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1. INTRODUCTION  

1.1 The Order 

1.1.1 On 13 March 2008 Stansted Airport Limited (“STAL”), a subsidiary of BAA Limited (“BAA”), 

made the Stansted Airport Limited (Land at and in the Vicinity of Stansted Airport – Second 

Runway) Compulsory Purchase Order 2008 (“the Order”). 

1.1.2 STAL is seeking to assemble in its ownership the land and associated rights over land included 

in the Order (“the Order Land”). 

1.1.3 The Order Land is required for the G2 Airport Development which is a component part of the 

comprehensive proposals for the expansion of Stansted Airport with a wide-spaced second 

runway, passenger terminal and associated facilities. 

1.1.4 The G2 Airport Development forms part of what is referred to as the “G2 Airport Project”, 

which in turn forms part of the wider set of proposals known as the “G2 Project”.  Appendix 4 

to this Statement identifies the various component parts of the G2 Airport Project and the G2 

Project, and the terms used to define each part.  Those defined terms are used where appropriate 

throughout this Statement. 

1.1.5 Section 59(1) of the Airports Act 1986 (“the AA 1986”) provides that the Secretary of State 

may authorise any relevant airport operator to acquire land compulsorily for any purpose 

connected with the performance of the operator’s functions as such.  It also provides that the 

Acquisition of Land Act 1981 (“the ALA 1981”) shall apply to any such compulsory purchase, 

with the exception of Part VI. 

1.1.6 The Order has been made by STAL pursuant to this power to enable the company to acquire all 

of the existing interests in the Order Land. 

1.2 The Purpose of the Statement of Case 

1.2.1 This Statement of Case is provided as required by Rule 7 of the Compulsory Purchase (Inquiries 

Procedure) Rules 2007.  It sets out full particulars of the case which STAL proposes to put 

forward at the inquiry for the compulsory acquisition of the Order Land including the reasons 

for making the Order.  Section 16 contains a list of documents to which STAL intends to refer 

and put in evidence. 

1.2.2 A Statement of Reasons for the Order was published by STAL in accordance with advice in 

Circular 06/2004: Compulsory Purchase and the Crichel Down Rules (“Circular 06/2004”) and 

can be found on http://www.stanstedairport.com/future.  In accordance with the guidance in 

paragraph 35 of Circular 06/2004 the Statement of Reasons has been used as the basis for this 
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Statement of Case.  The opportunity has been taken, where necessary, to update the Statement 

of Reasons to reflect subsequent changes affecting its factual and policy content. 

1.2.3 The Statement of Case comprises this document, the appendices thereto, and the accompanying 

compact disc which contains extracts from documents referred to in the text. 

1.2.4 A Statement of Case in support of the planning applications and other applications underlying 

the Order which are listed at paragraph 8.1.3 below has been produced by BAA and STAL 

pursuant to the Town and Country Planning (Major Infrastructure Project Inquiries Procedure) 

Rules 2005 (“the Stansted Generation 2 Project Statement of Case”). 

1.2.5 A copy of the Stansted Generation 2 Project Statement of Case is appended to this Statement of 

Case as Appendix 5.  BAA’s planning case in support of the applications underlying the Order 

is set out in full in Appendix 5, to which cross-reference is made as appropriate in the main 

body of this Statement of Case. 

1.3 The Structure of the Statement of Case 

1.3.1 Section 2 of the Statement of Case describes the Order Land and identifies any special 

considerations affecting it. 

1.3.2 Section 3 summarises STAL’s purpose in seeking to acquire the Order Land. 

1.3.3 Section 4 introduces the background to the Order, including the description of Stansted Airport, 

its development and planning history, and the genesis and development of the G2 Project. 

1.3.4 Section 5 describes the proposals for the use and development of the Order Land, as part of the 

proposed G2 Airport Development. 

1.3.5 Section 6 deals with alternatives. 

1.3.6 Section 7 sets out STAL’s justification for the use of compulsory purchase powers, both by 

reference to the relevant guidance issued by the Government on the use of compulsory purchase 

powers, and the requirements of the Human Rights Act 1998 (“the HRA 1998”). 

1.3.7 Section 8 introduces the planning position, which is addressed in full in Appendix 5.  It explains 

the need for planning permission and related consents in order to carry out the proposals for the 

use and development of the Order Land and the G2 Airport Development generally, and 

identifies the relevant applications for planning permission and related consents that have been 
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submitted.  The case for granting planning permission and the related consents is set out in full 

in Appendix 5. 

1.3.8 Section 9 describes the other Orders, applications and appeals that are related to the Order. 

1.3.9 Section 10 identifies other prior consents that would need to be obtained in order to implement 

the proposals for the use and development of the Order Land, and the G2 Project generally, and 

the steps taken or to be taken to obtain those consents. 

1.3.10 Section 11 explains how the implementation of the proposals for the use and development of the 

Order Land, and the G2 Project generally, would be secured. 

1.3.11 Section 12 identifies where Government Departments have expressed views about the G2 

Project. 

1.3.12 Section 13 refers to information required in the light of Government policy statements. 

1.3.13 Section 14 describes STAL’s acquisition strategy. 

1.3.14 Section 15 sets out STAL’s responses to objections. 

1.3.15 Section 16 provides a list of documents. 

2. DESCRIPTION OF THE ORDER LAND  

2.1 Overview 

2.1.1 The Order Land comprises 459 ha of land, of which 440.7 ha is within the proposed expanded 

airport boundary (Appendix 1: Plans 1 & 2).  Most of the Order Land is situated to the north-

east and east of the existing boundary of Stansted Airport, with some smaller parcels to the 

south.  A plan identifying the Order Land is attached at Appendix 1 to this Statement (Plan 1). 

2.1.2 The majority of the Order Land is arable farmland, interspersed with dwellings and farmsteads. 

2.1.3 The Order Land contains a total of 73 residential properties (including two properties used as 

residential care homes) and 16 commercial/non-residential properties, principally located in the 

village of Molehill Green.  Molehill Green is located to the north-east of the existing airport 

boundary. 

2.1.4 There are 14 Grade II listed buildings and 2 scheduled ancient monuments within the Order 

Land (see section 2.3 below). 
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2.1.5 The Order Land includes a total of 376.3 ha of agricultural land, 296.5 ha of which is classified 

as either grade 2 or 3a.  The agricultural land is divided amongst seven arable based farm 

holdings.  A network of ditches and hedgerows separates the fields in this area. 

2.1.6 Three wooded areas lie within the Order Land.  They are Philipland Wood (also known as 

Middlefield Wood, The Lays or Flemings Wood), Seven Acre Wood and Little Newlands 

Wood.  Philipland Wood is a Local Wildlife Site. 

2.1.7 Several watercourses cross the Order Land including Pincey Brook and the River Roding as 

well as numerous drainage ditches. 

2.1.8 Pincey Brook rises within the airport and flows south and east towards the Fen.  From there it 

flows generally south along the existing airport boundary and past the existing balancing ponds. 

2.1.9 The River Roding rises outside the airport, between Molehill Green and Chapel End.  It 

transects the north-eastern part of the Order Land, before heading generally southward. 

2.1.10 The Roding, Pincey Brook and the River Chelmer (to the north-east beyond the Order Land) 

form three valleys which determine the topography of the Order Land.  There is a difference of 

approximately 20m between the highest and lowest point. 

2.1.11 There is also a village green and an area of common land at Molehill Green (see section 2.3.3 

below). 

2.2 Detailed description of the Order Land 

2.2.1 Schedules 1 and 2 to the Order provide a detailed description of the Order Land. 

2.2.2 Since making the Order STAL has reached private terms in respect of plots 3 and 4.  STAL’s 

solicitors CMS Cameron McKenna LLP have informed the Secretary of State for Transport and 

have requested that the two plots be excluded from the Order should it be confirmed. 

2.3 Special considerations affecting the Order Land 

Scheduled Ancient Monuments 

2.3.1 The Order Land includes two scheduled ancient monuments: 

The Grange (Moated Site and Fish Pond) Scheduled Ancient Monument (20719) 

Waltham Hall Scheduled Ancient Monument (EX 143) 
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Listed Buildings 

2.3.2 The Order Land includes the following listed buildings (with listed building references given in 

brackets): 

Carters Farm (TL 52 SE 9/3) 

Yew Tree Cottage (TL 52 SE 9/2) 

Three Horseshoes Public House (TL 52 SE 9/1) 

Waltham Hall (TL 52 SE 9/12) 

Cart Lodge at Waltham Hall (TL 52 SE 9/15) 

Nine Bay Barn at Waltham Hall (TL 52 SE 9/17) 

Barn immediately North East of the Cart Lodge at Waltham Hall (TL 52 SE 9/14) 

Barn to the West of Waltham Hall (TL 52 SE 9/13 II) 

Granary at Waltham Hall (TL 52 SE 9/16) 

Little Grange (TL 52 SE 9/18) 

The Grange (TL 52 SE 9/19) 

Granary to the East of the Grange (TL 52 SE 9/20) 

Three Bay Cart Lodge to the East of the Grange (TL 52 SE 9/21) 

Le Knell’s Cottage (TL 52 SE 9/29) 

Common Land and Village Green 

2.3.3 The Order Land includes two parcels of land which fall within the category of land forming part 

of a common, as defined under section 19 of the ALA 1981.  These are Molehill Green Village 

Green and adjacent common land as described below. 

VG10: Molehill Green Village Green 

2.3.4 Molehill Green Village Green measures approximately 1.4 ha, and is located to the south-west 

of the village of Molehill Green.  It is bounded to the west by the local road between Takeley 
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and Elsenham, and to the south of the junction of this road with the local road to Chapel End 

and Broxted. 

2.3.5 The Register of Common Land and Village Greens, maintained by Essex County Council 

(“ECC”), shows that the registration of this land, under the reference VG10, was confirmed on 

22 July 1971.  No rights of common are registered for this land. 

2.3.6 The Register does not record the ownership of the land.  However, STAL’s land referencing 

agents have established that it is owned by Takeley Parish Council. 

2.3.7 The village green, together with the adjoining common land, is designated as a Local Wildlife 

Site (formerly “County Wildlife Site”). 

CL161: Molehill Green Common Land 

2.3.8 The common land at Molehill Green measures approximately 1.9 ha in size, and is located 

immediately to the south of Molehill Green Village Green, on either side of the local road 

between Takeley and Elsenham. 

2.3.9 Registration of this area, under the reference CL161, was confirmed on 22 July 1971.  No rights 

of common are registered for this land. 

2.3.10 The Register does not record the ownership of the land.  However, STAL’s land referencing 

agents have established that it is owned by Takeley Parish Council. 

2.3.11 The area, together with the adjoining village green, is designated as a Local Wildlife Site. 

2.3.12 Both the village green and the common land lie within Takeley Parish. 

3. THE PURPOSE OF THE ORDER 

3.1 The enabling power 

3.1.1 Section 59(1) of the AA 1986 provides that: 

“The Secretary of State may authorise any relevant airport operator to acquire land in Great 

Britain compulsorily for any purpose connected with the performance of the operator’s 

functions as such; and the following enactments, namely – 

(a) if the land is in England and Wales, the Acquisition of Land Act 1981, except Part VI, 

and 
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(b) … 

shall apply in relation to the compulsory purchase of land by a relevant airport operator under 

this section …” 

3.1.2 Section 59(1) grants the airport operator (STAL) a wide power to purchase compulsorily land 

“for any purpose connected with” the performance of its functions as an airport operator.  This 

power is wide enough to allow STAL to compulsorily purchase land not only for operational 

purposes (such as the provision of a runway and terminal), but also airport related development 

to be provided at the Airport (such as hotels, offices, warehousing and car parking) and works 

for the mitigation and/or offsetting of environmental effects of such development (such as the 

proposed Offsetting Measures).  It is STAL’s case that all the forms of development within the 

scheme underlying the Order are for a purpose connected with the performance of its functions 

as an airport operator. 

3.2 Reasons for the Order 

3.2.1 The assembly of the Order Land in STAL’s ownership is required to enable the expansion of 

Stansted Airport by the construction and operation of a second runway, passenger terminal and 

associated facilities as proposed in the G2 Airport Development; and for the purpose of giving, 

in exchange for the village green and common land identified in paragraph 2.3.3 and following, 

the land described in Schedule 2 to the Order.  As noted, these proposals form part of the G2 

Project (Appendix 4) which is supported by, and will implement, national aviation policy in the 

Department for Transport’s White Paper The Future of Air Transport (December 2003) (“the 

ATWP”).  The Order Land is thus required by STAL for a purpose connected with the 

performance of the company’s functions as an airport operator. 

3.2.2 There is a clear and compelling case in the public interest for the G2 Project, which will provide 

substantial public benefits by creating urgently needed additional airport capacity in the South 

East of England, in accordance with up to date Government aviation policy contained in the 

ATWP. 

3.2.3 Neither the G2 Airport Project, nor any other scheme capable of meeting the aims and 

objectives of the Government’s policy for the development of Stansted Airport, could be 

achieved within a realistic timetable, if at all, without the use of powers of compulsory 

acquisition. 
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4. BACKGROUND TO THE ORDER  

4.1 Stansted Airport 

4.1.1 BAA’s evidence will explain the relationship between the existing infrastructure and facilities at 

and serving Stansted Airport, and the infrastructure and facilities proposed as part of the G2 

Airport Project. 

Description 

4.1.2 Stansted Airport lies in a mainly rural setting, wholly within the local authority administrative 

district of Uttlesford in the County of Essex.  The National Grid Reference of the approximate 

centre of the existing Airport is TL 567 239. 

4.1.3 Stansted Airport has been operating civil aviation flights since 14th December 1946.  It is now 

the third busiest airport in the UK, and handled some 23.8 million passengers per annum 

(“mppa”) in 2007.  Between 1995 and 2006 the throughput of the Airport grew from around 3.9 

mppa to around 24 mppa, a six-fold increase. 

4.1.4 The Airport’s location in the East of England places it within one of the fastest growing regions 

in the UK.  The growth in air traffic volume has been generated by expansion in the demand 

from within Stansted Airport’s own catchment area (primarily the East of England, London and 

the South East), along with the attraction of traffic (including transfers) from a wider area as the 

network of routes and service frequency at the Airport has been developed.  Stansted has 

benefited particularly from the growth in low cost airlines. 

4.1.5 CAA statistics for 2007 show that 18.6% of passengers at Stansted are business passengers, a 

comparable figure to Gatwick (18.1%), Luton (21.2%) and Manchester (20.3%).  All these 

major airports have significantly fewer business passengers than Heathrow (35.8%).  CAA 

statistics also show that 45.8% of passengers at Stansted were primarily visiting friends and 

relations. 

4.1.6 In January 2008, Stansted served 158 destinations across 36 countries, including many 

European routes – a greater number than Heathrow.  It is likely that the increased diversity of 

leisure routes is also expanding business opportunities, for example in eastern European 

countries. 

4.1.7 Volume 1 of the ES provides a full description of the Airport and its existing infrastructure. 
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4.1.8 The Airport currently has a single runway (3,048m long), which has a south-west/north-east 

alignment, with parallel taxiways on its southeast side leading to the terminal and cargo areas 

and the aircraft maintenance facilities.  A single parallel taxiway to the north of the runway 

provides access to the General Aviation terminal, aircraft maintenance facilities and remote 

aircraft parking. 

4.1.9 There is a single passenger terminal, which contains passenger facilities for domestic and 

international passengers. 

4.1.10 Three airside Satellites provide access to aircraft stands located to the north and west of the 

terminal.  International passengers gain access to and from Satellites 1 and 2 by an automated 

underground tracked transit system.  Bridge links from the terminal provide direct access to and 

from Satellite 3 for international passengers, and to and from Satellite 2 for domestic 

passengers.  In addition, a coaching gate on the airside frontage provides access to remote 

stands. 

4.1.11 The cargo area is located to the south-west of the terminal and comprises a terrace of transit 

sheds with an airside frontage on to the main terminal apron and a parallel transit shed to the 

south-west currently operated by FedEx.  The main apron in front of the passenger terminal and 

aircraft stands to the south-west of the FedEx development provides parking for primarily cargo 

aircraft.  The cargo area has an independent function from the landside road system with 

associated staff and lorry parking.  The Airport fire station is located immediately to the north of 

the cargo transit sheds. 

4.1.12 The principal aircraft maintenance facility is located to the south of the runway, and includes a 

hangar capable of accommodating two Boeing 747 sized aircraft, two ground run pens, 

supporting accommodation and car parking. 

4.1.13 The area to the north of the runway (“Northside”) includes various maintenance, office, general 

aviation and business jet facilities, as well as the Airport’s refuelling centre (“the fuel farm”), 

and a fire training ground. 

4.1.14 The Airport is supported by a variety of airport-related facilities including: 

a. Offices – 24,200 m2 (GEA) of freestanding office floorspace close to the terminal 

(Enterprise House), close to existing cargo areas (Endeavour House) and at Northside. 

b. Hotels – 3 hotels providing a total of around 994 bed spaces. 
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c. Industrial uses (freight forwarding/catering/general industrial) – comprising 11,400 m2 

at Taylor’s End. 

d. Petrol Filling Station – located at Southgate. 

Surface Access to Stansted Airport 

4.1.15 Stansted Airport is located immediately to the northeast of the M11/A120 junction (junction 8), 

from which a dedicated spur from the roundabout leads to the Airport road network, including 

the terminal.  Slip roads give direct access to the Airport road network from the M11 

northbound and to the M11 southbound at junction 8 via an over-bridge at Priory Wood 

roundabout.  Further to the east, Airport access is gained via east facing on and off slips along 

the new A120 at Southgate.  Local access via Cooper’s End roundabout is also currently 

available.  Access to the Airport’s Northside facilities is via First Avenue along Bury Lodge 

Lane, opposite the long stay car park. 

4.1.16 There are currently 26,800 public car parking spaces at the Airport (2,700 short-stay principally 

to the south-east of the terminal; 5,300 mid-stay spaces mainly at the Bassingbourn car park; 

and 18,800 long-stay spaces to the north of the existing runway).  Planning permission exists for 

the provision of up to 42,700 public car parking spaces and 6,100 staff car parking spaces. 

4.1.17 Stansted Airport is served by its own railway station via a spur from the West Anglia Main Line 

(“WAML”). 

4.1.18 The franchise operator ‘One Railway’ provides Stansted Express services to London (mainly to 

and from Liverpool Street, with a limited service into Stratford Station), and ‘Arriva Cross 

Country’ provides services to Cambridge, Peterborough, Leicester and Birmingham. 

4.1.19 A recently expanded bus and coach station is situated adjacent to the terminal and the rail 

station, and currently supports 550 scheduled bus and coach departures daily to 54 destinations. 

Utilities 

Surface water drainage 

4.1.20 Balancing ponds are provided to regulate and clean the flow of surface water runoff to the river 

courses.  The principal balancing pond, Balancing Pond C, is located to the south of the Airport. 
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Foul water 

4.1.21 All foul discharge from the existing Airport (with the exception of Northside) discharges to the 

Thames Water Utilities Limited’s (“TWUL”) Foul Pumping Station at Pond ‘C’ for transfer to 

Bishop’s Stortford Waste Water Treatment Works (“WwTW”). 

4.1.22 Contaminated water in Pond ‘C’ is pumped (using the existing pumping station and rising main 

infrastructure) to TWUL for treatment at Rye Meads WwTW under TWUL discharge consents. 

4.1.23 Northside is currently served by a network of nine small pumping stations that were constructed 

to connect what were previously individual foul water systems in the TWUL sewer mains.  This 

network then discharges to the TWUL Foul Pumping Station at Duck End, and from there to 

Bishop’s Stortford WwTW by means of buried rising mains. 

Electrical supply 

4.1.24 Existing electrical supplies into the Airport are provided by EDF Energy. 

4.1.25 A second supply was completed earlier this year. 

Gas supplies 

4.1.26 The existing gas supply to the Airport is provided by an 18” local high-pressure buried main 

from Matching Green which connects into an above-ground gas regulator station located 

adjacent to Pond ‘C’. 

Aviation Fuel 

4.1.27 Aviation fuel supplies to the Airport are provided by means of a 4 ml/d buried pipeline supply 

from Saffron Walden, to the existing fuel farm at Northside.  Storage capacity is provided by 3 

existing 5Ml tanks, with 3 further tanks to be added under the G1 Airport proposals.  From the 

fuel farm aviation fuel is distributed around the Airport and onto the aircraft stands and apron 

by means of a buried fuel hydrant system. 

Planning History 

4.1.28 Section 2.2 of the Stansted Generation 2 Project Statement of Case (Appendix 5 to this 

Statement) provides an overview of the planning history of Stansted Airport (including the 

Secretaries of State’s decision on the G1 application) and the relevance of that history in the 

determination of the applications that now make up the G2 Airport Project. 
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4.1.29 A more detailed explanation of the planning history of Stansted Airport (up to, but not 

including, the Secretaries of State’s decision on the G1 application) is to be found in the 

Planning Statement submitted in support of the G2 Airport Project applications. 

4.1.30 The principal findings set out in the Inspector’s Report and the Secretaries of State’s decision 

letter in respect of individual topics are referred to when appropriate in the relevant sections of 

the Stansted Generation 2 Project Statement of Case. 

4.2 THE ATWP AND THE DEVELOPMENT OF STANSTED GENERATION  2 

The ATWP 

4.2.1 The Government’s policy on the development of capacity at the nation’s airports is set out in the 

ATWP.  More recently, the Government has confirmed its continuing commitment to that 

policy in The Future of Air Transport Progress Report (December 2006) (“the ATPR”), the 

2007 Planning White Paper, the DfT’s September 2008 Response to the Competition 

Commission’s Market Investigation, Provisional Findings Report (“the DfT Response”), the 

October 2008 G1 decision and the DfT’s November 2008 report entitled: Delivering a 

Sustainable Transport System: Main Report. 

4.2.2 The ATWP sets out a strategic framework for the development of airport capacity in the UK 

over the next 30 years, to inform and guide the consideration of specific planning applications 

(paragraphs 1.1 and 1.4). 

4.2.3 As part of that strategy, the ATWP establishes that there is an urgent need for additional runway 

capacity in the South East of England; that the first priority is to make best use of the existing 

runways, including the remaining capacity at Stansted; that provision should be made for two 

new runways in the South East by 2030; and that the first new runway should be at Stansted 

Airport, to be delivered “as soon as possible” (paragraph 11.11). 

4.2.4 The ATWP thus specifically supports the development of a second runway at Stansted Airport.  

Such a development is considered by the Government to be necessary and appropriate in the 

national interest having regard to the anticipated economic, social and environmental impacts 

associated with such development. 

