
  

 

 

 

 

 

 

 

 

 

Local Plan Consultation  

Response Form 

 
Before responding, please refer to the Consultation Document which contains 

essential background information to each question: www.uttlesford.gov.uk/lpconsult 

Type responses into the relevant boxes (where it says ‘type here’ in red italics). 

All the questions are optional and your response will be valid even if you only answer 

one question. Insert as many lines as you need to complete your response.  

 

Please insert your details in the box on the next page. 

 

 

Reply by 4.30pm on Friday 4 December 2015 to planningpolicy@uttlesford.gov.uk 
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Your details 

Please insert your details below. All responses will be published on the Consultation 

Portal together with your name and (if applicable) organisation details. You will need 

to provide your name, organisation (if applicable), and full address in order for your 

comments to be processed. Your address and email will not be published. 

Anonymous responses will not be considered. 

Name  
Organisation 
(if applicable) 

 

Address   
Town/Village  
Postcode  

Email   

 

Please email your response to planningpolicy@uttlesford.gov.uk. You should receive 

an automated receipt.  

All responses will be collated in a public report during early 2016. A subsequent 

report will address all the issues raised, and this will help us to shape the emerging 

Local Plan, a draft of which is anticipated during the second half of 2016. 

 

Progress with the Local Plan may be monitored at www.uttlesford.gov.uk/ppwg. 

 

Thank you for your response 
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Insert as many lines as you need to  

Question 1: Vision and Development Strategy (Consultation Document Section 

2.1) 

What do you think the Council should include in its Local Plan vision and 

development strategy for the District in 2033? 

Type your response here 
 
 
 
 
 
 
 
 
 
 
 
 

 

Question 2: Cross-boundary strategic planning (Consultation Document 

Section 2.2) 

Are there any specific cross-boundary planning issues that the District Council 

should consider in putting together its Local Plan? Please provide details. 

The two sites identified for a possible new settlement near Great Chesterford and 
any sizeable expansion of Great Chesterford would have very significant impacts 
on South Cambridgeshire, particularly in terms of increased traffic going to and 
from Cambridge and junction 10 of the M11.  The roads and junctions most 
affected would be the A1301, the A505, the Pampisford roundabout, the roads 
through Ickleton and Duxford.  There would also be the potential to increase the 
risk of flooding downriver from Great Chesterford ie in South Cambridgeshire, as a 
result of run-off of rainwater. 
 
There would need to be consultation with the relevant Parish Councils, South 
Cambridgeshire District Council and Cambridgeshire County Council.   
 
We do not think it right that Uttlesford should meet its targets for new housing, 
either by building new settlements or by sizeable expansion of villages, if the 
negative impacts would be felt largely or to a significant extent by neighbouring 
communities in South Cambridgeshire. 
 
We have made more specific comments on these issues later in our response. 
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Question 3: Settlement Hierarchy (Consultation Document Section 2.3) 

Do you agree with the Planning Inspector that the settlement hierarchy is “generally 

soundly set out” and represents a pragmatic way forward for the Local Plan? 

The Council is particularly interested to know 

• If there has been any significant changes in the services and facilities in any 

settlement which should lead to its reclassification? 

• Is the proposed function for each type of settlement is appropriate? 

• Are there other relevant factors which suggest that a greater or lesser amount of 

development should be directed to a settlement than would reflect its strict place in 

the settlement hierarchy? 

• Whether you think an additional tier should be added to the hierarchy to indicate 

the potential for one or more new settlements? (see also Question 10) 

The settlement hierarchy outlined seems sensible and one that will provide 
housing for residents throughout the district.  While there can be a place for new 
settlements in local plans, particularly if brownfield sites are available, one of the 
major problems of a new settlement is that the bulk of new housing is in one 
specific place.  A new settlement near, for example, Great Chesterford, the most 
northerly point of the district on the county boundary, does not really help people 
who are wanting housing elsewhere in Uttlesford. 
 
