uses.  The development 
is proposed to the north and east of Great Chesterford, close to junction 9 of the M11.  
These new Garden Communities will place considerable additional strain on the road and 
rail network. 

 
49) In addition to the Garden Communities, the emerging UDLP proposes housing growth in 

Stansted Mountfitchet and surrounding Parishes, comprising a total of 230 dwellings in 
the area16.  

 
50) The large-scale growth proposed at Easton Park and North Uttlesford, together with 

growth in around Stansted Mountfitchet Parish will have an impact on the character of the 
area, local infrastructure and key services, directly affecting local residents of the Parish.  
Growth proposals within the emerging UDLP will be subject to examination prior to the 
finalisation and adoption of the Plan. 

 
f) Flooding in Lower Street 
 
51) Lower Street in Stansted Mountfitchet village has one of the most serious flooding issues 

in Uttlesford District.  Flooding has occurred from the Ugley Brook exceeding its capacity 
and overtopping its banks at the transition between the open channel and the downstream 
culvert.  Historically flooding from Ugley Brook has also occurred at the junction of High 
Lane and Cambridge Road.  A new roundabout at this junction is being monitored to 
determine if the new highway layout has addressed the issue.  The Parish Council is 
working with the Environment Agency, ECC and UDC to identify long-term sustainable 
solutions to flooding from Ugley Brook. Reducing the potential for flooding within Stansted 
Mountfitchet is a key priority for the Parish Council.   

 
g) Management of footpaths within the Parish  
 

 
 

16  Emerging UDC Local Plan allocations include 40 dwellings in Stansted Mountfitchet, 170 dwellings at 
Elsenham, and 20 dwellings in Takeley / Little Canfield.   
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52) Stansted Mountfitchet Parish has a well-used network of bridleways, public rights of way 
(PRoW), and informal footpaths.  In built up areas of Stansted Mountfitchet village, the 
ownership and maintenance responsibilities of some footpaths are unknown, creating 
significant difficulties in improving and maintaining the footpath network within the village.   

 
h) Community facilities and public open space 
 
53) There are a number of good quality areas of public open space and community facilities 

within the Parish.  However, the expansion of Stansted Mountfitchet over time has not 
resulted in a correspondingly proportionate increase in the provision of public open space 
and community facilities.  The UDC Open Space, Sports Facility, and Playing Pitch 
Strategy17 and other more recent UDC studies have identified significant deficits within 
the Parish in relation to the provision of publicly accessible natural and semi-natural green 
space.  There is a need for more public open space and community facilities throughout 
the Parish, which the Neighbourhood Plan will seek to address.    

 

 
Public footpaths within the Parish 

 
 
  

 
 

17 The Landscape Partnership, 2012 
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2.3 Stansted Mountfitchet Neighbourhood Plan Area Strengths, Weaknesses, 
Opportunities, and Threats (SWOT) Analysis 
 
54) The Neighbourhood Plan Strategy Group has produced a SWOT analysis of the 

Neighbourhood Plan area to support the development of the Plan and inform the 
production of the vision, objectives and policies. 

 
Figure 3: Stansted Mountfitchet Neighbourhood Plan Area SWOT Analysis 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Strengths 

• Proximity to the strategic highway network 

• Access to rail services 

• Accessibility to London and Cambridge 

• Rural character of the area  

• High quality landscapes 

• Local wildlife and biodiversity 

• Valued local environmental features 

• Historic features and character of the Parish 

• Access to services, facilities and employment 

• Vibrant village centres 

• Stansted Mountfitchet Castle 

• Stansted Mountfitchet Windmill 

• Community spirit and social cohesion 

• Community organisations 

• Local employment opportunities at Stansted Airport 
and local business parks 

• Recently opened Stansted Airport College 

• Established and thriving Stansted Business Forum 
 
 
 

Weaknesses 

• Lack of formal and informal public open space 

• Lack of community facilities 

• Pockets of social isolation and deprivation  

• Quality of train station facilities 

• The frequency and reliability of local bus services 

• No sixth form college at Forest Hall School  

• Physical separation caused by road and rail routes 

• Few affordable dwellings 

• Availability of childcare locally 

• Congestion and lack of parking 

• Lack of access to specialist health services and A&E 

• Maintenance of footpaths in the Parish 

• Potential for Flooding in Lower Street 

• Management and maintenance of private and 
unadopted roads 

• Narrow pedestrian walkways 

• Availability of another dispensing local pharmacy 
 

 
 

Threats 

• Speculative development due to a housing shortfall 

• Accessibility to London and the ‘Innovation 
Corridor’ creating development pressures 

• Stansted Airport growth 

• Potential for increased social isolation and lack of 
integration arising from new development 

• Increased out-commuting resulting in dormitory 
village 

• Commercial pressures from nearby centres and 
changing shopping habits eroding retail offer 

• Potential for future coalescence 

• Capacity of local road network and M11 Junction 8 

• Future capacity of the rail network 

• Growth in adjoining districts without strategic cross-
boundary planning and coordination  

• Deteriorating air quality and increasing aircraft 
noise 

• Migration into the Parish from London and 
elsewhere inflating house prices 

 
 
 
 
 
 

Opportunities 

• Identification, protection and enhancement of 
valued landscapes, village gateways, historic assets 
and character areas 

• Increased local high-quality employment 
opportunities to reduce out-commuting 

• Limited potential for appropriate small-scale 
development to enhance sustainability of village 
and provide local affordable housing 

• Promote improvements to local footpaths and 
cycle routes 

• Twinning with Rungis, France offers greater links 
for local businesses, school education and 
increased tourism 

• Improved local community facilities 

• Challenges of integrating recent developments 
with village 

• The London Stansted Cambridge Corridor initiative 
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2.4 Local Planning Context 
 
55) The Development Plan for the District is the Uttlesford Local Plan (ULP), adopted in 2005. 

This document, alongside other material considerations (including national planning 
policy), currently guides the determination of development proposals.  UDC is currently 
updating this document through the emerging Uttlesford District Local Plan (UDLP), which 
when adopted will comprise the new Development Plan for the District including strategic 
policies, development management policies, and site allocations.  The production of the 
UDLP has included an “Issues and Options” consultation in 2015, and formal Regulation 
18 consultation on the Draft UDLP in September 2017.  The Publication Draft (Regulation 
19) UDLP was published for consultation in June 2018.  The UDLP was submitted to the 
Secretary of State for independent examination in January 2019.   

 
56) Policies contained within the ULP and UDLP have a significant impact on the character 

and appearance of the Neighbourhood Plan Area, outlining how and where new 
development will take place.  In order to meet the ‘basic conditions’ this draft 
Neighbourhood Plan has been produced having close regard to the existing policies in 
the ULP, UDLP and national planning policy.  Whilst policies in the emerging UDLP may 
change prior to the adoption of the Plan, it is important that the Neighbourhood Plan is 
prepared with close regard to them.   

 
57) Relevant ULP and UDLP policies are referenced in section 4 below to demonstrate 

linkages between the draft Neighbourhood Plan policies and local planning policy.  Tables 
1 and 2 below summarise key policies within the ULP and UDLP which have guided, and 
will continue to guide alongside the SMNP, new development proposals in the 
Neighbourhood Plan Area. 

 
Table 1: Strategic policies within the Uttlesford Local Plan (2005) which impact Stansted 
Mountfitchet Neighbourhood Plan Area 
 

Policy Impact on the Neighbourhood Plan Area 

Policy S1 Development limits for 
the Main Urban Areas 

Stating where development can take place within the 
Parish.  

Policy S4 Stansted Airport 
Boundary 

Defining the development boundary of Stansted Airport.  

Policy S7 The Countryside Outlining development restrictions beyond the Green Belt 
and Settlement Boundaries.  

Policy E1 Distribution of 
Employment Land 

Allocating areas in the Parish for new employment land.   

Policy E2 Safeguarding 
Employment Land 

Protecting existing employment uses within the Parish.   

Policy ENV1 Design of 
Development within 
Conservation Areas  

Development will be permitted where it preserves or 
enhances the character and appearance of the essential 
features of a Conservation Area. 

Policy ENV5 Protection of 
Agricultural Land 

Restricts the potential for development of the best and 
most versatile agricultural land. 

Policy ENV7 The Protection of 
the Natural Environment 
(Designated Sites) 

Protects areas of national and local nature conservation 

Policy ENV9 Historic 
Landscapes 

Protects local historic landscapes, historic parks and 
gardens, and protected lanes 

Policy ENV10 Noise Sensitive 
Development and Disturbance 

Ensures that housing and other noise sensitive uses will 
not be sited where the occupants would experience 
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from Aircraft significant noise disturbance. 

Policy H1 Housing Development Allocating new dwellings within the Parish, including 121 
dwellings on previously developed land and 720 
dwellings at the former Rochford Nurseries. 

Policy H3 New Houses within 
Development Limits 

Enables infilling where development is compatible with 
the character of the settlement and, where applicable, 
the countryside setting. 

Policy H9 Affordable Housing Setting an affordable housing target of 40% for new 
development on sites of 0.5 hectares or of 15 dwellings 
or more within Stansted Mountfitchet.  

Policy H11 Affordable Housing 
on “Exception Sites” 

Enables the development of affordable housing outside 
settlements the development will meet an identified local 
need and meets other specified criteria. 

Policy RS1 Access to Retailing 
Centres 

Ensures that retail and service development must be 
accessible to all. 

Policy RS2 Town and Local 
Centres 

Stating where retail, commercial and community uses or 
mixed-use development including a residential element 
will be allowed within the Parish.  

Policy RS3 Retention of Retail 
and Other Services in Rural 
Areas 

Seeks the retention of community facilities, unless 
specific criteria can be met. 

 
Table 2: Strategic policies within the emerging Uttlesford District Local Plan (2018) 
which impact Stansted Mountfitchet Neighbourhood Plan Area 
 

Policy Impact on the Neighbourhood Plan Area 

Policy SP1 Presumption in 
Favour of Sustainable 
Development 

Incorporates the national presumption in favour of 
Sustainable Development into local planning policy. 

Policy SP2 The Spatial Strategy 
2011-2033 
 
Policy SP3 The Scale and 
Distribution of Housing 
Development 

Outlining how new development will be distributed 
throughout the District, identifying Stansted Mountfitchet 
as a Key Village allocated to deliver a further 40 dwellings 
between 2017 and 2033, and supporting in principle the 
sustainable growth of Stansted Airport.  

Policy SP9 Development within 
Development Limits 
 
Policy SP10 Protection of the 
Countryside 

Outlining development restrictions within the Countryside 
Protection Zone in the south east of the Parish, and Green 
Belt areas which affects the south west, south and south 
eastern areas of the Parish. 

Policy SP11 London Stansted 
Airport 

Maintaining and protecting airport uses around Stansted 
Airport, ensuring good quality access to the Airport, and 
guiding the future expansion of the Airport.  Allocating 55 
hectares of employment land north of the Airport.  Guiding 
the development of additional airport car parking.    

Policy SP12 Sustainable 
Development Principles 

Sets out a range of principles to encourage sustainable 
development in proposals, including encouraging the use 
of previously developed land and minimising the amount 
of unallocated greenfield land that is developed. 

Policy EMP1 Employment 
Strategy 
 
Policy EMP2 Existing and 
Proposed Employment Areas 

Allocation of 55 hectares of employment land north of the 
Airport, including the development of 145,000sqm of 
industrial (Use Class B1 ‘Business’, Class B2 ‘Industrial’ 
and B8 ‘Warehousing’).  Safeguards identified existing 
and proposed employment areas for employment use.  
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Policy SA1 North Stansted 
Employment Area 

These include: the Riverside Business Park; Sworders 
Auctioneers Site, Cambridge Road; and the M11 Business 
Park, Parsonage Lane. 

Policy RET1 Town and Local 
Centres 
 
Policy RET4 Loss of Shops and 
Other Facilities 

Identifying Stansted Mountfitchet as a ‘Local Centre’ 
where the principle of new retail, employment, leisure and 
cultural uses would be supported.  Seeks to restricts the 
loss of shops and other community facilities located 
outside of the defined Town and Local Centres. 

Policy TA1 Accessible 
Development 
 
Policy TA2 Sustainable 
Transport 
 
Policy TA4 New Transport 
Infrastructure or Measures 

Aims to reduce the overall need to travel by locating 
development proposals in close proximity to services and 
make use of sustainable forms of travel.  Setting out 
support for rapid transport corridors connecting towns in 
the region to Stansted Airport and strategic highway 
improvements to Junction 8 of the M11.  

Policy STA3 Residential 
Commitments 

Allocation of 200 dwellings in the Parish with extant 
planning permission since 2011.   

Policy INF1 Infrastructure 
Delivery 
 
Policy INF2 Protection, 
Enhancement and Provision of 
Open Space, Sports Facilities 
and Playing Pitches 

Sets out the broad requirements for the delivery of 
infrastructure to support development.  Seeks the 
protection, enhancement and provision of open space, 
sports facilities and playing pitches.  Development 
proposals are required to take into account the 
recommendations of the Sports Strategy.  Provides 
standards for open space requirements. 

Policy H1 Housing Density Provides density ranges of between 30-50 dwellings per 
hectare within Development limits or adjacent to any 
settlement unless otherwise specified in a Neighbourhood 
Plan. 

Policy H2 Housing Mix Provides the requirements for the future mix of housing to 
be provided, with reference to the latest SHMA 

Policy H6 Affordable Housing Setting an affordable housing requirement of 40% for 
developments of 11 dwellings or more or residential 
floorspace of more than 1,000 sq m (combined gross 
internal area). 

Policy EN1 Protecting Historic 
Environment 

Supports development which will preserve or enhance the 
significance of the historic environment. 

Policy EN8 Protecting and 
Enhancing the Natural 
Environment 

Seeks to restrict development which will harm protected 
traditional and non-traditional open spaces, including 
village greens, commons and other defined visually 
important spaces. 

Policy EN10 Minimising Flood 
Risk 

Applies a sequential approach towards development 
proposals to direct development to areas at lowest risk 

Policy C1 Protection of 
Landscape Character 

Sets out requirements for development to ensure that 
landscape character is safeguarded 

Policy D1 High Quality Design 
 
Policy D8 Sustainable Design 
and Construction 

Setting out design requirements for new development.  
Requires development proposals to embed sustainable 
design and construction techniques from the outset. 
 

 
58) UDC do not currently have a timeframe for the production and adoption of a Community 

Infrastructure Levy Charging Schedule. 
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Figure 4: Green Belt Context 

 
 
59) Stansted Mountfitchet is on the very edge of London’s Metropolitan Green Belt.  Figure 4 

shows how important the Green Belt is in preventing the coalescence of the village with 
Bishop’s Stortford and Birchanger.  
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Figure 5: Countryside Protection Zone and Green Belt Context 

 
 
 
60) In addition, UDC Policy SP19, Protection of the Countryside, shown on Figure 5, is a 

designation to the south east of the village that provides an important countryside buffer 
between the village and the Airport. 

 
61) Essex County Council (ECC) is the Waste Planning Authority for the Neighbourhood Plan 
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area and is responsible for preparing planning policies and assessing applications for 
waste management development. The Essex and Southend-on-Sea Waste Local Plan 
(WLP) was adopted in July 2017 forming part of the statutory Development Plan and 
should be read alongside the ULP. The WLP covers the period from 2017 to 2032. It sets 
out where and how waste management developments can occur and contains the 
policies against which waste management planning applications are assessed.  There 
are no allocations for the Neighbourhood Plan Area included within the WLP. 

 
62) ECC is the Minerals Planning Authority for the Plan area and is responsible for preparing 

planning policies and assessing applications for mineral development. The Essex 
Minerals Local Plan 2014 (EMLP) forms part of the statutory Development Plan and 
should be read alongside the ULP.  Active and unworked sand and gravel deposits are 
subject to a Minerals Safeguarding policy, which seeks to prevent deposits being 
sterilised by on mineral development.  Mineral Consultation Areas seek ECC to be 
consulted on all non-mineral related development within a distance of 250m around active 
quarries, mineral infrastructure and mineral deposits permitted for extraction. There are 
no allocations for the Neighbourhood Plan Area included within the EMLP. 
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3. The Future of the Plan Area 

 
3.1 Vision  
 
63) The Parish Council has identified the following vision for the future of the Neighbourhood 

Plan Area to guide the objectives and policies of the Neighbourhood Plan. 
 

 

Stansted Mountfitchet Neighbourhood Plan Area 
Vision 

 
To conserve and enhance the strong historic character and rural setting 

of Stansted Mountfitchet by ensuring that development in the Parish 
 is sustainable, protects valued landscape features, strengthens 

 a sense of community, improves the quality of life and well-being  
of existing and future generations. 

To ensure that the Parish of Stansted Mountfitchet remains  
“A Great Place to Live”. 

 

 
 
3.2 Objectives 
 
64) To achieve the vision for Stansted Mountfitchet Neighbourhood Plan Area, the 

Neighbourhood Plan includes the following objectives.   

 
Housing Development 

• To provide small-scale appropriate high-quality housing development to meet the need 
of existing and future local people. 

• To ensure that the mix of housing types and supply of affordable housing meets the 
needs of the Neighbourhood Plan Area. 

 
Design 

• To ensure that the design, style and density of new housing is in keeping (or 
compatible) with the historic character of the locality and the distinctive environment. 
 

Community Facilities, Health and Wellbeing 

• To promote healthy lifestyles for all ages and abilities. 

• To ensure high quality and accessible health care support and facilities. 

• To reduce deprivation and social isolation within the area. 

• To increase and improve provision of facilities for people in the area. 

• To provide a range of leisure and fitness facilities throughout the Neighbourhood Plan 
Area. 

• To effectively manage and mitigate noise and air pollution. 
 
Natural Environment, Green Infrastructure, and Landscape Character  

• To protect and enhance the village’s countryside setting and maintain the visual 
connectivity between settlement and countryside. 

• To conserve and enhance the distinctive heritage and key characteristics of the area. 
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• To protect green infrastructure and achieve a net gain by end of plan period. 

• To ensure that development is sympathetic to the valued local landscape features and 
that coalescence is prevented. 

 
Transport  

• To seek improvement of pedestrian and cycle connectivity in and around the 
Neighbourhood Plan Area. 

• To seek improvements to the local infrastructure including roads, parking facilities and 
street lighting. 

• To seek the reduction in the number of car movements and improve air quality 
throughout the Neighbourhood Plan Area for the benefit of the whole community. 

• To improve access to public transport. 
 

Flooding Management 

• To prevent or at least minimise flood events in Lower Street and at the top of High 
Lane.  

 
Historic Environment 

• Conserve and enhance the historic environment, built character and setting of the 
Neighbourhood Plan Area, having regard to both designated and non-designated 
heritage assets. 

• Promote an attractive cohesive built environment which recognises the history, 
character and visual appeal of the Neighbourhood Plan Area including the historic core 
of the Village and transition into surrounding countryside. 

• Where negative features exist and future development opportunities come forward, 
development should enhance the setting of historic assets including within and outside 
of any Conservation Areas. 

• Safeguard and protect the important historic features including early settlement 
patterns and field boundaries, historic parkland, the network of Protected Lanes, 
Scheduled Ancient Monuments, together with the known and unknown below ground 
archaeological interests. 

 
Local Economy  

• To support the sustainable growth of the local economy. 

• To support the creation of new high-quality employment opportunities for local 
residents. 
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4. Neighbourhood Plan Policies 

 
65) This section sets out the policies which will seek to deliver the Neighbourhood Plan vision 

and objectives.  Figure 6 (Proposals Map) illustrates the policies and associated 
designations and can be found in Appendix 5. 

 

4.1 Housing Development 

 

Objectives 
 

 
Context 
 
66) The Strategic Housing Market Assessment18  (SHMA) supporting the emerging UDLP 

concluded that the most significant District-wide market housing needs are for 3 and 4-
bedroom houses, whilst the most significant affordable housing needs are for 2 and 3- 
bedroom houses.   

 
67) The Stansted Mountfitchet Housing Needs Survey (2017) has identified a demand for 

smaller affordable housing within the Neighbourhood Plan Area.  This type of housing 
would particularly benefit first time buyers, where local residents have highlighted a need 
for starter homes.  Additional smaller properties would therefore be beneficial to the 
housing stock of the area. 

 
68) In addition to the affordable housing need, responses to the Survey questionnaire, and 

feedback from Neighbourhood Plan consultation events, identified that older residents 
sought opportunities to ‘downsize’. There is a need for more bungalows within the 
Neighbourhood Plan Area but also for alternative, innovative, design solutions, (for 
example apartments with lifts), suitable for the needs of the older generation, which would 
help to satisfactorily meet these local needs.      

 
69) There has been a significant number of new dwellings built and granted planning 

permission within the Parish since 2011.  According to the submitted UDLP, 365 dwellings 
were built in the Parish between 2011 and 2016, and 222 dwellings benefitted from extant 
planning permission as of the 1st April 2017.  Since the 1st April 2017 a further 78 new 
dwellings have been approved in the Parish. 
 

  

 
 

18  West Essex and East Hertfordshire Strategic Housing Market Assessment, Opinion Research Services, 
September 2015 and July 2017 

To provide small-scale, appropriate, high-quality, housing development, 
to meet the need of existing and future local people. 