4.2.5 BAA’s case as to the implications of the ATWP for the determination of the G2 Airport Project 

applications is introduced in sections 7 and 8 below and set out in full in the Stansted 

Generation 2 Project Statement of Case at Appendix 5 to this Statement (see, in particular, 

Section 6 of the Stansted Generation 2 Project Statement of Case). 
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4.3 The development of Stansted Generation 2 

Introduction 

4.3.1 BAA’s evidence will explain that the G2 Project directly responds to and complies with the 

Government’s statement of national policy in the ATWP. 

4.3.2 The development proposals which together form the G2 Project have been formulated through a 

careful and thorough design process, informed by the results of an extensive process of 

consultation with bodies and authorities having an interest in the proposals and the wider public. 

4.3.3 The first part of this process is described in more detail in BAA’s January 2007 Stansted 

Generation 2 Development Proposal (“the Development Proposal”).  That document reports on 

the outcome of the consultation undertaken by BAA on the options for a second runway at 

Stansted Airport, and gives details of the decisions taken on the location of the proposed 

runway, the on-airport development, the position of the extended Airport boundary and the 

associated capital costs. 

4.3.4 The second part of that process is described in the DAS which accompanies the applications for 

planning permission for the G2 Airport Development and explains how the proposals were 

refined between January 2007 and the submission of the applications. 

4.3.5 An outline of the process of considering alternative layouts is provided in section 13 of Volume 

1 of the ES. 

4.3.6 The process has been conducted over a period of approximately four years commencing shortly 

after the publication of the ATWP. 

4.3.7 Section 3.2 of the Stansted Generation 2 Project Statement of Case (Appendix 5 to this 

Statement) provides a full explanation of this process, dealing with the issues of approach 

(paragraphs 3.2.8 to 3.2.17), optioneering (paragraphs 3.2.18 to 3.2.25) consultation (paragraphs 

3.2.26 to 3.2.33), selection of the preferred option (paragraphs 3.2.24 to 3.2.28), refinement of 

the preferred option (paragraphs 3.2.39 to 3.2.40) and conclusions (paragraphs 3.2.41 to 3.2.46). 

Approach 

4.3.8 BAA’s strategy has been to contain the two-runway Airport within the existing boundary where 

practicable, to ensure that the expanded boundary was no larger than necessary to meet 

operational requirements, and to restrict land take to that required to support the operational 

needs of the expanded Airport, given that the planning of facilities should provide an efficient 
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operation for Airport users, a satisfactory experience for passengers and appropriate 

environmental mitigation. 

4.3.9 That approach is reflected in the development proposal that is now before the Secretaries of 

State.  The existing Airport boundaries are retained to the south and west, and to a substantial 

extent to the north.  The new sections of the boundary are primarily determined by the 

operational requirements of the expanded Airport, appropriate screening and associated 

Highway Agency boundaries. 

4.3.10 The appraisal and selection of masterplan options, and the decision to select the preferred 

option, has been guided by BAA’s desire to minimise so far as practical the associated 

environmental effects, land take, and loss of property, as well as the wider impact of the Airport 

boundary. 

5. PROPOSALS FOR THE USE AND DEVELOPMENT OF THE ORDER LAND  

5.1 Introduction  

5.1.1 Plan 2 at Appendix 1 to this Statement identifies the area of the Order Land, together with the 

boundaries of the planning applications that comprise the G2 Airport Development.  It also 

identifies land that is already in BAA and STAL’s ownership. 

5.1.2 440.7 ha of the Order Land will form an extension to the existing airport, enabling the 

construction and use of a second runway, terminal, and associated facilities.  5 ha of the Order 

Land comprises woodland outside the expanded airport boundary (see paragraph 5.3 below).  1 

ha of the Order Land comprises land required for a compound to serve an aviation fuel pipeline 

(see paragraph 5.4 below).  8.9 ha of the Order Land comprises land within the existing airport 

boundary.  A total of 3.4 ha of the Order Land (described in Schedule 2 to the Order) will be 

provided as “exchange land” to replace the village green and common land described in section 

2.3 above. 

5.1.3 Development associated with the expansion of the airport will take place both within the Order 

Land and within the existing airport boundary.  This section describes the proposed use and 

development of the land within the expanded airport site (i.e.  the land within the existing 

airport boundary in combination with the Order Land).  This comprehensive development 

proposal is referred to by BAA and STAL as the G2 Airport Development (see Appendix 4 to 

this Statement).  The proposed use of the exchange land is described in more detail in section 

8.4 below. 



 

 
 

15 
(22623150.04) 

5.1.4 The G2 Airport Development forms part of what is referred to by BAA and STAL as the G2 

Airport Project, which is explained in Appendix 4. 

5.1.5 The G2 Project will provide the capacity to enable an increase in the annual throughput at 

Stansted Airport from 274,000 to 495,000 total aircraft movements each year, with an increase 

in passenger throughput to 68 mppa.  It is anticipated that this level of throughput would be 

reached by around 2030. 

5.1.6 The application site for the G2 Airport Development comprises the 956 hectares of the existing 

airport, together with 442 hectares of land outside the existing airport, giving a total site area of 

1,398 hectares (see Plan 2 at Appendix 1 to this Statement).  The area of land outside the 

expanded airport boundary and within the Order Land is 440.7 ha rather than 442 ha since 1.3 

ha of the G2 Airport planning application land falls within an area to be acquired by the 

Highways Agency under the A120 Junction compulsory purchase order (described at paragraph 

8.3.10 below). 

5.1.7 The boundary of the existing airport will remain the same to the west and north of the airport.  

To the north-east, the expanded boundary will follow the southern bank of the River Roding, to 

include the village of Molehill Green but not Chapel End or Ebenezer Chapel.  The boundary 

will include a large part of Philipland Wood before turning southwards, past the village of 

Bamber’s Green and then turning westwards to meet the existing airport boundary.  Land south 

of the A120 is included, primarily for the provision of bunding and balancing ponds. 

5.1.8 The whole of the area within the expanded airport boundary is included in the planning 

applications because, whilst large parts of the existing airport will not be directly affected by the 

proposed development, it would enable controls to be imposed through the planning system 

over the operation of the whole airport.  This comprehensive approach will ensure that planning 

for the existing and proposed elements of the expanded airport can be fully co-ordinated and 

controlled. 

5.2 The use and development of the expanded airport site 

5.2.1 The expanded airport site will be used and developed to provide a comprehensive development 

scheme, which is the outcome of a careful and thorough master-planning exercise.  The area 

within the expanded airport site has been divided into six Masterplan Areas (MA1 to MA6) as 

described in the DAS.  These Masterplan Areas have been established in order to divide the 

expanded airport into comprehensible districts and to define areas of broadly similar character.  

The Masterplan Areas are shown on Plan 4 at Appendix 1 to this Statement. 
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5.2.2 The Masterplan Areas each contain a number of Development Zones.  These Development 

Zones comprise smaller areas of land, and define areas of broadly similar or related land uses, 

as well as greater similarity of character.  There are 23 Development Zones (DZ1 to DZ23), as 

shown on Plan 4 at Appendix 1.  A description of the existing and proposed use and 

development of the individual Development Zones is provided at Appendix 3 to this Statement. 

Masterplan Area 1: Northside 

5.2.3 Masterplan Area 1, known as ‘Northside’, is located to the north-west of the existing runway 

and comprises land within the existing airport boundary.  It is bounded by the M11 to the west, 

the A120 to the south, and the existing airfield to the south-east.  The northern boundary borders 

farmland and the edges of the settlement of Burton End. 

5.2.4 Masterplan Area 1 has been divided into seven Development Zones (DZ1-7), each with a 

particular use, or group of uses.  The Development Zones are described in Appendix 3, and 

shown on Plan 4 in Appendix 1.  They include: 

Public and employee parking and visitors centre 

Hotel, office, car hire and filling station 

Waste facility, consolidated retail centre, and fuel farm 

Fire training ground and Northside ancillary operations 

Re-provision of diverted local roads 

Masterplan Area 2: Taylor’s End/Coopers End 

5.2.5 Masterplan Area 2, known as ‘Taylors End/Coopers End’ is located to the east of the existing 

runway and comprises land within the existing airport boundary. 

5.2.6 Masterplan Area 2 has been divided into three Development Zones (DZ8-10), each with a 

particular use, or group of uses.  The Development Zones are described in Appendix 3, and 

shown on Plan 4 at Appendix 1.  They include: 

Cargo and maintenance 

Freight forwarding, industrial/storage and catering 

Offices, taxi back-up, fire/police station, car parking and sub-station 
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Masterplan Area 3: Central Terminal Area 

5.2.7 Masterplan Area 3, known as the ‘Central Terminal Area’, is located to the east of the existing 

runway between the existing and the proposed runway.  Part of Masterplan Area 3 is within the 

existing airport boundary, and part is within the Order Land. 

5.2.8 Masterplan Area 3 has been divided into six Development Zones (DZ11-16), each with a 

particular use, or group of uses.  The Development Zones are described in Appendix 3, and 

shown on Plan 4 in Appendix 1.  They include: 

Offices, employee parking and existing Air Traffic Control Tower 

Apron 

Public parking, coach station and railway station 

Terminal 1, Terminal 2, hotels and Air Traffic Control Tower 

Masterplan Area 4: Car Parking 

5.2.9 Masterplan Area 4, known as ‘Car Parking’, is located on the eastern side of the airport.  Part of 

Masterplan Area 4 is within the existing airport boundary, and part is within the Order Land. 

5.2.10 Masterplan Area 4 has been divided into four Development Zones (DZ17-21), each with a 

particular use, or group of uses.  The Development Zones are described in Appendix 3, and 

shown on Plan 4 at Appendix 1.  As well as public and employee car parking, the area includes 

the Fen and Balancing Pond D. 

Masterplan Area 5: Existing Airfield 

5.2.11 Masterplan Area 5, known as the ‘Existing Airfield’, is located on the eastern side of the 

expanded airport site, between Northside and the Central Terminal Area.  Masterplan Area 5 is 

within the existing airport boundary. 

5.2.12 Masterplan Area 5 is a single Development Zone, (DZ22).  It contains the existing runway and 

airfield, which is served by the existing terminal building and apron, together with runway 

landing lights, airfield perimeter fence and the Northside mitigation zone, an area of established 

vegetation.  No new airport development is proposed within this area.  There is provision for the 

diversion of local roads along the airport boundary. 
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Masterplan Area 6: Proposed Airfield 

5.2.13 Masterplan Area 6, known as the ‘Proposed Airfield’, is located in the north-east part of the 

expanded airport.  Most of Masterplan Area 6 is within the Order Land.  Masterplan Area 6 is a 

single Development Zone (DZ23).  DZ23 will be developed and used to provide: the proposed 

second runway; associated taxiways and airfield; associated airfield equipment (meteorological 

aids, instrumented runway visual range, lighting, distance measure equipment, on-direction 

beacon, and runway landing lights); navigational equipment, electrical substation; balancing 

pond, landscaping bunds and a local road replacement.  The content of this Development Zone 

is described in more detail in Appendix 3. 

5.3 The use of woodland area outside the expanded airport site 

The construction of the runway requires the translocation of approximately 18 ha of Philipland 

Wood leaving a remnant fragment of approximately 5 ha.  The trees in the western portion of 

this area would infringe the runway obstacle limitation surface and will therefore require 

coppicing and ongoing active management to prevent re-infringement.  The area lies close to the 

proposed new runway and will be integrated into other areas of translocated woodland 

associated with the Offsetting Proposals.  Access and ongoing management of the woodland 

area will be required for active bird hazard control.  To increase benefit for nature conservation 

purposes, whilst limiting risk from hazardous birds, non-native species will need to be removed, 

and coppicing and pollarding techniques introduced. 

5.4 The use of land for a pipeline compound facility 

The G2 Airport Development requires a new aviation fuel pipeline running from the north-east 

boundary of the airport to a new compound facility near Tilty.  The Order Land includes 1 ha of 

land near Tilty required for the construction and operation of the pipeline compound facility and 

associated works.  None of the Order Land relates to the length of the pipeline outside the 

pipeline compound.  STAL has made an application for an Order under s.44 of CAA 1982 to 

obtain the necessary rights in land to construct and operate the pipeline. 

6. ALTERNATIVES  

6.1 Section 10 of the Stansted Generation 2 Project Statement of Case (Appendix 5 to this 

Statement) sets out BAA’s case as to the consideration of “alternatives” in the context of the 

forthcoming public inquiry.  BAA’s case is described by reference to matters of general 

principle (paragraphs 10.1.1 to 10.1.5), the background to these particular proposals (paragraphs 

10.2.1 to 10.2.9), the location of the proposed development (paragraphs 10.2.10 to 10.2.12), 
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environmental impact assessment (paragraphs 10.2.13 to 10.2.16), the compulsory purchase of 

land (paragraphs 10.2.17 to 10.2.19), and conclusions are then set out (paragraphs 10.3.1 to 

10.3.2). 

6.2 It is BAA’s case that, for the reasons elaborated in this Statement, there is a compelling case in 

the public interest for the acquisition of the Order Land. 

6.3 No objector to the Order has suggested that a second runway project could be provided solely 

on land already in the ownership of BAA and it is certainly BAA’s contention that no such 

project could have been developed.  Thus if there is to be a second runway at Stansted Airport, 

in fulfilment of Government policy in the ATWP, it will be necessary to acquire land from third 

parties and, it is BAA’s case, it is inevitable that this will require the compulsory acquisition of 

land. 

6.4 BAA’s case will justify the land take within the Order.  It will then be for others, if they so 

choose, to argue that alternative land could have better been used to achieve BAA’s purpose; 

BAA will meet those arguments if, and when, they arise.  As a matter of principle, however, 

BAA does not need to demonstrate that no other land could have been used to satisfy its 

purposes. 

7. THE REASONS AND JUSTIFICATION FOR THE USE OF COMPUL SORY PURCHASE 

POWERS 

7.1 The Order 

7.1.1 The Order has been made: (i) to enable STAL to assemble in its ownership all of the land and 

property necessary to construct and operate the G2 Airport Development comprising a second 

runway and requisite associated airport related facilities at Stansted Airport, and to support its 

operational needs; and (ii) to acquire the land necessary for the purposes of giving land in 

exchange for the compulsory acquisition of the village green and common land at Molehill 

Green within the Order Land, described in section 2.3.3 above. 

7.1.2 Neither the G2 Airport Project, nor any other scheme capable of meeting the aims and 

objectives of the Government’s policy for the development of Stansted Airport could be 

achieved within a realistic timetable, if at all, without the use of powers of compulsory 

acquisition. 

7.2 The extent of the Order Land 



 

 
 

20 
(22623150.04) 

7.2.1 The extent of the Order Land is determined by the operational requirements of the G2 Airport 

Development, which is the product of the thorough and structured process described in section 4 

of this Statement, to appraise alternative layout options for the expansion of the airport and to 

develop a design for the preferred layout; and by the need to provide land to give in exchange 

for the common land within the Order Land. 

7.2.2 The process of appraising and selecting layout options, selecting the preferred option, and 

developing the design for the G2 Airport Development, has been guided by BAA and STAL’s 

desire to limit so far as reasonably practicable the associated environmental impacts, land take, 

loss of property, as well as the wider impact of the airport boundary.  The Order Land comprises 

no more land than is necessary to construct and operate the preferred G2 Masterplan for the 

second runway at Stansted airport. 

7.2.3 That approach is reflected in the development proposal that is now before the Secretaries of 

State.  The existing Airport boundaries are retained to the south and west, and to a substantial 

extent to the north.  The new sections of the boundary are primarily determined by the 

operational requirements of the expanded Airport, appropriate screening and associated 

Highway Agency boundaries. 

7.3 The compelling case for compulsory acquisition of the Order land in the public interest 

7.3.1 The Government has made clear through the ATWP that there is an urgent need for additional 

runway capacity in the South East of England; that provision should be made for two new 

runways in the South East by 2030; and that the first new runway should be built at Stansted 

Airport, to be delivered as soon as possible. 

7.3.2 The development of a second runway at Stansted Airport is considered by the Government to be 

necessary and appropriate in the national interest having regard to the anticipated economic, 

social and environmental impacts associated with such a development. 

7.3.3 The G2 Airport Development as part of the G2 Project would achieve that important national 

policy objective, and would deliver substantial economic and other benefits whilst limiting, so 

far as reasonably practicable, the associated adverse environmental and other impacts, 

including, in particular, land take and loss of property. 

7.4 Attempts to acquire the Order Land by agreement 

7.4.1 STAL has sought, and will continue to seek, to purchase outstanding interests in the Order Land 

by agreement.  Discussions have taken place and are continuing with those affected by the 
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proposals.  These discussions have lead to the purchase of 26 properties and active negotiations 

for the purchase of a further 3 properties.  However, although STAL has been able to purchase 

26 properties and 70.6 ha of land within the Order Land by agreement to date, and already 

owned 26 properties and 48.75 ha of land within the Order Land, in the absence of the Order it 

would not be in a position to ensure that it could obtain vacant possession or necessary title of 

the whole of the Order Land.  Further up-to-date detail on STAL’s approach to and progress in 

respect of, the acquisition of land is set out in section 14 below. 

7.4.2 There is a compelling case in the public interest for the Order and the compulsory acquisition of 

the Order Land. 

7.5 The European Convention on Human Rights 

General 

7.5.1 A compulsory purchase order will only be made where there is found to be a compelling case in 

the public interest (Circular 06/2004, paragraph 17).  The purposes for which the order is to be 

made must also be sufficient to justify interfering with the human rights of those with an interest 

in the land affected (HRA 1998, section 6).  In this case, the relevant rights are those set out in 

Article 1 of the First Protocol to the European Convention of Human Rights (“the ECHR”), and, 

in the case of dwellings, Article 8 of the ECHR. 

7.5.2 The requirements of Article 1 of the First Protocol and Article 8 are considered below.  In 

practice, the requirements of those two Articles will be met where the compulsory purchase 

process is otherwise lawful, and there is shown to be a compelling case in the public interest for 

making the relevant order. 

Article 1 of the First Protocol 

7.5.3 Article 1 of the First Protocol to the ECHR provides as follows: 

“Every natural or legal person is entitled to the peaceful enjoyment of his possessions.  No one 

shall be deprived of his possessions except in the public interest and subject to the conditions 

provided for by law and by the general principles of international law. 

The preceding provisions shall not, however, in any way impair the right of a state to enforce 

such laws as it deems necessary to control the use of property in accordance with the general 

interest or to secure the payment of taxes or other contributions or penalties”. 
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7.5.4 The Order would affect the Article 1 of the First Protocol rights of those whose property is to be 

compulsorily acquired, and of those whose peaceful enjoyment of their property is proposed to 

be interfered with. 

7.5.5 However, there will be no violation of those rights where the proposed interference is “in the 

public interest” and lawful. 

Article 8 

7.5.6 Article 8 of the ECHR provides as follows: 

“(1) Everyone has the right to respect for his private and family life, his home and his 

correspondence. 

(2) There shall be no interference by a public authority with the exercise of this right 

except such as is in accordance with the law and is necessary in a democratic society 

in the interests of national security, public safety or the economic well-being of the 

country, for the prevention of disorder or crime, for the protection of health or morals, 

or for the protection of the rights and freedoms of others”. 

7.5.7 The Order would affect the Article 8 rights of those whose homes are to be compulsorily 

acquired. 

7.5.8 Article 8 is a qualified right, and interference can be justified in appropriate cases by reference 

to Article 8(2). 

Application 

7.5.9 In pursuing this Order, STAL has carefully considered the balance to be struck between 

individual rights and the wider public interest. 

7.5.10 To the extent that the Order would affect those individual rights, the proposed interference with 

those rights that is proposed would be in accordance with the law, and necessary in the public 

interest. 

7.5.11 All of those whose Article 1 (First Protocol) and Article 8 rights would be affected by the Order 

will have an opportunity to object to the Order, and to have their objection considered at a fair 

and public hearing. 

7.5.12 Appropriate compensation will be available to those entitled to claim it under the relevant 

provisions of the national Compensation Code. 
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8. THE PLANNING POSITION  

8.1 Planning permissions and related consents 

8.1.1 Planning permission is required for the G2 Airport Development, and BAA and STAL have 

submitted a number of applications for planning permission pursuant to the TCPA 1990.  In 

addition, listed building consents and scheduled monument consents are needed for the 

proposed development, and BAA and STAL have submitted a number of applications for listed 

building consent pursuant to the Town and Country Planning (Listed Buildings and 

Conservation Areas) Act 1990 (“the LBCA 1990”) and two applications for scheduled 

monument consent pursuant to the Ancient Monuments and Archaeological Areas Act 1979 

(“the AMAA 1979”). 

8.1.2 Together with the complementary proposals that form part of the G2 Airport Project, these 

applications constitute a comprehensive set of proposals for the expansion of Stansted Airport in 

accordance with national aviation policy in the ATWP.  The other orders and applications which 

form part of the G2 Airport Project are described in Section 9 below. 

8.1.3 The applications which underlie the Order are as follows: 

i. An application for full planning permission pursuant to section 57 of the TCPA 1990 

for the construction of a second runway and associated facilities on land adjacent to, 

and including, Stansted Airport (Ref.  UTT/0400/08/FUL) (“the G2-FULL 

application”). 

ii. An application for outline planning permission pursuant to section 57 of the TCPA 

1990 for the construction of a passenger terminal and associated facilities on land 

adjacent to, and including, Stansted Airport (Ref.  UTT/0401/08/OP) (“the G2-OL 

application”). 

iii.  Thirteen applications pursuant to section 10 of the LBCA 1990 for the demolition of 

certain listed buildings (“the G2-LB applications”) (Refs.  UTT/0500/08/LB to 

UTT/0512/08/LB). 

iv. Two applications pursuant to section 2 of the AMAA 1979 for scheduled monument 

consent for the demolition of two scheduled ancient monuments (“the G2-SM 

applications”).  (DCMS references HSD9/2/10277 and 10279) 
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v. An application for planning permission pursuant to section 57 of the TCPA 1990 for 

the change of use of 1.4 ha of land within the Order Land from agricultural use to use 

as a village green (“the village green application”) (Ref.UTT/0523/08/FUL). 

vi. An application for planning permission pursuant to section 57 of the TCPA 1990 for 

the change of use of 2 ha of land within the Order Land from agricultural use to use as 

common land (“the common land application”) (Ref.  UTT/0524/08/FUL). 

vii.  An application for full planning permission pursuant to section 57 of the TCPA 1990 

for the construction of an aviation fuel pipeline together with compound facility and 

associated works (“the fuel pipeline application”) (Ref.  UTT/0622/FUL). 