 
 

 

Question 4: Infrastructure planning (Consultation Document Section 2.4) 

Please provide details of any particular infrastructure issues which you feel the 

Council needs to consider, if possible providing evidence. 

The impact of additional traffic travelling north to Cambridge and the M11 needs to 
be considered – see our comments in response to Question 2 above and Question 
11 below. 
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Question 5: Employment (Consultation Document Section 2.5) 

What should be the main influences on the employment strategy? Are there any 

locations which you feel would be particularly suitable for employment? 

Type your response here 
 
 
 
 
 
 
 
 
 
 
 
 

 

Question 6: Housing Tenure Mix and Affordability (Consultation Document 

Section 2.6) 

What are the main issues relating to housing tenure mix, and affordability which the 

Council should consider? 

Type your response here 
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Question 7: Leisure, Recreation, and Open Space (Consultation Document 

Section 2.7) 

What do you think are the main issues the Council should consider in relation to 

Leisure, Recreation, and Open Space? 

Type your response here 
 
 
 
 
 
 
 
 
 
 
 
 

 

Question 8: Natural Environment and Historic Environment (Consultation 

Document Section 2.8) 

What do you think are the main issues the Council should consider in relation to the 

natural environment and the historic environment? 

It is important that new housing should blend into the landscape and not harm the 
natural and historic environment.  We have commented more specifically later in 
relation to particular sites.  Good quality agricultural land (Grade 1 and 2) should 
be preserved for agricultural use.  As far as possible development should be on 
brown field sites. 
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Question 9: Other Areas of Search (Consultation Document Section 3) 

Are there any other potential Areas of Search not shown in Figure 1 which should be 

assessed by the Council? 

Type your response here 
 
 
 
 
 
 
 
 
 
 
 
 

 

Question 10: New Settlements (Consultation Document Section 3.1) 

What do you think about the principle of one or more new settlements in providing for 

the future development needs of the District? 

In our view one or more new settlements would be very problematic for a number 
of reasons: 
 

• The number of houses required to be built over the period does not seem to 
be large enough to make such new settlements viable.  For a new 
settlement to work, enough houses need to be built at a rate that will 
provide a sense of community for the residents and bring the infrastructure 
needed, for example a school, health centre, shops etc.  If the number of 
houses and rate of build do not justify that infrastructure then adjacent, 
existing settlements have to provide those services. 
 

• The bulk of new housing will be in one, or perhaps two, specific places.  A 
new settlement in, for example, the very north of the district does not really 
help people who are wanting housing in the south of the district where they 
might work or have family and friends. 
 

• It is difficult to build a new settlement on land that is not Greenfield and 
which is not good quality agricultural land whereas smaller developments 
on the edges of towns and villages can make use of brownfield and lower 
quality land. 
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Question 11: New Settlement Areas of Search (Consultation Document Section  

3.1) 

What issues and evidence should the Council consider when assessing the potential 

for one or more new settlements at Areas of Search 1-9? Please reference any 

specific Areas of Search in your response. 

Area of Search 1 
In our view this area is not a good location for a new settlement for the following 
reasons: 
 

• A new settlement here would not blend into the landscape.  This is rising 
ground and any settlement would be highly visible from a wide area.  It 
would be contrary to the normal pattern of development in this location 
which is along the river and stream valleys. 

• It is a rural area and provides a lot of habitat for wildlife not just in the 
wooded areas within the site, but generally. 

• It is a Greenfield site consisting largely of good quality Grade 2 arable land 
which, in our view, should not be taken out of food production. 

• This is an area of virtually full employment and, while it is envisaged that 
new employment opportunities might be provided, it is likely that a 
settlement in this location would attract a lot of people who would commute 
to Cambridge and London where they work but cannot afford to live.  It 
would, in our view, do little to meet the housing needs of Uttlesford 
residents.  South Cambridgeshire District Council and Cambridge City 
Council are already planning to meet their housing needs.  Uttlesford should 
plan to meet the needs of its own residents throughout its district rather than 
provide housing for Cambridge and South Cambridgeshire. 