 
To ensure that the mix of housing types and supply of affordable 

housing meets the needs of the Parish.  
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Table 3: Summary of Stansted Mountfitchet housing completions and commitments 
2011 and 2033 
 

 
Dwellings built 
2011-201619 

Dwellings with 
outstanding planning 

permissions at 1st 
April 201720 

Dwellings with 
planning approval 
in the Parish since 

1st April 2017 

Total 
dwellings 
2011-2033 

No. of 
dwellings 

365 222 78 665 

 
 
70) The submitted UDLP proposes the total number of dwellings to be built in the Parish 

between 2011 and 2033 as 618 dwellings21 .  Through the proposed SMNP housing 
allocations and existing commitments, the delivery of housing in the Parish is proposed 
to be higher than the total dwellings outlined in the submitted UDLP.  Further details are 
included within the Stansted Mountfitchet Neighbourhood Plan Housing Strategy Paper 
(DAC Planning, February 2020).  

 
71) District-wide the emerging UDLP seeks to allocate sites to accommodate 6,380 new 

dwellings up to 2033 to meet housing needs.  The village of Stansted Mountfitchet is 
categorised in the emerging UDLP as one of 7 ‘Key Villages’ where existing services and 
facilities make these settlements more appropriate for housing growth than other smaller 
settlements in the District.  Key Villages have therefore been allocated up to 344 new 
dwellings in the emerging UDLP, with 40 new dwellings allocated in Stansted Mountfitchet 
Neighbourhood Plan Area.  
 

72) All of the sites within the Parish allocated for housing in the submitted UDLP have 
planning permission, and three of the sites are now either under construction or 
completed.  Sites STA 3a, STA 3b, and STA 5 are under construction or completed, and 
are therefore considered as existing commitments (site with extant planning permission) 
within the SMNP.  The SMNP therefore allocates the remaining two submitted UDLP site 
allocations within the Parish for housing, as presented in Table 4 below. 

 

Table 4: Housing allocations in the SMNP 

   Site UDLP site 
reference 

Total 
dwellings 

Current status22  

Land east of Cambridge 
Road (B1383) and west of 
High Lane 

STA 1  35 Planning application not yet 
implemented 

Land west of 8 Water 
Lane 

STA 2 12 Planning application not yet 
implemented 

Total 47  

 

 
 

19 Source: Table 5 in the submitted Uttlesford District Local Plan 
20 Source: Table 5 in the submitted Uttlesford District Local Plan 
21 The submitted UDLP states 618 dwellings.  However, an accurate calculation of the dwellings built (365), 
outstanding planning permissions (222), and allocation for Stansted Mountfitchet (40) in Table 5 should be 
calculated as 627 dwellings.  It is assumed that 618 is an error in the Plan.   
22 Updated February 2020 
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Lower Street, Stansted Mountfitchet 

 
73) Assuming that all extant planning permissions and allocations within the Neighbourhood 

Plan Area are implemented, Table 3 above demonstrates that by 2033 there will be 665 
net additional dwellings within the Neighbourhood Plan Area (excluding any further 
windfall development), which would represent an increase of over 15% in the total number 
of dwellings within the Neighbourhood Plan Area since 2011.  Given the existing size of 
the Neighbourhood Plan Area, this quantum of growth is considered appropriate, 
reflecting the position of Stansted Mountfitchet in the district’s settlement hierarchy. 
Confirmation was received from Uttlesford District Council in July 2019 that the approach 
would be likely to meet the indicative housing requirement for the Neighbourhood Plan 
Area, derived from the emerging Local Plan, of approximately 620 dwellings between 
2011 and 2033 (for the purposes of satisfying paragraph 14b of the National Planning 
Policy Framework). 

 
74) The Stansted Mountfitchet Neighbourhood Plan Area SWOT analysis in section 2.3 

above has identified the need for truly affordable dwellings.  This is an issue identified 
throughout the region, where more affordable housing is required to help existing 
residents purchase their own home and get on the property ladder.  The emerging UDLP 
has set District-wide affordable housing requirements at a level which maximises the 
delivery of affordable housing whilst not rendering new development in the District 
financially unviable.  The Neighbourhood Plan supports the affordable housing 
requirements within the emerging UDLP and will support proposals where appropriate 
which assist in meeting affordable housing needs within the Neighbourhood Plan Area.  

 
75) Stansted Mountfitchet village includes a wide range of existing housing types. In the south 

of the village, newer development in Foresthall Park contain 3 storey townhouses, 
terraced, semi-detached and detached housing and apartments.  Dwelling sizes range 
from 1 bedroom to 4/5 bedrooms.  Various areas of the village offer differing housing 
types.  Immediately north of Foresthall Park, on Stoney Common Road and West Road, 
terraced housing offers smaller predominantly 2/3-bedroom properties, while more 
modern housing west of the railway provides areas of larger detached family homes.  
Housing in the north of village is characterised by low density 1970s / 1980s housing 
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developments, consisting of predominantly family homes on relatively large plots with off 
street parking and generous gardens.     

 
76) In Burton End there are some older semi-detached smaller residential properties.  Newer 

dwellings within Burton End provide significantly larger properties, on large plots set back 
from the road.  Dispersed houses in the countryside are predominantly large dwellings 
with 4 bedrooms or more, on large plots set back from the road.  The most affordable 
housing in the Neighbourhood Plan Area is located within Stansted Mountfitchet.  The 
most expensive properties are located on the edge of the village and in the countryside 
areas of the Neighbourhood Plan Area.       

 
Policy SMNP 1 Housing Development 
 
77) A wide range of housing types exists throughout the Neighbourhood Plan Area, however 

there is a need for a greater proportion of affordable and smaller dwellings, starter homes, 
and housing for the elderly, to provide a better balance of housing types which will serve 
the needs of both the younger and older population.  New residential development in the 
Neighbourhood Plan Area should seek to provide for identified local housing needs while 
responding positively to the design, layout, scale, character, and appearance of existing 
development within the vicinity of any proposal site, and the rural character of the 
Neighbourhood Plan Area. 
 

Policy SMNP 1: Housing Development  

a) The Plan allocates the following sites for residential development: 
STA1 – Land east of Cambridge Road and west of High Lane – 35 dwellings 
STA2 – Land west of 8 Water Lane – 12 dwellings 

 
b) Proposals for residential development will be supported where the proposed 

development: 
i. Is located within defined development limits; 
ii. Includes housing types and tenures which meet the current and future housing 

needs of the Neighbourhood Plan Area23 taking into account the existing housing 
stock; 

iii. Would not result in the net loss of bungalow(s); and 
iv. Provides affordable housing in accordance with the requirements set out in the 

Uttlesford District Local Plan; 

 
Relevant policies in the ULP and UDLP 

• ULP Policy S1 Development Limits for the Main Urban Areas 

• ULP Policy H1 Housing Development 

• ULP Policy H9 Affordable Housing 

• ULP Policy SM2 - Residential Development within Stansted Mountfitchet’s Built Up Area 

• ULP Policy SM3 - Site on corner of Lower Street and Church Road 

• ULP Policy SM4/BIR1 Rochford Nurseries 

• UDLP Policy SP2 The Spatial Strategy 2011-2033 

• UDLP Policy SP3 The Scale and Distribution of Housing Development 

• UDLP Policy SP9 Development within Development Limits 

• UDLP Policy STA1 Land east of Cambridge Road (B1383) and west of High Lane 

 
 

23   As set out in the 2017 Housing Needs Survey produced by the RCCE, available on the Parish Council website 
within the Neighbourhood Plan evidence base. 
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• UDLP Policy STA2 Land west of 8 Water Lane 

• UDLP Policy STA3 Residential Commitments 

• UDLP Policy STA5 Development Opportunity Development Site 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 

 

 

 

Foresthall Park development 

Relevant Evidence Base Documents 
• Stansted Mountfitchet Neighbourhood Plan Housing Strategy Paper, DAC Planning, 

February 2020 

• Parking Standards, Essex County Council, September 2009  

• Stansted Mountfitchet Housing Need Survey, Rural Community Council of Essex, 2017 

• West Essex and East Hertfordshire Strategic Housing Market Assessment, Opinion 
Research Services, September 2015 and July 2017 
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4.2 Design 

 

Objective 

 

 
Context  
 
78) The Uttlesford District Historic Environment Characterisation Project24 divided the village 

into ten discrete areas (see Figure 7: Stansted Mountfitchet Village Character Areas).  For 
the public consultation to inform the production of the Neighbourhood Plan in 2017 this 
document was updated and a photographic survey (see Figure 8 in Appendix 5) made of 
each of the ten areas.  This provides a comprehensive illustration of the design and 
character across the built-up area of the Neighbourhood Plan Area and shows how each 
area has its own individual character and style of buildings.  Since the public consultation 
in 2017 two new discrete areas are being added to the village: Elms Farm to the east and 
Walpole Meadows to the north.  These new estates are generic in style following the 
Essex Design Guide. 

 
79) Outside of Stansted Mountfitchet village, the countryside areas of the Neighbourhood 

Plan Area consist of a small number of hamlets and dispersed agricultural buildings.  
Buildings in the countryside vary in design depending on the character of the surrounding 
area and use, however residential properties can be summarised as usually being 2-
storeys in height, large properties set back from the road and surrounded by generous 
gardens.  Existing development within Burton End, the largest settlement in the 
Neighbourhood Plan Area outside of Stansted Mountfitchet village, presents linear 
development along Bury Lodge Lane which predominantly maintains the pattern of 
development throughout the open countryside areas of the Neighbourhood Plan Area.   

 
80) The village of Stansted Mountfitchet provides the greatest variety of character areas in 

the Neighbourhood Plan Area, where new development will need to consider carefully the 
immediate surroundings of the site to ensure that the design of the development is in 
keeping with the character of the area.   

 
81) The central areas of the village include the historic core around Lower Street and the 

Castle (Scheduled Monument), containing the highest concentration of vernacular post-
medieval timber framed buildings within the Neighbourhood Plan Area with few modern 
intrusions, and mixed-use linear development along Cambridge Road and Silver Street, 
where there are a large number of Victorian buildings facing the road.  East of Silver 
Street, the Windmill on Mill Side provides a landmark building for the village. 

 
82) Bentfield End and Bentfield Green in the north western part of the village present a more 

rural character in comparison to central areas, where the former hamlet has now become 
part of the main village.  Clusters of 17th-19th century buildings present a historic character, 
separated by modern post-war housing.  The remaining northern areas of the village 
contain predominantly 1970s housing including terraced, semi-detached and detached 

 
 

24 Uttlesford District Historic Environment Characterisation Project, Essex County Council, 2009 

To ensure that the design, style and density of new housing is in 
keeping (or compatible) with the historic character of the locality and 

the distinctive environment. 
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dwellings on estate road layouts.  An important landmark building in the north of the village 
is the Church of St Theresa of Lisieux. 

 

 
Stoney Common 

 

Brook Cottages 
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Figure 7: Stansted Mountfitchet Village Character Areas 
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83) Near the railway station and Chapel Hill are predominantly 19th and 20th century buildings, 
including larger villa style residential properties overlooking the Recreation Ground and a 
range of housing types in Woodfield and Woodfield Terrace.  St John’s Church, half way 
up the steep Chapel Hill, is a landmark building.  Close to the railway line in the central 
area of the village, the Sunnyside and Woodfields area contains some of the highest 
density housing in the Neighbourhood Plan Area, including a large number of late 19th 
century / early 20th century terraced cottages. 

 
84) West of the railway line, the Pines Hill area contains a mixture of 18th and 19th century 

houses on large plots and some modern late 20th century low density residential 
development.  South of the village centre is a 1950s housing estate predominantly 
containing generous garden areas at the front and back of properties, and further south 
is Foresthall Park which contains modern medium / high density housing, including some 
3-storey buildings and an overall design scheme influenced by the Essex Design Guide25.   

 
85) Good design should take into consideration the specific character of the surrounding area 

and provide a design which relates well to historic features within the Neighbourhood Plan 
Area, whilst also providing modern features which are visually pleasing within the street 
scene and work well for the users of the building.  The Stansted Mountfitchet Village 
Design Strategy26 sets out broad design principles for each area of the Village. 

 
86) Figure 9 presents drawings from a recent development at 68-70 Bentfield Road, Stansted 

Mountfitchet, where these elements of good design were successfully implemented 
alongside traditional form, detailing, and use of materials.  This development represents 
an example of how to successfully design new housing within the Neighbourhood Plan 
Area.      

 

Figure 9: Example of high-quality design, development at 68-70 Bentfield Road, 
Stansted Mountfitchet27 

 

 
 

 

 
 

25 Essex Design Guide, ECC, 2005 & 2018 
26 Village Design Strategy, SMPC, 2019 (in preparation) 
27 Planning applications UTT/11/0768/FUL and UTT/11/2479FUL.  Plans produced for Knight Developments.  
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68-70 Bentfield Road 

Dropped kerb, Birchalls 
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Policy SMNP 2: Design  

87) New development in the Neighbourhood Plan Area should respond positively to the 
design, layout, scale, character, and appearance of existing development within the 
vicinity of any proposal site, and the rural character of the Neighbourhood Plan Area.  The 
design of new development within the Neighbourhood Plan Area should seek to protect 
the village identity, rural environment, and ambience, by ensuring that alterations and 
additions to existing buildings are sympathetic, and the use of materials reflect the 
existing character and appearance of the Neighbourhood Plan Area.   

 
88) The Neighbourhood Plan Area has an ageing population, many with impaired mobility. 

The Neighbourhood Plan will therefore support proposals which include accessible 
homes, housing designed for older people and others with impaired mobility, or homes 
which can be easily adapted for changing personal needs.  This should include features 
such as ramps, handrails, specialist bathroom facilities for example, and properties 
should be located with good accessibility to essential services and facilities.  

 
89) The Neighbourhood Plan also requires new development to incorporate sustainable 

design features which promote energy efficiency, biodiversity gains, innovative low 
carbon technology, water efficiency, energy conservation and efficiency, flood resilience, 
sustainable waste and mineral management and charging points for electric vehicles.  
The Design and Access Statement supporting a planning application should therefore 
demonstrate how the design, materials used, layout and building orientation contribute 
towards creating a sustainable development.  
 

90) The Neighbourhood Plan Strategy Group are in the process of producing a Design 
Strategy for Stansted Mountfitchet Village.  Once available, this should be used to guide 
the production of development proposals and will be a material consideration in 
determining planning applications. 

 

Policy SMNP 2: Design 

a) All new development proposals must, where appropriate: 
i. Include a high-quality design that contributes positively and sympathetically 

to the character and appearance of the Character Area in which it is located, 
reinforcing local distinctiveness; 

ii. Not result in harm to neighbouring residential amenity for existing or future 
residents;  

iii. Incorporate structural landscape areas that contain tree planting of forest 
stature;  

iv. Incorporate appropriate boundary treatments and external works including 
planting which complement local character, vernacular and design; 

v. Be of a height which is in keeping with the Character Area and existing 
development surrounding the proposal site; 

vi. Ensure that new homes are flexible and capable of being adapted to meet 
changing needs in the future; 

vii. Ensure that the design promotes environments and homes which are 
accessible to people that are mobility impaired; and 

viii. Incorporate sustainable design features which promote energy conservation 
and efficiency, biodiversity gains, innovative low carbon technology, water 
conservation, flood resilience, sustainable waste and mineral management;  

ix. Provide electric charging points for vehicles; and 
x. Ensure integration and accessibility with existing developments and the 

village. 
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b) All development proposals should include a statement to demonstrate how the 
proposal complies with the design requirements set out above. 

 

 
Relevant policies in the ULP and UDLP 

• ULP Policy GEN 2 Design 

• ULP Policy ENV 1 Design of development within conservation areas 

• UDLP Policy D1 High Quality Design 
 
Relevant Evidence Base Documents 
• Essex Design Guide, ECC, 2005 & 2018 

• Stansted Mountfitchet Village Design Strategy, SMPC, 2019. 
 

  
Stansted Mountfitchet community meeting 
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4.3 Community Facilities, Health and Wellbeing  

 

Objectives 

 

 
Context  
 
91) With limited public transport services in rural areas of the Neighbourhood Plan Area, 

access to services and facilities can be difficult for many local residents, resulting in some 
people suffering from feelings of social isolation.  Local community facilities can provide 
a key role in reducing levels of social isolation and bringing communities together.  A 
number of public buildings, church halls and public houses provide informal locations for 
community events throughout the Neighbourhood Plan Area, however these premises 
vary in quality.  Some do not have suitable facilities for elderly and disabled people, some 
are ageing and will require replacement or significant improvements within this Plan 
period, and some are not located in areas which are easily accessible to all.  The 
deficiencies in adequate local community facilities have been exacerbated by incremental 
development and the associated growth in the population of the Neighbourhood Plan 
Area.   

 
92) A new Parish Library and Council Offices – the Mountfitchet Exchange - has been 

constructed on the site of the previous library.  The new building provides enhanced 
modern library facilities, offices, meeting rooms, and staff facilities for use by both the 
library and the Parish Council.  The new building is intended to be multifunctional, 
including space for community information, consultation events, and tourist information. 

 
93) Despite this, there is a need for new modern purpose-built community facilities within the 

Neighbourhood Plan Area which can accommodate community groups, clubs, events and 
functions, which have good elderly and disabled people’s access and facilities, and are 
in accessible locations for the majority of residents.   

 
94) Stansted Mountfitchet has a dispersed village centre, where retail, leisure, and essential 

services and facilities are focused around the Chapel Hill / Lower Street / Church Road 
area and the Silver Street / Cambridge Road area.  In its current form the village lacks a 
clear central focal point for both visitors and the local community.  On a wider scale, new 
developments on the edge of the village have created a more fragmented community with 
few social links to village activities.  In addition to the Mountfitchet Exchange, further multi-
use community facilities located within the village could provide the opportunity to create 
a visual and social focal point for the village, a more focused and clearly defined village 
centre, and provide a facility which can accommodate social activities to improve social 
cohesion and foster community spirit.   

 

To promote healthy lifestyles for all ages and abilities. 
 

To ensure high quality and accessible health care support and facilities. 
 

To reduce deprivation and social isolation within the area. 
 

To increase and improve provision of facilities  
for people in the area. 

 

To ensure a range of leisure and fitness  
facilities throughout the Parish. 

To effectively manage and mitigate noise and air pollution. 
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The recently constructed Mountfitchet Exchange - Parish Council and Library facilities, Crafton Green  
 
95) The future of Crafton Green House will be decided to ensure appropriate community 

benefits are achieved.  One of the scenarios could be additional car parking and 
enhancement of the Day Centre.  Improved and additional community services will be 
delivered in the new Mountfitchet Exchange, to include the library, Parish Council offices, 
Citizens Advice Bureau and a base for our Police Community Support Officer. 

 
96) The emerging UDLP has allocated 1.81 hectares of land adjacent to the Forest Hall 

School for secondary education use.  This would allow for the future expansion of the 
school where necessary to accommodate additional pupils from the Parish and the 
surrounding area.      

 
Table 5: Emerging UDLP Education / Community Site Allocation for Stansted 
Mountfitchet Neighbourhood Plan Area 

Site Land adjacent to Forest Hall School 

Size 1.81 hectares 

UDLP Policy 
reference 

Policy STA6: Land to the west and south east of Forest Hall School is 
safeguarded for secondary education use. 

Description The two areas of greenfield land lie to the west and south east of the 
current Forest Hall site. The school itself lies on the south eastern edge of 
Stansted Mountfitchet in a predominantly rural setting with residential 
properties and a caravan park located in close proximity to the school. 

Constraints There are a number of listed buildings in the vicinity of the site notably St 
Mary’s Church, Stansted Hall and other buildings in the grounds.  Any 
development must ensure the preservation of the listed buildings and their 
setting and consider the potential for archaeology in accordance with 
policy. 
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Policy SMNP 3: Community Facilities, Education, Health and Wellbeing  
 
97) Stansted Mountfitchet village has grown significantly over recent years and is the third 

largest settlement in the District.  The increase in population which has occurred within 
the village has not been accompanied by a proportionate increase in community facilities.  
In addition to the new Mountfitchet Exchange building, there is a need for additional 
modern facilities to accommodate community clubs, events and functions.  The 
Neighbourhood Plan seeks to provide improved and additional community facilities 
through the redevelopment and / or refurbishment of the Peter Kirk building on St John’s 
Road (C2) in the centre of Stansted village (see Figure 12), and through the provision of 
a new community facility and retail unit at Foresthall Park (C3) to accommodate the need 
in this part of the village (see Figure 13). 

 
98) The Neighbourhood Plan also seeks to protect and safeguard existing community 

facilities for the benefit of the local community.  Any proposal which seeks to change the 
use of a community facility will be required to provide compelling evidence that the facility 
is no longer viable or that the facility is no longer in active use and has no prospect of 
being brought back into use.  This must include reasonable and appropriate marketing of 
the site over a sustained period of time (a minimum of 12 months), and evidence of the 
level of interest in the site during the marketing period.  Figure 10 (Appendix 5) identifies 
community facilities within the Neighbourhood Plan Area which will be safeguarded for 
the future benefit of the local community.  The Parish Council may also seek to nominate 
some of these facilities for inclusion in the Assets of Community Value for Uttlesford 
District.   