8.1.4 These applications have been called in by the Secretary of State for her determination.  They are 

described in more detail in Section 4 of the Stansted Generation 2 Project Statement of Case 

(Appendix 5 to this Statement) 

8.2 The case for granting the necessary planning permissions and related consents 

Introduction 

8.2.1 The case for granting the necessary planning permissions and related consents is set out in full 

in the Stansted Generation 2 Project Statement of Case (Appendix 5 to this Statement). 

8.2.2 For ease of reference, the structure of the Stansted Generation 2 Project Statement of Case is as 

follows: 

a. Section 2 describes Stansted Airport and its planning history, and BAA’s case as to 

the implications of the planning history for the consideration of the Stansted 

Generation 2 applications. 

b. Section 3 sets out BAA’s case in relation to national aviation policy in the ATWP and 

the development of the Stansted Generation 2 proposals. 

c. Section 4 describes the development proposed in the applications to which this 

Statement of Case relates. 

d. Section 5 sets out BAA’s case in relation to the issue of Airport design. 

e. Section 6 sets out BAA’s case in relation to the legal and policy context for the 

consideration of the applications. 
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f. Section 7 sets out BAA’s case in respect of the need for and benefits of the proposed 

development. 

g. Section 8 sets out BAA’s case in relation to forecasting issues. 

h. Section 9 sets out BAA’s case in relation to the likely significant environmental 

effects of the proposed development, explaining the structure of the environmental 

statements submitted in support of the various applications that make up the G2 

Project, and considering each of the main areas of environmental impact in turn. 

i. Section 10 sets out BAA’s case in relation to the consideration of alternatives to the 

proposed development. 

j. Section 11 sets out BAA’s case in relation to the issue of Climate Change. 

k. Section 12 sets out BAA’s case in relation to the health effects of the proposed 

development. 

l. Section 13 sets out BAA’s case on the issue of the sustainability of the proposed 

development. 

m. Section 14 explains BAA’s approach to, and proposals for, controlling, mitigating and 

compensating for the adverse effects associated with the proposed development. 

n. Section 15 sets out some overall conclusions in respect of BAA’s case. 

8.2.3 For the reasons set out in the Stansted Generation 2 Project Statement of Case, there is no 

obvious reason why planning permission and related consents might be withheld, and there is, 

therefore, a reasonable prospect of the G2 Airport Project going ahead. 

9. RELATED ORDERS, APPLICATIONS AND APPEALS  

9.1 Local Roads Compulsory Purchase Order 

9.1.1 On 13 March 2008 STAL made the Stansted Airport Limited (Land at and in the Vicinity of 

Stansted Airport – New Local Roads in Connection with Second Runway) Compulsory 

Purchase Order 2008 (“the Local Roads CPO”) pursuant to its powers under section 59(1) of the 

AA 1986. 

9.1.2 The Local Roads CPO proposes the acquisition of 23.4 ha of land to accommodate the diversion 

of certain local roads (including public rights of way and private accesses) in connection with 
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the construction and operation of the second runway, terminal and associated facilities.  The 

location of the land to be acquired under the Local Roads CPO is shown on Plan 5 at Appendix 

1 to this Statement. 

9.1.3 The proposed diversion of local roads is briefly described in paragraphs 9.3.19 to 9.3.23, and 

9.3.26 to 9.3.28 below, and is described in more detail in the Statement of Reasons for the Local 

Roads CPO. 

9.2 Offsetting Compulsory Purchase Order 

9.2.1 On 13 March 2008 STAL made the Stansted Airport Limited (Land at and in the Vicinity of 

Stansted Airport – Offsetting Measures in Connection with Second Runway) Compulsory 

Purchase Order 2008 (“the Offsetting CPO”) pursuant to its powers under section 59(1) of the 

AA 1986. 

9.2.2 The Off-setting CPO proposes the acquisition of 178.3 ha of land to accommodate measures for 

offsetting certain environmental effects of the G2 Airport Project.  The location of the land to be 

acquired under the Offsetting CPO is shown on Plan 5 at Appendix 1 to this Statement. 

9.2.3 These measures are described in detail in the Statement of Case made in respect of the 

Offsetting CPO. 

9.3 Orders under other powers 

Airport Access from the M11 and A120 

9.3.1 The Highways Agency has prepared draft Orders under sections 25, 125 and 239 of the 

Highways Act 1980 (“the HA 1980”) for Airport Access from the M11 and A120.  The draft 

Orders provide for new junctions from the M11 motorway (Junction 8b) and the A120 trunk 

road, which form part of the Surface Access Strategy accompanying proposals submitted by 

BAA and STAL for the G2 Project. 

9.3.2 The Published Scheme comprises the draft orders listed below. 

M11 Junction 8b 

9.3.3 Line Order – “The M11 Motorway (Junction 8b and Airport Access) Connecting Roads Scheme 

[20…]”. 

9.3.4 Line Order – “The A120 Trunk Road (M11 Junction 8b and Airport Access) Order [20…]”. 
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9.3.5 Side Road Order – “The M11 Motorway (Junction 8b and Airport Access Side Roads) Order 

[20…]”. 

9.3.6 Compulsory Purchase Order – “The M11 Motorway (Junction 8b and Airport Access) 

Compulsory Purchase Order”. 

9.3.7 Compulsory Purchase Order – “The A120 Trunk Road (M11 Junction 8b and Airport Access) 

Compulsory Purchase Order”. 

A120 Junction 

9.3.8 Line Order – “The A120 Trunk Road (Replacement Trinity Junction Airport Access) Order 

[20…]”. 

9.3.9 Side Road Order – “The A120 Trunk Road (Replacement Trinity Junction Airport Access Side 

Roads) Order [20…]”. 

9.3.10 Compulsory Purchase Order – “The A120 Trunk Road (Replacement Trinity Junction) 

Compulsory Purchase Order”. 

9.3.11 The draft Orders are accompanied by an Environmental Statement, produced in accordance with 

section 105A of the Highways Act 1980 and the Highways (Assessment of Environmental 

Effects) Regulations 1999 and the Highways (Environmental Impact Assessment) Regulations 

2007. 

Airport Access: Rail 

9.3.12 STAL has submitted an application to the Secretary of State for Transport under the Transport 

and Works Act 1992 (“the TWA 1992”) for an order authorising improvements to the rail 

network serving Stansted Airport as part of the G2 Project. 

9.3.13 The improvements comprise the construction of a second railway tunnel beneath Stansted 

Airport (alongside the existing single track tunnel) providing an additional route to Stansted 

Airport Station, and the provision of a fourth platform (Platform 4) at Stansted Airport Station.  

A full description of these works is given in the Environmental Statement for the Airport 

Second Tunnel and Stansted Airport Station Platform 4.  A summary is provided below. 

9.3.14 The works associated with the provision of the second tunnel and track are described within the 

TWA Application as works numbers 1 to 5. 
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Works Number 1 

Realignment of the existing railway (1148 metres in length) on the Stansted Airport Link, 

running at grade and wholly within the existing railway corridor, commencing 174 metres to the 

south east of the bridge which carries the M11 motorway over the railway, and terminating at 

the Tye Green tunnel portal of the existing Stansted Airport Tunnel, with the provision of a new 

portal building to be sited above the tunnel entrance. 

Works Number 2 

A new single track railway, as the parallel doubling of the existing single track railway between 

Tye Green and Coopers Lane Junctions on the Stansted Airport Link and predominantly 

contained within the existing railway corridor and airport campus, commencing at a new 

junction with the existing line 405 metres to the north of the existing Tye Green Tunnel portal, 

running parallel to the existing tracks, and beneath a new tunnel building before descending into 

a 1768 metre bored tunnel running beneath the existing airport runway and taxiways, parallel to 

the existing railway tunnel, and emerging from a new tunnel portal building adjacent to the 

Coopers End tunnel portal of the existing tunnel, to terminate at a new junction with the existing 

line 270 metres to the north-east of the existing Coopers End tunnel portal. 

Works Number 3 

A private single carriageway road (820 metres in length) for emergency vehicle access to the 

Tye Green tunnel portals, and maintenance access to the new tunnel portal buildings, following 

the route of the existing railway access road from its junction with Belmer Road, into the 

existing cutting before turning to run adjacent to the railway and terminating in a vehicle turning 

bay adjacent to the new tunnel portal buildings. 

Works Number 4 

A tunnel portal building above the Coopers End tunnel portal of the existing Stansted Airport 

Tunnel, and a maintenance access roadway connection. 

Works Number 5 

A private single carriageway road (316 metres in length) for emergency vehicle access to the 

Coopers End tunnel portals, following the route of the existing railway access road from its 

junction with Bassingbourn Road, and running adjacent to the railway and terminating in a 

vehicle turning bay adjacent to the new tunnel building. 
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9.3.15 The works at Stansted Airport Station comprise the building of a new fourth platform, with a 

length of approximately 257 metres and a width of approximately 4m.  These works are 

described in the TWA application as Works Number 6, and would allow the station to 

accommodate 12 car trains. 

9.3.16 Work No.  6 provides for the construction of a platform within the existing station and Work 

No.  7 for the temporary diversion and reinstatement of Bassingbourne Road to enable the 

construction of a cut and cover tunnel as part of Work No.  2.  These railway works together 

with improvements to the WAML, will allow for longer trains to serve the growth in demand at 

Stansted Airport and for more frequent trains during peak periods. 

9.3.17 The DfT has announced that it is asking Network Rail to develop and bring forward proposals 

for enhancing the WAML, including consideration of line and route improvements.  These 

improvements include a potential four-tracking option from Tottenham Hale to south of 

Cheshunt.  These works do not form part of the works covered by BAA’s draft TWA Order. 

9.3.18 The draft TWA order is accompanied by an Environmental Statement, produced in accordance 

with the Transport and Works (Applications and Objections Procedure) (England and Wales) 

Rules 2006. 

Local Roads: Stopping Up and Diversion Orders 

9.3.19 The following local roads are to be stopped up and diverted under sections 247 and 253 of the 

TCPA 1990 in order to enable the G2 Airport Project to be carried out: 

Parsonage Road/Hall Road 

Browns End Road 

School Lane 

Bamber’s Green Road 

Chapel End Road 

Bury Lodge Lane 

9.3.20 Orders under those powers will be published by the Government Office in due course. 

9.3.21 Details of the proposals for stopping up and diverting these roads are provided in the Supporting 

Statement to the Local Roads Planning Application which was submitted in support of the 
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Planning Application for the Development of Local Roads on 11 March 2008 (see paragraphs 

9.3.26 to 9.3.28 below).  The G2 Airport Project ES describes the likely significant effects of 

the construction and operation of the local roads that would be built as a consequence of the 

Stopping Up and Diversion Orders. 

9.3.22 A number of Public Rights of Way are to be stopped up and diverted. 

9.3.23 In addition, there are also a number of driveways or private means of access which would need 

to be stopped up and recreated in association with the re-provision of diverted local roads.  In 

the majority of cases this simply involves adjusting the road alignment adjacent to a property; 

however, in the case of an access way at Smith Green to Bamber’s Green Road a new area of 

access way will need to be provided. 

Compulsory Rights Orders 

9.3.24 An application for an Order under section 44 of the Civil Aviation Act 1982 (“the CAA 1982”) 

was made to the Secretary of State for Transport on 17 October 2008 for the purpose of 

acquiring rights over land needed in order to provide and maintain the proposed aviation fuel 

pipeline from Tilty into the airport. 

9.3.25 A second application will be made to the Secretary of State for Transport under the same 

section for the purpose of acquiring rights over land needed in order to provide and maintain 

surface water drainage pipes connecting the second runway, central terminal area and areas of 

hard standing to balancing pond C. 

Related applications for planning permission 

9.3.26 In addition to the various applications for planning permission identified in section 8 above, 

STAL has submitted the following applications for planning permission: 

i. An application for full planning permission pursuant to section 57 of the TCPA 1990 

for the provision and construction of highways connecting to existing local roads (Ref.  

UTT/0402/08/FUL) (“the local roads application”). 

ii. An application for full planning permission pursuant to section 57 of the TCPA 1990 

for certain developments for the purpose of offsetting the adverse effects of the 

development of the G2 Airport Project on assets of nature conservation value within 

the existing and extended airport boundary (Ref.  UTT/0403/08/FUL) (“the offsetting 

application”). 
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iii.  Ten applications for outline planning permission pursuant to section 57 of the TCPA 

1990 for the erection of various formerly listed buildings (“the applications for 

permission to reconstruct formerly listed buildings”). 

iv. Seven applications for outline planning permission pursuant to section 57 of the TCPA 

1990 for the erection of barns and associated works (“the barns applications”). 

v. An application for full planning permission pursuant to section 57 of the TCPA 1990 

for the provision of surface water drainage pipes and associated works in association 

with the G2 Airport Project (“the surface water drainage application”). 

9.3.27 The applications listed above are described in more detail in section 4 of the Stansted 

Generation 2 Project Statement of Case (Appendix 5 to this Statement). 

Exchange Land Certificate 

9.3.28 The Order Land includes common land and a village green (see section 2.3.3 above). 

9.3.29 Where land comprising a common (which includes land registered as a village green), is 

included in a compulsory purchase order, section 19(1)(a) of the ALA 1981 provides that the 

order shall be subject to special parliamentary procedure unless, inter alia, the Secretary of State 

is satisfied: 

“that there has been or will be given in exchange for such land, other land, not being less in 

area and equally advantageous to the persons, if any, entitled to rights of common or other 

rights, and to the public, and that the land given in exchange has been or will be vested in the 

persons in whom the land purchased was vested, and subject to the like rights, trusts and 

incidents as attach to the land purchased, 

… 

and certifies accordingly”. 

9.3.30 Exchange land is to be provided in two locations. 

Exchange land in respect of VG10: Molehill Green Village Green 

9.3.31 Approximately 1.4ha of exchange land is to be provided to the south-west of Rats Castle Farm, 

Chapel End in Broxted Parish.  Plan 8 at Appendix 1 to this Statement shows the location of the 

Village Green at Molehill Green and the location of the Exchange Land to be provided in its 

place.  This land is located immediately to the east of the local road, opposite the site that has 
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been identified for the rebuilding of the Three Horseshoes public house listed building and close 

to the remaining dwellings at Chapel End. 

9.3.32 The exchange land would be 47 square metres larger than the village green taken at Molehill 

Green, and it would be equally advantageous to the land taken.  The exchange land has also 

been identified for ecological mitigation and would be managed as hay meadow.  The location 

of this exchange land can be seen on the Integrated Land Management Plan (“ILMP”), which is 

a plan appended to the Nature Conservation Volume of the Environmental Statement for the G2 

Airport Project.  This plan also shows what is proposed for this parcel of land in terms of 

ecological mitigation.  The ILMP is attached at Plan 7 in Appendix 1 to this statement. 

9.3.33 The exchange land is in the ownership of Iris Bush.  The Order vests the exchange land in 

Takeley Parish Council. 

Exchange land in respect of CL161: Molehill Green Common Land 

9.3.34 Exchange land is to be provided within Takeley Parish to the south-east of the G2 Airport 

Development, south of the hamlet of Bamber’s Green.  The exchange land comprises an area of 

approximately 2.0 ha, forming the northeast quadrant of the field above Fanns Wood.  Plan 9 at 

Appendix 1 shows the location of the Common Land at Molehill Green and the Exchange Land 

to be provided in its place.  This land is located immediately to the south of the community at 

Bamber’s Green, where there is access either by road from Takeley or along the Harcamlow 

Way long distance recreational route which runs along the road at this point.  It also links to the 

strips of common land forming the verges on either side of the road from Bamber’s Green to 

Takeley, which open out into wider areas at Smith’s Green. 

9.3.35 The exchange land is in the ownership of Legal and General Insurance Society Limited.  The 

Order vests the exchange land in Takeley Parish Council. 

9.3.36 The exchange land would be 113 square metres larger than the common land taken at Molehill 

Green as a result of the G2 Airport Development, and it would be equally advantageous to the 

land taken.  It would serve the inhabitants of the hamlet of Bamber’s Green and also the village 

of Takeley (where most of the population of the parish reside).  There is easy access by road to 

the exchange land along the local road from Smith’s Green to Bamber’s Green.  In addition, the 

exchange land benefits from its location immediately to the east of the Harcamlow Way long 

distance recreational route. 

9.3.37 The exchange land has also been identified for ecological mitigation and is intended to be used 

for the creation of planted wildflower grassland (see Plan 7 at Appendix 1). 
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9.3.38 STAL submitted an application to the Secretary of State for Environment, Food and Rural 

Affairs on 18 April 2008 (and responded to a request for further information on the 13 June 

2008) pursuant to section 19 of the ALA 1981 for a certificate to the effect that in so far as the 

Order Land includes land forming part of a common, the Order shall not be subject to special 

parliamentary procedure.  On the 7 November 2008 the Planning Inspectorate wrote to STAL 

giving notice on behalf of the Secretary of State that he was minded to grant the certificate (in 

respect of both VG10 and CL161), and requested STAL to publish his intention to grant the 

certificate by notices in the local press, on site and to affected landowners.  The relevant notices 

have been posted and the objection period runs until 18 December 2008. 

10. OTHER CONSENTS AND PROCEDURES 

10.1 Airspace Changes 

10.1.1 In order to operate the expanded airport, changes will need to be made to airspace used by 

aircraft using Stansted Airport.  The sponsor of the airspace changes will need to seek the 

approval of the Director of Airspace Policy at the CAA to redesign airspace structures.  

Approval will be sought in accordance with the process set out in CAA Guidance. 

10.1.2 The airspace change process involves a rigorous and detailed consideration of all aspects of the 

airspace change including safety, capacity, considerations of air traffic controller and pilot 

workload, as well as environmental effects. 

10.1.3 Proposals for airspace change are normally promoted as close as possible in time to the date 

when they are required to be implemented.  This is in order to ensure that the proposals, when 

implemented, take account of the most recent developments in technology and airspace 

management.  It is intended that the new runway at Stansted Airport would open in 2015, and 

the airspace changes that would be required to enable this to happen would be promoted two to 

three years in advance of that date. 

10.1.4 The process of environmental impact assessment of the G2 Project has taken into account the 

likely significant environmental effects of the necessary airspace changes.  In order to facilitate 

that process of environmental impact assessment, NATS has defined the additional airspace 

changes that would be needed to accommodate the use of the second runway, and identified the 

consequences of those changes in a document entitled “Stansted Generation 2 Environmental 

Data Related to the Best Estimate Airspace Design”.  This data has been used to inform the 

environmental impact assessment of the G2 Project.  Where the airspace changes give rise to 

likely significant environmental effects, these are identified and reported in the ES. 
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10.2 Off-site utilities 

10.2.1 In addition to the works described above, certain off-site works will be needed for utilities 

infrastructure enhancements to service the G2 Airport Development.  Applications for these 

works are expected to be made by the relevant utilities providers at the appropriate time. 

Electrical supply 

10.2.2 Further electrical services will be required to serve the expanded airport.  Specifically, a further 

dual electrical feed is likely to be needed, taken from the 400kV overhead cables that run cross-

country to the north-west of the Airport.  EDF Energy, the relevant utility provider, would be 

responsible for carrying out any such works, and obtaining any necessary consents. 

10.2.3 There are no obvious impediments to the authorisation and implementation of the appropriate 

works. 

Foul Drainage 

10.2.4 The G2 Airport Project would be likely to require additional waste water treatment facilities 

within the existing footprint of the Bishop’s Stortford WwTW.  These facilities would consist of 

additional waste treatment facilities, including up to three filtration lanes and associated storage 

tanks.  It is estimated that these additional works would be required in the period 2015 to 2020, 

to suit the demands of not only the airport expansion but also regional growth. 

10.2.5 TWUL, as the statutory wastewater utility provider, would be responsible for carrying out any 

such works, and obtaining any necessary consents. 

10.2.6 There are no obvious impediments to the authorisation and implementation of the appropriate 

works. 

Other Utilities 

10.2.7 Additional utility relocations will also be required for National Grid gas pipelines and water 

supplies as a consequence of the G2 Project.  BAA is in discussions with both utility 

undertakers regarding relocations. 

10.3 Protected Species 

10.3.1 It will be necessary to make a number of applications to Natural England pursuant to section 16 

of the Wildlife and Countryside Act 1981 (“the WCA 1981”), the Conservation (Natural 
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Habitats) Regulations 1994, and the Badgers Act 1992 for licenses authorising works which 

may affect certain protected species of animals. 

10.3.2 There are no obvious impediments to securing the appropriate licenses. 

10.4 Storage and use of Hazardous Substances 

10.4.1 It will be necessary to apply for a Hazardous Substances Consent pursuant to the Planning 

(Control of Major Accident Hazards) Regulations 1999 to permit the bulk storage of Hazardous 

Substances (e.g.  fuel, de-icer etc.) for use on site. 

10.4.2 It will also be necessary to make an application the Control of Major Accident Hazards 

Regulations 1999 to permit the use of Hazardous Substances on site. 

10.4.3 There are no obvious impediments to securing the appropriate consents. 

10.5 Water 

10.5.1 It will be necessary to apply to the Environment Agency (“the EA”) and/or the relevant local 

authority for a number of individual consents under the statutory regimes identified below, to 

enable the proposed use and development of the Order Land to be implemented. 

Flood Defence Consent 

10.5.2 An application will be made to the EA for a Flood Defence Consent pursuant to the Water 

Resources Act 1991 where structures are proposed to be constructed within 8m of a river. 

Discharge Consent 

10.5.3 An application will be made to the EA pursuant to the Water Resources Act 1991, the 

Environment Act 1995 and the Groundwater Regulations 1998 for a Discharge Consent where it 

is proposed to discharge to controlled waters or to land for dewatering operations. 

Land Drainage Consent 

10.5.4 An application will be made to the EA and/or the relevant local authority pursuant to the Land 

Drainage Act 1991 for a Land Drainage Consent where works are proposed in, on, under or 

over an ordinary watercourse (i.e.  not an EA designated main river) or within 5m of such a 

watercourse. 
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Water Abstraction Licence 

10.5.5 An application will be made to the EA pursuant to the Water Resources (Abstraction and 

Impounding) Regulations 2006 for an abstraction licence where the proposed works involve the 

abstraction of water. 