• The Sustainability Assessment states that there is good access to the M11 
but this is only true in part.  Access would be at junction 9A at Stump Cross 
but this is only southbound and the only exit there is from the south.  To 
travel north on the M11 or exist from the north would mean having to travel 
to junction 10 at Duxford.  If traffic kept to the main roads this would be via 
the A1301 and A505.  Those roads and the roundabout where they 
intersect at Pampisford are already up to and overcapacity at peak times 
and the A1301 backs up.  Increased traffic is therefore likely to increase rat 
running through Great Chesterford, Ickleton, Hinxton and Duxford which is 
already a severe problem for those villages. 

• Great Chesterford station does not have a car park and the trains that stop 
there are slow trains.  Any commuters to London are more likely to want to 
travel from Audley End which will mean they would have to travel through 
Great Chesterford, Little Chesterford and Littlebury villages and there would 
be increased pressure on parking at Audley End. 

• In view of the lack of public transport, difficulty parking at the Great 
Chesterford train station, it is likely that many of the settlement’s residents 
would commute to Cambridge or to Audley End station by car.  In our view 
this location would be unsustainable. 
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• Residents are likely to travel to Saffron Walden, for regular shopping and 
other social facilities putting pressure on already very busy roads in the 
middle of the town. 

• Traffic congestion would be increased on roads that are already up to and 
over capacity at peak times, in particular the A1301, A505 and the 
Pampisford roundabout.  We cannot see how the existing roads could 
possibly cope with additional traffic from a settlement which might ultimately 
be 10,000 dwellings. 

• It is difficult to see that a new settlement could be built at such a rate as to 
provide a school, health centre and other services early on.  It is also 
difficult to see how there is the capacity within existing facilities in Great 
Chesterford to provide them to a new settlement. 

• This location has been designated by the Environment Agency as a 
Groundwater Source Protection Zone 3 and is shown on the Agency’s 
Groundwater Vulnerability map as being a major aquifer, having partly high 
vulnerability and partly intermediate vulnerability. 

• Development in this area would have the potential to increase the risk of 
flooding downstream in South Cambridgeshire as a result of additional run 
off of rainwater into the River Cam.  The Cam has burst its banks on 
occasions leading to flooding at the eastern side of Ickleton and elsewhere. 

 
Area of Search 2 
In our view this area is entirely unsuitable for a new settlement for the following 
reasons: 
 

• This is a particularly sensitive area in terms of landscape.  It is high ground 
and it is hard to see how any new settlement could blend into the 
landscape.  Indeed it would be highly visible from a wide area.  It would be 
contrary to the normal pattern of development in this location which is along 
the river and stream valleys. 

• There are a number of sites that are important for wildlife in this area – 
Argers, Howe and Strethall woods and, not far over the boundary with 
Cambridgeshire on Coploe Hill, is the Coploe Pit nature reserve which 
provides a haven for some relatively rare flora and fauna. 

• The area goes right up to the strip lynchetts on Coploe Hill.  Natural 
England and English Heritage (now Historic England) has said in the last 
couple of years that this feature is of national importance.  It is being 
restored having received funding. 

• The ancient Icknield Way goes through the middle of the area. 

• The rural nature of this area is cherished by local residents – the Coploe Pit 
nature reserve, Howe Wood (the bluebell wood), the open views from the 
high ground and its tranquility. 

• The area of search is a Greenfield site and consists of good quality Grade 2 
(some Grade 3) agricultural land which should not, in our view be taken out 
of food production. 

• Most of the existing roads in this area are single track and could not cope 
with the traffic generated by a settlement. 