 
99) Proposed improvements to community facilities included within Policy SMNP 3 will 

predominantly be funded through developer contributions subject to the particular 
infrastructure needs of the proposal, conformity with the CIL Regulations and where 
relevant viability considerations.  The emerging UDLP sets out District-wide standards 
and guidance for developer contributions, however this does not take into consideration 
the specific needs and aspirations of residents of Stansted Mountfitchet Neighbourhood 
Plan Area and those living in near-by villages and hamlets who use Stansted Mountfitchet 
facilities.  The need to provide developer contributions towards community facilities within 
the Neighbourhood Plan Area will be considered individually for specific development 
proposals.  It is therefore essential that developers must consult with Stansted 
Mountfitchet Parish Council and Uttlesford District Council at an early stage of preparing 
development proposals, to ensure that proposed developer contributions satisfactorily 
meet the requirements of the Neighbourhood Plan and the needs of the Parish. 

 
100) The Parish Council supports the proposed UDLP allocation of land for future secondary 

education use.  As outlined above, there is a need for additional space in the 
Neighbourhood Plan Area to accommodate community groups, activities and functions.  
A site adjacent to the Forest Hall School provides an opportunity to incorporate dual use 
facilities which allow for community use, when not being used by the school (C1).  It is 
acknowledged that this will require careful planning and design. The Parish Council will 
work with Burnt Mill Academy Trust and / or Essex County Council to consider how 
community facilities will be incorporated into the expansion of the secondary school.  The 
site is identified as site C1 within Policy SMNP 3 and the Proposals Map to be 
safeguarded for both education and community uses (see Figure 11).  

 
101) The addition of a sixth form college at Forest Hall School is highly desirable within the life 

of this Plan. This would make the school more attractive to pupils, parents, and teachers 
and reduce the need to travel.  The Parish Council will therefore support any proposals 
for the extension of Forest Hall School to include post 16 provision.   
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102) There is one GP surgery and three dental surgeries in Stansted Mountfitchet 
Neighbourhood Plan Area which also serve other settlements including Birchanger and 
surrounding villages.  The closest specialist health services and accident and emergency 
facilities are located in Harlow.  A Minor Injuries facility is located at the Herts & Essex 
Hospital in Bishops Stortford.  Additional health facilities within the Neighbourhood Plan 
Area would reduce the need for residents to travel and would be beneficial for elderly 
residents with mobility difficulties including another dispensing pharmacy in the southern 
part of the village which is already an ask by the community.  The Parish Council will 
therefore encourage and support any proposals for new specialist healthcare facilities 
within the Neighbourhood Plan Area.     

 
103) The Parish has an interesting and extensive history.  Visitors and residents would benefit 

from additional and easily accessible information on the history of the village and the 
surrounding area.  A new heritage facility is therefore proposed within Policy SMNP 3 as 
a required new community facility.  Further work will be undertaken by the Parish Council 
to consider how the facility would be implemented, however it is likely that initially a small-
scale display could be incorporated into the Parish Library and Council Offices building 
alongside tourist information.  Funding opportunities will be sought to enhance the 
presentation of heritage and tourism information throughout the Neighbourhood Plan 
Area.       

 
104) The Foresthall Park development to the south east of Stansted Mountfitchet village centre 

includes provision for a new community facility and retail unit (C4).  In accordance with 
the Section 106 legal agreement, the Foresthall Park development will provide a 
convenience store adjacent to Walson Way.  It will be important to ensure that the 
convenience store provides safe access from Walson Way, and adequate off-street car 
parking provision.  In addition, the Walpole Meadows development to the north of 
Stansted Mountfitchet village centre provides land (see Figure 14) for future community 
and / or education use (C4).  The Neighbourhood Plan accordingly safeguards these sites 
for community uses. 

Mountfitchet Romeera Leisure Centre 
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Figure 11: Land Adjacent to Forest Hall School (C1)  
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Figure 12: Peter Kirk Building, St John’s Road (C2)  
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Figure 13: Foresthall Park Site (C3)  

 
 

Figure 14: Walpole Meadows Site (C4)  
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Policy SMNP 3 Community Facilities 

A) The Plan safeguards the following sites for community uses: 

• C1 - land adjacent to Forest Hall School, is safeguarded for school expansion and 
community facilities.  The development of additional school facilities on this site 
will be supported where the proposals include dual use facilities which allow for 
use by both the school and the local community;    

• C2 – Peter Kirk building, St John’s Road – redevelopment or refurbishment to 
provide enhanced community facilities; 

• C3 – Foresthall Park – provision of a new community facility and retail unit; and 

• C4 - Walpole Meadows – land for community and educational purposes. 
 

B) Development proposals will be required to contribute towards the provision of publicly 
accessible community facilities within the Neighbourhood Plan Area which specifically 
address the needs of the local community, including: 

• Additional play equipment and sports pitches and facilities for young people;  

• Outdoor fitness facilities for adults;  

• Specialist healthcare facilities, including another dispensing pharmacy; 

• Improved community facilities at Crafton Green and / or the Peter Kirk building, 
St John’s Road; 

• An enhanced community sports facility and swimming pool; 

• A heritage facility; 

• Additional allotment space; and 

• A sixth form college at Forest Hall School. 
Contributions will be proportionate to the additional needs generated by the proposed 
development.   
 

C) The loss of existing community facilities will be resisted unless it can be demonstrated 
that the facility is no longer viable or that the facility is no longer in active use and has no 
prospect of being brought back into use. 
 

D) Proposals which enhance and improve existing community facilities will be supported. 
New community facilities will be encouraged providing they are compatible with existing 
neighbouring uses. 

 

E) Development proposals will be required to provide contributions towards school provision 
in the locality to meet the future needs of the Neighbourhood Plan Area in line with the 
‘Essex County Council Developers’ Guide to Infrastructure Contributions’. 

 

 
Relevant policies in the ULP and UDLP 

• UDLP Policy C4 New Community Facilities within the Countryside 

• UDLP Policy INF2 Protection, Enhancement and Provision of Open Space, Sports 
Facilities and Playing Pitches 

 
Relevant Evidence Base Documents 
• UDC Open Space, Sports Facility and Play Pitch Strategy, The Landscape Partnership, 

2012 

• Uttlesford Local Plan Infrastructure Delivery Plan, Troy Planning, June 2018 
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4.4 Natural Environment, Green Infrastructure, and Landscape Character  

 
 

Objectives 

 

 
Context 
 
105) The Green Infrastructure & Open Space28 and Audit of Open Space29 reports assess the 

landscape features and open spaces in Stansted Mountfitchet.  An Inventory that 
accompanies the Audit of Open Space can be found in Appendix 3 of the SMNP.   Whether 
publicly or privately owned these spaces contribute to the ‘Green Infrastructure’ of the 
village. Figure 15: Green Infrastructure: Statutory Designations - illustrates County/Local 
Wildlife sites, trees protected by Tree Preservation Orders, Conservation Areas and 
Protected Open Space; and Figure 16: Green Infrastructure: Non-statutory Designations 
- illustrates sports and playing pitch facilities, open spaces and natural green spaces can 
be found in Appendix 5. 
 

106) To assess the provision of green space in an area, Natural England use the Accessible 
Natural Greenspace Standards (ANGSt).  ANGSt recommends that everyone, wherever 
they live, should have accessible natural greenspace: 
• of at least 2 hectares in size, no more than 300 metres, (a 5-minute walk), from home; 
• at least one accessible 20-hectare site within two kilometres of home; 
• one accessible 100-hectare site within five kilometres of home; and 
• one accessible 500-hectare site within ten kilometres of home; plus 
• a minimum of one hectare of statutory Local Nature Reserves per thousand population. 

 
107) Based on ANGSt standards, only 1% of land within Uttlesford District is considered 

accessible natural greenspace.  Over half of all dwellings in the District fail to meet all the 
ANGSt standards for access to green space, and only 8% of households in Uttlesford 
District are within 300m of a two-hectare accessible greenspace.   

 
108) The population of the Parish has significantly increased since the 1950s through the 

development of new housing estates throughout Stansted Mountfitchet village.  The 
increasing population and size of the village has not always included a proportionate 
increase in the provision of recreational and accessible green space. Appendix 3 includes 

 
 

28 Green Infrastructure and Open Space in Stansted Mountfitchet Parish, Dr Liz Lake, 2019 
29 Audit of Open Space: Report, David Poole, 2019.  Appendix 2 in the above report 

To protect and enhance the village’s countryside setting and maintain 
the visual connectivity between settlement and countryside. 

 

To conserve and enhance the distinctive heritage and key 
characteristics of the area. 

 

To protect green infrastructure and achieve a net gain by end of plan 
period. 

 
To ensure development is sympathetic to the valued local landscape 

features and prevents coalescence. 
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an Inventory of the greenspace in the Neighbourhood Plan Area and the accompanying 
report, Audit of Open Space 2019 outlines how the provision of greenspace within the 
Neighbourhood Plan Area fails to meet all ANGSt standards. 

  
109) There is a large and well used footpath network throughout the Neighbourhood Plan 

Area30.  Predominantly, public rights of way are well maintained however some footpaths 
in the southeast of the Neighbourhood Plan Area, associated with motorway or railway 
realignments, are in poor condition and often impassable due to flooding.  These paths 
require improvements and additional maintenance.  The Parish Council will seek 
opportunities to improve the footpath network within the Neighbourhood Plan Area and 
will work with Essex County Council to seek improved maintenance of footpaths where 
required.   

 
110) Forestry Commission England uses the Woodland Access Standard to assess the 

provision of accessible woodland across the UK.   This seeks to ensure that people have 
access to woodland of at least 2 ha within 500m of their home and woodland of at least 
20 ha within 4km of their home.  The Aubrey Buxton Nature Reserve is located 1.5km 
north east of Stansted Mountfitchet village, and includes a large amount of woodland 
within the 9.7 hectares of the reserve.  Birchanger Wood is located 2.5km south west of 
Stansted Mountfitchet village, and includes nearly 30 hectares of woodland.  Based on 
the Woodland Access Standards, residents of Stansted Mountfitchet village have good 
access to woodland areas for recreation.   
 

111) In addition to the features listed in Appendix 3, residents also regularly use greenspace 
outside of the Neighbourhood Plan Area at Birchanger Green and, potentially, the recently 
created Bat Willow Hurst Country Park.  Whilst these areas assist in addressing the deficit 
of greenspace within the Neighbourhood Plan Area, the provision of additional 
greenspace would reduce the need for residents to travel long distances to access 
greenspace.     

 
112) Geologically the Neighbourhood Plan Area is on a boundary of chalk and clay.  The 

underlying chalk, overlain by shallow sediments, dominates the north east of the 
Neighbourhood Plan Area, while London Clay is to the south east31.  The centre of the 
Neighbourhood Plan Area is overlain with glaciofluvial deposits32 and both these and the 
bedrock have been dissected by streams and rivers that result in an undulating 
topography. Farmland, woodland, parkland and the intimate valleys give the 
Neighbourhood Plan Area a special character that creates an attractive landscape setting 
for Stansted Mountfitchet village. 

 
113) Stansted Mountfitchet village has relatively contained boundaries contrasting with the 

adjacent open countryside.  The landscape setting is valued by residents and most have 
access to, or views of the countryside, within walking distance of their homes.  The 
surrounding landscape varies in character.  The Green Belt area that encloses the south-
east, south and south-west edges of the village has elements of a peri-urban character 
with some uncultivated fields and horse grazing.  Land south east of the village is 
designated within the ULP and emerging UDLP as a Countryside Protection Zone, which 
seeks to maintain and protect open countryside areas surrounding Stansted Airport.     

  

 
 

30 Stansted Mountfitchet Parish: Overview of the Rights of Way 2015 updated 2019, Bishop’s Stortford & District 
Footpaths Association 
31 Stansted Mountfitchet Community Landscape Project, Liz Lake Associates, 2013, page 8 
32 Stansted Mountfitchet Community Landscape Project, Liz Lake Associates, 2013, page 11 
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114) The landscape to the north-west of Stansted Mountfitchet village is productive farmland 
that is the start of a vast tract of rural countryside.  To the west of the village is the valley 
of the River Stort, to the east are the valleys of the Ugley Brook, Stansted Brook and The 
Bourne, all creating a varied topography.  To the east of the village centre is Stansted 
Park, a historic park with remnants of tree planting by Humphry Repton. 

 
115) Natural England identify National Character Areas (NCA) throughout the country.  

Stansted Mountfitchet Parish is included within NCA 8633 , and the character of the 
surrounding landscape is described as: 
• An ancient landscape of wooded arable countryside with a distinct sense of enclosure;  
• Gently undulating, chalky boulder clay plateau, the undulations being caused by the 

numerous small-scale river valleys that dissect the plateau; 
• Complex network of old species-rich hedgerows, ancient woods and parklands, 

meadows with streams and rivers; and 
• Semi-natural habitats include sparsely scattered, small lowland meadows and ancient 

woodlands.  
 
116) The Landscape Character of Uttlesford District report34 provides an assessment of the 

landscape character of the entire District and identifies three distinct landscape character 
areas within the Neighbourhood Plan Area: the Stort River Valley surrounding the village 
of Stansted Mountfitchet, the Broxted Farmland Plateau on the eastern boundary, and 
the Debden Farmland Plateau on the northern boundary of the Neighbourhood Plan Area.  
The assessment identifies the following features which define the three landscape 
character areas:  

    Stort River Valley: 

• Gently sloping river 
valley slopes 
dominated by arable 
farmland; 

• Small to medium 
scale field patterns 
defined by 
hedgerows; 

• Tree belts; and  

• Woodland blocks in 
places. 

    Broxted Farmland Plateau: 

• Gently undulating 
farmland; 

• Large open landscapes 
with tree cover appearing 
as blocks on the horizon 
or as scattered trees 
along field boundaries; 

• Intermittent hedgerows;  

• Dispersed small 
settlements; and  

• Some sunken lanes. 

   Debden Farmland Plateau 
• Dense woodland 

patches or copses; 
• Gently rolling plateau; 
• Tall trees or overgrown 

hedgerows line some 
roads or lanes;  

• Broken hedgerows 
evident or absence of 
hedgerows due to 
agricultural 
intensification; 

• Expansive views on 
open roads at higher 
elevations; and 

• Settlements visible in 
most directions. 

 
117) Agricultural land in the Neighbourhood Plan Area is predominantly grade 3 (good to 

moderate), with small areas of grade 2 (very good) on the eastern and northern edges of 
Stansted Mountfitchet village, and on the western and south western edges of the 
Neighbourhood Plan Area35.   

 
 

33 A more detailed summary of NCA86 is available within the Neighbourhood Plan evidence base on the Parish 
Council website.   
34 Braintree, Brentwood, Maldon and Uttlesford Landscape Character Assessments, Chris Blandford Associates, 
2006 
35 Natural England: www.naturalengland.org.uk  

http://www.naturalengland.org.uk/
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Policy SMNP 4: Protecting and Enhancing the Natural Environment and Green Infrastructure 
 
118) The Neighbourhood Plan seeks to protect the natural environment from the impact of 

human activity, particularly related to new development in the countryside.  The Plan 
seeks to protect and enhance all features of the natural environment, including 
biodiversity, flora and fauna, local wildlife and their habitats, and key local environmental 
features.  Where development proposals are likely to impact upon the natural 
environment, they will be required to clearly demonstrate how the benefits arising from 
the development will outweigh the negative impacts.  Such benefits could include access 
to the countryside for recreation, creation of wildlife corridors, overall long-term net 
biodiversity gains, and the achievement of other objectives set out in this Plan.   
 

119) Development proposals which will have an impact on the natural environment will be 
required to clearly demonstrate the potential impacts of development, through an 
ecological assessment. Where mitigation measures are required to support new 
development, the Parish Council may consider a 'like for like' replacement, relocation and 
/ or compensation towards the loss of habitats where it can be demonstrated that such 
measures will result in a net biodiversity gain for the area, and improvements to habitats 
in relation to quantity, quality, and connectivity.  Any compensatory habitat created should 
be delivered as close as possible to the development site and should be ecologically 
functional in advance of any loss.       

 
120) The SMNP evidence base has concluded that Stansted Mountfitchet village is deficient 

in formal and informal open space. While seeking to protect existing facilities listed in 
Appendix 3 (Recreation, SuDS and Nature Conservation: Inventory 2019) for future 
generations, Policy SMNP 4 also seeks to improve the provision of sports related 
community facilities.  An assessment of the existing sports and playing pitch facilities 
within the Neighbourhood Plan Area has identified a need for additional play equipment, 
sports pitches, facilities for young people, and outdoor fitness facilities for adults.  In 
addition, there is a long-standing aspiration for a swimming pool within the 
Neighbourhood Plan Area.  Residents must travel to Bishops Stortford, Saffron Walden, 
or Dunmow, to access the nearest swimming facilities.  Additional sports facilities within 
the Neighbourhood Plan Area would significantly benefit the health and wellbeing of the 
local community.   

   
121) There are ten Local Wildlife Sites (LoWS) within the Neighbourhood Plan area listed in 

Appendix 3, which provide habitats for local flora and fauna.  To support the safe 
movement of wildlife throughout the Neighbourhood Plan Area, and to provide additional 
opportunities for recreation, the area would benefit from the creation of green corridors 
which could improve connectivity between green infrastructure features.  Green corridors 
could provide the opportunity for new cycle and footpath networks within the 
Neighbourhood Plan Area.  The Neighbourhood Plan will support proposals which seek 
to establish new green corridors (see Figure 27) within the Neighbourhood Plan Area.   

 
122) The Plan designates Bentfield Upper Green as a Local Green Space (LGS).  The green 

is one of two greens within the Bentfield Green Conservation Area: Bentfield Lower Green 
and Bentfield Upper Green.  Whilst the Lower Green is designated as Protected Open 
Space by Uttlesford District Council, the Upper Green is not.  The larger parts of both 
areas are designated as Village Greens.  The designated area is wider than the Village 
Green area and includes a pond, a children’s play area and grass verges that contribute 
to the setting of the historic buildings within the Conservation Area.  As well as providing 
a setting for the historic buildings, the Green is a popular open space used daily by 
dogwalkers and children walking to school.  It has a typically English village green 
character and is valued for its tranquillity. 
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Figure 17: Location of Designated Local Green Space  
 

 
 

 

Figure 18: Map of Designated Local Green Space area at Bentfield Upper Green  
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Policy SMNP 4: Protecting and Enhancing the Natural Environment and Green Infrastructure 

A) Development proposals must protect, and where possible enhance, the natural environment 
and green infrastructure within the Neighbourhood Plan Area.  All proposals should seek to 
deliver net green infrastructure and biodiversity gains, in addition to protecting existing 
habitats and species.   
 

B) Any proposals which negatively affect, or have the potential to negatively affect, green 
infrastructure, the natural environment, biodiversity (including flora and fauna), and local 
wildlife (including wildlife habitats), must demonstrate through an Ecological Assessment 
how impacts will be adequately mitigated.  

 
C) Proposals which improve Parish residents’ access to greenspace in accordance with Natural 

England’s Accessible Natural Greenspace Standards and / or establish new green corridors 
linking green infrastructure features within the Neighbourhood Plan Area will be supported.    
 

D) Development proposals must incorporate, where appropriate, enhancements to green 
infrastructure within the Neighbourhood Plan Area through the following methods:  

• Protecting and enhancing designated green spaces and/or creating new green/open 
spaces where appropriate; 

• Improving the connectivity between wildlife areas and green spaces through green 
corridors and/or improvements to the Public Rights of Way and cycle and footpath 
networks; 

• Enhancing the visual characteristics and biodiversity of green spaces in close 
proximity to the development; 

• Ensuring that landscape schemes, layouts, access, public open space provision and 
other amenity features contribute to the connectivity, maintenance and improvement 
of the local green infrastructure network; 

• Incorporating the principles of Sustainable Drainage Systems (SuDS) which will 
enhance biodiversity and ecosystems;  

• Incorporating the multi-functional use of open spaces as part of the Green 
Infrastructure network; 

• Maintaining and incorporating grass verges which contribute to the character and 
appearance of the area; 

• Contributing towards additional publicly accessible open space and green 

infrastructure within the Neighbourhood Plan Area either through the provision of 

land or financial contributions; and 

• Incorporating the planting of trees, hedging and vegetation which is predominantly 

native and consistent with flora in the surrounding area.   

 
E) The natural environment and green infrastructure features identified within Appendix 3 

(Recreation, SuDS and Nature Conservation: Inventory 2019) will be protected and 
enhanced for the future use and enjoyment of residents of the Neighbourhood Plan Area.  
Development proposals which are likely to have negative impacts upon these features will 
only be permitted where the benefits of development clearly outweigh any negative impacts 
to the nature conservation value of the feature, or to its contribution to wider biodiversity 
objectives. 
 

F) The following site (identified on the proposals map) is designated as a Local Green Space 
where planning permission will not be granted for inappropriate development, except in very 
special circumstances: 

• LGS 1: Bentfield Upper Green  
 

G) Development proposals will be expected to retain and protect prominent trees which make 
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a significant contribution to the character of the local landscape, natural flood prevention 
and are considered to have reasonable life expectancy.  The removal or significant 
alterations (such as pruning or crown lifting) of trees which make a significant positive 
contribution to the character and appearance of their surroundings will not be supported 
unless there is a good arboricultural reason to do so.   

 
H) Any incursion into the Countryside Protection Zone for Airport related activity will be resisted. 