Trade Effluent Consent/Agreement 

10.5.6 In addition, an application will be made to TWUL pursuant to the Water Industry Act 1991 for a 

Trade Effluent Consent where it is proposed to discharge to a public foul sewer.  A Trade 

Effluent Agreement will be required for any discharges that are not considered to be normal foul 

effluent. 

10.5.7 There are no obvious impediments to securing the appropriate consents or agreements. 

10.6 Energy and Waste management 

10.6.1 The pollution prevention and control (“PPC”) and waste management license (“WML”) 

regulatory regimes in the UK are currently being merged into a single integrated Environmental 

Permitting Regime.  The changes have yet to be finalised, and the information set out below is 

therefore based on the current regulatory regimes. 

10.6.2 It is anticipated that applications may need to be made for the following consents: 

·  A PPC permit under the Pollution Prevention and Control Regulations 2000 for the 

operation of the gasifier, pyrolysis or other similar plant, which could include the 

Materials Recycling Facility (“MRF”). 

·  A WML under the Waste Management Licensing Regulations 1994 may be required if 

the storage of waste, or processing of waste within the MRF exceeds the exemption 

thresholds set out in Schedule 1 of those Regulations. 

10.6.3 There are no obvious impediments to securing the appropriate consents. 

10.7 Other PPC Permits 

10.7.1 Applications will need to be made for PPC permits under the Pollution Prevention and Control 

Regulations 2000 for the following operations that will need to be carried out during the 

construction process: 

·  concrete batching operations; 
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·  material crushing and screening; and 

·  roadstone coating processes. 

10.7.2 There are no obvious impediments to securing the appropriate permits. 

10.8 Aerodrome Licence 

10.8.1 An application will be made to the CAA for a modification of STAL’s existing Aerodrome 

Licence to redefine the area constituting the Aerodrome to reflect the expansion of the Airport. 

10.8.2 There are no obvious impediments to securing the appropriate modification. 

11. SECURING IMPLEMENTATION  

11.1 Funding 

11.1.1 The G2 Project is a private sector scheme, and is not dependent on the availability or use of 

public funds.  Stansted Generation 2 represents a £2.5 billion investment by BAA.  As at 

October 2008 BAA’s expenditure on the project totals £163 million, comprised of blight and 

land acquisition costs, professional fees and project team costs.  To date BAA has purchased 

70% of properties required, and 30% of land required.   

11.1.2 STAL’s ability to raise airport charges to fund capital expenditure is regulated by the Civil 

Aviation Authority (“the CAA”).  In its report “Stansted Airport Ltd: Q5 price control review” 

23 October 2008, the Competition Commission recommended (paragraphs 8.116 – 8.117) to the 

CAA that the fifth quinquennium (“Q5”) capital expenditure (price caps) forecasts, which 

determine the airport charges that STAL may set for the 5 year period April 2009 – March 2014 

should include £40 million (in 2007/08 prices) for the G2 Project pre-spend sufficient to take 

the project through to a planning decision.  This includes moneys for land acquisition.   

11.1.3 The Commission also recommended that the costs of the construction of the G2 Project should 

be excluded from the Q5 forecasts but that, should circumstances change in the course of Q5 

(e.g.  if planning approval is received for the G2 Project), it would be open to BAA to seek a 

resetting of the price caps for the remainder of Q5 to fund construction (paragraph 8.83 and 

report summary paragraph 19).   

11.1.4 By reason of this regulatory regime controlling airport charges the availability of funding is not 

an impediment to the acquisition of the Order Land, or to the implementation of the G2 Project 

or any part of it. 
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11.2 Construction Programme 

The G2 Airport Development 

11.2.1 BAA has published a report entitled Stansted Generation 2 Construction Methodology (“the 

Construction Methodology Report”) which describes in detail the methodology and programme 

for construction of the G2 Airport Development.  Subject to the timely completion of the 

statutory procedures, it anticipates that the necessary permissions, consents and orders will have 

been granted by October 2010. 

11.2.2 A phased construction programme has been developed for the G2 Airport Development works.  

The Phase 1 works comprise the greatest proportion of the construction works, including the 

major earthworks associated with the airfield development, construction of the balancing ponds 

and bunds, construction of the proposed terminal areas, stands and taxiways and stopping-up 

and re-provision of local roads.  The construction of the airfield and associated infrastructure are 

the principal engineering and construction works during Phase 1, and will determine the overall 

duration of the Phase 1 construction works. 

11.2.3 It is anticipated that construction would begin in January 2011, following a construction 

mobilisation period of 3 months.  Phase 1 would be completed by 2015.  An indicative 

programme for the Phase 1 works is described in the Construction Methodology Report.  

11.2.4 Works beyond Phase 1 include the further development of facilities constructed during Phase 1 

and additional facilities as required by demand.  The Construction Methodology Report contains 

an indicative programme for these works based on the anticipated growth of the airport beyond 

2015 and the associated commercial demand.  It is anticipated that the post Phase 1 works 

would be completed by 2030. 

The G2 Junctions Project 

11.2.5 The Highways Agency is responsible for the G2 Junctions Project, and the methodology and 

programme for these works is described in detail in the G2 Junctions ES.  The M11 J8b works 

would be carried out and completed as part of the Phase 1 works.  The replacement A120 

Trinity Junction works would also be carried out and completed as part of the Phase 1 works. 

The G2 Rail Project 

11.2.6 The proposed second railway tunnel (including a new spur) and fourth platform would be 

completed alongside Network Rail regional infrastructure improvements.  It is anticipated that 

construction would commence after the completion of Phase 1 as a single phase or work. 
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11.2.7 An indicative construction programme for the proposed second tunnel and Platform 4 is 

provided in the ES accompanying the draft TWA Order. 

12. VIEWS EXPRESSED BY GOVERNMENT DEPARTMENTS  

12.1 The ATWP, ATPR and related documents 

12.1.1 The views expressed by the Department for Transport in the ATWP, ATPR and related 

documents are summarised in sections 4 and 7 above, and are set out in detail in sections 3, 6.2 

and 7 of the Stansted Generation 2 Project Statement of Case (Appendix 5 to this Statement). 

13. INFORMATION REQUIRED IN THE LIGHT OF GOVERNMENT POL ICY STATEMENTS  

13.1.1 No further information is considered to be required beyond that which is set out in this 

Statement. 

14. ACQUISITION STRATEGY  

14.1 Blight  

14.1.1 STAL’s acquisition strategy has been informed both by general government advice in Circular 

06/2004 regarding acquisition by agreement of land proposed to be acquired under CPO, and 

also by the ATWP regarding the problem of generalised blight. 

14.1.2 The ATWP recognises that the prospect of airport development will in many cases have a wider 

impact on property values in the period before statutory protection is available; i.e.  it can cause 

what is referred to as ‘generalised blight’ (paragraph 12.16). 

14.1.3 In order to address this issue, airport operators are expected to put in place voluntary schemes to 

address the problem of generalised blight arising from the proposals in the ATWP, including the 

proposed second runway at Stansted Airport (paragraphs 11.41 and 12.16). 

14.1.4 BAA has introduced three voluntary schemes in response to this policy. 

The Home Value Guarantee Scheme (“HVGS”) 

14.1.5 The HVGS applies to owner occupied residential properties, and certain small businesses, 

situated within the area of the extended airport boundary that the White Paper indicated may be 

needed for the second runway, or whose community would be severed effectively by the 

extended airport boundary (e.g.  at Molehill Green and Bamber’s Green).  Originally, 95 

residential properties qualified for the HVGS, and to date STAL has purchased 67 of these 
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under the terms of the scheme.  Subsequently 2 further properties qualified when the Council 

tenants exercised their option under right to buy legislation and became owner-occupiers.  6 

properties are currently in the process towards purchase.  Of the remaining 22 that originally 

qualified for the HVGS, only 6 are actually required for the construction of the new runway.  

The other 16 properties are not required.  The owners of these 16 properties will be able to take 

advantage of the HVGS until 31st December 2008 when the scheme will be withdrawn. 

The Home Owner Support Scheme (“HOSS”) 

14.1.6 The HOSS applies to owner occupied residential properties within an area defined by a 

predicted air noise contour for the year 2030 from a second runway situated in the indicative 

position shown in the White Paper.  536 properties lie within this scheme boundary.  As a result 

of the change to the location of the proposed second runway and its mode of operation, and the 

consequential change to the predicted air noise contour, the boundary of the HOSS was altered 

to include an additional 21 residential properties.  STAL continues to honour its commitments 

to the residential properties who were included within the earlier HOSS boundary, but who are 

not included within the revised predicted noise contour.  To date, 333 properties have applied 

under the HOSS.  292 of those applications have so far been accepted and the applicants issued 

with an Option Agreement.  41 are currently in the process of valuation. 

The Special Cases Scheme (“SCS”) 

14.1.7 There is no defined boundary for the SCS, though in order to come within the scheme an 

individual must be an owner-occupier of a residential property in close proximity of the 

proposed expanded airport boundary.  The individual must also be able to provide detailed 

evidence that they, or a dependent living with them, are suffering from a medical condition 

which makes it necessary to move, in the best interests of the affected person’s health.  They 

must also be unable to sell their property for a sum of 15% or more below its un-blighted value.  

To date STAL has received 10 applications to the SCS, of which 7 have been accepted and 5 

properties purchased (the seventh was sold to a third party).  One sale is in progress. 

14.2 Acquisition by agreement 

14.2.1 In January 2004, STAL wrote to homeowners within the possible new airport boundary shown 

indicatively on the map at page 117 of the ATWP, offering them the opportunity to have their 

properties acquired by agreement under the terms of the HVGS. 

14.2.2 STAL’s proposed extended airport boundary was published on 30 January 2007.  As explained 

in section 4.2 above, the proposed expanded airport boundary published in January 2007 was 
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smaller than that shown indicatively in the ATWP.  In March 2007 a further letter was sent to 

those homeowners who were originally invited to participate in the HVGS but who had not to 

date applied.  The letter reminded them that they still had the option of participation in the 

HVGS. 

14.2.3 Where properties were now within the proposed expanded airport boundary and therefore under 

threat of compulsory acquisition, the letter also informed the householders that they had the 

option of seeking compensation in accordance with the Compensation Code.  To date no 

applications for the Compensation Code have been received. 

14.2.4 Where properties had been within the original HVGS boundary but were no longer within the 

proposed expanded airport boundary and therefore not under threat of compulsory acquisition, 

the letter also advised the householders that they would continue to be eligible to apply to 

participate in the HVGS until 31 December 2008. 

14.2.5 In November 2007 a further letter was sent to those properties under threat of compulsory 

acquisition, reminding the householders that if they wished to participate in the HVGS they 

could choose to rent their houses back from STAL following the sale and until such time as the 

properties were required. 

14.2.6 A letter was sent to the owners of agricultural land within the Order Land in August 2007 

offering to acquire their land under the terms of the Government’s Compensation Code for 

Agricultural Owners.  A similar letter was sent to the owners of small businesses within the 

Order Land, offering to acquire their land under the terms of the Government’s Scheme for 

Business Owners. 

14.2.7 In September 2008 a letter was sent reminding all householders that the HVGS would close on 

the 31 December 2008 and confirming that, after that date, all compensation claims would be 

dealt with under the provisions of the Compensation Code. 

15. RESPONSES TO OBJECTIONS 

Set out below are STAL’s outline responses to the CPO objections.  Each objector is identified 

by the unique reference number given by the Department for Transport. 

15.1 High House Day Nursery Limited: CPO/SG2/001 

15.1.1 This objection relates to a plot of 5,168 sq m of nursery, car park, gardens and outbuildings, 

known as High House Day Nursery situated east of Cooper’s End roundabout and west of Little 
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Newlands Wood, Mill End (plot 34 of the Order).  High House Day Nursery Limited is a tenant 

of STAL at plot 34. 

15.1.2 This property lies in Development Zone 15 within Masterplan Area 3 in an area required for 

offices and/or hotels with associated car parking and facilities. 

15.1.3 High House Day Nursery Limited made a representation by letter dated 6 March 2008.  The 

objector would like the nursery to continue in alternative premises if the Order is confirmed.  

The nursery occupies the property under a business tenancy from STAL.  The tenancy was due 

to expire in March 2009.  STAL has extended the tenancy to September 2010 to give time to 

find new premises.  The tenancy is contracted out of the Landlord and Tenant Act 1954 and the 

occupier has no security of tenure.  Upon expiry of the tenancy STAL, as landlord, will take 

possession of the property. 

15.1.4 STAL has made contact with the objector and has identified possible alternative premises in 

STAL’s ownership. 

15.2 James Barr: CPO/SG2/002 

15.2.1 STAL has acquired the land owned by this objector by agreement.  The objection was 

withdrawn by letter from Gepp & Sons, solicitors, to the Secretary of State dated 21 October 

2008. 

15.3 EM Planterose: CPO/SG2/003; Stephanie Stephenson: CPO/SG2/004; B A Maxwell: 

CPO/SG2/006; Charles Allen Jones: CPO/SG2/007; G R Hebenton: CPO/SG2/036. 

15.3.1 These objectors do not own any land within the Order and these objections are not specific to 

any particular plot. 

15.3.2 These objections are not, therefore, made by qualifying persons and are not relevant objections 

for the purposes of the ALA 1981. 

15.3.3 STAL has sent a letter to each objector explaining the statutory procedures with regard to 

objections to CPOs and to called-in planning applications. 

15.4 Standon Parish Council: CPO/SG2/005 

15.4.1 This objector does not own any land within the Order and this objection is not specific to any 

particular plot. 
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15.4.2 This objection is not, therefore, made by a qualifying person and is not a relevant objection for 

the purposes of the ALA 1981. 

15.4.3 The objection seeks information in relation to the possibility of a road bypass of the villages of 

Puckeridge and Standon.  The traffic effects of the G2 Project are outlined in the Stansted 

Generation 2 Project Statement of Case (Appendix 5 to this Statement). 

15.4.4 STAL’s solicitors have been in correspondence with the DfT with regard to this objection and 

awaits a decision as to whether it is to be disregarded. 

15.5 N Ogilvie: CPO/SG2/009 

15.5.1 This objection relates to 12,584 sq. m of dwellings known as 1 & 2 Bridgefoot Cottages, 

outbuildings, grassland and paddock situated west of Parsonage Road and north of Stansted 

Courtyard, Stansted (plot 7 of the Order); and a plot of 13,749 sqm of public highway known as 

Parsonage Road from Cooper’s End roundabout to Stansted Courtyard, Stansted (plot 13 of the 

Order).  Mr Ogilvie owns and runs 1 & 2 Bridgefoot Cottages as a small hotel business. This 

objector is the freehold owner of plot 7 and a subsoil owner of plot 13 of the Order Land. 

15.5.2 This property is located in Development Zone 17 within Masterplan Area 4 described in the 

DAS.  Parameter Plan 2 accompanying the outline planning application (Plan OL/PP/02) shows 

that land, comprising parts of the plot and the buildings within this property, is required for a 

new dual 2 lane urban road (with no limit of deviation) connecting roundabout J to roundabout 

N, roundabout N itself and roundabout O with associated access to DAS plot 17.2.  This 

property is therefore required both to connect the proposed access roads within the airport to the 

existing Parsonage Road for controlled traffic, pedestrians and cycles, and also for appropriate 

access within the expanded Airport.  Parsonage Road and the A120 access road have informed 

the location and alignment of these access provisions.  Land within the plot which is not 

required for these access provisions will be used to provide surface level car parking and 

associated landscape screening.   

15.5.3 Mr Ogilvie made an objection by letter dated 6 May 2008.  Mr Ogilvie’s objection raises issues 

in respect of lack of notice, no need for the site for car parking, the possibility of alternative car 

parking arrangements and hotel competition. 

15.5.4 STAL has informed the Secretary of State that it is unaware of any failure in respect of notice.  

Mr Ogilvie is aware of the Order and will be entitled to pursue his objection at the forthcoming 

inquiry. 
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15.5.5 For the reasons set out in this Statement of Case, and in the Stansted Generation 2 Project 

Statement of Case, the land is required for the purposes specified above.  BAA/STAL’s 

evidence will justify the quantum and location of development in its planning applications, 

including car parking. 

15.5.6 Although BAA/STAL’s planning applications do include hotel provision, hotel competition is 

no part of the rationale for acquiring Bridgefoot Cottages.  Mr Ogilvie would receive 

compensation for the loss of his business under the Compensation Code. 

15.6 Rosper Estates: CPO/SG2/010 

15.6.1 This objection relates to a plot of 246 sq m of part of access way and part of public footpath 

(No. 45, Takeley) situated east of Stansted Courtyard, west of Parsonage Road and north of 

A120, Stansted (plot 11 of the Order) and to a plot of 13,749 sqm of public highway known as 

Parsonage Road from Cooper’s End roundabout to Stansted Courtyard, Stansted (plot 13 of the 

Order).  This objector is a freehold owner of plot 11 and a subsoil owner of plot 13.   

15.6.2 This property is located in Development Zone 17 within Masterplan Area 4 described in the 

DAS.  

15.6.3 Rosper Estates made a representation by letter dated 6 May 2008.  This representation made it 

clear that Rosper Estates has no in-principle objection to the second runway application but 

wishes to register certain concerns. 

15.6.4 STAL has written to this objector in relation to the concerns raised. 

15.7 Molehill Green Cricket Club: CPO/SG2/013 

15.7.1 This objection relates to a plot of 6,823 sq m of part cricket ground and pavilion situated north 

of Little Orchard, Molehill Green (plot 112 of the Order).  Molehill Green Cricket Club is the 

lessee of this property. 

15.7.2 This property lies in Development Zone 23 within Masterplan Area 6 in an area required for 

proposed airfield uses comprising runway, taxiways, airside roads, associated earthworks, 

strategic landscape bunds and related development.   This particular plot is required for strategic 

landscape bunds. 

15.7.3 Molehill Green Cricket Club made an objection by letter dated 11 May 2008.  The objection 

relates to the loss of the Club’s cricket ground, which comprises a local leisure facility, and the 

possible closure of the Club. 
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15.7.4 For the reasons set out in this Statement of Case, and in the Stansted Generation 2 Project 

Statement of Case the land is required for the purposes specified above.  BAA/STAL’s evidence 

will justify the quantum and location of development in its planning applications, including the 

landscape bunds.   

15.7.5 STAL has met with the Cricket Club and is investigating alternative sites in STAL’s ownership 

for the relocation of the Cricket Club. 

15.8 Takeley Parish Council: CPO/SG2/014 

15.8.1 This objection relates to a plot of 9,679 sq m of common land, woodland and part of public 

footpath (No. 13, Takeley) situated east of the public highway from Waltham Hall, Bamber’s 

Green to south of village green, Molehill Green (plot 57 of the Order); to a plot of 8,962 sq m of 

common land, woodland and track situated west of the public highway from Waltham Hall, 

Bamber’s Green to Molehill Green (plot 59 of the Order); to a plot of 14,039 sq m of village 

green and part of public footpath (No. 13, Takeley) situated south of the Three Horse Shoes 

Public House and east of the public highway from Waltham Hall, Bamber’s Green to Chapel 

End Road, Molehill Green (plot 63 of the Order); to a plot of 9,634 sq m of public highway 

from Waltham Hall, Bamber’s Green to north west of Molehill Green Cottages, Molehill Green 

(plot 58 of the Order); and to a plot of 10,646 sq m of public highways known as Chapel End 

Road and School Lane from south of Molehill Green Cottages to Carters Cottage, Molehill 

Green (plot 64 of the Order).  Takeley Parish Council is the freehold owner of plots 57, 59 and 

63 and a subsoil owner of plots 58 and 64. 

15.8.2 This land lies in Development Zone 23 within Masterplan Area 6 in an area required for 

proposed airfield uses comprising runway, taxiways, airside roads, associated earthworks, 

strategic landscape bunds and related development.   These particular plots are required for the 

extended airfield. 

15.8.3 Takeley Parish Council made an objection by letter dated 12 May 2008.  The Parish Council 

objects to the Order in principle, and also on twelve grounds set out in its letter of objection.    

15.8.4 For the reasons set out in this Statement of Case, and in the Stansted Generation 2 Project 

Statement of Case, STAL does not accept the Parish Council’s grounds of objection. Many of 

the Parish Council’s reasons for objection to the Order in fact relate to its in-principle objection 

to the plans to expand Stansted Airport to include a second runway.  Many of the reasons of 

objection, therefore, do not raise issues related directly to the Order itself.  STAL responds to 

the identified twelve reasons for objection as follows.   
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·  It is STAL’s case that there is a clear and compelling case in the public interest for making the 

Order.  STAL rejects the suggestion that there are alternative schemes (e.g. Maplin) capable of 

meeting Government policy as set out in the ATWP.   

·  STAL will set out in its evidence the justification for the total land take, including the village 

green and common land exchange land, offsetting and airport related ancillary development 

such as hotels.  STAL will demonstrate that the compulsory purchase of such land is within its 

powers as set out above.  

·  STAL has sought through the development of its G2 Project proposals to take into account the 

proper concerns of local communities and has sought to minimise, mitigate and, where 

necessary, compensate for any adverse effects on such communities.   

·  STAL has put in place schemes to deal with generalised blight as suggested in the ATWP.   

·  The G2 Project has sought to address loss of amenity and effect on local resources through 

minimising, mitigating and, where necessary, compensating for adverse effects.   

·  STAL’s evidence will demonstrate why it considers the exchange land to be acceptable.   

·  Whilst it is accepted that ancient woodland will be lost, STAL’s proposals have sought to 

minimise the loss of such woodland and set out comprehensive offsetting proposals to 

compensate for such loss.   

·  STAL’s proposals have sought to minimise, mitigate and, where necessary, compensate for the 

loss of ancient monuments and listed buildings.    

·  STAL does not accept that environmental effects by reason of noise, air quality and light 

pollution will be catastrophic to this area and has sought to reduce and mitigate such effects.   

·  STAL does not accept that the impact on ecology will be devastating and that its proposals to 

relocate/replace are ill-conceived and incomplete. 

15.8.5 STAL will produce evidence to justify its position as set out above. 

 

15.9 P.M.  Smith: CPO/SG2/015 

15.9.1 This objection relates to a plot of 236,621 sq m of part arable land, public footpaths (Nos. 32 

and 35, Broxted) and track situated north and west of The Willows and east of Brown’s End 
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Cottage, Broxted (plot 138 of the Order) and to a plot of 7,107 sq m of public highway known 

as Brown’s End Road from The Willows to North Hall, Broxted (plot 137 of the Order).  Mr 

Smith is the freehold owner of plot 138 and a subsoil owner of plot 137. 