• This is an area of virtually full employment and, while it is envisaged that 
new employment opportunities might be provided, it is likely that a 
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settlement in this location would attract a lot of people who would commute 
to Cambridge and London where they work but cannot afford to live.  It 
would, in our view, do little to meet the housing needs of Uttlesford 
residents.  South Cambridgeshire District Council and Cambridge City 
Council are already planning to meet their housing needs.  Uttlesford should 
plan to meet the needs of its own residents throughout its district rather than 
provide housing for Cambridge and South Cambridgeshire. 

• The Sustainability Assessment (non-technical summary) is wrong in stating 
at para 3.2.1 that access to the M11 is via junction 9 and a series of A 
roads.  There is in fact no easy access to the M11.  To go north or exit the 
M11from the north would involve going to or from junction 10 at Duxford.  
To go south or exit the M11 from the south would mean going to or from 
junction 9A at Stump Cross.  There are no obvious routes via A roads.  
Traffic to junction 10 would most likely go via Coploe Hill to Ickleton which is 
single track and wholly unsuitable.  We believe there would be very strong 
objections from Ickleton residents to any suggestion of widening and 
changing the nature of this rural lane alongside the strip lynchetts and the 
nature reserve.  We cannot see how the roads to and from the M11 could 
possibly cope with additional traffic from a settlement which might ultimately 
be 10,000 dwellings.   

• There is also no easy access to other main roads to Cambridge or Saffron 
Walden where residents might be expected to do their main shopping and 
social activities.  This would mean that traffic to and from a settlement in 
this area would go through the surrounding small villages such as Ickleton, 
Hinxton, Catmere End, Littlebury, Strethall, Littlebury Green.  The additional 
traffic generated by a settlement of up to 10,000 dwellings would have a 
very severe adverse impact on these villages. 

• There is no easy access to Great Chesterford rail station.  Great 
Chesterford station does not have a car park and the trains that stop there 
are slow trains.  Any commuters to London are more likely to want to travel 
from Audley End which would again mean traffic rat running through the 
villages and there would be increased pressure on parking at Audley End 
station. 

• Given the difficult road and rail access to this area, it is hard to see that this 
area would attract employment. 

• In view of the lack of public transport, difficulty parking at the Great 
Chesterford train station, likelihood that many of the settlement’s residents 
would commute to Cambridge or to Audley End station by car, this location 
would, in our view, be unsustainable. 

• Traffic congestion would be increased on roads that are already up to and 
over capacity at peak times, in particular the A1301, A505 and the 
roundabout where they intersect at Pampisford.  We cannot see how the 
existing roads could possibly cope with additional traffic from a settlement 
which might ultimately be 10,000 dwellings. 

• The area is not connected to any existing settlements that have schools, 
health centres of other services.  It is difficult to see how residents would be 
provided with these facilities in the early stages of building a new settlement 
or how there is capacity in existing settlements to provide those services. 
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• The area is shown on the Environment Agency’s Groundwater Vulnerability 
map as being a major aquifer, having partly high vulnerability and partly 
intermediate vulnerability. 

• Development in this area would have the potential to increase the risk of 
flooding in South Cambridgeshire.  Depending on precisely where a new 
settlement were to be sited, rainwater run-off would drain either to the east 
to the River Cam valley or to the west to the Slade stream or both.  The 
Slade descends to Ickleton where it has burst its banks on a number of 
occasions over the years which has led to flooding of houses.  The River 
Cam has also burst its banks on occasions leading to flooding at the 
eastern side of Ickleton and elsewhere along the river. 

 

Question 12: Saffron Walden (Consultation Document Section 3.2) 

What issues and evidence should the Council consider when assessing the potential 

for urban extensions to Saffron Walden at Areas of Search 10a-g? Please reference 

any specific Areas of Search in your response. 