 

 
Relevant policies in the ULP and UDLP 
• ULP Policy S6 Metropolitan Green Belt 
• ULP Policy S8 The Countryside Protection Zone 
• UDLP Policy SP10 Protection of the Countryside 
• UDLP Policy EN7 Protecting and Enhancing the Natural Environment 
• UDLP Policy EN8 Open Spaces  
• UDLP Policy EN9 Ancient Woodland and Protected Trees   
 
Relevant Evidence Base Documents 
• UDC Open Space, Sports Facility and Play Pitch Strategy, The Landscape Partnership, 

2012 

• Braintree, Brentwood, Maldon and Uttlesford Landscape Character Assessments, Chris 
Blandford Associates, 2006 

• Stansted Mountfitchet Community Landscape Project, Liz Lake Associates, 2013 
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Policy SMNP 5: Maintaining the Distinctive Landscape Character  
 
123) The Landscape Character of Uttlesford District report36 summarised above has identified 

three landscape character areas within the Neighbourhood Plan Area.  The 
Neighbourhood Plan seeks to protect the features and open countryside which 
emphasise the rural landscape character.    

 
124) The village of Stansted Mountfitchet has strong connections to the surrounding open 

countryside.  Although the village is a significant settlement in the District, it maintains a 
rural character and appearance, providing views to the surrounding countryside from 
many areas of the village.  Maintaining a clear physical gap between Stansted 
Mountfitchet and surrounding settlements is therefore vital in maintaining the character 
and appearance of the village.   

 
125) The Landscape Setting of the Village37 report provides a detailed assessment of the local 

landscape character:  Table 1 in Appendix 7 of this report illustrates how the 24 Local 
Landscape Character Areas fit in with the hierarchy of published Landscape Character 
Assessments.  The Village is set in a rural farmed landscape and the deficit of open space 
within the Village itself means that residents use the Rights of Way in and around the 
Neighbourhood Plan Area for recreation. Most residents have access to, and views of, 
the countryside within a reasonably short distance of their homes. 

 
126) To protect, manage and plan for change the Neighbourhood Plan includes the following 

objectives: 

• Rural character close to home: maintain residents’ ability to reach and see 
countryside areas easily from their homes.  Strengthen the local landscape character 

• Public access to the countryside and woodland: protect, manage and enhance 
existing access to the countryside and manage increased public access 

• The range of varied topography and watercourses: respect and value the natural 
topography and the watercourses when preparing development proposals.  Apply 
good public realm design when dealing with changes in level 

• Historic features including sunken and Protected Lanes: protect, manage and 
enhance the setting and fabric of historic features to help prolong their lifespan 

• Extensive tree/hedge cover: protect, manage and increase the tree, hedge and 
vegetation cover in the built-up area and in the countryside to contribute to visual 
amenity; to aid flood defence; to help with the reduction of the carbon footprint, urban 
heat island effects and polluted air particulates 

• Wooded horizons: protect, manage, enhance and create wooded horizons. Respect 
views to a wooded horizon when preparing proposals  

• Biodiversity value: protect, manage, enhance and increase areas of biodiversity 
value.  Create a Green Infrastructure network that brings benefits to nature 
conservation as well as visual amenity, pollution control and urban heat island cooling 

• Tranquillity: support proposals that reduce noise levels from the railway, motorway 
and airport provided the solution does not shift the problem to a new area of the 
Neighbourhood Plan Area. Cherish the quiet areas of the Neighbourhood Plan Area 
and protect them from increased noise levels.  Avoid increased visual intrusion in the 
countryside areas of the Neighbourhood Plan Area.    

 
127) The Landscape Setting of the Village report identifies scenic routes and key views in the 

 
 

36 Landscape Character of Uttlesford District, Chris Blandford Associates, 2006 
37 Landscape Setting of the Village, Dr Liz Lake, 2019 
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Neighbourhood Plan Area and are illustrated on Figure 19 in Appendix 5.  The scenic 
routes include the seven Village Gateways38, the routes along the Protected Lanes and 
valley floors.  The key views are from places where: 

• the key characteristics of an area are readily apparent; 

• they are landmark views; and 

• the community has indicated that they value the view. 
 

Policy SMNP 5: Maintaining the Distinctive Landscape Character  

A) All areas of the Neighbourhood Plan Area that are outside of development limits are 

considered to be in the countryside.  In order to protect the intrinsic character and beauty of 

the countryside development will be restricted to that which supports countryside uses. 

B) The open countryside surrounding the village of Stansted Mountfitchet provides an 

important role in maintaining the rural character and appearance of the Neighbourhood Plan 

Area and the village. It provides a physical gap in development between the urban fringe of 

Bishop’s Stortford and the surrounding villages of Birchanger, Elsenham, Ugley and 

Manuden.  Development proposals in the countryside must demonstrate how they will: 

i. enhance the rural character and appearance of the Neighbourhood Plan Area; 

ii. protect and enhance the special features which contribute to the landscape character of 

the area; 

iii. protect and where possible improve access to open countryside; 

iv. maintain and enhance the physical gap in development between the urban fringe of 

Bishop’s Stortford and surrounding villages; and  

v. be of a scale, massing, and visual appearance which will not detrimentally impact upon 

the rural character and appearance of the Neighbourhood Plan Area. 

 

C) Any proposals for development in the open countryside outside of development limits will 

require a Landscape and Visual Impact Appraisal / Assessment, clearly outlining the impact 

of development on the character and appearance of the surrounding area and 

demonstrating the impact of the development and proposed mitigation measures on views 

from key areas of the Neighbourhood Plan Area, including Stansted Mountfitchet village. 

 

D) Development proposals located outside of development limits, or adjacent to development 

limits, will be required to demonstrate how they will maintain clear separation and avoid any 

potential coalescence between settlements within the Neighbourhood Plan Area and 

adjoining Parishes. 

 

 
Relevant policies in the ULP and UDLP 

• UDLP Policy C1 Protection of Landscape Character 
 
Relevant Evidence Base Documents 

• Landscape Character of Uttlesford District, Chris Blandford Associates, 2006 
• Stansted Mountfitchet Community Landscape Project, Liz Lake Associates, 2013 
• Landscape Setting of the Village, Dr Liz Lake, 2019 

  

 
 

38 Gateways to the Village, Dr Liz Lake 2019.  
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Policy SMNP 6: Village Gateways 

128) The highway approaches into Stansted Mountfitchet village are very attractive, and as 
‘gateways’ into the village, form an important element of the rural character and 
appearance of the area, they give the ‘first impression’ of our village.  Their location is 
shown on Figure 19:  Local Landscape Character and Views (Appendix 5). The gateways 
have grown organically and are often surrounded by older overhanging trees, historic 
buildings, changing levels, views of countryside, spring bulbs and grass verges.  As 
important features of the Neighbourhood Plan Area, the character and appearance of the 
gateways should be maintained and protected as attractive entrances to Stansted 
Mountfitchet village.    

 
129) The SMNP evidence base document Village Gateways39  provides a comprehensive 

assessment of the attractive features of the seven gateways listed in Table 7 below and 
identified in the Proposals Map (Figure 6, Appendix 5).  Any development proposals which 
have an impact on identified gateways will be expected to demonstrate how the key 
features of the gateway will be protected and where possible enhanced.    

   
Table 6: Stansted Mountfitchet Village Gateways 
 

Ref Gateway Key features 

G1 B1383 
Stansted Road 
& Pines Hill 
coming from 
the south 

• Road gradient (aside from the M11 bridge and the Pesterford 
railway/Stansted Brook bridge) follows the natural valley contours 

• Mature trees overhang the road  

• Hedges line the road in places  

• Grass verges with spring bulbs  

• Lack of highway kerbs in places  

• Limited street lighting  

• Views of adjacent countryside on southern section 

• ‘Green’ gateway enters the village with a view of the historic Windmill 

G2 Church Road 
coming from 
the south east 

• Road gradient, aside from the railway/ Stansted Brook bridge, follows 
the natural valley contours  

• Mature trees overhang the road  

• Hedges line the road in places  

• Grass verges with spring bulbs  

• Lack of highway kerbs in places  

• Low key street lighting  

• Views of adjacent countryside, particularly Stansted Park  

• Historic buildings as focal points  

• ‘Green’ gateway enters the village in the historic core of the Village 
Conservation Area 

G3 B1051, Grove 
Hill coming 
from the east 

• Road gradient follows the natural valley contours  

• Mature trees overhang the road  

• Hedges line the road  

• Grass verges with spring bulbs  

• Granite highway kerbs in places  

• Views of adjacent countryside, particularly Stansted Park  

• Low flint and brick retaining walls at the foot of ivy clad banks topped 
with trees  

• Historic buildings enclose the road  

• ‘Green’ gateway enters the village in the historic core of the Village in 
the Conservation Area 

 
 

39 Village Gateways, Dr Liz Lake, 2019.  Available within the Neighbourhood Plan evidence base on the Parish 
Council website. 
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G4 B1351, High 
Lane coming 
from the north 

• Road gradient follows the natural valley contours  

• Mature trees overhang the road  

• Hedges line the road in places  

• Grass verges with spring bulbs  

• Lack of highway kerbs in places  

• Limited street lighting  

• Views of adjacent countryside to the east  

• ‘Green’ gateway quickly enters the village directly into the historic core 
and Conservation Area 

G5 B1383 
Cambridge 
Road coming 
from the north 

• Road gradient follows the natural valley contours 

• Mature trees overhang the road  

• Hedges line the road  

• Grass verges with spring bulbs  

• Low key highway kerbs in places  

• Lack of lighting and pavements in places gives semi-rural feel  

• Substantial verges provide important amenity areas  

• ‘Green’ gateway enters the urban area and continues along Cambridge 
Road. 

G6 Pennington 
Lane coming 
from the north 

• Designated as a Protected Lane  

• Road gradient follows the natural contours  

• Numerous mature trees overhang the road 

• Several landmark trees of great value  

• Views over rural countryside  

• Multi–species hedges on ancient hedge banks line the lane 

• High value habitat for biodiversity  

• Well used by pedestrians, horse riders and runners  

• Grass verges  

• Devoid of highway kerbs   

• Lack of lighting and pavements give rural feel  

• ‘Green’ gateway skirts the urban area and enters the Village in the 
historic Conservation Area of Bentfield Green. 

G7 The lane from 
Bentfield 
Bower coming 
from the east 

• Road gradient follows the natural valley contours  

• Mature trees overhang the road  

• Hedges line the road  

• No street lighting and lack of pavements give rural character  

• Views over productive agricultural countryside  

• ‘Green’ gateway enters the Village in the historic Conservation Area of 
Bentfield Green. 

 

Policy SMNP 6: Village Gateways  

The approaches to Stansted Mountfitchet village identified in Table 7 and the Proposals Map are 
an important part of the character, appearance, and heritage of the village identity.  Development 
affecting a village gateway will be required to demonstrate how the proposals protect and enhance 
the key characteristics of the gateway.   Development proposals which have a detrimental impact 
on the character and appearance of identified village gateways will not be supported.      
 

 
Relevant policies in the ULP and UDLP 

• UDLP Policy C1 Protection of Landscape Character 
 
Relevant Evidence Base Documents 

• Gateways to the Village, Stansted Mountfitchet Parish Council, 2018 
 
 
  



Stansted Mountfitchet Neighbourhood Plan  Version 1.18 

59  
 

4.5 Transport  
 

 

Objectives 

 

 
Context 
 
130) Stansted Mountfitchet is situated on the B1383, (formerly A11), a strategic north-south 

route within the district of Uttlesford and offers the principal means of access to 
communities north, west and east of the Neighbourhood Plan Area.  There is a 
considerable distance between M11 Junctions 8 and 9 to the north of over 15 miles (the 
longest distance between any motorway junction on the national network), which results 
in a greater number of journeys being made on the local road network.   

 
131) The B1383 connects Stansted Mountfitchet to Bishop’s Stortford, Sawbridgeworth and 

Harlow to the south and Newport and Saffron Walden to the north. The B1051 meets the 
B1383 in the village and offers the main access route to Elsenham, Henham and Thaxted. 
Another route offers connection west to Manuden and northward to Clavering. There is 
also a route southward to Stansted Airport and eastward on to Great Dunmow thus 
making our village a major focal point for vehicular access resulting in poor air quality and 
congested highways. 

 
132) The M11 runs to the east of the Neighbourhood Plan Area, providing a direct route south 

to Harlow and London, and north to Cambridge.  The A120 is located two miles south of 
Stansted Mountfitchet village, providing good access to Braintree and Colchester and 
Stansted airport and beyond in the east, and Hertfordshire and the A10 to the west. 

 
133) Junction 8 of the M11 is currently at capacity and experiences significant congestion at 

peak periods.  Expansion proposals at Stansted Airport and housing growth proposals in 
the surrounding area necessitates changes to Junction 8.  ECC have recommended the 
following short to medium term changes at an estimated cost of £9.056 million: 

 
1. South-west of M11 Junction 8 - Add additional approach lane from M11 Junction 8 

northbound exit slip onto existing A120 (Birchanger Green Services); 
2. Bishop's Stortford, west of M11 Junction 8 - Replace the existing A120/A1250 

roundabout with a multi-arm signalised junction and widen to three lanes the A120 
“west link”(both directions) and A120 “east link” (eastbound only); 

3. Improved and widened slip between the M11 Southbound slip and A120 East.  At the 
junction with the roundabout, a gantry will be installed spanning the five lanes; and 

4. Improved and widened two lane entry to B1256 Dunmow Road from roundabout. 
 
134) Funding for these proposed changes to M11 Junction 8 is being provided jointly by the 

Highways England Growth and Housing Fund, the South East Local Enterprise 

To seek improvement of pedestrian and cycle connectivity in and 
around the Parish. 

 

To seek improvements to the local infrastructure including roads, 
parking facilities and street lighting. 

 

To seek the reduction in the number of car movements and improve air 
quality throughout the parish for the benefit of the whole community. 

 

To improve access to public transport. 
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Partnership (SELEP), and developer funding including the operators of Stansted Airport 
as part of the expansion plans.  Longer-term major changes are also being developed by 
ECC, Hertfordshire County Council, and Highways England for a future funding bid to the 
Road Investment Strategy40. 

 
135) The expansion of airport operations, and ancillary services, have resulted in increased 

congestion on the strategic and local road network. Access to the Stansted Express 
service from Stansted Mountfitchet station has attracted increasing numbers of people 
wishing to use its service. However, it has also brought about the increase in ‘Fly Parking’ 
by those airport customers and commuters wishing to avoid parking charges. 

 

 
Traffic Congestion – Chapel Hill 
 
136) Stansted Mountfitchet village has a train station providing regular services south towards 

London and north towards Cambridge.  The train services are an important commuter link 
for local residents, including those from nearby communities, accessing employment.  
Improvements are planned to the rail network between London and Stansted, linked to 
the future development of the M11 corridor. New trains are being introduced to increase 
passenger capacity.  Improvements are also planned to services linking Cambridge and 
Norwich to the resources south of these cities. 

 
137) There are four bus routes which pass through the village providing regular services to 

 
 

40 The Road Investment Strategy is a document produced by the Department of Transport, Highways England, 
and the Office of Rail and Road, to set out the Governments approach to implementing long-term improvements 
to the country’s motorways and major roads. 
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surrounding villages and beyond to Stansted Airport, Bishop’s Stortford, Saffron Walden, 
and Harlow.  Bus service No.510 stops in the village and provides a half-hourly service 
between Stansted Airport and Harlow.  During peak hours (Monday to Saturday) the bus 
No.301 provides an hourly service between Bishop’s Stortford and Saffron Walden, 
calling at Stansted Mountfitchet village on route.  Services to other nearby centres are 
more limited and infrequent.   

 
138) The road and rail connections within and surrounding the Neighbourhood Plan Area 

makes the area attractive to people that work in London and Cambridge but require more 
affordable house prices and / or are seeking a more rural location to live.  Local transport 
service connections increase the demand for housing in the area, and therefore increases 
the pressure for new development in the Neighbourhood Plan Area.    
 

139) In the south eastern area of the Parish, but not included within the Neighbourhood Plan 
area, is London Stansted Airport, providing access to a variety of international 
destinations.  The Airport acts as a regional and local transport interchange centre for bus, 
coach and train services to provide access to a range of destinations in the UK.  Stansted 
Airport is a 24-hour working airport. It is currently operating at 28 million passengers per 
annum, (mppa), with permission to operate up to 35 mppa, which is forecast by the airport 
operator to be reached by 2025. Planning permission has been given for a new Arrivals 
terminal, which is planned to be operational by 2020.  In addition, planning permission41 
has been granted for further expansion of the airport, including two new taxiway links to 
the existing runway and nine extra aircraft stands.  This development will enable the 
airfield to handle 274,000 aircraft movements per annum (of which not more than 16,000 
movements would be Cargo Air Transport Movements) and a throughput of 43 million 
passengers per annum.  Ultimately, this will make the airport comparable with Gatwick 
Airport’s passenger capability.  This has major implications for future traffic generation 
and congestion on local roads in the Neighbourhood Plan Area, as well as increased air 
pollution and noise. 

 
140) There is a comprehensive public right of way network, in the form of footpaths and 

bridleways, throughout the Neighbourhood Plan Area, supplemented by a number of 
protected lanes, connecting Stansted Mountfitchet to surrounding villages.  
Predominantly public rights of way are well maintained, however some footpaths in the 
southeast of the Neighbourhood Plan Area, associated with motorway or railway 
realignments, are in poor condition and often impassable due to flooding and excessive 
vegetation growth.   

 
141) There are two specific areas which are of significant concern.  The first lies to the south 

where there is no direct, or safe, route for pedestrians or cyclists wishing to walk or ride 
to Bishops Stortford. Here the B1383 is narrow, as is the footpath alongside it, resulting 
in an intimidating experience for pedestrians and impassable for those with mobility 
issues. Even ‘professional’ cyclists who regularly use this popular route, are extremely 
vulnerable as they must contend with high traffic volumes. There are potential alternative 
pathways which cross neighbouring councils’ land but are also severed by busy roads. 
The second is the lack of a separate cycleway linking the village to the airport and the 
new college. The Parish Council will consult with neighbouring and other authorities to 
work together to develop a safer access and environment for all users. 

 
142) There are, however, some instances where solutions seem insurmountable.  In particular, 

at the southern end of Silver Street there is a 25 metre stretch of footpath, barely wide 

 
 

41 Planning application ref: UTT/18/0460/FUL 
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enough for a pushchair, along which parents whether pushing, or walking with, children 
face an intimidating passage especially with heavy lorries passing close by.  The 
experience for them is even worse in wet weather.  Close by, at the junction of Silver 
Street and Pines Hill, the road width barely allows two lorries to pass each other and the 
structure of The Old Bell public house reduces the footpath width to less than 400mm.  
This forms a barrier for those wishing to walk safely to Bishop’s Stortford and presents a 
lengthy diversion around Old Bell Close and Stoney Common Road including difficult 
gradients. 

 
143) The Parish Council will support proposals which help to improve and maintain public 

rights of way in the Neighbourhood Plan Area and, where appropriate, convert to multiple 
use.  Figure 19 (Appendix 5) illustrates the public rights of way network. 

 
Policy SMNP 7: Transport 
 
144) The population growth of Stansted Mountfitchet and surrounding areas will impact upon 

future levels of congestion within the Neighbourhood Plan Area.  In addition to new 
developments to the north and east of Stansted Mountfitchet village (incorporated in the 
emerging Uttlesford District Local Plan), large scale planned development at Bishop’s 
Stortford North (incorporated in the East Herts District Plan) comprising around 2,500 
new homes will contribute to increased congestion in the area, particularly where 
Stansted Mountfitchet station may provide a more accessible rail link to London and 
Cambridge for new residents than Bishop’s Stortford.    

 
145) In addition to housing growth, the Transport Assessment, included within the February 

2018 application for the expansion of Stansted Airport42, has identified that some parts of 
the parish road system could experience a rise in traffic volume of between 17.9% and 
41.5%, directly as a result of airport expansion.   

 
146) Levels of congestion within the Neighbourhood Plan Area could significantly increase 

during the period of this Neighbourhood Plan.  Table 8 provides details of the Transport 
and Parking priorities for the Neighbourhood Plan Area, while Appendix 4 identifies a 
range of projects that seek to improve the local road network and reduce the potential for 
increased congestion at key junctions.  These projects seek to make improvements to 
footpaths and crossing points, to maximise the safety of pedestrians. They also seek 
improvement to parking arrangements and accessibility to services and facilities within 
Stansted Mountfitchet.  The Parish Council will seek to work closely with ECC, UDC and 
Manchester Airports Group to establish how proposed improvements to the road and 
footpath network, and parking arrangements, could be implemented to provide both short- 
and long-term benefits to the area.  

  
147) The central area of the village requires an overall assessment to consider how to address 

potential increases in traffic volume and car parking needs as a result of airport expansion 
and housing growth in the area.  The Parish Council will seek to work with Essex County 
Council to consider how this assessment could be undertaken.  The Parish Council will 
also work with the Stansted Transport Forum and other relevant authorities to reduce the 
incidence of ‘Fly Parking’. 

 
 

42 Planning application ref: UTT/18/0460/FUL 
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Traffic Congestion – Grove Hill 
 
   

Table 7:  Stansted Mountfitchet Transport and Parking Priorities 

Transport 
Routes 

1. B1383 - Silver Street and Cambridge Road: 

The B1383 is acknowledged as a strategic North-South route within 
Uttlesford district, offering access to the A120 and the M11 for 
communities situated north and east of Stansted Mountfitchet and is 
already recognised by Uttlesford District Council to be at a ‘stress level’ 
of 150%, being the 6th most stressed highway in Essex after 5 ‘A’ roads. 
The Parish Council will resist any new pressures affecting Silver Street 
and Cambridge Road until measures are taken to promote free flow of 
traffic, pedestrian safety and improved air quality. 