15.9.2 This property lies in Development Zone 23 within Masterplan Area 6 in an area required for 

proposed airfield uses comprising runway, taxiways, airside roads, associated earthworks, 

strategic landscape bunds and related development.   This particular plot is required for the 

extended airfield. 

15.9.3 Mr Smith made an objection by letter dated 13 May 2008.  The objection relates to the need for 

the development, which is said to be contrary to government policy on carbon emission 

reduction, the viability of his farming business and loss of easy access to that land not taken, 

proximity to the runway of the remaining land including the farmhouse and shortness of time 

within which to object to the Order. 

15.9.4 For the reasons set out in this Statement of Case, and in the Stansted Generation 2 Project 

Statement of Case (Appendix 5 to this statement), the land is required for the purposes specified 

above. STAL’s evidence will justify the quantum and location of development in its planning 

applications, including the expanded airfield.  The Stansted Generation 2 Project Statement of 

Case also addresses the issues of need, climate change and impact on individual agricultural 

land holdings.  The Broxted Hill Farm farmhouse is within STAL’s HVGS scheme and STAL 

has, therefore, offered to acquire the property by agreement.  Mr Smith had the normal statutory 

period to object to the Order, has objected, and will be entitled to pursue his objection at the 

forthcoming inquiry. 

15.10 Roy Outten: CPO/SG2/016 

15.10.1 This objection relates to a plot of 6,003 sq m of part meadow being part of the property known 

as The Rockies, School Lane, Molehill Green (plot 130 of the Order). Mr Outten is the freehold 

owner of this property, which adjoins his house.  The dwellinghouse itself is not included in the 

Order Land. 

15.10.2 This property lies in Development Zone 23 within Masterplan Area 6 in an area required for 

proposed airfield uses comprising runway, taxiways, airside roads, associated earthworks, 

strategic landscape bunds and related development.   This particular plot is required for strategic 

landscape bunds. 

15.10.3 Mr Outten made an objection through his solicitors under cover of their letter dated 13 May 

2008.  The objection relates to the loss of the field leaving insufficient acreage for him to keep 
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and feed his livestock.  He is also opposed to the expansion of the airport as a whole because of 

the impact on local communities and the environment.  In addition, he asserts that the G2 

Project is not in the national interest because of lack of need in general; lack of need at this 

location; and lack of need relating to non-operational development.  He also raises issues 

relating to compensation. 

15.10.4 For the reasons set out in this Statement of Case, and in the Stansted Generation 2 Project 

Statement of Case, the land is required for the purposes specified above. STAL’s evidence will 

justify the quantum and location of development in its planning applications, including the 

landscape bunds.   The Stansted Generation 2 Project Statement of Case also addresses the 

issues of need for further runway capacity in this location, and the effect on local communities 

and the environment. STAL’s evidence will set out the justification for non-operational airport 

related development.   STAL accepts that Mr Outten will lose his grazing land but he will be 

entitled to claim compensation under the Compensation Code, and, in any event, the entire 

property is within STAL’s HVGS scheme and STAL has, therefore, offered to acquire the 

property by agreement. 

15.11 EDF Energy Networks (EPN) Plc: CPO/SG2/017 

15.11.1 EDF Energy Networks (EPN) Plc (EDF Networks) is a statutory undertaker for the purposes of 

section 16 of the ALA 1981.  EDF Networks’ undertaking has various equipment in the area of 

the Order. This objection does not relate to any particular plot number.   

15.11.2 EDF Networks objected to the Order by a letter dated 13 May 2008.  The company objects to 

the acquisition of its premises, rights and apparatus under the Order because their acquisition 

will be “seriously detrimental to the carrying out of its undertaking” (section 16 of the ALA 

1981).    

15.11.3 STAL is in discussion with EDF Networks regarding engineering matters and the costs of 

diversions and expects to resolve the objection by agreement.  

 

 

15.12 EDF Energy Services Limited: CPO/SG2/018 

15.12.1 EDF Energy Services Limited (EDF Services) is a statutory undertaker for the purposes of 

section 16 of the ALA 1981.  EDF Services’ undertaking has various equipment in the area of 

the Order. This objection does not relate to any particular plot number.   
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15.12.2 EDF Services objected to the Order by a letter dated 13 May 2008.  The company objects to the 

acquisition of its premises, rights and apparatus under the Order because their acquisition will 

be “seriously detrimental to the carrying out of its undertaking” (section 16 of the ALA 1981).    

15.12.3 STAL is in discussion with EDF Services regarding engineering matters and the costs of 

diversions and expects to resolve the objection by agreement.  

15.13 Mr E S Kennedy: CPO/SG2/019 

15.13.1 This representation relates to a plot of 2,906 sq m of part public bridleway (No.15, Takeley) 

known as Cobbs Lane south westwards from River Roding for a distance of 360m towards 

Bamber’s Green (plot 60 of the Order).  Mr Kennedy claims an interest in the property as Lord 

of the Manors of Warish Hall and Takeley Grange.   

15.13.2 This property lies in Development Zone 23 within Masterplan Area 6 in an area required for 

proposed airfield uses comprising runway, taxiways, airside roads, associated earthworks, 

strategic landscape bunds and related development.   This particular plot is required for 

development related to the extended airfield. 

15.13.3 Mr Kennedy made a representation through his solicitors by letter dated 13 May 2008.  The 

letter erroneously refers to plot 6, rather than plot 60.  Mr Kennedy does not raise an objection 

to the Order and simply notifies STAL of his intention to claim compensation. 

15.13.4 STAL does not understand Mr Kennedy to be raising an objection and recognises that 

compensation will be paid where an interest in land can be established. 

15.14 E.M. and G Coleman: CPO/SG2/021 

15.14.1 This objection relates to: 

·  a plot of 124,120 sq m of part of arable land, part of grassland, parts of public footpath (No. 17, 

Takeley) and part of stream situated west of Stansted Courtyard and Parsonage Road, east of 

Airport mid-stay car park and north of A120, Stansted (plot 6 of the Order);  

·  a plot of 51,296 sq m of arable land situated east of Parsonage Road and north of Le Knell’s 

Cottage, Cooper’s End (plot 22 of the Order);  

·  a plot of 405,570 sq m of arable land and part of stream running north to south situated south of 

High House Nursery and east of Parsonage Road, Stansted (plot 25 of the Order);  
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·  a plot of 87,195 sq m of arable land and part of stream situated east of Parsonage Road and 

Stansted Courtyard and north of A120, Stansted (plot 26 of the Order);  

·  a plot of 35,915 sq m of arable land, farm buildings and car park known as High House Farm 

situated east of Cooper’s End roundabout and west of Little Newlands Wood, Mill End (plot 33 

of the Order);  

·  a plot of 14,300 sq m of part of grassland and public footpath (No.1, Takeley) north west of 

Molehill Green Cottages, Molehill Green (plot 72 of the Order);  

·  a plot of 5,882 sq m of meadow situated west of Murrayfield Farm and north of School Lane, 

Molehill Green (plot 117 of the Order);  

·  a plot of 17,906 sq m of part of arable land situated east of the Hoppit and north of School Lane, 

Molehill Green (plot 121 of the Order);  

·  a plot of 23,955 sq m of arable land situated south of Sunnyview and Yew Tree Cottage, 

Molehill Green (plot 123 of the Order);  

·  a plot of 6,785 sq m of grassland east and south of Murrayfield Bungalow, Molehill Green (plot 

126 of the Order);  

·  a plot of 13,749 sq m of public highway known as Parsonage Road from Cooper’s End 

roundabout to Stansted Courtyard, Stansted (plot 13 of the Order); and  

·  a plot of 246 sq m of part of accessway and part of public footpath (No. 45, Takeley) situated 

east of Stansted Courtyard, west of Parsonage Road and north of A120, Stansted (plot 11 of the 

Order).   

15.14.2 Mr and Mrs Coleman are the freehold owners of plots 6, 11 and 26,  owners of subsoil in plot 

13, and Mr Coleman (as a partner in G A Coleman & Partners) is a tenant of STAL at plots 22, 

25, 33, 72, 117, 121, 123 and 126 of the Order Land.  Mr and Mrs Coleman have another 

objection (CPO/SG2/031) in relation to other land which is dealt with below. 

15.14.3 Part of the property lies in Development Zone 23 within Masterplan Area 6 in an area required 

for proposed airfield uses comprising runway, taxiways, airside roads, associated earthworks, 

strategic landscape bunds and related development and part is located in Development Zone 17 

within Masterplan Area 4 described in the DAS. 
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15.14.4 Mr and Mrs Coleman made an objection by letter dated 13 May 2008.  They object to the Order 

in principle, and also on twelve grounds set out in their letter of objection.    

15.14.5 For the reasons set out in this Statement of Case, and in the Stansted Generation 2 Project 

Statement of Case, STAL does not accept Mr and Mrs Coleman’s grounds of objection. Many 

of their reasons for objection to the Order in fact relate to their in-principle objection to the 

plans to expand Stansted Airport to include a second runway.  Many of the reasons of objection, 

therefore, do not raise issues related directly to the Order itself.   

15.14.6 STAL responds to the identified twelve reasons for objection as follows: 

·  It is STAL’s case that Government policy as set out in the ATWP is up-to-date and is not in 

conflict with other themes of Government policy relating to climate change.  

·  The economic benefits of the G2 Project are set out in the EIR and comprise a significant 

material consideration in support of the G2 Project in general and the Order in particular.  

·  It is STAL’s case that the G2 Project is environmentally sustainable as is set out in the Stansted 

Generation 2 Project Statement of Case. 

·  STAL has every confidence in the expertise of the consultants it has retained to produce the ES 

which supports the planning applications for the G2 Project.   

·  The need and benefits of the G2 Project, together with its policy support, are such that the 

proposals are strongly in the overall public interest.   

·  The effect of the G2 Project on the local community have been properly assessed and given 

appropriate weight.   

·  STAL rejects the suggestion that there are alternative schemes (e.g. Maplin) capable of meeting 

Government policy as set out in the ATWP.   

·  STAL will set out in its evidence the justification for the total land take, including offsetting and 

airport related  development such as hotels.   

·  STAL has put in place schemes to deal with generalised blight as requested in the ATWP.   

·  STAL has had regard to the loss of scheduled ancient monuments and listed buildings and has 

brought forward specific proposals to re-build some of the listed buildings on alternative sites in 

the vicinity of the expanded airport.    
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·  STAL does not accept that environmental effects by reason of noise, air quality and light 

pollution will be unacceptable and has sought to reduce and mitigate such effects where 

appropriate.   

·  Whilst it is accepted that ancient woodland will be lost, STAL’s proposals have sought to 

minimise the loss of such woodland and sets out comprehensive offsetting proposals to 

compensate for such loss.   

·  STAL’s case is that the impact on ecology has been adequately addressed and is set out in the 

G2 Airport Project ES. 

15.14.7 STAL will produce evidence to justify its position as set out above. 

15.15 Uttlesford District Council: CPO/SG2/022 

15.15.1 Uttlesford District Council is the freehold owner of a number of properties within the Order 

Land.  These comprise ten residential properties (plots 16, 93, 94, 95, 96, 99, 100, 106, 107 and 

108), three small plots of land (plots 15, 92 and 101) and subsoil under public highways (plots 

13, 64 and 90).  

15.15.2 Some of these properties are located in Development Zone 23 within Masterplan Area 6 in an 

area required for proposed airfield uses comprising runway, taxiways, airside roads, associated 

earthworks, strategic landscape bunds and related development and others are located in 

Development Zone 16 within Masterplan Area 3 in an area required for hotel buildings with 

ancillary car parking and works and multi-storey and surface car parking. 

15.15.3 The Council objected to the Order by letter 14 May 2008. The grounds of the objection were not 

disclosed in the letter but it was indicated that a “comprehensive response will be made in due 

course.”  STAL awaits receipt of the Council’s comprehensive response.  

15.16 Hilary and John Todd: CPO/SG2/023 

15.16.1 These objectors do not own any land within the Order and this objection is not specific to any 

particular plot.   

15.16.2 This objection is not, therefore, made by qualifying persons and is not a relevant objection for 

the purposes of the ALA 1981.   

15.16.3 Mr and Mrs Todd made an objection by letter dated 14 May 2008.  The objection relates to the 

shortness of time within which to object to the Order, issues relating to the sustainability of the 
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proposed development, issues relating to the urbanisation of the surrounding area and issues 

relating to local road closures. 

15.16.4 Mr and Mrs Todd had the normal statutory period in which to object to the Order, have 

objected, and their objection will be taken into account.  It is STAL’s case that the G2 Project is 

environmentally sustainable as is set out in the Stansted Generation 2 Project Statement of Case.  

The G2 Project, including its landscape proposals, has been carefully designed to integrate the 

development into the surrounding countryside in an appropriate manner which does not lead to 

the urbanisation of the surrounding area.  Whilst STAL accepts that there will be longer 

journeys between some of the local villages around the Airport, the access from those villages 

to the motorway and trunk road system will be enhanced. 

15.17 J A Welch: CPO/SG2/024 

15.17.1 This objection relates to a plot of 3,787 sq m of dwelling, outbuildings and garden known as Le 

Knell’s Cottage, Cooper’s End situated east of Parsonage Road, Stansted (plot 14 of the Order); 

and to a plot of 13,749 sqm of public highway known as Parsonage Road from Cooper’s End 

roundabout to Stansted Courtyard, Stansted (plot 13 of the Order).  Mr Welch is the freehold 

owner, together with his wife (see next objection), of the property that comprises plot 14 of the 

Order and is a subsoil owner of plot 13 of the Order. 

15.17.2 This property lies in Development Zone 18 within Masterplan Area 4 in an area in which the 

Highways Agency proposes works for the creation of the new junction on the A120.  

15.17.3 Mr Welch made an objection by letter dated 15 May 2008. Mr Welch’s objection is to the G2 

Project being approved before the G1 decision.   

15.17.4 The G1 decision has now been received. 

15.18 Rosemarie Welch: CPO/SG2/025 

15.18.1 This objection relates to a plot of 3,787 sq m of dwelling, outbuildings and garden known as Le 

Knell’s Cottage, Cooper’s End situated east of Parsonage Road, Stansted (plot 14 of the Order); 

and to a plot of 13,749 sqm of public highway known as Parsonage Road from Cooper’s End 

roundabout to Stansted Courtyard, Stansted (plot 13 of the Order).  Mrs Welch is the freehold 

owner, together with her husband (see previous objection), of plot 14 and is a subsoil owner of 

plot 13 of the Order. 
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15.18.2 As explained above, the property lies in Development Zone 18 within Masterplan Area 4 in an 

area in which the Highways Agency proposes works for the creation of the new junction on the 

A120. 

15.18.3 Mrs Welch made an objection by a separate letter dated 15 May 2008. Mrs Welch’s objection 

also related to the G2 Project being approved before the G1 decision and, in addition, objected 

on the basis that land would be taken based on agricultural values and then used for building. 

15.18.4 The G1 decision has now been received.  Furthermore, compensation matters are not proper 

grounds for objecting to the principle of the Order. 

 

 

15.19 Three Valleys Water: CPO/SG2/026 

15.19.1 Three Valleys Water (“TVW”) is a statutory undertaker for the purposes of section 16 of the 

ALA 1981.  TVW’s undertaking has various equipment in the area of the Order and, in addition, 

TVW is the freehold owner of the Takeley Water Tower.  The Takeley Water Tower comprises 

a plot of 1,911 sq m of grassland, public footpath (No. 12, Takeley) and water tower known as 

Takeley Water Tower situated west of The Grange and south of Waltham Hall, Bamber’s Green 

(plot 48 of the Order). 

15.19.2 This property lies in Development Zone 23 within Masterplan Area 6 in an area required for 

proposed airfield uses comprising runway, taxiways, airside roads, associated earthworks, 

strategic landscape bunds and related development.  This particular plot is required for 

development related to the extended airfield. 

15.19.3 TVW objected to the Order by letter dated 15 May 2008.  The letter of objection does not 

identify specific grounds of objection although it is understood that the objection relates to the 

protection of the statutory undertaker’s water mains and other apparatus.   

15.19.4 STAL is in discussion with TVW regarding engineering matters, the costs of diversions and an 

alternative location for the Takeley Water Tower and STAL expects to resolve the objections by 

agreement. 

15.20 T – Mobile: CPO/SG2/027 
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15.20.1 T-Mobile is a telecommunications operator for the purposes of the Communications Act 2003 

but is not a statutory undertaker for the purposes of section 16 of the ALA 1981.  T-Mobile has 

telecommunications apparatus on land at Parsonage Road, Takeley.  The mast is situated within 

a plot comprising 1,742 sq m of woodland and telecommunication mast situated west of High 

House Nursery and east of Cooper’s End Roundabout, Mill End (plot 32 of the Order).  T-

Mobile is an occupier of the above telecommunications apparatus pursuant to a licence 

agreement dated 1 December 1998.  BAA is the freehold owner of plot 32. 

15.20.2 This property lies in Development Zone 15 within Masterplan Area 3 in an area required for 

offices and/or hotels with associated car parking and facilities.  

15.20.3 T-Mobile objected to the Order by letter dated 15 May 2008.   Many of its reasons for objection 

to the Order in fact comprise an in-principle objection to the plans to expand Stansted Airport to 

include a second runway.  Many of the reasons of objection, therefore, do not raise issues 

related directly to the Order itself.  The objection does state, however, that the acquiring 

authority has not demonstrated that the acquisition of the Order Land is needed, that the 

acquiring authority has not demonstrated that it has sufficient funding to complete the scheme, 

that the acquiring authority has not demonstrated a compelling case for the compulsory 

purchase of property or rights, and, finally, that the acquisition of the property will damage T-

Mobile’s ability to provide network coverage to its customers. 

15.20.4 For the reasons set out in this Statement of Case, and in the Stansted Generation 2 Project 

Statement of Case, STAL does not accept T-Mobile’s grounds of objection and it is STAL’s 

case that the land is required for the purposes specified above.  This Statement of Case has set 

out STAL’s position in relation to the funding of the development and, in short, STAL does not 

accept that ground of objection.  STAL’s evidence will justify the quantum and location of 

development in its planning applications including offices and/or hotels with associated car 

parking and facilities.  STAL is in communication with T–Mobile regarding impacts on network 

coverage, the parties’ respective rights under the licence and the possibility of finding an 

alternative site for a mast. 

15.21 Essex County Council: CPO/SG2/ 028 

15.21.1 Essex County Council is the highway authority responsible for county highways within the 

Order.  The County Council is the owner/occupier or occupier of a number of plots comprising 

public highway within the Order, being plots 10, 12, 13, 31, 46, 58, 64, 90, 137 and 143.    

15.21.2 These plots of land are located in various of the Masterplan Areas as set out in the DAS.   
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15.21.3 The County Council objected to the Order by letter 15 May 2008. The grounds of the objection 

were not disclosed in the letter but it was indicated that a “comprehensive response will be 

made in due course.”  STAL awaits receipt of the County Council’s comprehensive response.  

15.22 Mrs Bush: CPO/SG2/029 

15.22.1 This objection relates to a plot of 14,662 sq m of arable land and public footpaths (Nos. 1 and 2, 

Takeley and No.45, Broxted) situated south of Eastend Wood and west of Rodings Rise, 

Molehill Green (plot 73 of the Order); to a plot of 6, 377 sq m of part arable land situated north 

of Murrayfield Farm, Molehill Green (plot 115 of the Order); and to a plot of 14,086 sq m of 

part of arable land situated north of the cricket ground, Molehill Green and south of Rats Castle, 

Chapel End (plot 100a of the Order).  Mrs Bush is the freehold owner of Rats Castle Farm, 

Molehill Green, which includes these plots of land. 

15.22.2 Plots 73 and 115 lie in Development Zone 23 within Masterplan Area 6 in an area required for 

proposed airfield uses comprising runway, taxiways, airside roads, associated earthworks, 

strategic landscape bunds and related development.   These particular plots are required for the 

extended airfield including a landscaping bund.  Plot 100a is land to be provided in exchange 

for loss of village green (VG10) at Molehill Green. 

15.22.3 Mrs Bush made an objection, through her land agents, by letter dated 15 May 2008.  The 

objection questions STAL’s ability to use compulsory purchase powers to acquire all that land 

included within the Order, as submitted.  The objection is also on the basis that Mrs Bush’s 

retained land would be landlocked and that there is no reference within the Order for an access 

route to be provided to this land. 

15.22.4 STAL does not accept that it does not have power to acquire all the land included within the 

Order for the reasons set out at section 3.1 above of this Statement of Case.  The need for 

exchange land to provide a replacement village green is addressed at paragraph 9.3.28 and 

following above.  STAL has met with Mrs Bush’s land agent and has suggested an alternative 

access route to allow access to the remaining land. 

15.23 Messrs Ash and the Howe Green Trust: CPO/SG2/030 

15.23.1 This objection relates to a plot of 3,728 sq m of part of grassland, part of track and part of public 

footpath (No.45, Takeley) situated north of A120, south of airport mid-stay car park and west of 

Stansted Courtyard, Stansted (plot 5 of the Order); to a plot of 8,256 sq m of part of grassland 

and part of track situated north of A120 and west of Stansted Courtyard, Stansted (plot 8 of the 

Order); and to a plot of 16,197 sq m of part of arable land, part of grassland, part of public 



 

 
 

57 
(22623150.04) 

footpath (No. 20, Takeley), situated north east of Holy Trinity Church, west of Parsonage Road 

and south of A120, Takeley (plot 9 of the Order).  These objectors are the freehold owners of 

these plots. 

15.23.2 Plot 8 lies in Development Zone 17 within Masterplan Area 4 in an area required for car 

parking.   Plot 5 lies in Development Zone 18 within Masterplan Area 4 in an area  in which the 

Highways Agency proposes works for the creation of the new junction on the A120.   Plot 9 lies 

in Development Zone 21b within Masterplan Area 4 in an area required for strategic 

landscaping.   

15.23.3 The objectors made an objection, through their land agents, by letter dated 15 May 2008.  The 

objection questions STAL’s ability to use compulsory purchase powers to acquire all that land 

included within the Order, as submitted.  The objection is also on the basis that the objectors’ 

retained land would be landlocked and they request an amendment to the scheme to include 

provision for a new access track directly from the highway. 

15.23.4 STAL does not accept that it does not have power to acquire all the land included within the 

Order for the reasons set out at section 3.1 above of this Statement of Case.  STAL believes that 

the severance would be not caused by the G2 Airport Development but by the related highway 

works part of the G2 Airport Access from M11 and A120 Project.  This is a matter that needs to 

be taken up with the Highways Agency, the promoters of that scheme. STAL has met with the 

objectors’ land agent to discuss the above. 