Type your response here and refer to the specific Area of Search number shown 
on Figure 2 in the Consultation Document (Section 3.2) 
 
 
 
 
 
 
 
 
 
 
 

 

Question 13: Edge of Bishop’s Stortford (within Uttlesford District) 

(Consultation Document Section 3.3) 

What issues and evidence should the Council consider when assessing the potential 

for urban extensions to Bishop’s Stortford at Areas of Search 11a and b? Please 

reference any specific Areas of Search in your response. 

Type your response here and refer to the specific Area of Search number shown 
on Figure 3 in the Consultation Document (Section 3.3) 
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Question 14: Great Dunmow (Consultation Document Section 3.4) 

What issues and evidence should the Council consider when assessing the potential 

for urban extensions to Great Dunmow at Areas of Search 12a-f? Please reference 

any specific Areas of Search in your response. 

Type your response here and refer to the specific Area of Search number shown 
on Figure 4 in the Consultation Document (Section 3.4) 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

 

 

Question 15: Villages (Consultation Document Section 3.5) 

What issues and evidence should the Council consider when assessing the potential 

for development in the villages? Please reference any specific Areas of Search in 

your response. 

Some of the comments we have made above in respect of potential new 
settlements near Great Chesterford also apply to the possible expansion of Great 
Chesterford itself.  In particular: 

• no car park at Great Chesterford rail station with the likelihood that London 
bound commuters will drive to Audley End station and Cambridge bound 
commuters will drive; 

• no northbound access to or southbound exit from the M11.  Instead traffic 
has to travel to junction 10 either via the A1301, Pampisford roundabout 
and A505 or through Ickleton and Duxford which already suffer greatly from 
rat running.  
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• any sizeable development would be likely to attract people who work in 
Cambridge but cannot afford to live there as well as London commuters.  
South Cambridgeshire District Council and Cambridge City Council are 
already planning to meet their housing needs and, in our view, Uttlesford 
should plan to meet the needs of its own residents rather than provide 
housing for Cambridge and South Cambridgeshire. 

 

Question 16: Development at 580 dwellings per year (Consultation Document 

Section 4.1) 

What do you think the implications of development would be under scenarios A to D 

would be, if working to the principle of delivering 580 dwellings per year? 

Scenario A envisages building a new settlement at the rate of 300 dwellings per 
year.  As already noted, for Areas of Search 1 and 2, this number of houses and 
rate of build would not justify the provision of a school, health centre and other 
facilities for several years and it is difficult to see that existing services in Great 
Chesterford could absorb the additional pressure on their resources in the 
meantime.  If one looks at the experience of Cambourne, children were bused to 
schools in other villages for many years. 
 
 
 
 
 
 
 
 
 
 
 

 

 

 

 

Question 17: Development at 750 dwellings per year (Consultation Document 

Section 4.2) 

What do you think the implications of development would be under scenarios E to G, 

working to the principle of delivering around 750 dwellings per year? 

Our comments are the same as for question 16.  Scenario A envisages building 2 
new settlements at the rate of 300 dwellings per year.  As already noted, for Areas 
of Search 1 and 2, this number of houses and rate of build would not justify the 
provision of a school, health centre and other facilities for several years and it is 
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difficult to see that existing services in Great Chesterford could absorb the 
additional pressure on their resources in the meantime.  If one looks at the 
experience of Cambourne to the west of Cambridge, children were bused to 
schools in other villages for many years. 
 
 

 

Question 18: Other Scenarios (Consultation Document Section 4.3) 

Are there any other potential scenarios not shown which should be assessed by the 

Council? 

Type your response here 
 
 
 
 
 
 
 
 
 
 
 
 

 

 

 

 

 

 

Question 19: Other points (Consultation Document Section 5.1) 

Are there any other points you wish to make which do not relate directly to the 

questions above? 

Type your response here 
The Ickleton Society is a village society with an open subscription membership.  It 
is committed to good planning, protection of the environment and the village 
community.  We are responding to this consultation as some of the proposals 
could, we believe, have significant impacts on South Cambridgeshire and Ickleton, 
in particular. 
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