 

2. B1051 – Lower Street and Grove Hill: 

The B1051 is a priority route for communities and businesses, north-east 
of Stansted Mountfitchet, to gain access to the B1383, A120 and M11, as 
well as taking advantage of access to the rail service to London, from 
Stansted Mountfitchet station.  
Grove Hill is a major pinch point, being single lane, controlled by traffic 
lights. Although north-east bound traffic is weight limited, little notice or 
enforcement is taken of this restriction resulting in damage to buildings. 
Air quality is also poor. 
Lower Street is a vibrant economic centre. The Parish Council will 
continue to press for measures to alleviate congestion, improve 
pedestrian safety and air quality. 

 

3. High Lane to Church Road via Lower Street: 
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This route offers easy and quick two-way access between the B1383, the 
M11, A120 and Stansted Airport. As a result, it is a useful route for 
commercial vehicles.  
Church Road has a narrow railway bridge where vehicles frequently 
mount the pedestrian walk-way to pass each other. Widening the 
pedestrian walk-way is a priority for which the Parish Council will continue 
to strive enabling greater pedestrian safety.  

 

4. Church Road to the A120 via Bury Lodge Lane 

This route is set to become busier, not only as a result of airport 
expansion but also from the increasing use of the route through Burton 
End as a rat-run connecting it with Elsenham.  The pending development 
of the airport’s north side area will present additional pressures for the 
future.  The Parish Council will seek ways to minimise further increase in 
traffic volume through Burton End. 
 

Parking 
Strategy 
 

The Parish Council will continue to lobby for maximising the potential of the 
Lower Street Car Park, for the community and other users, whilst offering an 
amenity for the south of Uttlesford. This suggests the need for an additional 
deck, providing this has no detrimental impact on the adjacent Scheduled 
Monument. 
 
The Parish Council will also explore, in consultation with residents, the 
possibility of introducing new Resident Parking schemes to reduce 
opportunities for ‘Fly Parking’. 
 

 
148) Air quality data collected by UDC identifies Nitrogen Dioxide (NO2) “Bias Adjusted Annual 

Mean” levels in Micro Grams per Cubic Meter of Air for 2018, the table below shows the 
data.  

 

Table 8:  Stansted Mountfitchet Air Quality Monitoring Data (2018) 

Location Reference Location Description NO2 Bias Adjusted Annual 
Mean for 2018 (Micro Grams 

per Cubic Meter of Air) 

UT009 Burton End 33.9 

UT018 Stansted 17 Cambridge Road 26.7 

UT019 Stansted Silver Street 35 

UT020 Stansted Grove Hill 35.6 

UT033 Stansted Chapel Hill 26.9 

 
149) Some of the locations monitored in the Neighbourhood Plan Area are close to the World 

Health Organisation’s (WHO) air quality limit (40 Micro Grams per Cubic Meter of Air).  
Indeed, data for Silver Street, Burton End and Grove Hill shows results as exceeding the 
WHO level for several months during 2018.  Only when the WHO limit is reached or 
exceeded, UDC is required to designate the area as an Air Quality Management Area and 
produce a Local Air Quality Action Plan to seek improvements in air quality. 

 
150) The potential future increases in traffic movements and associated congestion within the 

Neighbourhood Plan Area will have a detrimental impact on local air quality.  The Parish 
Council will seek to work with UDC to monitor existing locations for air quality and 
consider what future actions need to be taken to improve air quality within the 
Neighbourhood Plan Area. It may be necessary for additional locations to be monitored 
such as Lower Street.   
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Figure 20: Map Showing Air Quality Monitoring Locations  

 
 
151) New development is expected to provide lighting of public areas in order to improve safety 

and accessibility.  However, lighting must be sympathetic and appropriate to the 
surrounding context and should not detract from the distinctive character of the 
Neighbourhood Plan Area, with the specific purpose of reducing light pollution.   

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

Junction of Lower Street and Chapel Hill  
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Policy SMNP 7: Transport 

A) Proposals for new development must, where appropriate: 
i. provide parking in accordance with the adopted Essex County Council Parking 

Standards, while seeking to maximise off-street parking and increase controls to reduce 
short term on-street parking and long term on-street parking by airport users; 

ii. protect and where possible enhance public rights of way;  
iii. create safe and accessible environments for those with limited mobility; 
iv. not have an unacceptable impact on highway safety; 
v. not significantly increase congestion within the Neighbourhood Plan Area, particularly on 

the B1383 and the B1051; 
vi. seek to increase the use of sustainable modes of transport within the Neighbourhood 

Plan Area by providing or contributing towards safe pedestrian and cycle routes and 
public transport improvements;    

vii. provide or contribute towards improved public transport, walking and cycling connections 
to community services and facilities; 

viii. provide or contribute towards pedestrian and cycle connections to surrounding areas;  
ix. not detrimentally impact on air quality and public health within the Neighbourhood Plan 

Area as a result of increased traffic flows and congestion; and 
x. incorporate appropriate and sympathetic lighting to public areas which will enhance 

accessibility and safety. 
 

B) Where appropriate, development proposals will be required to contribute towards the provision 
of air quality monitoring and the delivery of transport related infrastructure projects identified in 
Appendix 4.   

 
C) The Parish Council will seek to engage with UDC, Essex County Council, Stansted Airport 

operators, and the Department of Transport43 to consider options for the expansion of Stansted 
Airport and the impacts upon the Neighbourhood Plan Area.  Any significant development 
proposals relating to the Airport must be accompanied by an assessment of the impacts of the 
surrounding area and must provide the necessary mitigation measures accordingly.   

 
D) Air pollution is a health hazard and proposals which seek to reduce levels of air pollution in the 

Neighbourhood Plan Area will be encouraged and supported.  The Parish Council will work with 
UDC to monitor air quality within the Neighbourhood Plan Area and seek to reduce levels of air 
pollution created as a result of traffic  congestion within the village, together with the expansion 
of the airport, and to promote the designation of any of the following five locations as Air Quality 
Monitoring Areas if they exceed 40 micro grams of NO2 per cubic metre of air: 

i. UT009 – Burton End; 
ii. UT018 – Stansted 17 Cambridge Road; 
iii. UT019 – Stansted Silver Street; 
iv. UT020 – Stansted Grove Hill; and 
v. UT033 – Stansted Chapel Hill. 

 
E) Where appropriate, development proposals should incorporate measures which improve 

connectivity and access throughout the Neighbourhood Plan Area for mobility scooters, offering 
‘Safe Routes’ by reviewing speed bumps, providing dropped kerbs and improving surfaces. 

 

 
Relevant policies in the ULP and UDLP 

• UDLP Policy TA1 Accessible Development 

 
 

43 And other relevant organisations or future replacement organisations. 
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• UDLP Policy TA2 Sustainable Transport 
• UDLP Policy TA3 Vehicle Parking Standards 
• UDLP Policy TA4 New Transport Infrastructure or Measures 
• UDLP Policy INF1 Infrastructure Delivery 
• UDLP Policy SP11 London Stansted Airport 

 
Relevant Evidence Base Documents 

• Parking Standards, Essex County Council, September 2009  

• UDC 2018 Air Quality Annual Status Report 
 

Traffic congestion - Cambridge Road, B1383  
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4.6 Flood Management 

 

Objectives 

 

 
Context 
 
152) The Parish of Stansted Mountfitchet is located on the north-western edge of the River 

Thames catchment.  All waterways in the Parish drain west and south and will eventually 
link into the Thames.  There are four main watercourses within the Neighbourhood Plan 
Area, Ugley Brook, Stansted Brook, The Bourne and the River Stort. The Ugley Brook 
flows along the eastern edge of Stansted Mountfitchet village where it joins the Stansted 
Brook, just upstream of Stansted Mountfitchet railway station, thence onwards to the 
River Stort.  The Bourne comes from the east of the Parish and joins the Stansted Brook, 
west of Durrel’s Wood. The combined flow of The Bourne and the Stansted Brook has 
caused flooding on land east of the railway. A recent flood management project, carried 
out by the Environment Agency here, is hoped to be the first step in minimising risk of 
further flooding. 

 
153) Although the Ugley Brook is a relatively small watercourse much of it is classified by the 

Environment Agency as a “Main River”.  It has a catchment area which is predominantly 
rural but, its course has been heavily modified and straightened in the past.  The last 333 
metres of the Brook is culverted through the village.  There is a non-standard trash screen 
at the inlet of the culvert and pre-trashing wooden poles upstream. 

 
154) Stansted Mountfitchet village has been affected by flooding at a frequency of around 

every 10 years in the past when the Ugley Brook exceeds its capacity and creates 
flooding along Lower Street.  Properties and businesses within Lower Street have been 
affected by a combination of fluvial44 flooding, as well as pluvial45 flooding.  During heavy 
rainfall events, the flow down the Ugley Brook exceeds the capacity of the 825mm culvert 
section. This causes the inlet of the culvert to surcharge and water ‘backs up’ and 
overspills into Gall End Lane causing ponding.  Once this ponding reaches a critical depth 
water flows down Lower Street causing the flooding of commercial and residential 
properties. 

 
155) In addition, debris can build up on the culvert trash screen, inhibiting the ability of water 

to enter the culvert, causing a build-up of water before the culvert becomes surcharged. 
The trash screen at the inlet to the culvert is cleared during and after any significant 
rainfall events by volunteers.  The Environment Agency regularly inspects the culvert and 
outfall.  If the culvert is not maintained, then full blockage is estimated to occur within 12 
months.    

 
156) The most recent flooding event occurred in February 2014, where approximately 20 

properties in Lower Street were affected.  Since then the Parish Council has been working 

 
 

44 Fluvial flooding, or river flooding, occurs when excessive rainfall over an extended period of time causes a 
river to exceed its capacity. 
45 Pluvial flooding, or surface water flooding, occurs when an extremely heavy downpour of rain saturates 
drainage systems and the excess water cannot be absorbed. 

To prevent or at least minimise future flood events in Lower Street 



Stansted Mountfitchet Neighbourhood Plan  Version 1.18 

69  
 

with UDC, ECC, and the Environment Agency to identify options for reducing the risk of 
flooding in the Neighbourhood Plan Area.  In 2015 the Parish Council installed a flood 
warning system to the Ugley Brook culvert and 30 meters upstream from the culvert, to 
provide an early flood warning system when the culvert has reached threatening levels.  
The Parish Council is currently seeking funding to install solar panels to the flood warning 
system, and therefore remove the need to regularly replace batteries to power the system.      

 
Figure 21: Watercourses in Stansted Mountfitchet Parish46 

 
 
157) The flood warning system improves the ability of local residents to react to the risks of 

flooding, but does not address the causes of the problem.  To seek to address the causes 
of flooding in Stansted Mountfitchet village, the Environment Agency commissioned Mott 
MacDonald to produce the Stansted Mountfitchet Flood Alleviation Scheme report in 
January 2016.  The study considered a range of flood risk management options on the 
lower Ugley Brook, and concluded that the following options provided the greatest 
potential benefits for the area: 

 
• Upsizing and extension of the Lower Street culvert to reduce the potential for 

surcharge;  
• The construction of a flood storage area upstream to reduce the rate that water would 

reach the culvert;   
• The provision of natural runoff attenuation features in the upper Ugley Brook 

catchment such as ditch barriers, large woody debris, overland flow interception 
barriers and offline ponds which combine to reduce the rate that water reaches the 
culvert during periods of heavy rainfall.   

 
158) The study concluded that upsizing the Lower Street culvert would be the preferred option 
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but further investigation shows that this is not affordable.  However, the study also 
highlighted the potential benefits of natural runoff attenuation features in the upper Ugley 
Brook catchment and recommended further investigation of this option.   

 
159) A scheme put forward by the Parish Council has since been accepted by the Environment 

Agency and discussions are ongoing to deliver a viable Natural Flood Management Plan. 
A further assessment of options is being undertaken, as well as seeking agreement from 
landowners affected, towards the implementation of the scheme. 

 
160) In 2018 Capita AECOM was commissioned by the Environment Agency to provide design 

and appraisal services as part of the Outline Business Case for the Stansted Mountfitchet 
Flood Alleviation Scheme (FAS).  The Flood Risk Management Appraisal Report 47 
presents the rationale for design of options to mitigate flood risk in Stansted Mountfitchet.  
The report advocates the use of trash pins and leaky dams upstream in order to reduce 
the risk of blockages in the culvert.  Figure 22 below illustrates the location of the natural 
flood management features. 

 

 

 
 

47 Stansted Mountfitchet Flood Alleviation Scheme Flood Risk Management Appraisal Report, Capita AECOM, 
August 2018 



Stansted Mountfitchet Neighbourhood Plan  Version 1.18 

71  
 

 

Flooding at Junction of Lower Street and Gall End Lane, February 2014 

 

 

Policy SMNP 8: Flood Management 
 
161) The Parish Council is highly supportive of the EA proposals, to use natural flood 

management features and the planting of trees along Ugley Brook catchment, to reduce 
the risk of flooding events in Lower Street, and will therefore encourage UDC, ECC, and 
the Environment Agency, to progress the delivery of a flood alleviation scheme for the 
area. The support of landowners is a vital part of this.      

 
162) While the Ugley Brook culvert represents the most significant flooding issue in the 

Neighbourhood Plan Area, there is still the potential for flooding in other areas.  For 
example, if roadside gullies are not regularly cleared of debris and new development is 
inappropriately located or, does not include appropriate sustainable drainage system 
(SuDS).  This Policy therefore seeks to ensure that new development proposals do not 
increase the potential for flooding to occur, and where possible reduce the potential for 
flooding within the Neighbourhood Plan Area. 
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Figure 22: Proposed Natural Flood Management Features 
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  Policy SMNP 8: Flood Management 

A) To reduce the potential for flooding to occur in Stansted Mountfitchet Neighbourhood Plan Area, 
development proposals should: 

i. avoid and reduce the risk of flooding (fluvial and pluvial) on site and elsewhere in the 
catchment;  

ii. be located in areas where the use is compatible with national planning policy; 
iii. undertake sequential testing and a Flood Risk Assessment in Flood Zone 2 and 3 areas, 

in accordance with national planning policy;    
iv. use innovative technology, construction and design techniques to reduce the risk of 

flooding, mitigate any impacts of flooding, and minimise surface water run-off;  
v. maximise opportunities to reduce the causes and impacts of flooding through 

appropriate SuDS.  All SuDS proposals should be accompanied by a comprehensive 
management plan setting out how the SuDS features will be managed and maintained 
in perpetuity, and how public safety will be ensured; 

vi. ensure safe access and egress for users of new developments; and 
vii. manage water and waste water discharges.  

B) Land required for the implementation of natural flood management features as illustrated in 
Figure 22 will be safeguarded for this purpose. 
 

C) Where appropriate, development proposals should contribute to the reduction in the risks and 
impacts of flooding in Lower Street.  Development proposals will be supported which develop 
natural flood management features within the upper Ugley Brook catchment to sufficiently 
attenuate flood flows.     

 

D) Applicants for development proposals which are located within 8 metres of a watercourse or 
within Flood Zone 3 are required to consult with the Environment Agency at an early stage 
(prior to the submission of a planning application) to discuss Natural Flood Management 
options alongside SuDS. 

 

Relevant policies in the ULP and UDLP 
• UDLP Policy SP12 Sustainable Development Principles 
• UDLP Policy EN10 Minimising Flood Risk 
• UDLP Policy EN11 Surface Water Flooding 

 
Relevant Evidence Base Documents 

• Stansted Mountfitchet Natural Flood Management Assessment, Mott MacDonald, 
2016 

• Stansted Mountfitchet Flood Alleviation Scheme Flood Risk Management Appraisal 
Report, Capita AECOM, 2018 
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4.7 Historic Environment 

 
 

Objectives 

 

 
 
Context 
 
163) The Parish has a strong historic character, containing around 140 individually listed 

buildings and three Conservation Areas.  Some of the oldest historic features within 
Stansted Mountfitchet village are known to date back to Anglo-Saxon and Norman times, 
with evidence of much earlier Iron Age archaeological interest in the surrounding area 
also known to exist.  Connection to the railway network in 1845 brought growth and 
expansion to the Parish.  This is reflected by the large amount of Victorian buildings in 
the Neighbourhood Plan Area which survive today.  A number of open spaces, often with 
substantial groups of trees, are also important to the historic setting and character of the 
Neighbourhood Plan Area.   

 
164) Notable historic buildings and landmarks within the Neighbourhood Plan Area include 

Stansted Windmill (Grade II*) and Mountfitchet Castle both Scheduled Monuments; (SM), 
St John’s Church (Grade II) and War Memorial grounds (Grade II), the Church of St Mary 
the Virgin (Grade II*), and Stansted Hall (Grade II) including the formally designed historic 
parkland landscape (to be proposed local listing) laid out by Humphry Repton (1791), part 
of which overlooks the village.  These historic buildings, their settings and associated 
landscape views form an important part of the character of the area, which is highly valued 
by residents and visitors. 

 
165) As the village has grown and evolved over the years the original historic core around 

Lower Street/Silver Street has remained largely unaltered and accordingly has been 
designated as a Conservation Area (CA).  As presented in Figure 23 and the Proposals 
Map, the Stansted Mountfitchet CA is separated into three areas, one located in the centre, 
with the others in the west of the village covering Bentfield Green and Bentfield Causeway.  
The central CA contains 52 listed buildings and the nationally important Scheduled 
Monument of Mountfitchet Castle, built by the de Mountfitchet family in the 11th Century.  
Boundary railings, historic walls, and a large number of historic trees contribute to the 

Conserve and enhance the historic environment, built character and 
setting of the Parish, having regard to both designated and non-

designated heritage assets; 
 

Promote an attractive cohesive built environment which recognises the 
history, character and visual appeal of the Parish including the historic 

core of the Village and transition into surrounding countryside; 
 

Where negative features exist and future development opportunities 
come forward, development should enhance the setting of historic 

assets including within and outside of any Conservation Areas;  
 

Safeguard and protect the important historic features including early 
settlement patterns and field boundaries, the network of Protected 

Lanes, Scheduled Ancient Monuments, together with the known and 
unknown below ground archaeological interests. 
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character of the Stansted Mountfitchet Conservation Area48.   
 
166) The Bentfield Green CA forms the second Conservation Area in the Neighbourhood Plan 

Area, located in the northwest of the village.  This CA is in two parts; the eastern area has 
a dense townscape character whereas the Bentfield Green area to the west has a more 
rural character and is valued for its tranquillity.   The areas contain 13 predominantly 
timber-framed and plastered Grade II listed buildings dating from the 16th to the 18th 
century49 .  Traditional buildings in this area include features such as cream or white 
colour-washed plaster with thatched roofs or tiled roofs, although weather boarding, 
generally painted black and applied at ground floor level only, is a feature of a number of 
houses.  

 
167) The Bentfield Causeway area, the third CA, contains 49 buildings of mixed character, 

some constructed of Mellow red brick, or occasionally Cambridge Gault brick, which is 
often included on smaller terraced housing of the 19th and early 20th centuries, where 
slate is the preferred roofing material.  Peg and tile slate are the traditional roofing 
materials in this area and are important features of the character that should be retained.     

 
Figure 23: Conservation Areas in Stansted Mountfitchet Parish 

 

 
 

48 Stansted Mountfitchet Conservation Area Appraisal and Management Proposals, UDC, 2007 
49 Bentfield Green Conservation Area Appraisal and Management Proposals, UDC, 2014 
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168) Throughout the Neighbourhood Plan Area there are buildings, structures and open 
spaces that, whilst not of sufficiently special, historic or, of architectural interest to warrant 
statutory designation, have a distinct and valued local character or appearance that are 
worthy of recognition and which should be referenced and retained for future generations.  
There are 78 non-designated heritage assets within the Neighbourhood Plan Area 
already identified in the Uttlesford Local List (Oct 2018).  This Neighbourhood Plan has 
identified 31 additional non-designated heritage assets presented in Table 10 and on 
Figure 24 (Appendix 5) which are proposed to be locally listed because they:   

• have design features which benefit the historic character of the area; 

• are associated with designated heritage assets;  

• are historically interesting but not sufficiently significant to warrant full designation; 
and 

• have not yet been fully assessed, therefore their historical importance and 
significance is not yet fully understood and requires further investigation. 