15.24 Mr & Mrs G A Coleman: CPO/SG2/031 

15.24.1 This objection relates to a plot of 14,662 sq m of arable land and public footpaths (Nos. 1 and 2, 

Takeley and No.45, Broxted) situated south of Eastend Wood and west of Rodings Rise, 

Molehill Green (plot 73 of the Order); to a plot of 6, 377 sq m of part arable land situated north 

of Murrayfield Farm, Molehill Green (plot 115 of the Order); and to a plot of 14,086 sq m of 

part of arable land situated north of the cricket ground, Molehill Green and south of Rats Castle, 

Chapel End (plot 100a of the Order).  These objectors are tenants of plots 73, 115 and 100a, all 

of which are in the freehold ownership of Mrs Bush (see objection CPO/SG2/029 above).  

These objectors also own, and occupy as tenants, other land within the Order (see objection 

CPO/SG2/021 above). 

15.24.2 Plots 73 and 115 lie in Development Zone 23 within Masterplan Area 6 in an area required for 

proposed airfield uses comprising runway, taxiways, airside roads, associated earthworks, 

strategic landscape bunds and related development.   These particular plots are required for the 
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extended airfield including a landscaping bund.  Plot 100a is land to be provided in exchange 

for the loss of village green (VG10) at Molehill Green. 

15.24.3 Mr and Mrs Coleman made an objection, through their land agents, by letter dated 15 May 

2008.  The objection questions STAL’s ability to use compulsory purchase powers to acquire all 

that land included within the Order, as submitted.  The objection is also on the basis that Mr and 

Mrs Coleman’s retained land would be landlocked and that there is no reference within the 

Order for an access route to be provided to this land. 

15.24.4 STAL does not accept that it does not have power to acquire all the land included within the 

Order for the reasons set out at section 3.1 above of this Statement of Case.  The need for 

exchange land to provide a replacement village green is addressed at paragraph 9.3.28 and 

following above.  STAL has met with Mr and Mrs Coleman’s land agent and has suggested an 

alternative access route to allow access to the remaining land. 

15.25 Messrs Latham: CPO/SG2/032 

15.25.1 This objection relates to: 

·  a plot of 19,389 sq m of offices, workshops, garages, car park, yard and farm known 

as Waltham Hall, part of arable land and part of woodland situated east of Molehill 

Green roundabout and north of The Grange, Bamber’s Green (plot 42 of the Order);  

·  to a plot of 18,100 sq m of public highway from Bury Villas to Waltham Hall, 

Bamber’s Green (plot 46 of the Order); 

·  to a plot of 14,548 sq m of grassland, pond, stores, retail warehouse, yard, woodland 

and car park known as 1-2 Waltham Hall situated north of Waltham Hall and east of 

the public highway from Waltham Hall to Molehill Green, Bamber’s Green (plot 56 of 

the Order);  

·  to a plot of 17,062 sq m of public highway between Cooper’s End roundabout and 

Waltham Hall, Mill End (plot 31 of the Order);  

·  to a plot of 28,280 sq m of woodland known as Seven Acre Wood situated south east 

of High House Nursery and Farm east of Cooper’s Villas and north of the A120, 

Stansted (plot 28 of the Order);  

·  to a plot of 412,309 sq m of arable land, part of track, part of public footpath (No. 12, 

Takeley) and part of stream running east to west situated south west of The Grange 
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and east of Seven Acre Wood and Little Newlands Wood, Bamber’s Green (plot 29 of 

the Order);  

·  to a plot of 29,562 sq m of woodland known as Little Newlands Wood and public 

footpath (No. 12, Takeley) situated east of Dormers and south of Rose Cottage, Mill 

End (plot 40 of the Order); 

·  to a plot of 179,817 sq m of part of arable land and part of woodland situated south of 

Waltham Hall and west of the The Grange, Bamber’s Green (plot 41 of the Order); 

·  to a plot of 523,256 sq m of arable land, scrubland, pond and public footpaths (Nos. 13 

and 32, Takeley) situated south of Murrayfield, Molehill Green and north of Little 

Grange, Bamber’s Green (plot 55 of the Order); and  

·  to a plot of 1,887 sq m of part of arable land situated north of The Hoppit and east of 

the cricket ground, Molehill Green (plot 120 of the Order); 

·  to a plot of 899 sq m of part of arable land south east of Brown’s End Cottages and 

north west of North Hall Cottages, Broxted (plot 136 of the Order).   

15.25.2 Messrs Latham are the freehold owners of plots 42, 46 and 56 and a subsoil owners of plot 31.  

Messrs Latham are the owners of Waltham Hall Farms which is the tenant of plots 28, 29, 40, 

41, 55, 120 and 136, which plots are in the freehold ownership of Legal and General Assurance 

Society Limited (see objection CPO/SG2/037 below). 

15.25.3 Plots 31, 42, 46, 56 and part of plots 40, 41 and 55 lie in Development Zone 12 within 

Masterplan Area 3 in an area required for aircraft stands, aprons and passenger boarding piers. 

Plots 28, 29, 120, 136 and part of plot 55 lie in Development Zone 23 within Masterplan Area 6 

in an area required for proposed airfield uses comprising runway, taxiways, airside roads, 

associated earthworks, strategic landscape bunds and related development.   These particular 

plots are required for the extended airfield.  Part of plot 40 lies in Development Zone 13 within 

Masterplan Area 3 in an area required for multi-storey and surface car parking.  Part of plot 41 

lies within Development Zone 14 within Masterplan Area 3 in an area required for the proposed 

second passenger terminal building and hotel/office development with associated car parking 

and facilities. 

15.25.4 Messrs Latham made an objection, through their land agents, by letter dated 15 May 2008.  The 

objection questions STAL’s ability to use compulsory purchase powers to acquire all that land 

included within the Order, as submitted.  The objection also relates to the loss of a large amount 
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of high quality agricultural land and green space and the loss of a number of commercial 

properties that provide a valuable resource to the local business community and which would 

have a significant effect on local employment. 

15.25.5 STAL does not accept that it does not have power to acquire all the land included within the 

Order for the reasons set out at section 3.1 above of this Statement of Case.  Whilst STAL 

recognises that there will be a loss of high quality agricultural land and a loss of a number of 

commercial properties with a consequent effect on local employment opportunities, these 

factors do not outweigh the very substantial need for and economic benefits of the scheme 

underlying the Order.   

15.25.6 STAL has had discussions with agents acting on behalf of Messrs Latham with a view to 

acquiring their freehold land by agreement.  Those discussions are ongoing. 

15.26 L S Easton Park Investments Ltd: CPO/SG2/33 

15.26.1 This objection relates to a plot of 6,165 sq m of part of arable land, part of woodland and part of 

bridleway (No. 47 Broxted, and No 29 Little Easton) known as Cobbs Lane situated east of 

River Roding and north of Park View, Bamber’s Green (plot 62 of the Order); to a plot of 

191,086 sq m of part of arable land, half bed of part of stream known as River Roding, ponds 

and part of underground gas pipeline situated south of Middlefield Wood, west of The Lays, 

east of River Roding and north of Park View, Bamber’s Green (plot 131 of the Order); to a plot 

of 7,651 sq m of part of by-way open to all traffic (No. 69, Broxted), woodland, drain and part 

of underground gas pipeline situated east of River Roding and west of Brown’s End Road, 

Middlefield Wood and The Lays, Broxted (plot 132 of the Order); to a plot of 228,919 sq m of 

woodlands known as Middlefield Wood, Philipland Wood and The Lays, pond, paths and tracks 

south east of North Hall Cottages and west of Flemings Hill Farm, Broxted (plot 133 of the 

Order); to a plot of 42,736 sq m of part of arable land situated west of Flemings Hill Farm and 

east of Philipland Wood and Middlefield Wood, Broxted (plot 140 of the Order); and to a plot 

of 7,107 sq m of public highway known as Brown’s End Road from The Willows to North Hall, 

Broxted (plot 137 of the Order).  This objector is the freehold owner of plots 131, 132, 133 and 

140 and a subsoil owner of plot 137. 

15.26.2 Plots 62, 131, 132, 137 and 140 lie in Development Zone 23 within Masterplan Area 6 in an 

area required for proposed airfield uses comprising runway, taxiways, airside roads, associated 

earthworks, strategic landscape bunds and related development.   These particular plots are 

required for the extended airfield.   
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15.26.3 LS Easton Park Investments Ltd made an objection, through its land agent, by letter dated 15 

May 2008.  The objection questions STAL’s ability to use compulsory purchase powers to 

acquire all that land included within the Order, as submitted.  The objection is also on the basis 

that the objector’s retained land would be landlocked and that there is no reference within the 

Order for an access route to be provided to this land. 

15.26.4 STAL does not accept that it does not have power to acquire all the land included in within the 

Order for the reasons set out at section 3.1 above of this Statement of Case.  STAL has met with 

the objector’s land agent and has suggested alternative access routes to allow access to the 

remaining land. 

15.27 Messrs A C & J Streeter: CPO/SG2/034 

15.27.1 This objection relates to a plot of 3,728 sq m of part of grassland, part of track and part of public 

footpath (No.45, Takeley) situated north of A120, south of airport mid-stay car park and west of 

Stansted Courtyard, Stansted (plot 5 of the Order); to a plot of 8,256 sq m of part of grassland 

and part of track situated north of A120 and west of Stansted Courtyard, Stansted (plot 8 of the 

Order); and to a plot of 16,197 sq m of part of arable land, part of grassland, part of public 

footpath (No. 20, Takeley), situated north east of Holy Trinity Church, west of Parsonage Road 

and south of A120, Takeley (plot 9 of the Order).  These objectors are the tenants of these plots, 

which are in the freehold ownership of Messrs Ash and the Howe Green Trust (see 

CPO/SG2/030 above). 

15.27.2 Plot 8 lies in Development Zone 17 within Masterplan Area 4 in an area required for car 

parking.  Plot 5 lies in Development Zone 18 within Masterplan Area 4 in an area in which the 

Highways Agency proposes works for the creation of the new junction on the A120.  Plot 9 lies 

in Development Zone 21b within Masterplan Area 4 in an area required for strategic 

landscaping.   

15.27.3 The objectors made an objection, through their land agents, by letter dated 15 May 2008.  The 

objection questions STAL’s ability to use compulsory purchase powers to acquire all that land 

included within the Order, as submitted.  The objection is also on the basis that the objectors’ 

retained land would be landlocked and they request an amendment to the scheme to include 

provision for a new access track directly from the highway. 

15.27.4 STAL does not accept that it does not have power to acquire all the land included within the 

Order for the reasons set out at section 3.1 above of this Statement of Case.    STAL believes 

that the severance would not be caused by the G2 Airport Development but by the related 

highway works part of the G2 Airport Access from M11 and A120 Project.  This is a matter that 



 

 
 

62 
(22623150.04) 

needs to be taken up with the Highways Agency, the promoters of that scheme. STAL has met 

with the objectors’ land agent to discuss the above. 

15.28 Messrs Greenall: CPO/SG2/035 

15.28.1 These objectors do not own any land within the Order and this objection is not specific to any 

particular plot.   

15.28.2 This objection is not, therefore, made by qualifying persons and is not a relevant objection for 

the purposes of the ALA 1981.   

15.28.3 Messrs Greenall made an objection, by their land agents, in a letter dated 15 May 2008. The 

objection questions STAL’s ability to use compulsory purchase powers to acquire all that land 

included within the Order, as submitted.   

15.28.4 STAL does not accept that it does not have power to acquire all the land included within the 

Order for the reasons set out at section 3.1 above of this Statement of Case. 

15.29 Legal & General Assurance Society Limited: CPO/SG2/037 

15.29.1 This objection relates to some 176 ha of land comprising principally arable farmland, grassland, 

woodland, scrubland, stream, pond and tracks. This land is located principally to the south and 

east of Stansted Airport and north of the A120 Takeley By-pass.  This land comprises plots 25, 

27, 28, 29, 40, 41, 55, 61, 120, 136 in the Order. Legal & General Assurance Society Limited 

(“L&G”) is the freehold owner of these plots. In addition, L&G is also the owner of sub-soil 

beneath the highway in plots 31, 46, 60, 64 and 137.  The schedule to the Order shows L&G as 

a freehold owner of plot 25.   The freehold to plot 25 is owned by STAL, and L&G has no 

interest in this plot. 

15.29.2 Plot 31, part of plot 46, part of plot 41 and part of plot 55 lie in Development Zone 12 within 

Masterplan Area 3 in an area required for aircraft stands, aprons and passenger boarding piers.  

15.29.3 Part of plot 40 lies within Development Zone 13 within Masterplan Area 3 in an area required 

for multi-storey and surface car parking for passenger use with ancillary works. 

15.29.4 Part of plot 40 and part of plot 41 lie within Development Zone 14 within Masterplan Area 3 in 

an area required for the proposed second passenger terminal, offices or hotels with associated 

car parking and facilities and an air traffic control tower. 
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15.29.5 Plot 27 lies in Development Zone 17 within Masterplan Area 4 in an area required for surface 

and multi-storey car parking.  

15.29.6 Plots 28, 29, 60, 61, 64, 120, 136, 137, part of Plot 46 and part of Plot 55 lie in Development 

Zone 23 within Masterplan Area 6 in an area required for proposed airfield uses comprising 

runway, taxiways, airside roads, associated earthworks, strategic landscape bunds and related 

development.   These particular plots are required for the extended airfield.  

15.29.7 L&G objected to the making of the Order by letter dated 16 May 2008, which attached a 

document setting out the company’s objections. In paragraph 5.1 of the document it was stated 

that the specific grounds of L&G’s objection would be set out in more detail in “L&G’s 

Statement of Reasons.”  STAL subsequently received L&G’s “Statement of Case” which 

outlines, on a “composite basis” (paragraph 3.4), the case that the company will put forward at 

the forthcoming inquiry (paragraph 1.2). STAL’s response to L&G’s objection, accordingly, 

addresses the matters raised in that statement.  

15.29.8 L&G is supportive of the general principle of a proposed second runway at Stansted Airport.  

The company’s principal objection is to the particular location of the runway and the associated 

airport related development comprising the G2 Airport Project. It contends that a more narrowly 

spaced runway would be preferable and that there is insufficient justification for the amount of 

land taken for the airport development.   The L&G objection also challenges the proposals in 

relation to the wider spatial planning of the area, the surface access provision to the extended 

airport, including both the highway and public transport provision, the amount of non-

operational airport related development, blight provisions, the resources necessary to implement 

the proposed development and the appropriateness of Common Land exchange land.  

Objections relating to the Offsetting Measures are considered in the Statement of Case relating 

to that Order. 

15.29.9 In relation to L&G’s principal objection which relates to the location of the runway and 

associated airport related development, STAL has set out the evolution and rationale for its 

choice of runway location and masterplan layout in its Stansted Generation 2 Project Statement 

of Case (Appendix 5 to this Statement).  STAL will call evidence to justify its runway location 

and masterplan layout, including the quantum of development. 

15.29.10 The G2 Airport Development layout constitutes a well conceived and appropriate solution to 

meeting the requirement for a second runway at Stansted Airport applying the Masterplan 

Design Principles. The expanded airport boundary is no larger than necessary to meet 

operational requirements, to provide for efficient operation for airport users and a satisfactory 



 

 
 

64 
(22623150.04) 

experience for passengers, and appropriate environmental mitigation.  The inclusion of L&G 

land in the Order Land is required to achieve this solution, arrived at through an iterative design 

process as an integrated whole. 

15.29.11 In relation to L&G’s objection regarding the spatial planning of the wider area, STAL will 

demonstrate that its proposals are consistent with national, regional and local planning policy as 

described in Section 6 of the Stansted Generation 2 Project Statement of Case (Appendix 5 to 

this Statement).  The G2 Project does not prejudice the proper spatial planning of the wider 

area. 

15.29.12 STAL’s surface access proposals are set out in detail in Section 9.15 of the Stansted Generation 

2 Project Statement of Case (Appendix 5 to this Statement) and the G2 Project Transport 

Assessment.  The G2 Surface Access Strategy has been developed in line with Government 

Policy and seeks to reduce the growth in demand for travel, especially by private car, whilst 

enhancing public transport provision. The G2 Surface Access Strategy was developed after 

careful consideration of a package of alternative measures which were themselves the subject of 

widespread public consultation.  The Strategy comprises an appropriate and comprehensive 

package of sustainable transport measures. 

15.29.13 The amount of non-operational airport related development included within the G2 Project 

proposals is entirely appropriate for an airport expansion of the scale proposed.  The location of 

such development within the proposed airport perimeter boundary is consistent with Local Plan 

policy and is, where possible and appropriate, sustainably clustered near existing and proposed 

transport interchanges. STAL anticipates and will volunteer that any planning permission 

granted for the G2 Airport Project should be subject to conditions ensuring that the whole 

development, both operational runway and airport related development, is brought forward in a 

comprehensive manner. 

15.29.14 The issue of blight is addressed in section 14 above.  STAL has introduced schemes to address 

the question of generalised blight as requested by the ATWP. 

15.29.15 The issue of resources and funding is dealt with in section 11 above.  Through the CAA 

regulatory process the necessary resources are likely to be available to STAL through airport 

charges to achieve the construction and operation of the G2 Project within a reasonable 

timescale.  

15.29.16 The issue of the appropriateness of the exchange land has been considered by the Secretary of 

State as noted in paragraph 9.3.38 above.  
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15.29.17 STAL will continue a dialogue with L&G concerning the issues raised in its objection. 

15.30 Orange Personal Communications: CPO/SG2/038 

15.30.1 Orange Personal Communications (“Orange”) is a telecommunications operator for the 

purposes of the Communications Act 2003, but is not a statutory undertaker for the purposes of 

section 16 of the ALA 1981.  Orange has telecommunications apparatus on land at Parsonage 

Road, Takeley.  The mast is situated within a plot comprising 1,742 sq m of woodland and 

telecommunication mast situated west of High House Nursery and east of Cooper’s End 

Roundabout, Mill End (plot 32 of the Order).  Orange is an occupier of the above 

telecommunications apparatus pursuant to a licence agreement of date unknown.  BAA is the 

freehold owner of plot 32.  The Orange objection also refers to telecommunications apparatus at 

another mast situated at Fanns Wood, Essex, but this is outside the Order land. 

 

15.30.2 Plot 32 lies in Development Zone 15 within Masterplan Area 3 in an area required for offices 

and/or hotels with associated car parking and facilities.  

15.30.3 Orange objected to the Order by letter dated 23 June 2008.    This objection is made on the 

grounds that the G2 Project proposals fail to make provision for telecommunications equipment 

or, alternatively, fail to provide evidence of why telecommunications provision is not required.   

15.30.4 STAL is in communication with Orange discussing the impact of the works on Orange’s 

telephone network and endeavouring to find a satisfactory solution to maintenance of the 

network. 

15.31 Royal Mail Group Limited and Post Office Limited: CPO/SG2/039 

15.31.1 Royal Mail Group Limited and Post Office Limited (“Royal Mail Group”) are a statutory 

undertaker for the purposes of section 16 of the ALA 1981.   Royal Mail Group does not, 

however, have an interest in any land within the Order. 

15.31.2 This objection is not, therefore, made by qualifying persons and is not a relevant objection for 

the purposes of the ALA 1981. 

15.31.3 Royal Mail Group objected to the Order by letter from their solicitors dated 25 June 2008.  

Royal Mail Group are concerned with the disruption to their postal services, access to the 

airport hub, and alleged lack of consultation.  They also seek an indemnity.   
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15.31.4 STAL has requested further information from Royal Mail Group in order to understand what 

arrangements would need to be made to maintain the continuity of the postal service in and 

around the airport as part of the G2 Airport Development. 

15.32 National Grid: CPO/SG2/040 

15.32.1 National Grid is a statutory undertaker for the purposes of section 16 of the ALA 1981.   

National Grid has an interest in plots 131 and 132 within which there are two underground gas 

pipelines. 

15.32.2 National Grid objected to the Order by letter dated 25 April 2008.   National Grid is concerned 

to protect and maintain access to its apparatus.  National Grid confirms that it has no objection 

in principle to the Order but seeks assurances to ensure the safety, and safe operation of its 

apparatus, property and interests.  

15.32.3 STAL is in discussions with this statutory undertaker and expects to resolve its objections. 
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16. LIST OF DOCUMENTS  

BAA / STAL intend to refer to or put in evidence the documents listed below at the public 

inquiry into the Order, and reserve the right to introduce such additional documents as may be 

relevant. 

16.1 Application Documents 

16.1.1 Applications for Planning Permission (including all supporting material) 

(a) Full planning application (G2-FULL) (Planning Application Reference 
UTT/0400/08/FUL): Engineering and infrastructure works within the G2 Airport 
Development application boundary, principally relating to the construction and 
operation of the second runway, including associated earthworks, balancing ponds and 
landscaping 

(b) Outline planning application (G2-OL) (Planning Application Reference 
UTT/0401/08/OP): Airport development comprising new buildings and related 
components and structures within the G2 Airport Development application site (with 
access, appearance, landscaping, layout and scale reserved for future approval) 

(c) Offsetting Planning Application – Full Planning Application (Planning Application 
Reference UTT/0403/08/FUL): Change of use from use as agricultural land to use for 
nature conservation and / or landscaping, and engineering operations associated 
therewith, which comprise Offsetting Measures associated with the G2 Airport Project 

(d) Local Roads Planning Application – Full Planning Application (Planning Application 
Reference UTT/0402/08/FUL): Construction of highways with associated landscaping 
and ancillary works associated with the G2 Airport Project. (BAA’s application for 
full planning permission for the provision and construction of highways connecting to 
local roads) 

(e) Seven separate outline applications for construction of barns and associated works  

(f) Ten applications for outline planning permission for the erection of various formerly 
listed buildings: 

(i) Three Horseshoes PH (Outline application) - Reconstruction of the (formerly 
listed) building known as Three Horseshoes PH and associated works 

(ii)  Nine Bay Barn at Waltham Hall (Outline application) - Reconstruction of the 
(formerly listed) building known as Nine Bay Barn at Waltham Hall and 
associated works  

(iii)  Barn to west of Waltham Hall (Outline application) - Reconstruction of the 
(formerly listed) building known as Barn to west of Waltham Hall and 
associated works 

(iv) Granary at Waltham Hall (Outline application) - Reconstruction of the 
(formerly listed) building known as Granary at Waltham Hall and associated 
works 
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(v) Little Grange  (Outline application) - Reconstruction of the (formerly listed) 
building known as Little Grange and associated works 

(vi) The Grange (Outline application) - Reconstruction of the (formerly listed) 
building known as The Grange and associated works  

(vii)  Granary to east of The Grange (Outline application) - Reconstruction of the 
(formerly listed) building known as Granary to east of The Grange and 
associated works 

(viii)  Three Bay Cart Lodge to east of The Grange (Outline application) - 
Reconstruction of the (formerly listed) building known as Three Bay Cart 
Lodge to east of The Grange and associated works 

(ix) Cart Lodge at Waltham Hall (Outline application) - Reconstruction of the 
(formerly listed) building known as Cart Lodge at Waltham Hall and 
associated works 

(x) Barn immediately north east of cart lodge at Waltham Hall (Outline 
application) - Reconstruction of the (formerly listed) building known as Barn 
immediately north east of cart lodge at Waltham Hall and associated works 

(g) Village green application:  Application for planning permission for the change of use 
of 1.4ha of land within the Order land from agricultural use to use as a village green 

(h) Common land application:  Application for planning permission for the change of use 
of 2ha of land within the Order land from agricultural use to use as common land  

(i) Fuel Pipeline:  Full Planning Application: Application for full planning permission for 
the provision of an aviation fuel pipeline together with compound facility and 
associated works. 