 

Table 9:  Proposed Non-designated Heritage Assets 

1) Alsa Wood House, Alsa Street,Stansted Mountfitchet, Essex CM24 8SU 
2) Norman House, Alsa Street, Stansted Mountfitchet, Essex CM24 8SX 
3) Gorsefield, Elsenham Road, Stansted Mountfitchet, Essex, CM24 8SS 
4) 7-9 Blythwood Gardens, Stansted Mountfitchet, Essex, CM24 8HG 
5) The Old Dairy, 6 Blythwood Gardens, Stansted Mountfitchet, Essex 
6) Blythwood Lodge, 68 Silver Street, Stansted Mountfitchet, Essex, CM24 8HD 
7) Hermitage,52 Chapel Hill, Stansted Mountfitchet, Essex, CM24 8AQ 
8) Former Fullers Almhouses, Church Road, Stansted Mountfitchet, Essex, CM24 

8PY 
9) WWII Gun Placement, Church Road East Side, Stansted Mountfitchet, Essex 
10) Grovedale Cottages, 60-74 Lower Street, Stansted Mountfitchet, Essex, CM24 8LR 
11) Glasscocks Yard, 27 Lower Street, Stansted Mountfitchet, Essex, CM24 8LN 
12) Brooklands, Pines Hill, Stansted Mountfitchet, Essex, CM24 8TD 
13) Barn in Car Park Of The King’s Arms Hotel, Station Road, Stansted Mountfitchet, 

Essex, CM24 8BE 
14) 2-8 Water Lane, Stansted Mountfitchet, Essex, CM24 8BJ 
15) Broome End House, Pines Hill, Stansted Mountfitchet, Essex 
16) The Limes [Group of Buildings], Silver Street, Stansted Mountfitchet, Essex 
17) Pines Hill Cottage, Pines Hill, Stansted Mountfitchet, Essex CM24 8TD 
18) The Mount, Forest Hall Road, Stansted Mountfitchet, Essex, CM24 8TS 
19) The Manor House, Church Road, Stansted Mountfitchet, Essex 
20) Church Cottage, Burton End, Stansted Mountfitchet, Essex, CM24 8UB 
21) Redwoods, Church Road, Stansted Mountfitchet, Essex, CM24 8UD 
22) Clock Cottage, Church Road, Stansted Mountfitchet, Essex, CM24 8UD 
23) Elms House, Church Road, Stansted Mountfitchet, Essex, CM24 8PX 
24) 19 -29 St Johns Road, Stansted Mountfitchet, Essex, CM24 8JP 
25) 1-13 St Johns Crescent, Stansted Mountfitchet, Essex, CM24 8JT 
26) 54 Cambridge Road, Stansted Mountfitchet, Essex, CM24 8DA 
27) 22 Cambridge Road, Stansted Mountfitchet, Essex, CM24 8BZ 
28) 12 Cambridge Road, Stansted Mountfitchet,Essex 
29) Bentfield Bower, Bentfield Bury Road, Stansted Mountfitchet, Essex, CM24 8TJ 
30) Low Barn, Bentfield Green, Stansted Mountfitchet, Essex, CM24 8TH 
31) Stansted Park, Church Road, Stansted Mountfitchet, Essex 
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St John’s Crescent 
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Policy SMNP 9: Protecting the Historic Environment 
 
169) The Neighbourhood Plan Area includes a wide range of features which are important to 

the historic character and appearance of the area.  The following architectural features 
are reflective of the Essex vernacular, and are key to the character of the Neighbourhood 
Plan Area.  New developments should seek to reflect the historic character and 
appearance of the area by including the following features within their designs:  

• the use of boundary railings; 

• brick and flint walls; 

• decorative timber eaves and fascia boards;  

• fine pargeting and plaster render detailing; 

• timber weatherboard, principally black or white; 

• stone detailing; and 

• thatched, slate and plain tile roofscapes.   
 
170) Through this Policy, the Parish Council seeks to protect, and where appropriate enhance, 

historic features of the Neighbourhood Plan Area for the enjoyment of current and future 
generations. 

 

Policy SMNP 9: Protecting the Historic Environment  

A) The Parish Council will encourage the protection, and where appropriate enhancement, of 
heritage assets and non-designated heritage assets in the Neighbourhood Plan Area including 
archaeological sites, listed buildings, historic landscapes, Protected Lanes, and designated 
Conservation Areas.  Development proposals which may have an impact on a Conservation 
Area and / or heritage asset or their setting will only be supported where it can be demonstrated 
that:   

1. There is no detrimental impact on the character, appearance, setting, structural stability, 
and historic features of the heritage asset; 

2. The proposals enhance the character, appearance, setting, structural stability, and 
historic features of the heritage asset; 

3. There is no loss of important views of the heritage asset from the surrounding area; 
4. The proposed development respects the historic layout, setting, and character of the 

area; 
5. There is no detrimental impact on a Conservation Area in relation to access and legibility 

within the street scene;   
6. There is no demolition of a structure which contributes to the character and appearance 

of a Conservation Area unless the replacement development can be demonstrated to 
outweigh the resultant harm; 

7. There would not be a significant increase in the use of the heritage asset which would 
result in detriment to its character, appearance, form, setting, structural stability, or 
historic features; 

8. The benefits of the proposed development would outweigh any identified harm to the 
character, appearance, setting, and historic features of the heritage asset; and 

9. Building materials, finishes, boundary treatments and landscaping are sympathetic to 
the character, appearance, setting, and historic features of the heritage asset and its 
setting. 

 
B) Any proposals for development which could impact upon a heritage asset within the 

Neighbourhood Plan Area should submit a Heritage Statement in support of the application, 
outlining the significance of the heritage asset and how the proposed development will meet the 
requirements of this policy.  The Heritage Statement should clearly demonstrate how the 
proposed development has: 

1. Appropriately considered scale, height, massing, historic building lines, the pattern of 
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historic development, use, design, detailing and materials;  
2. Incorporated a design that integrates with and makes a positive contribution to the 

historic environment;  
3. Preserved the integrity and significance of the historic fabric; and 
4. Better revealed the significance of the historic asset.    

 
C) Any proposals which could impact upon important archaeological remains are required to submit 

the outcomes of an archaeological evaluation of the site as part of the application, providing a 
proportionate assessment of the character, importance and extent of the archaeological 
remains.   

 
D) All development must respect and enhance the character of non-designated heritage assets, 

including locally listed structures, and make a positive contribution towards their setting. 
 

E) Proposals for new shop fronts, or alterations to existing shop fronts or advertisements, will be 
permitted where: 

a) The proposal would not result in the loss of a traditional shop front or features and details 
of architectural or historic interest; 

b) The proposal would reinforce the architectural style, materials and form of the original 
building(s) to which it would form part; 

c) The proposal would be in sympathy with the predominant architectural style and 
materials of the surrounding area; 

d) The shop front would be related to the width and proportions of the property; and 

e) Where a fascia or new signage is to be applied, it would not be internally illuminated and 
would be of an appropriate height which would be in scale with the overall height of the 
shop front and other elements of the building and would not intrude above first floor level. 

 
Relevant policies in the ULP and UDLP 

• ULP Policy ENV1 Design of Development within Conservation Areas 
• ULP Policy ENV2 Development affecting Listed Buildings 
• ULP Policy ENV4 Ancient Monuments and Sites of Archaeological Importance 
• ULP Policy ENV9 Historic Landscape 
• UDLP Policy EN1 Protecting the Historic Environment 
• UDLP Policy EN2 Design of Development within Conservation Areas 
• UDLP Policy EN3 Protecting the Significance of Conservation Areas 
• UDLP Policy EN4 Development affecting Listed Buildings 
• UDLP Policy EN51 Scheduled Monuments and Sites of Archaeological Importance 
• UDLP Policy EN5 Historic Parks and Gardens 
• UDLP Policy EN6 Non-Designated Heritage Assets of Local Importance 
• UDLP Policy D5 Shopfronts 

 
Relevant Evidence Base Documents 

• Bentfield Green Conservation Area Appraisal and Management Proposals, UDC, 2014 

• Historic Settlement Character Assessment, UDC, 2007 

• Stansted Mountfitchet Conservation Area Appraisal and Management Proposals, 
UDC, 2007 

• Uttlesford District Historic Environment Characterisation Project, ECC, 2009 

• Uttlesford Local Heritage List, UDC, October 2018 

• On the Beaten Track; A History of Stansted Mountfitchet, Peter Sanders, 2016 

• The Buildings of England: Essex (Pevsner Architectural Guides) Bettley, J Pevsner, N 
Yale University Press, New Haven and London 2007 
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Policy SMNP 10: Protected Lanes 
 
171) The greater part of the rural road network in the Essex countryside derives from at least 

as far back as the medieval period.  Much of it undoubtedly existed in Saxon times and it 
is likely that many roads and lanes were formed long before that. These lanes are part of 
what was once an immense mileage of minor roads and track-ways connecting villages, 
hamlets and scattered farms and cottages, but which have since mostly diminished or 
been significantly altered.  Many were used for agricultural purposes, linking settlements 
to arable fields, grazing on pasture, heaths and greens; and other resources such as 
woodland and coastal marsh. Generally, these roads were not deliberately designed and 
constructed, instead they would have started life as track-ways without a bearing surface, 
although often with defined boundaries including hedgerows, ditches and banks. 

 
172) Protected Lanes are an important historic feature in our landscape.  They still provide an 

articulating role, while also providing insights into past activities, archaeological interest, 
habitats for plants and animals, historic landmarks within the landscape, and aesthetically 
pleasing and (other than Gypsy Lane) intrinsically quiet and peaceful environments for 
walking and cycling. 

 
173) There are three designated Protected Lanes within the Neighbourhood Plan Area 

identified on the Proposals Map which are of historic and landscape value, and which 
make an important contribution to the rural character of the area and the important 
transition into the countryside.  Pennington Lane to the northwest of Stansted 
Mountfitchet village, Limekiln Lane, and Watermill Lane in the south of the Neighbourhood 
Plan Area.     

 
174) The Neighbourhood Plan will protect these lanes by preserving, as far as possible, the 

trees and hedgerows, banks, ditches and verges which contribute to their character, and 
by resisting development proposals in close proximity which have a detrimental effect 
upon them.   

 
175) Development proposals in close proximity to a Protected Lane will need to incorporate 

measures in order to ensure that the development will not have a materially adverse 
impact on the physical appearance of the Protected Lane.  In many cases this may be 
achieved through the inclusion of a landscape buffer which is appropriate to the setting. 

 

Policy SMNP 10: Protected Lanes  

To be supported development proposals must conserve the traditional landscape, character and 
appearance of the following Protected Lanes identified within the Proposals Map, including their 
verges, banks, ditches and natural features such as hedgerows and other structural elements 
contributing to the historic character of the lanes: 

• PL1: Pennington Lane 

• PL2: Limekiln Lane 

• PL3: Watermill Lane 
 
Development proposals in the vicinity of a Protected Lane must demonstrate that they will not have 
a materially adverse impact on the physical appearance of the Protected Lane or generate traffic of 
a type or amount which is inappropriate for the traditional landscape and character of the Protected 
Lane.  
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Relevant policies in the ULP and UDLP 

• ULP Policy ENV9 Historic Landscape 

• UDLP Policy EN1 Protecting the Historic Environment 
 
Relevant Evidence Base Documents 

• Uttlesford Protected Lanes Assessment, ECC, 2012 
 

 
Development adversely encroaching on a Protected Lane (Pennington Lane) without having regard to 

an appropriate buffer and leading to a loss of historic hedgerow 
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4.8 Local Economy 
 

 

Objectives 
 

 
Context 
 
176) Stansted Mountfitchet is situated within 3 miles of Stansted Airport, the major employer 

in the Uttlesford District, offering diverse job opportunities and providing direct access to 
international customers, businesses and markets. As a result, there has been a significant 
growth in airport associated businesses, based locally.  
 

177) Stansted Airport is situated within the Stansted Mountfitchet Parish boundary and is 
located within an area of significant strategic economic growth.  Through road and rail 
networks, the area is easily accessible to both London and Cambridge, providing access 
to some of the biggest and most technologically advanced companies and educational 
establishments in the country.   
 

178) The Parish is located centrally within the London Stansted Cambridge Corridor (LSCC), 
an area identified by Government as having the potential for significant future economic 
growth.  The LSCC has been established to promote the global economic potential of the 
area as an ‘Innovation Corridor’, where companies have located to take advantage of 
links to Chesterford Research Park, Cambridge University and University College London.  
The Corridor runs from London City Airport to Peterborough, following the routes of the 
M11 and A1.  Significant future growth is planned within the Corridor building upon 
clusters of advanced technology and bioscience companies and supported by growth at 
Stansted Airport. 

 
179) In total there are over 600 businesses listed within the Parish boundary.  Stansted 

Mountfitchet was named in 2013 as the UK's fourth most internet-friendly town. The 
Google e-Town Awards recognise the top places where businesses are most actively 
embracing the web, and Stansted's high ranking reflected the increased use of the 
internet to spur economic growth. This success came despite poor access to high speed 
broadband in some business areas. 
 

180) The links to transport connections, educational establishments, and existing hi-tech 
businesses ensure that there are many employment opportunities which are accessible 
to local residents, and also create demand for additional employment land in the area.    
The emerging UDLP has allocated the following two employment sites within the Parish: 

 
Table 10: Emerging UDLP Employment Site Allocations for Stansted Mountfitchet 

Neighbourhood Plan Area 

SA1 - The North Stansted Employment Area (located within Stansted Mountfitchet 
Parish but outside of the Neighbourhood Plan area):  
This employment allocation is located within the northern boundary of Stansted Airport, and 
is proposed for 55 hectares of business, industry, non-strategic warehousing including the 
development of 145,000sqm of industrial (Use Class B1 ‘Business’, Class B2 ‘Industrial’ 
and B8 ‘Warehousing’) uses.  This is a strategic allocation for the benefit of the wider District, 

To support the sustainable growth of the local economy. 
 

To support the creation of new employment opportunities for local 
residents. 
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located to benefit from the identified economic advantages of the area.  However, this 
allocation will provide a large number of new jobs in the local area which will benefit local 
residents of the Parish.        

STA4 - Land at Alsa Street: 
This is a smaller scale employment allocation providing 3 hectares of additional employment 
land to support the extension of the existing auction house and associated businesses.  This 
will directly benefit existing businesses within the Parish and could create new employment 
opportunities for residents.     

 
181) The Walpole Meadows development located directly to the north of the village has 

provision for 600m2 of B1 commercial office floorspace, with access from Cambridge 
Road.  The development will provide an important source of new, high-quality office 
accommodation within the Neighbourhood Plan Area, helping to cater for the growing 
needs of small or start-up local businesses. 

 
182) Riverside Business Park is located centrally within Stansted Mountfitchet village, and 

provides units for a range of small businesses.  In the south of the Neighbourhood Plan 
Area the M11 Business Link is a successful business park providing larger modern units 
for small businesses.  This site will be protected for employment uses by the emerging 
UDLP and the Neighbourhood Plan will support its ongoing retention.  South of the Parish 
towards Birchanger (outside of the Neighbourhood Plan area), Sion Park is a similar scale 
business park with good access to the A120.  Further south of the Parish the Woodside 
Industrial Estate and Stansted Distribution Centre offer larger business units with 
excellent access to transport links and Stansted Airport.  These business parks have few 
unit vacancies and provide a good source of accessible local employment opportunities 
for residents of the Parish.   

 
183) The village has a dispersed central area, with most shops, restaurants and public houses 

located on Silver Street, Cambridge Road, Chapel Hill, and Lower Street.  There are 
several small supermarkets in the village, including a Tesco Express, Co-op, and Spar.  
There are two petrol stations and a variety of shops and services available which means 
that people can, if they choose, be self-sufficient in Stansted and have their daily needs 
met 50 .  The UDC Retail Study Update notes that the village shopping offer has a 
disproportionate number of cafes and restaurants, possibly because of the tourism 
attractions within the village.  There are seven public houses, eleven restaurants and 
take-away food establishments. There are few vacant commercial premises.  Two public 
car parks service the village centre, in addition to limited street parking.  Car parking 
capacity is a source of public dissatisfaction, giving rise to the opinion that it could 
potentially restrict the growth of the local economy.  On-street car parking is considered 
to damage the street scene, create pedestrian safety concerns and traffic flow issues on 
local roads. 

 
184) The emerging UDLP seeks to allocate a Development Opportunity Site at Land East of 

Cambridge Road / Crafton Green (Policy STA 5).  This site already benefits from planning 
permission for a mixed-use development including residential dwellings, a ground floor 
retail unit, office and commercial building.  Ten residential units have now been developed. 

 
185) Stansted Mountfitchet has two major tourist attractions which bring large numbers of 

visitors to the village.  The House on the Hill Toy Museum which exhibits thousands of 
toys and games, Mountfitchet Castle, and Norman Village, which allows visitors to 
experience a reconstructed Norman castle and medieval settlement. Together these 

 
 

50 UDC Retail Study Update, Savills, 2018 
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facilities attract over 35,000 visitors a year and draw supplementary trade for other 
businesses on Lower Street.  On a smaller scale, the Grade 2* listed Windmill, at Millside, 
attracts tourists and school parties. The Parish Council will continue to support the Millers 
in maintaining this historic icon. 

 
186) The emerging UDLP seeks to protect shop frontages in local centres through the 

allocation of primary and secondary shop frontages.  The primary shop frontages are the 
retail ‘core’ of the centre where the majority of footfall and activity occurs. These are the 
main shopping streets which attract the most shoppers, and therefore the UDLP seeks to 
retain Class A1 shops in these areas.  The secondary shop frontages extend from the 
primary shop frontages to the edge of the local centre and provide a mix of local centre 
uses which offer a supporting role to the centre as a whole.  Figure 25 presents the local 
centre boundaries for Stansted Mountfitchet village, and the primary and secondary retail 
frontages as presented in the UDLP. 

 
 
Figure 25: UDLP proposed town centre boundaries, primary and secondary shop fronts 
in Stansted Mountfitchet village 
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Policy SMNP 11: Local Economy 
 
187) The Neighbourhood Plan supports the emerging UDLP employment allocations within the 

Neighbourhood Plan area, to encourage more businesses to locate within the Parish and 
support those already established here. To facilitate this the Parish Council recognises 
the need for reliable, fast, Broadband services to become available for all business, be it 
local, large, small, or start-up.  All new developments are required to provide connections 
to available ‘Superfast’ broadband networks, with a minimum speed in the region of 
80Mbps and the capability to extend to ‘Ultrafast’ speeds. Figure 26 below illustrates the 
location of proposed Employment Allocations within the Neighbourhood Plan. 

 
188) Existing employment uses will be safeguarded for future employment use.  Proposals 

which seek to change the use of an existing employment site (use class B or sui generis 
use of an employment nature) will be resisted unless the applicant can provide compelling 
evidence and justification that the existing use is no longer viable.  This must include 
evidence that the site has been appropriately and effectively marketed over a sustained 
period of time (a minimum of 12 months) at a rate which is comparable to local market 
value for its existing use, or as a redevelopment opportunity for other similar uses, 
together with evidence of the level of interest in the site during the marketing period. 

 
189) The Parish Council has established close links with the ‘Stansted Business Forum’, a 

thriving association of local businesses who regularly meet, sharing information for the 
benefit of its membership. It is an association which has developed a proactive 
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partnership with the Parish Council, not only to promote local business but, also ensuring 
that there are enough opportunities for businesses to locate in the Neighbourhood Plan 
Area and provide a good supply of local employment. The Neighbourhood Plan will seek 
to protect and enhance existing employment sites, including the office development 
planned at Walpole Meadows (E2).   

 
190) To ensure that existing business parks in the Neighbourhood Plan Area are able to 

continue meeting the needs of the local businesses in a sustainable manner, the 
Neighbourhood Plan will support the intensification and expansion of existing 
employment uses where they meet the requirements of other relevant policies within this 
Plan.  Any proposals for the expansion of employment uses within the Neighbourhood 
Plan Area should include a transport assessment to demonstrate the impact of proposals 
on the local highway network.    

 
191) The Neighbourhood Plan supports the primary and secondary retail frontages for 

Stansted Mountfitchet village as presented in the emerging UDLP.  The shops within 
these areas provide an important service to the local community and are important in 
maintaining the vitality of the village centre.  The two petrol filling stations within the 
Neighbourhood Plan Area also provide an important service to local residents.  Nationally 
there has been a significant decline in the number of petrol filling stations, particularly in 
rural areas.  The Plan will seek to protect and safeguard these uses.  Any application 
which seeks to change the use of the petrol filling stations will be required to provide 
evidence to show reasonable and appropriate marketing of the site over a sustained 
period of time (a minimum of 12 months), and evidence of the level of interest in the site 
during the marketing period. 

 
192) To ensure the appropriate provision of shops in the village centre in the future, the 

Neighbourhood Plan will seek to protect these services within the Neighbourhood Plan 
Area.  Development proposals which would result in the loss of retail units (Class A) within 
primary or secondary retail frontages identified in the Proposals Map will be refused in 
order to maintain the character and appearance of the local centres.  Opportunities to 
enhance the utilisation of first floor accommodation within designated primary and 
secondary retail frontages will be encouraged where appropriate.   

 
193) Despite the size and number of visitors to Stansted Mountfitchet village, particularly at 

weekends, there is no regular market.  A regular market held in the village could provide 
a boost to the local economy, encouraging more visitors to the area, benefiting existing 
businesses, and encouraging more independent and niche businesses to locate in the 
village.  The Parish Council will work with UDC to consider how a regular market could 
be located within the village.   

 
194) Stansted Mountfitchet has a major tourist attraction in the Mountfitchet Castle, a 

Scheduled Monument which, together with the ‘House on the Hill’ Toy Museum, attracts 
over 35,000 visitors each year. It is a popular educational, as well as a leisure, venue 
which attracts national and international visitors. The Neighbourhood Plan acknowledges 
that there is an opportunity to take advantage of the potential spin-off trade for other 
businesses within the village centre and recognises that the new Community Hub at the 
Mountfitchet Exchange can play an important part in promoting local business interests, 
being a focal point for information.  