(j) Surface Water Drainage Application:  Full Planning Application: Application for full 
planning permission for the provision of surface water drainage pipes and associated 
works 

16.1.2 Applications for Listed Building Consents 

(a) Thirteen applications for Listed Buildings Consent associated with the G2 Airport 
Project: 

(i) Carters Farm (formerly Polley Luray Cottage) Listed Building Consent 
(Demolition):  Demolition of the Grade II listed building known as Carters 
Farm (reference TL52SE9/3) and associated works. 

(ii)  Yew Tree Cottage Listed Building Consent  (Demolition): Demolition of the 
Grade II listed building known as Yew Tree Cottage (reference TL52SE9/2) 
and associated works. 

(iii)  Three Horseshoes PH Listed Building Consent (Demolition): Demolition of 
the Grade II listed building known Three Horseshoes PH (reference 
TL52SE9/1) and associated works 
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(iv) Waltham Hall Listed Building Consent (Demolition): Demolition of the 
Grade II listed building known as Waltham Hall (reference TL52SE9/12) 
and associated works 

(v) Cart Lodge at Waltham Hall Listed Building Consent (Demolition): 
Demolition of the Grade II listed building known as Cart Lodge at Waltham 
Hall (reference TL52SE9/15) and associated works 

(vi) Nine bay barn at Waltham Hall Listed Building Consent (Demolition): 
Demolition of the Grade II listed building known as Nine bay barn at 
Waltham Hall (reference TL52SE9/17) and associated works 

(vii)  Barn immediately north east of cart lodge at Waltham Hall Listed Building 
Consent (Demolition): Demolition of the Grade II listed building known as 
Barn immediately north east of cart lodge at Waltham Hall (reference 
TL52SE9/14) and associated works  

(viii)  Barn to west of Waltham Hall Listed Building Consent (Demolition): 
Demolition of the Grade II listed building known as Barn to west of 
Waltham Hall (reference TL52SE9/13) and associated works 

(ix) Granary at Waltham Hall Listed Building Consent (Demolition): Demolition 
of the Grade II listed building known as Granary at Waltham Hall (reference 
TL52SE9/16) and associated works 

(x) Little Grange Listed Building Consent (Demolition): Demolition of the 
Grade II listed building known as Little Grange (reference TL52SE9/18) and 
associated works 

(xi) The Grange Listed Building Consent (Demolition): Demolition of the Grade 
II listed building known as The Grange (reference TL52SE9/19) and 
associated works 

(xii)  Granary to east of The Grange Listed Building Consent (Demolition): 
Demolition of the Grade II listed building known as Granary to east of The 
Grange (reference TL52SE9/20) and associated works 

(xiii)  Three Bay Cart Lodge to E of The Grange Listed Building Consent 
(Demolition): Demolition of the Grade II listed building known as Three 
Bay Cart Lodge to east of The Grange (reference TL52SE9/21) and 
associated works  

16.1.3 Scheduled Monument Consents 

Applications for Scheduled Monument Consent for the removal of the following 

Scheduled Ancient Monuments: 

(a) The Grange (Moated Site and Fish Pond) Scheduled Ancient Monument (20719) 

(b) Waltham Hall Scheduled Ancient Monument (EX 143) 
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16.1.4 Other orders forming part of the G2 Project: 

(a) The Stansted G2 Rail Project (an application under the Transport and Works Act 1992 
for the Stansted Rail Improvement Order) 

(b) The Stansted G2 Junctions Project (Orders made by the Highways Agency) 

(c) The Stansted Airport Limited (Land at and in the Vicinity of Stansted Airport – 
Second Runway) Compulsory Purchase Order 2008 

(d) The Stansted Airport Limited (Land at and in the Vicinity of Stansted Airport – 
Offsetting Measures in Connection with Second Runway) Compulsory Purchase 
Order 2008 

(e) The Stansted Airport Limited (Land at and in the Vicinity of Stansted Airport – New 
Local Roads in Connection with Second Runway) Compulsory Purchase Order 2008 

(f) Application to the Secretary of State for Transport for an order under Section 44 of the 
Civil Aviation Act 1982 (No. 1) 

16.1.5 Documents accompanying applications, including: 

(a) The Stansted G2 Project ES (17 Volumes and Appendices) 

(b) Sustainability Report 

(c) Construction Methodology Report 

(d) Code of Construction Practice 

(e) Transport Assessment  

(f) Health Impact Assessment Report 

(g) Economic Impact Report, BAA Limited, November 2008 

 

16.2 Other BAA Documents 

16.2.1 Consultations and Announcements 

(a) Stansted Generation 2 Consultation Document, BAA Limited, 9 December 2005 

(b) Stansted Generation 2 Development Proposal, BAA Limited, January 2007 

(c) BAA Stansted Home Value Guarantee Scheme (December 2003) 

(d) BAA Stansted Home Owner Support Scheme (December 2003) 

(e) BAA Stansted Special Cases Scheme (December 2003) 

(f) BAA Stansted ‘Home Relocation Assistance Scheme’, July 2006 
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(g) BAA Stansted ‘Community Buildings Noise Insulation Scheme’, July 2006 

16.3 Procedural Documents 

16.3.1 Letters and notifications from the Secretaries of State 

(a) Stansted Generation 2 Call-in Letter, Government Office for the East of England, 21 
July 2008 

(b) Secretary of State for Transport’s Statement of Matters (relating to the Stansted Rail 
Improvement Order) 

(c) Letter from Planning Inspectorate giving notice of the Secretary of State’s intention to 
grant a certificate under section 19 of the ALA 1981 (7 November 2008)  

16.3.2 Inquiries procedure rules 

(a) Town and Country Planning (Major Infrastructure Project Inquiries Procedure) Rules 
2005  

(b) Transport and Works (Applications and Objections Procedure) (England and Wales) 
Rules 2006  

(c) Compulsory Purchase (Inquiries Procedure) Rules 2007 

(d) Transport and Works (Inquiries Procedure) Rules 2004  

16.3.3 Statements of Case 

(a) BAA Outline Statement of Case (10 October 2008) 

(b) Stansted Generation 2 Project Statement of Case (8 December 2008) 

(c) Statement of Case in respect of the Transport and Works Act application for the 
Stansted Rail Improvement Order (10 October 2008) 

(d) Statement of Case for the Application for Scheduled Monument Consent (10 October 
2008)  

(e) Statement of Case for the Stansted Limited (Land at and in the Vicinity of Stansted 
Airport – Second Runway) Compulsory Purchase Order 2008 (8 December 2008) 

(f) Statement of Case for the Stansted Limited (Land at and in the Vicinity of Stansted 
Airport – Offsetting measures in Connection with Second Runway) Compulsory 
Purchase Order 2008 (8 December 2008) 

16.4 Law 

16.4.1 Statutes 

(a) Town and Country Planning Act 1990 

(b) Airports Act 1986 
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(c) Planning and Compulsory Purchase Act 2004 

(d) Civil Aviation Act 2006 

(e) Civil Aviation Act 1982 

(f) Control of Pollution Act 1974 

(g) Land Compensation Act 1973 

(h) Transport Act 2000 

(i) Wildlife and Countryside Act 1981 

(j) Countryside and Rights of Way Act 2000 

(k) The Protection of Badgers Act 1992 

(l) Natural Environment and Rural Communities Act 2006 

(m) Water Resources Act 1991 (as amended by Water Act 2003) 

(n) Reservoirs Act 1975 

(o) Land Drainage Act 1991 

(p) Water Industry Act 1991 

(q) Human Rights Act 1998  

(r) Planning (Listed Buildings and Conservation Areas) Act 1979  

(s) Ancient Monuments and Archaeological Areas Act 1979  

(t) Highways Act 1980 

(u) Climate Change Act 2008 

(v) Environment Act 1995 

(w) Transport and Works Act 1992  

(x) Acquisition of Land Act 1981 

16.4.2 Statutory instruments 

(a) The Town and Country Planning (Environmental Impact Assessment) (England and 
Wales) Regulations 1999 SI 1999 No. 293 (as amended) 

(b) The Conservation (Natural Habitats, &c.) Regulations 1994 

(c) Noise Insulation Regulations 1975 

(d) Hedgerow Regulations 1997 
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(e) The Aerodromes (Noise Restrictions) (Rules and Procedures) Regulations 2003. (SI 
No 1742 of 2003) 

(f) The Control of Noise at Work Regulations 2005 (SI 2005 No 1643) 

(g) The Environmental Noise (England) Regulations 2006 (Statutory Instrument 2006 No. 
2238) 

(h) The Noise Insulation (Railway and Other Guided Transport Systems) Regulations 
1996 

(i) Aeroplane Noise Regulations 1999 (SI 1999/1452) 

(j) Air Navigation (Environmental Standards) Order 2002 (Statutory Instrument 2002 No. 
798) 

(k) Groundwater Regulations 1998 

(l) Air Quality Standards Regulations (2007) 

(m) Water Resources (Abstraction and Impounding) Regulations 2006  

(n) Pollution Prevention and Control Regulations 2000  

(o) Waste Management Licensing Regulations 1994  

(p) Highways (Assessment of Environmental Effects) Regulations 1999  

(q) Highways (Environmental Impact Assessment) Regulations 2007  

16.4.3 European Directives 

(a) European Directive 2000/14/EC 

(b) European Directive 2002/30/EC 

(c) European Directive 2002/49/EC 

(d) European Directive 2005/88/EC 

(e) European Directive 85/337/EEC 

(f) EC Directive 1999/30/EC 

(g) The Water Framework Directive 

(h) Council Directive 79/409/EEC 

(i) EC Freshwater Fish Directive (78/659/EEC) 

(j) The Conservation of Natural Habitats and of Wild Fauna and Flora (EC Habitats 
Directive) 
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16.4.4 Case law 

(a) Vale of Glamorgan BC v. Secretary of State for Wales [1986] JPL 198   

(b) Trusthouse Forte v. Secretary of State for the Environment [1986] JPL 834  

(c) R Jones v North Warwickshire BC [2001] EWCA Civ 315  

(d) South Cambs DC v. Secretary of State for Communities [2008] EWCA Civ 1010  

(e) R v Rochdale MBC, ex parte Milne [2001] Env. LR 22  

(f) R (Cummins) v. Camden LBC [2001] EWHC Admin 1116 

(g) R (Bedford & Clare) v. Islington LBC and Arsenal FC [2003] Env. LR 22 463  

(h) R (on the application of LB Hillingdon and Others) v. Secretary of State for Transport 
[2005] EWHC 20 (Admin) 

16.5 Policy 

16.5.1 National Policy 

(a) The Future of Air Transport White Paper, Department for Transport (December 2003) 

(b) The Future of Air Transport Progress Report, Department for Transport (December 
2006) 

(c) 2007 Planning White Paper  

(d) Planning for a Sustainable Future, HM Government (May 2007) 

(e) Climate Change: The UK Programme 2006, Department for Environment, Food and 
Rural Affairs (March 2006) 

(f) PPS 1: Delivering Sustainable Development 

(g) PPS 1: Delivering Sustainable Development: Supplement on Planning and Climate 
Change 

(h) PPS 2: Planning and Nature Conservation 

(i) PPS 4 Consultation draft: Planning for Sustainable Economic Development, 
Department for Communities and Local Government (December 2007) 

(j) PPG 4: Industrial, Commercial Development and Small Firms 

(k) PPS 7: Sustainable Development in Rural Areas 

(l) PPG 7: The Countryside and the Rural Economy 1992 

(m) PPS 9: Biodiversity and Geological Conservation 

(n) PPS 10: Planning for Sustainable Waste Management 
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(o) PPS 11: Regional Planning 

(p) PPS 12: Local Development Frameworks 

(q) PPG 13: Transport 

(r) PPG 15: Planning and the Historic Environment 

(s) PPG 16: Archaeology and Planning 

(t) PPG 17: Planning for Open Space, Sport and Recreation  

(u) PPS 22: Renewable Energy 

(v) PPS 23: Planning and Pollution Control 

(w) PPG 24: Planning and Noise 

(x) PPS 25: Development and Flood Risk 

16.5.2 Circulars and guidance 

(a) Circular 06/2004: Compulsory Purchase and The Crichel Down Rules, Office of the 
Deputy Prime Minister (October 2004) 

(b) Circular 07/2005: Planning Inquiries into Major Infrastructure Projects: Procedures, 
Office of the Deputy Prime Minister, August 2005 

(c) Circular 02/2007 Planning and the Strategic Road Network, Department for Transport, 
March 2007 

(d) ODPM, Circular 05/2005, Planning Obligations, July 2005. 

(e) Department of the Environment, Circular 11/95. 

16.5.3 Other White Papers and Government publications 

(a) Modernising Planning, Department of the Environment, Transport and the Regions, 
January 1998 

(b) A New Deal for Transport: Better for Everyone White Paper, Department of the 
Environment, Transport and the Regions, July 1998 

(c) Modernising Planning: Streamlining the Processing of Major Projects Through the 
Planning System: Consultation Paper, Department of the Environment, Transport and 
the Regions, May 1999 

(d) The Future of Aviation: A Consultation Document, Department for Transport 
(December 2000) 

(e) CAP 168 Licensing of Aerodromes, CAA (February 2007) 

(f) Towards a Sustainable Transport System, Department for Transport (October 2007)  

(g) Delivering a Sustainable Railway White Paper, Department for Transport, July 2007 
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(h) Aviation and emissions trading: Benchmarking Study, Department of Transport, 
August 2007 

(i) Documents relating to the Study of Airports and Air Services in the South East and 
East of England (SERAS), Department for Transport, March 1999 

(j) The Economic Contribution of the Aviation Industry in the UK, Oxford Economic 
Forecasting, October 2006 

(k) Focus on Freight, Department for Transport, (December 2006) 

(l) The case for action: Sir Rod Eddington’s advice to Government, The Eddington 
Transport Study, December 2006 

(m) DfT November 2007 “UK Air Passenger Demand and CO2 Forecasts” 

(n) Competition Commission report: Stansted Airport Ltd - Q5 price control review, 
October 2008 

(o) DfT’s September 2008 Response to the Competition Commission’s Market 
Investigation, Provisional Findings Report (the DfT Response) 

(p) DfT’s November 2008 report: Delivery of Sustainable Transport System: Main Report  

16.5.4 Regional Policy 

(a) East of England Plan, The Regional Spatial Strategy 

(b) East of England Plan: The Revision to the Regional Spatial Strategy for the East of 
England, Government Office for the East of England, May 2008 

(c) East of England Plan – The Secretary of State’s Proposed Changes to the Draft 
Revision to the Regional Spatial Strategy for the East of England and Statement of 
Reasons Government Office for the East of England (December 2006) 

(d) East of England Regional Assembly (EERA), Draft East of England Plan, November 
2004 

(e) East of England’s Plan incorporating Secretary of State’s proposed changes (GOEE, 
draft 2006) 

(f) EERA, EiP Panel Report, June 2006. 

(g) Documents relating to the “Emerging” Regional Spatial Strategy for the East of 
England 

(h) Regional Planning Guidance for East Anglia (RPG6) 

(i) Regional Planning Guidance for the South East (RPG9) saved policies 

(j) Regional Transport Strategy:  From Crisis to Cutting Edge, South East England 
Regional Assembly, March 2001 

(k) Regional Economic Strategy for the East of England, 2004 
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(l) Inventing Our Future: Collective Action for a Sustainable Economy: The Regional 
Economic Strategy for the East of England 2008-2031, East of England Development 
Agency and East England Regional Assembly, Autumn 2008 

(m) Draft Regional Economic Strategy, East of England Development Agency, September 
2007 

(n) East of England Regional Assembly, A Sustainable Development Framework for the 
East of England, October 2001 

(o) GO-East, Proposed Changes to East of England Plan, December 2006 

(p) RPG14: Regional Planning Guidance for the East of England (EERA, draft 2004) 

(q) East of England Regional Assembly Regional Environment Strategy (EERA, 2003) 

(r) East of England Development Agency Regional Economic Strategy (EEDA, 2004) 

(s) Mayor of London, The London Plan, February 2004 

(t) Strategic Planning Guidance for the River Thames (RPG9b) 

(u) Thames Gateway Planning Framework (RPG9a) 

16.5.5 Local Policy 

(a) Essex and Southend on Sea Replacement Structure Plan, 2001 

(b) Uttlesford Local Plan, January 2005 

(c) Documents relating to the Uttlesford District Council Local Development Framework 
(to replace the Uttlesford Local Plan 2005 in due course) 

(d) Uttlesford Core Strategy Preferred Options Consultation, November 2007 

(e) EHDC Landscape Character Assessment 

(f) City of Westminster Unitary Development Plan adopted 24 January 2007 

(g) East Herts Local Plan Second Review, April 2007 

(h) Adopted Replacement Harlow Local Plan, July 2006 

16.6 Planning History 

16.6.1 1985 Report 

16.6.2 15+ Decision Notice and Conditions, May 2003 

16.6.3 Stansted Generation 1: Report to the Secretary of State for Communities and Local Government 

and the Secretary of State for Transport, Alan Boyland, January 2008 
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16.6.4 Stansted Generation 1: Decision Letter, Department for Communities and Local Government 

and Department for Transport, October 2008 

16.6.5 The Airport Inquiries Report of the Inspector, Graham Eyre, 1985 

16.6.6 Deed of Unilateral Undertaking between STAL and UDC/ECC 26th September 2008 

16.6.7 G1 Report and Decision Letter 

 

16.7 Need and benefits 

16.7.1 Oxford Economic Forecasting (2006) “The Economic Contribution of the Aviation Industry in 

the UK” 

16.7.2 DfT (August 2008) DfT Response to the Competition Commission 

16.7.3 ODPM (2006) “Planning Inquiries in Major Infrastructure Projects:  Economic Impact Reports” 

16.8 Environmental Effects 

16.8.1 Agriculture 

(a) Circular 75/76 0 Food from Our Own Resources  

(b) HMSO Envrionmental Impact Assessment 1999 SI 293 (England and Wales) 
Regulations 

(c) The Essex Guide to Environmental Impact Assessment, Spring 2007  

(d) The First Soil Action Plan for England 2004 (DEFRA) 

(e) Draft Soil Strategy for England (DEFRA March 2008) 

(f) Consultation on a draft Code of Practice for the Sustainable Use of Soils on 
Construction Sites (DEFRA July 2008) 

(g) Institute of Environmental Management and Assessment (IEMA) Guidelines for 
Environmental Impact Assessment 2004 

(h) Agricultural Land Classification of England and Wales, revised guidelines and 
criteria for grading the quality of agricultural land (MAFF 1988) 

(i) Annual Report on Farming in the Eastern Counties of England and Wales 2004/2005 – 
Cambridge University 2006 

(j) Farm Business Survey 2006/2007 – Crop Production in England – Cambridge 
University Rural Business Research Unit. 
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(k) Uttlesford - Strategic Environmental Assessment Baseline Information Profile Essex 
County Council (2004) 

(l) Soils of Saffron Walden District – Sheet 148 Soil Survey of England and Wales 
(1969) 

(m) Report to Accompany Agricultural Land Classification Sheet 148 – Ministry of 
Agriculture Fisheries and Food 1969 

(n) MAFF Soil handling Guide 2000 

(o) DEFRA June 2006 Agricultural Census – DEFRA 2007 

(p) DoT/DoE – Airport Inquiries Inspectors Report Chapter 24 -  Stansted – Agriculture 
and Chapter 50 – The Potential for Stansted Airport 

(q) SERAS Tier 2 Documents Environmental Appraisal Supporting Documents Groups 2 
and 3 Volume 1 Main Report – Dec 01 Scott Wilson 

16.8.2 Noise 

(a) A Review of the Effects of Aircraft Noise on Wildlife and Humans, Current Control 
Mechanisms, and the Need for Further Study, Environmental Management Vol 32, No 
4. 

(b) Acoustic Design of Schools, A Design Guide, Building Bulletin 93, department for 
education and skills, The Stationery Office, ISBN 0 11 271105 7 

(c) Adding Capacity at Heathrow Airport, Consultation Document, Department for 
Transport, 2007 

(d) ANASE Attitudes to Noise from Aviation Sources in England, Final Report for 
Department for Transport, October 2007. 

(e) Best practice in the specification for offices, British Council for Offices Guide 2005 
ISBN 0 952431 8 3 

(f) BS 4142:1997, ‘Method for Rating industrial noise affecting mixed residential and 
industrial areas’,  

(g) BS 5228 ‘Noise and Vibration Control on Construction and Open Sites’: Parts 1 
(1997), 2(1997) and 4(1992) 

(h) BS 6472:2008,‘Guide to Evaluation of Human Exposure to Vibration in Buildings’ 

(i) BS 7385 ‘Evaluation and Measurement for Vibration in Buildings’, Parts 1(1990) and 
2(1993) 

(j) BS 8233:1999, Sound Insulation and noise reduction for buildings-Code of practice, 
British Standards Institution, 1999 

(k) Draft BS 9142: Assessment methods for environmental noise. Draft standard in 
preparation but not yet published by British Standards Institution 

(l) Calculation of Railway Noise, Department of Transport, HMSO 1995 
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(m) Community reaction to aircraft noise: Time-of-day penalty and tradeoff between 
levels of overflights, J. Acoust. Soc. Am. 107(6), June 2000 

(n) Defra (2005) Update of noise database for prediction of noise on construction and 
open sites, HMSO 

(o) Defra (2006) Update of noise database for prediction of noise on construction and 
open sites, Phase 3: noise measurement data for construction plant used on quarries 

(p) Department of Transport, Calculation of Road Traffic Noise, HMSO, 1988 

(q) ERCD Report 0306, Noise Mapping – Aircraft Traffic Noise, February 2004 

(r) Flindell I H, McKenzie A R, Monk-Steel A, Stansted Airport Background Noise 
Measurement Survey 2004, Report STN 2004-0040, 22 January 2005 

(s) Flindell I H, McKenzie A R, Stansted Airport Background Noise Measurements, 
Report STN1011, 19 November 1999. 