 
195) In 2018 Stansted Mountfitchet officially ‘twinned’ with the town of ‘Rungis’, a suburb of 

Paris, and home to the largest covered market in Europe. It is, like Stansted Mountfitchet, 
close to a major international airport, Orly. This is another example of a good working 
relationship, not only with the Stansted Business Forum, but also with local schools who 
have embraced the ability to form ties with those in Rungis. 
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Figure 26: Location of Proposed Employment Allocations  
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Policy SMNP 11: Local Economy  

A) The Plan allocates the following sites for employment generating uses: 

• E1 Land at Alsa Street – 3 hectares of additional employment land at Alsa Street to 
support the extension of the existing auction house and related businesses; and 

• E2 Walpole Meadows – 600m2 of employment land for office uses to meet the needs of 
small and start-up businesses (Use Class B1). 

 
B) To enhance the local economy in an appropriate and sustainable manner, employment 

generating development proposals will be supported, subject to site specific circumstances and 
the requirements of other policies within this Plan, which will: 

i. enable start-up businesses to locate within the Neighbourhood Plan Area; 
ii. protect and support existing businesses within the Neighbourhood Plan Area; 
iii. enable the growth, expansion and intensification of existing employment areas within 

the Neighbourhood Plan Area;  
iv. reduce levels of out-commuting within the Neighbourhood Plan Area; 
v. demonstrate that traffic generation within the Neighbourhood Plan Area arising from the 

proposed development will be appropriately managed and mitigated; 
vi. expand and improve tourism and retail facilities within the Neighbourhood Plan Area; 
vii. provide benefits to the local economy and community which outweigh any harmful 

impacts of the proposals; 
viii. not detrimentally impact upon residential amenity, health, and quality of life of existing 

residents; and 
ix. contribute positively to the existing rural character and appearance of the area. 

 
C) Proposals which will result in the loss of existing employment uses (Class B or sui generis uses 

of an employment nature) will only be considered appropriate if: 

• the present use and activity on site significantly harms the character and amenity of the 
adjacent area; or 

• the site would have a greater benefit to the local community if an alternative use were 
permitted; or  

• the applicant demonstrates that the existing use on site is no longer viable, taking into 
account the site’s existing and potential long-term market demand in its current use.   
 

D) In order to maintain the character and appearance of the local centres, change of use from A1 
(retail) or A3 (food and drink) to non-town centre uses at ground floor level shall not be permitted 
within the defined primary and secondary shop frontages.  Development proposals involving the 
conversion of A1 or other commercial uses at ground floor level to residential shall be refused. 
 

E) Opportunities to enhance the utilisation and / or appearance of first floor accommodation within 
designated primary and secondary retail frontages will be encouraged where appropriate. 
 

F) Development proposals which would result in the loss of a petrol filling station will only be 
considered appropriate if it can be demonstrated that the continuous existing use is no longer 
viable, taking into account the site’s existing and future potential, and long-term market demand 
for the existing use.   
 

G) The Neighbourhood Plan will support proposals for a regular market in Stansted Mountfitchet 
village. 

 
H) The Neighbourhood Plan will support proposals which enhance the tourism offer within the 

Neighbourhood Plan Area, including the provision of maps and information boards throughout 
Stansted Mountfitchet village.    
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Relevant policies in the ULP and UDLP 
• ULP Policy E1 Distribution of Employment Land 
• ULP Policy E2 Safeguarding Employment Land 
• ULP Policy RS2 Town and Local Centres 
• ULP Policy SM1 Local Centres 
• UDLP Policy EMP1 Employment Strategy 
• UDLP Policy SA1 North Stansted Employment Area 
• UDLP Policy RET1 Town and Local Centres 
• UDLP Policy RET3 Town and Local Centres and Shopping Frontages 
• UDLP Policy STA4 Land at Alsa Street 
• UDLP Policy STA5 Development Opportunity Development Site 

 
Relevant Evidence Base Documents 

• UDC Retail Study Update, Savills, 2018 

Riverside Business Park, Stansted Mountfitchet village 
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5. Implementation 

 

5.1 The Neighbourhood Plan Action Plan 
 
196) The SMNP has identified a range of objectives within 8 topic areas and set out 11 policies to enable the delivery of the objectives.  The 

SMNP policies include a number of requirements to guide the delivery of Neighbourhood Plan objectives.  In addition, Table 12 below 
identifies a range of identified actions / projects for the Neighbourhood Plan Area and outlines how it is proposed that the actions / projects 
might be delivered.     

 
197) UDC is considering the production of a Community Infrastructure Levy (CIL) in the future, however at this time no draft Charging Schedule 

has been published for consultation.  The terms 'developer funding' or 'planning obligations' in table 12 therefore refers to Section 106 
contributions agreed as part of planning applications to UDC, however, where appropriate in the future CIL funding may be utilised.  

 
Table 11: The Neighbourhood Plan Action Plan 

Community facilities, Health and Wellbeing 

Ref Action / 
Project  

Relevant SMNP Objective How will this be delivered  Who is 
responsible 

Outcome (Indicators of 
achievement) 

Monitoring 

1 Additional 
community 
facilities at the 
Peter Kirk 
building on St 
John’s Road 

To reduce deprivation and social 
isolation within the area 
 
To increase and improve 
provision of facilities  
for young people in the area 
facilities throughout the 
Neighbourhood Plan Area  
 

- Project plan to be developed.  
- Funding could be sought 
through developer funding, 
funding bids or community events 
to raise funds locally.    
 

SMPC / UDC 
 
Developers 

- Completion of a 
deliverable project plan.   
- Identification of an 
appropriate scheme.   
- Obtaining appropriate 
funds. 
- Delivery of additional 
community facilities at the 
Peter Kirk building 

Progress to be 
reviewed by SMPC.  

2 New 
community 
facility and 
retail unit at 
Forest Hall 
Park 

To reduce deprivation and social 
isolation within the area 
 
To increase and improve 
provision of facilities  
for young people in the area 
facilities throughout the 
Neighbourhood Plan Area  
 

- Project plan to be developed.  
- Funding could be sought 
through developer funding, 
funding bids or community events 
to raise funds locally.    
 

SMPC / UDC 
 
Developers 

- Completion of a 
deliverable project plan.   
- Identification of an 
appropriate site.  
- Obtaining appropriate 
funds. 
- Delivery of a new multi-
use community facility. 

Progress to be 
reviewed by SMPC.  
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3 Additional 
children’s play 
equipment 

To promote healthy lifestyles for 
all ages and abilities 
 
To increase and improve 
provision of facilities  
for young people in the area 

Funding could be sought through 
developer funding, funding bids 
or community events to raise 
funds locally.      

SMPC / UDC 
 
Developers 
  

- Identification of an 
appropriate site(s).  
- Obtaining appropriate 
funds. 
- Delivery of additional 
children’s play equipment.  

Progress to be 
reviewed by SMPC.  

4 Additional 
sports pitches  

To promote healthy lifestyles for 
all ages and abilities 
 
To increase and improve 
provision of facilities  
for young people in the area 
 
To ensure a range of leisure and 
fitness  
facilities throughout the 
Neighbourhood Plan Area  
 
 
 

Funding could be sought through 
developer funding, funding bids 
or community events to raise 
funds locally.    

SMPC / UDC 
 
Developers 
 

- Identification of an 
appropriate site(s).  
- Obtaining appropriate 
funds. 
- Delivery of additional 
sports pitches  

Progress to be 
reviewed by SMPC.  

5 Additional 
facilities for 
young people  

To increase and improve 
provision of facilities  
for young people in the area 
 

Funding could be sought through 
developer funding, funding bids 
or community events to raise 
funds locally.      

SMPC / UDC 
 
Developers 
 

- Project plan.  
- Identification of an 
appropriate site.  
- Obtaining appropriate 
funds. 
- Delivery of additional 
facilities for young people.   

Progress to be 
reviewed by SMPC.  

6 Outdoor fitness 
facilities for 
adults 

To promote healthy lifestyles for 
all ages and abilities 
 
To ensure a range of leisure and 
fitness facilities throughout the 
Neighbourhood Plan Area  
 

Funding could be sought through 
developer funding, funding bids 
or community events to raise 
funds locally.      

SMPC / UDC 
 
Developers 
 

- Project plan.  
- Identification of an 
appropriate site.  
- Obtaining appropriate 
funds. 
- Delivery of additional 
facilities.   

Progress to be 
reviewed by SMPC.  

7 The extension 
of Forest Hall 

To increase and improve 
provision of facilities  

Project would require further 
exploration with School, ECC and 

ECC 
Forest Hall 

- Liaison with 
stakeholders 

ECC, Forest Hall 
School 
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School to 
include a sixth 
form college 

for young people in the area local colleges. 
 
Developer funding, Government 
funding. 

School 
Local colleges 

- Confirmation from 
School and ECC that the 
project will be taken 
forward.  
- Delivery of a new sixth 
form college.   

8 An outdoor 
fenced dog 
exercise area 

To promote healthy lifestyles for 
all ages and abilities 
 
To ensure a range of leisure and 
fitness facilities throughout the 
Neighbourhood Plan Area 
 
 

Funding could be sought through 
developer funding, funding bids 
or community events to raise 
funds locally.      

SMPC - Identification of an 
appropriate site.  
- Obtaining appropriate 
funds. 
- Delivery of new dog 
exercise area.  

Progress to be 
reviewed by SMPC. 

9 Specialist 
healthcare  
facilities. 

To ensure high quality and 
accessible health care support 
and facilities 
 
Another dispensing Pharmacy but 
in the lower part of the village. 
 

Discussions with the NHS WE 
Clinical Commissioning Group 
and NHS England to consider 
what is needed and what could 
be provided.  
 
Discussions with ECC PNA 
group. 

SMPC, NHS - Gain an understanding 
of what facilities could be 
appropriate and 
deliverable within the 
Neighbourhood Plan 
Area. 
- Seek agreement from 
the NHS to establish new 
facilities in the 
Neighbourhood Plan 
Area. 
- Obtain premises and 
funding. 

Progress to be 
reviewed by SMPC.  

10 An integrated 
community 
sports facility 
and swimming 
pool 

To promote healthy lifestyles for 
all ages and abilities 
 
To ensure a range of leisure and 
fitness facilities throughout the 
Neighbourhood Plan Area  
 

Discussions with UDC and ECC 
to consider what could be 
deliverable in the Neighbourhood 
Plan Area, how the facility could 
be delivered, and where it could 
be located. 
 
Funding could be sought through 
developer funding, funding bids 
or community events to raise 

SMPC 
 
UDC to 
provide advice 
and guidance. 
 
ECC to 
provide 
guidance in 
relation to 

- Gain an understanding 
of what could be 
delivered, and how it 
could be provided 
alongside school facilities 
where appropriate.   
- Develop a project plan 
with support from UDC 
and ECC as appropriate.   
- Identification of a 

Progress to be 
reviewed by SMPC.  
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funds locally.      location, if 
associated 
with school 
facilities.   

location. 
- Obtain funding or an 
agreement to deliver the 
project.   
- Delivery of a new 
community sports facility.   

11 A heritage 
facility 

To reduce deprivation and social 
isolation within the area 
 
To increase and improve 
provision of facilities  
for young people in the area 
 

- SMPC to consider how the 
facility will be run, e.g. 
unmanned, volunteers or paid 
staff.  
- SMPC to produce information 
boards and leaflets with support 
from UDC where possible.   
- SMPC to identify an appropriate 
location for the facility within the 
new Library and Parish Council 
building.  
- Funding for the production of 
information boards and leaflets 
could be sought from local 
businesses and the ongoing sale 
of items at the facility.   
  

SMPC, UDC - A heritage facility 
providing helpful and 
interesting information to 
visitors.   
- Improving the visitor 
offer.   

Progress to be 
reviewed by SMPC.  

12 Additional 
allotment space 

To promote healthy lifestyles for 
all ages and abilities 
 
To reduce deprivation and social 
isolation within the area 
 
To ensure a range of leisure and 
fitness facilities throughout the 
Neighbourhood Plan Area 

SMPC to identify how much 
additional allotment space is 
required, and where it could be 
located.  
 
Funding could be sought through 
developer funding, funding bids 
or community events to raise 
funds locally.      

SMPC 
 
UDC to 
provide advice 
and guidance. 
 
Developers. 

- Identification of a 
location for new allotment 
space.  
- Obtain funding or an 
agreement to deliver the 
project.   
- Delivery of new 
allotments in the 
Neighbourhood Plan 
Area. 

Progress to be 
reviewed by SMPC.  

Natural Environment, Green Infrastructure, and Landscape Character 

Ref Action / 
Project  

Relevant SMNP Objective How will this be delivered  Who is 
responsible 

Outcome (Indicators of 
achievement) 

Monitoring 
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13 Additional 
publicly 
accessible open 
space and 
green 
infrastructure 
 
Creation of five 
additional 2ha 
areas of publicly 
accessible 
green spaces 
on the edges of 
the village. 

To protect green infrastructure 
and achieve a net gain by end of 
plan period 
 

- SMPC to identify what open 
space and green infrastructure 
features could be delivered in the 
Neighbourhood Plan Area and 
where they could be located.   
- The production of a project plan.  
- Funding could be sought 
through developer funding, 
funding bids or community events 
to raise funds locally.      

SMPC 
 
Developers 

- A plan outlining what is 
proposed in the 
Neighbourhood Plan Area, 
and how it could be 
delivered.   
- Obtaining appropriate 
funding or an agreement to 
deliver new open space 
and green infrastructure.  
- Delivery of additional 
open space and green 
infrastructure.  

Progress to be 
reviewed by SMPC. 

14 Improve the 
footpath 
network within 
the southeast of 
the 
Neighbourhood 
Plan Area 

To protect green infrastructure 
and achieve a net gain by end of 
plan period 
 
To promote healthy lifestyles for 
all ages and abilities 
 
To ensure a range of leisure and 
fitness facilities throughout the 
Neighbourhood Plan Area 

- SMPC to identify exactly what 
improvements are required.   
- Meet with UDC, ECC, and 
Essex Ramblers Association and 
Bishop’s Stortford and District 
Footpath Association to consider 
how improvements could be 
made.    
- Funding could be sought 
through developer funding, 
funding bids or community events 
to raise funds locally.      

ECC  - Agreement on how to 
provide improvements to 
the local footpath network.  
- Improved footpaths in the 
southeast of the 
Neighbourhood Plan Area.  

Progress to be 
reviewed by SMPC.  

 
 
 
 
 
 

Appoint a 
countryside 
ranger  

To protect and enhance green 
infrastructure and achieve a net 
gain by end of plan period 
 
To promote healthy lifestyles for 
all ages and abilities 
 
To reduce deprivation and social 
isolation within the area 
 
To ensure a range of leisure and 

SMPC to identify how a 
countryside ranger could  
-improve public access to the 
countryside  
-liaise with the farming 
community on the improvement 
of landscape features 
-encourage residents to walk 
within the village 
-encourage greater awareness of 
the importance of green 

SMPC -Agreement on the role of a 
countryside ranger 
-improved access to the 
countryside for all 
Meaningful liaison with the 
farming community 
-more residents walking 
-enhancement and 
reinforcement of landscape 
character. 

Progress to be 
reviewed by SMPC.  
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fitness facilities throughout the 
Neighbourhood Plan Area 
 
To respect and support the 
farming community and build 
relationships with landowners 
 

infrastructure to the health and 
well-being of residents. 
  
- Funding could be sought 
through developer funding, 
funding bids or community events 
to raise funds locally. 

15 Protect and 
enhance green 
corridors 

To protect and enhance green 
infrastructure and achieve a net 
gain by end of plan period 
 
To conserve and enhance the 
distinctive heritage and key 
characteristics of the area 
 
To improve air quality throughout 
the Neighbourhood Plan Area 
 

- SMPC to identify where green 
corridors could be delivered.  
- Meet with UDC and Essex 
Wildlife Trust to consider how to 
take the project forward.     
- The production of a project plan.  
- Funding could be sought 
through developer funding, 
funding bids or community events 
to raise funds locally.      

SMPC, UDC 
 
Developers 

- Agreement with UDC and 
the Essex Wildlife Trust on 
the parameters for a 
project plan.  
- Production of a project 
plan outlining what is 
proposed in the 
Neighbourhood Plan Area, 
and how it could be 
delivered 
-improved air quality.  

Progress to be 
reviewed by SMPC.  

Transport 

Ref Action / 
Project  

Relevant SMNP Objective How will this be delivered  Who is 
responsible 

Outcome (Indicators of 
achievement) 

Monitoring 

16 Improve 
pedestrian and 
cycle 
connections to 
community 
services, 
facilities and 
surrounding 
areas 

To improve pedestrian and cycle 
connectivity in and around the 
Neighbourhood Plan Area 
 

- SMPC to identify what 
connections are required.  
- Meet with ECC to consider how 
to take the project forward.     
- The production of a project plan.  
- Funding could be sought 
through developer funding, 
funding bids or community events 
to raise funds locally.      

SMPC, ECC, 
UDC 
 
Developers 

- Agreement with ECC on 
deliverable projects which 
would benefit the 
Neighbourhood Plan Area.   
- Production of a project 
plan outlining what is 
proposed in the 
Neighbourhood Plan Area, 
and how it could be 
delivered.   
- Obtain appropriate 
funding.    
- Additional pedestrian and 
cycle routes throughout the 
Neighbourhood Plan Area.  

Progress to be 
reviewed by SMPC.  
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17 Transport 
assessment of 
the central area 
of Stansted 
Mountfitchet 

To seek improvements to local 
infrastructure including roads, 
noise insulation and community 
benefits 
 

Discussions with ECC to consider 
what assessment work they may 
be able to undertake, and how it 
could benefit the area. 

SMPC, ECC - Agreement with ECC on 
what assessment work 
should be undertaken.   
- Production of an 
assessment of the central 
area of Stansted 
Mountfitchet village.  

Progress to be 
reviewed by SMPC.  

18 Installation of 
additional 
roadside NO2 
monitors in the 
village.  

To improve air quality throughout 
the Neighbourhood Plan Area 
 

Discussions with UDC on how 
additional roadside NO2 monitors 
could be provided in the 
Neighbourhood Plan Area, where 
they should be located, and how 
they should be maintained and 
monitored.    
 
Seek developer contributions 
towards funding air quality 
monitoring. 

SMPC, UDC - Agreement with UDC on 
the location, delivery, 
maintenance and 
monitoring of additional 
NO2 monitors in the 
Neighbourhood Plan Area.    
- The installation of 
additional NO2 monitors.   

SMPC to progress 
the project.   
 
Long term 
monitoring of air 
quality in the 
Neighbourhood Plan 
Area undertaken by 
UDC. 

Flood Management 

Ref Action / 
Project  

Relevant SMNP Objective How will this be delivered  Who is 
responsible 

Outcome (Indicators of 
achievement) 

Monitoring 

19 Deliver Natural 
Flood 
Management 
features in the 
Ugley Brook 
catchment 

To prevent or at least minimise 
future flood events in Lower 
Street 
 

Further discussions with the 
Environment Agency (EA) and 
ECC. 
 
Likely to be funded by EA and 
government funding.  

EA, ECC - Delivery of Natural Flood 
Management features in 
the Ugley Brook catchment 

SMPC, EA 

Local Economy 

Ref Action / 
Project  

Relevant SMNP Objective How will this be delivered  Who is 
responsible 

Outcome (Indicators of 
achievement) 

Monitoring 

20 Improve the 
existing 
provision of 
high-speed 
broadband for 

To support the sustainable growth 
of the local economy 
 

Discussions with ECC and 
Building Digital UK (BDUK). 

ECC and 
BDUK 

- Confirmation from ECC 
and BDUK on how high-
speed broadband provision 
could be improved 
throughout the area. 

Progress to be 
reviewed by SMPC.  
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businesses 
throughout the 
Neighbourhood 
Plan Area 
 

21 Create a regular 
market in the 
village 

To support the sustainable growth 
of the local economy 
 

- Discussions with UDC to 
consider how to progress this 
project. 
- SMPC to identify an appropriate 
location.  
- Produce a project plan. 

SMPC - Greater understanding of 
how to create a regular 
market.  
- Identification of an 
appropriate location.  
- Gaining interest from 
potential vendors. 
- Trialling a new market in 
the Neighbourhood Plan 
Area.  

Progress to be 
reviewed by SMPC.  

22 Creation of a 
tourist 
information 
facility 

To support the sustainable growth 
of the local economy 
 

- SMPC to consider how the 
facility will be run, e.g. 
unmanned, volunteers or paid 
staff.   
- SMPC to produce information 
boards and leaflets with support 
from UDC where possible.   
- SMPC to identify an appropriate 
location for the facility within the 
new Library and Parish Council 
building.  
- Funding, for Tourist information 
boards and leaflets, could be 
sought from local businesses and 
the ongoing sale of items at the 
facility.   
  

SMPC, UDC - A tourist information 
facility providing helpful 
and interesting information 
to visitors.    
- Improving the visitor offer.  

Progress to be 
reviewed by SMPC.  

23 Installation of 
maps and 
interpretation 
boards 
throughout the 

To support the sustainable growth 
of the local economy 
 

- SMPC to identify what 
information is required, and 
where it should be located.     
- Funding for the production of 
information boards and leaflets 

SMPC 
 
UDC to 
provide advice 
and guidance. 

- Identification of what 
information is required, and 
where it should be located.     
- Obtain funding.   
- The installation of maps 

Progress to be 
reviewed by SMPC.  
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village could be sought from local 
businesses, UDC or, funding bids 
or community events to raise 
funds locally.  
  

and interpretation boards 
throughout the village 
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Appendices  

 
Appendix 1: Abbreviations 
 
ANGSt - Accessible Natural Greenspace Standards 
BDUK – Building Digital UK 
CA – Conservation Area 
CIL – Community Infrastructure Levy  
EA – Environment Agency 
ECC – Essex County Council 
EMLP – Essex Minerals Local Plan 2014  
FAS – Flood Alleviation Scheme 
LGS – Local Green Space 
LSCC – London Stansted Cambridge Corridor 
M11 – M11 motorway 
MAG – Manchester Airports Group 
MPPA – Million Passengers Per Annum  
NO2 – Nitrogen Dioxide 
NPPF – National Planning Policy Framework 
NPSG – Neighbourhood Plan Strategic Group  
PPG – Planning Practice Guidance   
RCCE – Rural Community Council of Essex 
SELEP – South East Local Enterprise Partnership  
SHMA – Strategic Housing Market Assessment 
SMNP – Stansted Mountfitchet Neighbourhood Plan 
SMPC – Stansted Mountfitchet Parish Council 
SoS – Secretary of State 
SuDS – Sustainable Drainage Systems 
UDC – Uttlesford District Council 
UDLP – Emerging Uttlesford District Local Plan 
ULP – Adopted Uttlesford Local Plan 
WHO – World Health Organisation 
WLP – Waste Local Plan 
 
 
Appendix 2: References 
 
Bentfield Green Conservation Area Appraisal and Management Proposals, UDC, 2014 
Braintree, Brentwood, Chelmsford, Maldon and Uttlesford Landscape Character Assessments, 
Chris Blandford Associates, 2006 
Commissioning School Places in Essex 2017-2022, Essex County Council, 2017 
Community Infrastructure Levy Regulations (as amended), HM Government, 2014 
Essex County Council Developers’ Guide to Infrastructure Contributions, ECC, 2016 
Essex Design Guide, ECC, 2005 & 2018 
Gateways to the Village, Stansted Mountfitchet Parish Council, 2018 
Historic Settlement Character Assessment, UDC, 2007 
National Planning Policy Framework, HM Government, 2012 
Parking Standards, Essex County Council, September 2009  
Stansted Mountfitchet Community Landscape Project, Liz Lake Associates, 2013 
Stansted Mountfitchet Community Plan, Stansted Mountfitchet Parish Council, 2011 
Stansted Mountfitchet Conservation Area Appraisal and Management Proposals, UDC, 2007 
Stansted Mountfitchet Flood Alleviation Scheme, Mott MacDonald, January 2016 
Stansted Mountfitchet Historic Settlement Character Assessment, UDC, 2007 
Stansted Mountfitchet Housing Need Survey, Rural Community Council of Essex, 2017 
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Stansted Mountfitchet Natural Flood Management Assessment, Mott MacDonald, January 
2016 
UDC Open Space, Sports Facility and Play Pitch Strategy, The Landscape Partnership, 2012 
UDC Retail Study Update, Savills, 2018 
United Kingdom Census 2011, Office of National Statistics, July 2012 
Uttlesford District Historic Environment Characterisation Project, ECC, 2009 
Uttlesford Local Plan Infrastructure Delivery Plan, Troy Planning, June 2018 
Uttlesford Protected Lanes Assessment, ECC, 2012 
West Essex and East Hertfordshire Strategic Housing Market Assessment, Opinion Research 
Services, September 2015 and July 2017 
 
 
 



Stansted Mountfitchet Neighbourhood Plan  Version 1.18 

101  
 

Appendix 3 

Stansted Mountfitchet NP: Recreation, SuDS and nature conservation: Inventory 2019 

 
Formal recreation: private member clubs/organisations which the public can join: 

• 1. Pennington Lane Allotments 

• 2. Stansted Bowling Club 

• 3. Football/cricket ground used by Stansted Cricket Club (Adult and youth teams) and Stansted Football Club (Adults only) 

• 4. Cricket ground at Stansted House used by Stansted Hall & Elsenham Cricket Club 

• 5. Stansted Tennis Club 

• 6.Stansted Tennis Club Garden 

• 7. Stansted Youth Centre, an Essex county council facility which has a hard-surfaced outdoor space used by young people 

• 8. Elms Farm Allotments 

• 9. Mountfitchet Romeera Leisure Centre 

• 10. Walpole Meadows Allotments (under development). 

Informal recreation: public open spaces (POS):  
 

• 11. The Recreation Ground (1.55 hectares) which is the largest, freely available public open space in the village and includes (65 and 
66) two Local Equipped Area for Play spaces: one of which is fenced for younger children  

• 12. Windmill Fields and Windmill Garden 

• 12A Verge north of junction of Blythwood Gardens and Silver Street 

• 13. St John’s Church Memorial Garden and churchyard 

• 14. Bentfield Upper Green including (67) a Local Equipped Area for Play 

• 15. Bentfield Lower Green 

• 16. Cooper’s Alley (Bentfield Gardens Open Space) 

• 17. Crafton Green 

• 18. Birchalls 

• 19. Five Acres 

• 20. Highway verges on west side of Cambridge Road each side of Croasdaile Road 

• 21. Burnells Way Green 

• 22. Skate Park 
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• 23. Elms Farm Open Space (under development) 

• 24 Mountfitchet Green including (68) a fenced Local Equipped Area for Play and (69) a fenced Basket Ball court (MUGA)  

• 25. Verges on Church Road each side of Mountfitchet Road 

• 26. Church of St Mary the Virgin, churchyard and Parish cemetery 

• 27. Watson Green open space off Walson Way which includes a SuDS feature and (71) a Local Equipped Area for Play space  

• 28. Open space north of Forest Hall Road including (72) a Local Area Play space 

• 29.  Rochford Square; open space off Hampton Road 

• 30. Open Space each side of Reeve Road including (73 and 74) two Local Area Play spaces  

• 31. Open space north of Wilkins Crescent including (75) a Local Equipped Area for Play 

• 32. FH1. Hudgell Road Local Area Play space 

• 33. FH2. Bayford Way Local Area Play space 

• 34. FH3. Near Newell Road Local Area Play space 

• 35. FH7. South of Livings Way 

• 36. FH4. Peachey Walk Local Area Play space 

• 37. FH5. Peachey Walk Local Area Play space 

• 38. FH6. Peachey Walk Local Area Play space 

• 39. Proposed kick-about area at the recent Walpole Meadows development 

• 40. Proposed open space at the recent Walpole Meadows development 

• 41. Proposed open space including a Local Equipped Area for Play (70) at the recent Walpole Meadows development 

• 42. Proposed Village Green at the recent Walpole Meadows development 

• 43. Proposed Community Woodland at the recent Walpole Meadows development 

• 48. Newman’s Plantation 

• 63. Grippers: land associated with Footpaths 24 & 25 and Stansted Brook (footpath access only). 

 

SuDS features used as informal open space (a SuDS feature cannot be counted as POS): 

• 44. Linear SuDS feature on north boundary of Foresthall Park with (76, 77 and 78) three Local Area Play spaces on the boundary. 
 
SuDS feature – status not yet known: 
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• 45. Detention Ponds, Walpole Meadows. 
 
Other Informal public open spaces: 
 

• Other grass areas that are wide highway verges that provide some open space.  These are maintained by the highway authority and the 
parish council 

• A network of alleyways within the village that are very well used. 
 

Informal recreation: Local wildlife sites (LWS) with public access: 

• 46. Turner’s Spring / The Bourne Local Wildlife Site 

• 47. Aubrey Buxton Nature Reserve 
 

Local Wildlife Sites with public access via a public footpath or the highway: 
 

• 49. Gall End Meadow (potential LoWS) 

• 49A.The Mount: three separate sites on the land known as Grippers 

• 49B. Belmer Road verges, Burton End 
 

Local Wildlife Sites without public access: 

• 50. Alsa Lodge Pit  

• 51. Alsa Wood  

• 52. Durrel’s Wood 

• 53. Houghtey Wood  

• 54. Stansted Marsh  
 

Local Wildlife Sites within the Parish but outside the NP area: no public access: 

• 55. Long Border 

• 56. Round Coppice 

• 57. Stocking Wood. 
 

No public access but of nature conservation value: 
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• 58. The Newt Area, Peachey Walk, Foresthall Park. 
 

School Playing Fields with occasional community use: 

• 59. Forest Hall School playing field used occasionally for public events eg Village fireworks display 

• 60. Bentfield Primary School playing fields used for annual music festival 

• 61. St Mary’s C of E Primary School, Foresthall Park all-weather pitch 

• 62. Magna Carta Primary Academy playing field. 
 
Proposed for designation as Local Green Space in the NP:  

• 14. Bentfield Upper Green including (67) a Local Equipped Area for Play 

The following areas (listed above) are also designated as Protected Open Space by UDC: 

• 3. Football/cricket ground used by Stansted Cricket Club (Adult and youth teams) and Stansted Football Club (Adults only) 

• 11. The Recreation Ground (1.55 hectares) which is the largest, freely available public open space in the village and includes (65 and 

66) two extensive Local Equipped Area for Play spaces: one fenced for younger children 

• 12. Windmill Fields and Windmill Garden 

• 12A. Verge north of junction of Blythwood Gardens and Silver Street 

• 15. Bentfield Lower Green 

• 20. Highway verges on Cambridge Road each side of Croasdaile Road 

• 22. Skate Park 

• 24. Mountfitchet Green including a fenced Local Equipped Area for Play and a fenced court for basketball, netball and five-aside-football 

• 25. Verges on Church Road each side of Mountfitchet Road 

• 27. Watson Green open space off Walson Way which includes a SuDS feature and (71) a Local Equipped Area for Play space 

• 28. Open space north of Forest Hall Road including (72) a Local Area Play space 

• 30. Open Space each side of Reeve Road including (73 and 74) two Local Area Play spaces  

• 48. Newman’s Plantation. 

• 60. Bentfield Primary School playing fields used for annual music festival 

• 64. Hargrave House Care Home grounds (not included above).  
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Appendix 4: Details of Neighbourhood Plan Transport Projects 
 

Ref Project Issues Proposed improvements Funding 
options 

T1 Cambridge 
Road, 
commercial 
area between 
Clarence 
Road and 
Chapel Hill 

             (Ongoing Project) 
• Pedestrian safety reflecting indiscriminate 

parking and rising traffic volume. 
• Need for more short-term parking both on 

and off street. 
• Need a wider carriageway to allow one 

lane of traffic to flow each way. 

                    (Ongoing Project) 
• Reduce width of footpath on west side to improve 

traffic flow while retaining parking. 
• Increase off-street parking on land off Cambridge 

Road (possibly 30+ spaces). 
 

Developer 
contributions 
 
UDC to 
acquire land 
for off-street 
parking 
 
Consultation 
with Essex 
Highways 

T2 Junction of 
B1383 with 
Chapel Hill 
and Bentfield 
Road 

             (Ongoing Project) 
• Complex junction 
• Accessing, or crossing over, the B1383 is 

often difficult, sometimes dangerous. 
• Right hand turn from B1383 to Chapel Hill 

causes long tail backs in busy periods. 
• Pedestrians find crossing these roads in 

this vicinity hazardous. 

             (Ongoing Project) 
• To consider reconfiguration of junction either 

installing roundabout/s or, traffic lights. 
• To provide crossing points for pedestrians. 

 
Consultation 
with Essex 
Highways  

T3 Chapel Hill, 
(between 
B1383 and 
Lower Street) 

             (Ongoing Project) 
• Parking reduces traffic flow to one lane 

along much of the road. 
• Dangerous driving including use of 

footpath reflecting traffic volume / poor 
driving. 
 

             (Ongoing Project) 
• Consider removing on street parking from 

Woodfield Terrace to B1383 (all properties along 
this stretch have off street parking).  

• Retain on street parking from Woodfield Terrace 
to Woodfields (properties have no off-street 
parking) but consider whether any system of 
priority would work. 
 

 
 
Consultations 
with UDC and 
Essex 
Highways  

T4 Lower Street, 
(Chapel Hill 
to Grove Hill) 

             (Ongoing Project) 
• Commercial centre which requires short 

term parking. 

             (Ongoing Project)  
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Ref Project Issues Proposed improvements Funding 
options 

• Carriageway is too narrow to permit a two-
way traffic flow. 

• Pedestrians find crossing Lower Street, 
especially with school children, extremely 
hazardous. 

• New roundabout is poorly designed 
leading to heightened accident risk. 

• Reduce width of footpath on west side to allow 
carriageway to be wider thus allowing two-way 
movement.  

• Install pedestrian crossing (currently out for 
consultation). 

 

Consultation 
with Essex 
Highways  
 
Pedestrian 
crossing 
provided by 
Hilton 
Properties 
S106.   

T5 Lower Street 
Car Park, 
owned by 
UDC and 
managed by 
North Essex 
Parking 
Partnership 

             (Ongoing Project) 
• Capacity is inadequate both long term and 

short term. 
• Layout is poor and complicated by legal 

issues. 
• No pedestrian crossing on approach road. 
• No safe route to skate park. 
• No cycle parking.  

             (Ongoing Project) 
• Ensure car park is run as one but meeting the 

needs of all key parties including the castle. 
• Consider renegotiating location of NHS spaces. 
• Consider relocating skate park (only if a suitable 

replacement provided). 
• Consider a second deck. 
• Consider providing cycle parking facilities 

 

 
Consultation 
conducted, 
UDC actively 
considering 
different 
options 

T6 Grove Hill • Phasing of lights causing long tailbacks 
coming from direction of Elsenham with 
this situation worsening given residential 
development in Elsenham. 

• Weight restriction going up the hill is not 
working in the absence of any 
enforcement (inadequate signage and 
satnav directions may be contributory 
factors). 

• Consider removing on-street parking on Grove 
Hill, however this will create parking difficulties for 
residents.    

• Implement a well-designed and enforced 
weight/width restriction. 

 
Consultation 
with 
UDC/Essex 
Highways  

T7 High Lane, 
Lower Street 
to B1383 

             (Ongoing Project) 
• Rising volume of traffic which will be a 

continuing trend given residential 
developments still to be completed in 
Elsenham. 

             (Ongoing Project) 
• Install traffic calming measures (preliminary 

scheme identified). 

Possibly from 
Forest Hall 
development 
S106. 
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Ref Project Issues Proposed improvements Funding 
options 

• Too many drivers speeding - particularly 
dangerous close to village centre. 

Consultation 
with Essex 
Highways 
 

T8 Church 
Road, Lower 
Street to 
Walson Way 

• Narrow road carrying a high traffic flow 
(also a bus route). 

• Inadequate traffic calming scheme also 
considered to be dangerous. 

• Narrow railway bridge can force vehicles 
onto footpath. 

• Single narrow footpath inadequate and 
dangerous given increased usage (two 
schools and major new developments). 

• Consider a different traffic calming scheme or re-
engineer existing scheme. 

• Ensure existing footpath is restored to its full 
width. 

• Reassess proposal to construct a new footpath 
outside the existing path. 

Forest Hall 
development 
S106  
 
Consultation 
with 
UDC/Essex 
Highways 

T9 Walson Way, 
Church Road 
to Forest Hall 
Road 

• Major route (including buses) from the 
village to the B1383 passing through the 
middle of the Forest Hall development. 

• On street parking causing danger at both 
ends of the road. 

• Parking issues arising from the location of 
St Mary's School. 

• Install double yellow lines at both ends of road. 
• Consider a lay-by in Hampton Road to 

accommodate school parking. 

Double yellow 
lines by Essex 
Highways. 
No allocation 
yet proposed 
For lay-by. 
 

T10 Cambridge 
Road - 
footpath from 
High Lane to 
Five Acres 

• Poor quality footpath • Improve standard of existing footpath to 
accommodate pedestrians from the Walpole 
Farm development. 

 
UDC/Essex 
Highways 

T11 Cambridge 
Road 

• Safety concerns regarding speed of traffic.   • Extend 30mph limit north to beyond Alsa Street 
to encompass traffic from the new estate. 

UDC/Essex 
Highways 

T12 Silver Street / 
Pines Hill 
 

• High traffic volumes, narrow footpath, and 
on footpath parking make conditions 
dangerous for pedestrians on Silver 
Street. 

• Pedestrian crossing needed in the vicinity of 
Blythwood Gardens and close to the Chapel Hill 
junction. 

• Widen footpath along Silver Street by Pines Hill 
to facilitate safe walking into the village centre. 

 
Consultation 
with Essex 
Highways 
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T13 Stoney 
Common 
Road / West 
Road 

• These roads form part of the safe walking 
route to St Mary's School (identified by 
ECC). These are unadopted roads with 
poor road surfaces and inadequate 
footpaths. 

• Provide improved footpaths.  Foresthall 
Park 
development 
S106, 
however the 
funds have 
not yet been 
provided due 
to legal 
complications.  

T14 Mountfitchet 
Estate 

• The pressure for parking on narrow estate 
roads has led to the verges on many of the 
footpaths being destroyed. 

• The permanent removal of the verges, clearly 
identifying where parking is permitted, and the 
creation of lay-bys would improve the 
appearance and safety of pedestrians. 

 

Consultation 
with Essex 
Highways 
 

T15 Jordan Close 
to Foresthall 
Park 

• Connectivity between Jordan Close and 
Foresthall Park 

                         (Completed) 

• Development of a bridge to connect the two areas 
 
                           (Completed) 

 

T16 Adjacent to 
the Catholic 
Church, 
south of the 
Bloor 
development 
 
 

• Improved connectivity for pedestrians. 
 
 
                        (Completed) 

• New footpath 
 
 
                           (Completed) 

 

T17 Southern 
pedestrian 
and cycle link 
to Bishop’s 
Stortford  

• Complex issue 
• No footway on Gypsy Lane 
• Narrow footway on the B1383 
• Fast moving traffic on Gypsy Lane and the 

B1383 
• Change in level from the B1383 to Gypsy 

Lane 

• Improved connectivity to Bat Hurst Willow 
Country Park and Bishop’s Stortford town 

• Investigate options on each side of Gypsy Lane 

Consultation 
with Essex 
and Herts 
Highways and 
local 
landowners 
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• Mature trees line the edge of Gypsy Lane 
• Physically difficult to achieve  
• Landowner cooperation required 

T18 Footway on 
northeast 
side of Forest 
Hall Road 
from 
Pestover 
Bridge 

• No footway at present 
• Pedestrians and families with pushchairs 

walking from Pestover Bridge walk in a 
road busy with fast moving vehicles 

• From the end of existing footway on the 
southeast side of Forest Hall Road construct a 
footway on the northwest side up to the existing 
footway at the start of the Foresthall Park 
development 

• Connect to the end of Footpaths 24 and 25 to 
create a circular route 

• Route would contribute to the proposed link to 
Bishop’s Stortford 

Consultation 
with Essex 
Highways 

T19 Path on 
south side of 
Aubrey 
Buxton 
Nature 
Reserve 

• Countryside path used by the public for 
many years 
 
 
 

 

• Follow the legal process to convert the path to a 
formal PRoW 

• Part of a popular circular route 
 

Parish council 
to pursue with 
UDC 

T20 South of new 
roundabout 
on the B1383 
by the 
Walpole farm 
development 

• Residents from Walpole Meadows need to 
cross the busy B1383 to access footways 
into the Village 

• Residents from the future development 
west of High Lane will need to cross the 
B1383 to gain access to open space  

• Speed limit is 40mph 

• Install a safe crossing south of the new 
roundabout 

Consultation 
with Essex 
Highways 

T21 
 
 
 
 
 
 
 

Create a 
cycle route 
as an 
extension of 
the road 
through the 
Parsonage 
Farm 

• Separating proposed route from secure 
areas of the airport 

• Allows low-paid workers access to 
employment 

• Reduces car use for residents 
• Requires cooperation from landowners, 

Essex Highways and Manchester Airport 
Group (MAG) 

• Extend the road on the Industrial Estate and pass 
under the M11 using the subway for Footpath 28 

• Engage with stakeholders to improve provision of 
cycleways within the airport boundary. 

Essex 
Highways and 
MAG 
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Industrial 
Estate, under 
the M11 and 
into the 
airport land 

T22 
 
 
 

Improve link 
to Sustrans 
cycle route 
16 from 
Birchanger to 
Stansted 
Airport 

• Sustrans route 16 outside Parish 
boundary but aiming for good links from 
Stansted village to Birchanger and 
improved cycleways within the airport 
boundary 

• Allows low-paid workers access to 
employment 

• Reduces car use for residents 
• Requires cooperation from landowners, 

neighbouring Parish, Essex Highways and 
Manchester Airport Group (MAG) 

• Look at options for better links to Birchanger 
• Engage with stakeholders to improve provision of 

cycleways within the airport boundary. 

Essex 
Highways and 
MAG 

T23 Improve 
parking 
facilities 
south of St 
Theresa’s 
Church, High 
Lane 

• Limited availability of parking south of St 
Theresa’s Church, High Lane 

• To be determined.  Dependent on 
proposed 
improvements.  
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Figure 6: Proposals Map 
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Figure 8: Photographic Survey of Village Character Areas 
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Figure 8: Photographic Survey of Village Character Areas 
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Figure 10: Location of Community Facilities 
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Figure 15: Green Infrastructure: Statutory Designations 
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Figure 16: Green Infrastructure:  Non-statutory Designations 
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Figure 19: Local Landscape Character and Views 
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Figure 24: Location of Proposed Additional Non-Designated Heritage Assets 
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Figure 27: Green corridors 

 