(t) Guidelines for Community Noise, Ministry of the Environment, Singapore, Institute of 
Environmental Epidemiology on behalf of World Health Organization, Geneva, ISBN 
9971-88-770-3, 2000 

(u) IEC 61672, International Electrotechnical Commission 

(v) International Civil Aviation Organisation (ICAO) Annexe 16 to the Convention on 
International Civil Aviation 

(w) International Civil Aviation Organisation (ICAO) Assembly Resolution A33/7 

(x) ISO 1996-1:2003 Acoustics—Description, measurement and assessment of 
Environmental Noise—Part 1:Basic Quantities and Procedures 

(y) ISO 9613-1:1993, Acoustics – Attenuation of sound during propagation outdoors – 
Part 1: Calculation of the absorption of sound by the atmosphere, 1993. 

(z) ISO 9613-2:1996, Acoustics – Attenuation of sound during propagation outdoors – 
Part 2: General method of calculation, 1996. 

(aa) Milton Keynes/South Midlands (MKSM) Sub Regional Strategy (March 2005) 

(bb) Perceptions of Aircraft Noise Sleep and Health, Report to Civil Aviation Authority, 
December 2000. 

(cc) Health Technical Memorandum 2045 now superseded by: 

(dd) Health Technical Memorandum 08-01:Acoustics 

(ee) Report of a Field Study of Aircraft Noise and Sleep Disturbance, Department of 
Transport, December 1992. 

(ff)  Report on Standard Method of Computing Noise Contours around Civil Airports, 
ECAC.CEAC Doc 29, 3rd Edition, European Civil Aviation Conference, Neuilly-sur-
Seine, 2005 
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(gg) Research into Quiet Areas. Recommendations for identification, Defra, September 
2006 

(hh) Road traffic and Aircraft Noise exposure and Children’s cognition and Health, The 
Lancet, Volume 365, Issue 9475, 4 June 2005, pp 1942-1949 

(ii)  Road Vehicles Construction and Use Regulations. 

(jj)  The effect of numbers of noise events on people’s reactions to noise: An analysis of 
existing survey data, J. Acoust. Soc. Am. 75(2), February 1984 

(kk) The National Noise Incidence Study 2000/2001 

(ll)  The use of Leq as an Aircraft Noise Index, DORA Report 9023, Civil Aviation 
Authority, London, 1990 

(mm) Trading Level for Number of Aircraft Emissions: A full-factorial Laboratory Design, 
University of Dortmund 

(nn) TRL Research Report 102 

(oo) TRL, Research into quiet areas, Recommendations for identification, defra, September 
2006 

(pp) TRRL Supplementary Report 445 

(qq) UK-AIP 

(rr) United Kingdom Aircraft Noise Index Study DR Report 8402, Civil Aviation 
Authority, 1985 

(ss) Control of Ground Noise for Fixed Wing Aircraft DN/ 69/08 19 August 2008 
Introduction of a process for the surcharging of aircraft operators flagrantly failing to 
operation accordance with noise preferential routes to commence from 01.00 hours on 
1 December 2002 DN73/02, BAA Stansted Director’s Notice, 21 November 2002  

(tt) Control of Ground Noise DN 02/05 05.01.05 Restrictions on the use of APUs and 
GPUs at Stansted DN/ 12/03, BAA Stansted Director’s Notice, 27th March 2003  

(uu) Installation of fixed electrical ground power (fegp) on delta Stands 70 to 73 Dn/ 86/07, 
BAA Stansted Director’s Notice, October 2007  

(vv) Operation of aircraft at night DN/ 42/07, BAA Stansted Director’s Notice, 11 May 
2007 

16.8.3 Air Quality 

(a) The Air Quality Strategy for England, Scotland, Wales and Northern Ireland, Defra 
(2007) Volumes 1 and 2 

(b) UDC Review and Assessment of Air Quality LAQM Reports 

(c) EHDC Review and Assessment of Air Quality LAQM Reports 

(d) BAA Air Quality Strategy Documents for Stansted Airport 
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(e) DfT (2006) Project for the Sustainable Development of Heathrow 

(f) Report of the Airport Air Quality Technical Panels 

(g) AEA Technology (2008) Stansted G2 Air Quality Methodology Report 

(h) AEA Technology (2008) Stansted G2 Development: Air Quality Modelling Test 

(i) NSCA (2006) Development Control Planning for Air Quality 

16.8.4 Community and Population  

(a) ODPM Environmental Impact Assessment: A Guide to Procedures 2000 (Appendix 5, 
Section 2, paragraph 2.1) 

(b) DCLG Environmental Impact Assessment: A guide to good practice and procedures 
Consultation Draft 2006 

(c) Guidelines for Environmental Impact Assessment. Institute of Environmental 
Management and Assessment edited by Fuller, K. IEMA, 2004 

(d) The Essex Development Control Forum and the Essex Planning Officers Association 
The Essex Guide to EIA Spring 2007 

(e) Department of Transport Transport Analysis Guidance December 2004 

(f) Office for National Statistics (ONS): 2001 neighbourhood census data 

(g) Office of Population Censuses and Surveys (OPCS): 1981 and 1991 census data 

(h) ODPM: English indices of deprivation 2004 and 2007 

(i) Training and Employment Research Unit, University of Glasgow “Linking 
Opportunity and Need: Maximising the Regeneration Benefits from Physical 
Investment” Report (2008) 

(j) BAA Stansted Company Travel Plan [appears in Transport 

(k) First Review of Stansted's Site Travel Plan 

(l) Harlow 2020 Vision 2006/2009 

(m) Harlow Renaissance Business Plan 2007 – 2009 

(n) ANCER SPA (London and South East) Ltd “Study of Business Growth Prospects in 
Harlow from Stansted Airport” (July 2008) 

(o) Essex County County Council Waiting Restrictions Experimental Order 2007 

(p) Stansted Area Transport Forum – Highways Working Group meeting minutes 

(q) Oliver Rackham ‘Trees and woodland in the British landscape’ 1976 

(r) Oliver Rackham ‘The Last Forest – The Story of Hatfield Forest’ 1989  
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(s) Oliver Rackham ‘The History of the Countryside’ 1999 

(t) University of Essex “Green Spaces – Measuring the Benefits” 2008 

(u) SSE response to Uttlesford Core Strategy, 11 January 2008 

(v) Uttlesford Core Strategy – Agenda Item 8 to Environment Committee meeting of 18 
November 2008 

(w) Department for Communities and Local Government “Draft Planning Policy 
Statement: Eco-towns - Consultation”, November 2008 

(x) Department for Communities and Local Government “Sustainability Appraisal and 
Habitats Regulations Assessment of the Draft Eco-towns Planning Policy Statement”, 
November 2008 

(y) Eco-town Agenda Item 7 to Environment Committee meeting of 18 November 2008 

(z) Stansted Area Housing Partnership (SAHP) website 

16.8.5 Cultural Heritage 

(a) Chris Blandford Associates, ‘Historic Landscape Characterisation data within the 
Essex and Southend-on-sea Replacement Structure Plan Review’, Essex Landscape 
Character Assessment Final Report (2003)  

(b) J. Clark, J. Darlington and G. Fairclough eds., Using Historic Landscape 
Characterisation (English Heritage and Lancashire County Council 2004). 

(c) English Heritage, Conservation Principles: Policies and Practice (April 2008) 

(d) English Heritage, Seeing the history in the view: assessing heritage significance within 
views (2008) 

(e) Framework Archaeology, From hunter gatherers to huntsmen: A history of the 
Stansted landscape, (Framework Archaeology Monograph No. 2, 2008) 

(f) J. Hall and D. Strachan, ‘The precinct and buildings of Tilty Abbey’, Essex Archaeol. 
and Hist. 32 (2001), 198–208. 
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(with an addendum of animal strikes). Proceedings of 27th International birdstrike 
Committee, Athens,. Pp17-24. 
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16.8.13 Waste 
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Environment, Transport and the Regions, 1999 

16.11.2 Securing the Future: Delivering UK Sustainable Development Strategy, Department of 

Environment, Food and Rural Affairs, 2005 
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APPENDIX 1: PLANS 

1. G2 Airport CPO Order Land 

2. G2 Airport Development planning application boundaries, Order Land and land within BAA / 
STAL’s ownership 

3. The Masterplan Areas within the G2 Airport Development 

4. The Development Zones within the G2 Airport Development 

5. Land to be acquired under the Airport CPO, Offsetting CPO and Local Roads CPO 

6. Integrated Land Management Plan 

7. Village Green at Molehill Green and Exchange Land to be provided in its place 

8. Common Land at Molehill Green and Exchange Land to be provided in its place 
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Plan 1 
 

G2 Airport CPO Order Land 
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Plan 2 
 

G2 Airport Development planning applications boundaries, G2 Airport CPO Area and land within 
BAA / STAL’s ownership 
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Plan 3 
 

The Masterplan Areas within the G2 Airport Development 
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Plan 4 
 

The Development Zones within the G2 Airport Development 
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Plan 5 
 

Land to be acquired under the Airport CPO, Offsetting CPO and 
Local Roads CPO 
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Plan 6 

Integrated Land Management Plan 
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Plan 7 
 

Village Green at Molehill Green and Exchange Land to be provided in its place 
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Plan 8 
 

Common Land at Molehill Green and Exchange Land to be provided in its place 
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APPENDIX 2: ABBREVIATIONS  

AA 1986 The Airports Act 1986. 

ACC The Stansted Airlines Consultative Committee. 

ALA 1981 The Acquisition of Land Act 1981. 

AMAA 1979 The Ancient Monuments and Archaeological Areas Act 1979. 

ATM Air Transport Movement. 

ATPR The Department for Transport’s The Future of Air Transport Progress 

Report (December 2006). 

ATWP The Department for Transport’s White Paper The Future of Air Transport 

(December 2003). 

BAA BAA Limited. 

Barns Applications Seven applications for planning permission for outline planning permission 

for the erection of barns and associated works. 

BERR The Department for Business, Enterprise and Regulatory Reform 

CAA The Civil Aviation Authority. 

CAA 1982 The Civil Aviation Act 1982. 

CABE The Commission for Architecture and the Built Environment. 

CAP 725 The CAA’s Guidance on the Application of the Airspace Change Process 

(Civil Aviation Publication 725) 

CATM Cargo Air Transport Movement. 

CDA Continuous Descent Approach. 

Circular 06/04 ODPM Circular 06/2004: Compulsory Purchase and the Crichel Down 

Rules. 
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Construction Methodology 

Report 

A report published by BAA entitled Stansted Generation 2 Construction 

Methodology 

DAS Design and Access Statement. 

DEFRA Department for the Environment, Food and Rural Affairs. 

DfT Department for Transport. 

DZ Development Zone. 

EA The Environment Agency. 

ECC Essex County Council 

ECHR European Convention on Human Rights. 

EIA Environmental Impact Assessment. 

EIR Economic Impact Report. 

ES Environmental Statement. 

EU European Union 

Fuel Farm Stansted Airport’s Refuelling Centre. 

Fuel Pipeline Application An application for full planning permission for the construction of an 

aviation fuel pipeline together with compound facility and associated 

works. 

G1 Generation 1. 

G2 Generation 2. 

GDP Gross Domestic Product. 

GEA Gross External Area. 

GHG Greenhouse Gas 
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G2 Airport Development Expansion of Stansted Airport to provide a wide-spaced second runway and 

associated buildings and infrastructure. 

G2 Airport Project The G2 Airport Development together with other developments and 

measures as follows: provision of environmental offsetting works; provision 

of off-site utilities infrastructure where required to serve the G2 Airport 

Development; changes to local airspace. 

G2- FULL application BAA’s application for full planning permission for the principal 

engineering and infrastructure works required for the G2 Airport Project, 

including the new runway. 

G2-LB applications A series of applications for Listed Buildings Consent associated with the 

G2 Airport Project. 

G2-OL application BAA’s application for outline planning permission for airport development 

comprising new buildings and related components and structures. 

G2 Project The G2 Airport Project together with other developments which are the 

subject of separate applications and environmental statements as follows: 

M11/A120 Junctions; Second Rail Tunnel and Fourth Platform works at 

Stansted Airport Station; Stopping up and Diversion of Local Roads. 

G2-SM applications Applications for Scheduled Monument Consent associated with the G2 

Airport Project. 

Ha Hectares. 

HA The Highways Agency. 

HA 1980 The Highways Act 1980. 

HIA Health Impact Assessment. 

HMT Her Majesty’s Treasury. 

HOSS The Home Owner Support Scheme. 

HRA 1998 The Human Rights Act 1998. 

HVGS The Home Value Guarantee Scheme. 



 

 
 

103 
(22623150.04) 

Local Plan The Uttlesford Local Plan 2005. 

LBCA 1990 The Town and Country Planning (Listed Buildings and Conservation 

Areas) Act 1990. 

LDF Local Development Framework. 

Local Roads Application An application for full planning permission for the provision and 

construction of highways connecting to local roads. 

Local Roads CPO The Stansted Airport Limited (Land at and in the Vicinity of Stansted 

Airport – New Local Roads in Connection with Second Runway) 

Compulsory Purchase Order 2008. 

MA Masterplan Area. 

Ml Mega Litres 

MLD Mega Litres per day. 

MPPA Million Passengers Per Annum. 

MRF Materials Recycling Facility 

MVA Mega-volt-ampere 

NATS National Air Traffic Services. 

Northside The area of the existing airport to the north of the existing runway. 

ODPM Office of the Deputy Prime Minister. 

Offsetting Application An application for full planning permission pursuant to section 57 of the 

TCPA 1990 for certain developments for the purpose of off-setting the 

adverse effects of the development of the G2 Airport Project on assets of 

nature conservation value within the existing and extended airport boundary 

Offsetting CPO The Stansted Airport Limited (Land at and in the Vicinity of Stansted 

Airport – Offsetting Measures in Connection with Second Runway) 

Compulsory Purchase Order 2008. 
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The Order The Stansted Airport Limited (Land at and in the Vicinity of Stansted 

Airport – Second Runway) Compulsory Purchase Order 2008. 

The Order Land The land and associated rights over land included in the Order. 

PATM Passenger Air Transport Movement. 

Pax Passengers. 

Pax per PATM Passengers per Passenger Air Transport Movement. 

PCPA 2004 Planning and Compulsory Purchase Act 2004 

PPC Pollution Prevention and Control 

PPS1 Planning Policy Statement 1: Delivering Sustainable Development. 

PPS3 Planning Policy Statement 3: Housing. 

PPS7 Planning Policy Statement 7: Sustainable Development in Rural Areas. 

PPS9 Planning Policy Statement 9: Biodiversity and Geological Conservation. 

PPS10 Planning Policy Statement 10: Planning for Sustainable Waste 

Management. 

PPG13 Planning Policy Guidance 13: Transport. 

PPG15 Planning Policy Guidance 15: Planning and the Historic Environment. 

PPG16: Planning Policy Guidance 16: Archaeology and Planning. 

PPG17 Planning Policy Guidance 17: Planning for Open Space, Sport and 

Recreation. 

PPS22 Planning Policy Statement 22: Renewable Energy. 

PPS23 Planning Policy Statement 23: Planning and Pollution Control. 

PPG24 Planning Policy Guidance 24: Planning and Noise. 

PSDH Project for the Sustainable Development of Heathrow. 
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RES The Regional Economic Strategy for the East of England 2004. 

RSS The emerging Regional Spatial Strategy, the East of England Plan. 

RTS The Regional Transport Strategy. 

RUS Rail Utilisation Strategy. 

SA Sustainability Appraisal. 

SCS The Special Cases Scheme. 

SERAS South East and East of England Regional Air Service Study. 

STAL Stansted Airport Limited. 

Surface Water Drainage 

Application 

An application for full planning permission for the provision of surface 

water drainage pipes and associated works. 

TA Transport Assessment. 

TCPA 1990 Town and Country Planning Act 1990. 

The 15+ permission Outline planning permission ref.  UTT/1000/01/OP for the development 

necessary to enable the capacity of the airport to be increased to serve up to 

25 mppa. 

The Development Proposal The document entitled Stansted Generation 2 Development Proposal 

published by BAA in January 2007. 

TVW Three Valleys Water 

TWA 1992 The Transport and Works Act 1992. 

TWUL Thames Water Utilities Limited. 

UDC Uttlesford District Council. 

WAML West Anglia Main Line. 

WCA 1981 The Wildlife and Countryside Act 1981. 
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WML Waste management Licence 

WwTW Wastewater Treatment Works 
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APPENDIX 3: DEVELOPMENT ZONES  

Masterplan Area 1: Northside 

1.1.1 Masterplan Area 1, known as ‘Northside’, is located to the north-west of the existing runway.  It 

is bounded by the M11 to the west, the A120 to the south, and the existing airfield to the south-

east.  The northern boundary borders farmland and the edges of the settlement of Burton End.  

Masterplan Area 1 is within the existing airport boundary. 

1.1.2 Masterplan Area 1 has been divided into seven Development Zones (DZ1-7), each with a 

particular use, or group of uses.  The detailed description and parameters of the proposed 

buildings, structures and uses are set out in the Development Specification and the Stansted 

Generation 2 Airport Development DAS.  In summary, the proposed use and development of 

each Development Zone is as follows. 

DZ1: Public parking. 

1.1.3 Most of DZ1 is currently used as a public car park.  It will be re-planned to increase parking 

capacity, and thus reduces the amount of new land required. 

1.1.4 DZ1 will be developed and used to provide up to 6,000 surface public car parking spaces, 15 

staff car parking spaces and ancillary facilities. 

DZ2: Employee parking and visitors centre. 

1.1.5 Most of DZ2 is currently unused, save for the presence of Round Coppice Roundabout, part of 

Round Coppice Road and a balancing pond serving the existing airfield. 

1.1.6 DZ2 will be developed and used to provide up to 1,900 surface employee car parking spaces, a 

140m2 visitors’ centre with 20 associated car parking spaces, and associated roads and 

landscaping.  This development and use will assist in making the best use of existing airport 

land. 

DZ3: Hotel, office, car hire (and associated facilities), filling station. 

1.1.7 DZ3 currently includes the existing Hilton Hotel, long-stay car parking and landscaping. 

1.1.8 DZ3 will be developed and used to provide hotel and/or office use with associated car parking, 

car hire use with associated facilities, and a petrol filling station.  The amount of new 

development proposed for DZ3, expressed as maximum floorspaces for each land use, is as 

follows: 
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Hotel: 42,000m2 GEA/840 rooms and 504 associated car parking spaces. 

Office: 11,250m2 GEA and 321 associated car parking spaces. 

Car hire reception: 700m2 GEA. 

Car hire maintenance: 4,000m2 GEA (landside ancillary). 

Car hire surface parking: 46,000m2. 

Petrol Filling Station: 1,000m2 GEA (canopies, kiosk, forecourt). 

Staff car parking: 80 spaces. 

1.1.9 It should be noted that for hotel and office floorspace, the maximum indicated for each would 

not co-exist.  Rather, the development will comprise no more than the maximum hotel 

floorspace specified, and no more than the maximum office floorspace specified.  There are no 

minima for either use. 

1.1.10 The maximum amount of new building floorspace proposed for DZ3, assuming the most 

comprehensive development scenario, is 47,750m2 GEA. 

DZ4: Public car parking. 

1.1.11 DZ4 is currently occupied by public car parking, public aircraft stands and the hijack stands. 

1.1.12 DZ4 will be developed and used to provide up to 26,000 surface public car parking spaces and 

ancillary facilities, and 25 staff car parking spaces.  Combined with DZ1 it will provide a single 

continuous compact area of car parking. 

DZ5: Southern access, landscape and engineering. 

1.1.13 There is no development proposed within DZ5, which contains the existing link roads that 

connect the M11 to the A120, the Priory Wood Roundabout, which connects the A120 to Round 

Coppice Road, areas of established landscaping and a balancing pond that serves the existing 

runway. 

DZ6: Waste facility, consolidated retail centre, fuel farm. 

1.1.14 DZ6 currently contains the Grade II listed Bury Lodge Hotel, a fuel farm with three aviation 

fuel tanks, a balancing pond serving the drainage from the adjacent General Aviation airfield, 

hardstanding, grassland and landscaping. 
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1.1.15 Bury Lodge, the fuel farm and the balancing pond will be retained, together with the associated 

grassland and landscaping. 

1.1.16 In addition, DZ6 will be developed and used to provide a retail logistics centre, a waste 

recycling facility and an extension of the existing fuel farm. 

1.1.17 The amount of new development proposed for DZ6, expressed where appropriate as maximum 

floorspaces, is as follows: 

Retail Logistics Centre: 4,000m2 and 30 associated staff car parking spaces. 

Waste Recycling Facility: 3,080m2 and 20 associated staff car parking spaces. 

Fuel Farm: 1 x 5 Megalitre tank and 20 employee car parking spaces. 

Car park bus layover: 7,000 m2 (plot only). 

DZ7: Fire training ground and Northside ancillary operations. 

1.1.18 DZ7 currently comprises the following: 

General Aviation/maintenance – Hangars 1, 6, 173, 2, 5 and the Avitat Building. 

Further Northside facilities (motor transport workshops and the Airfield Operations Safety 

Unit). 

Fire Training Ground. 

Golf Taxiway. 

Landscaping. 

1.1.19 DZ7 will be developed and used as a campus of General Aviation, maintenance and ancillary 

operational facilities adjacent to the airfield.  A helipad and a Fire Training Ground will also be 

included. 

1.1.20 The amount of new development proposed for DZ7, expressed where appropriate as maximum 

floorspaces, is as follows: 

Maintenance hangars: 34,000m2 and associated aircraft stands. 

Motor transport workshop expansion: 400m2. 
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Snowbase: 7,500m2. 

One helipad. 

Fire training ground: 24,500m2. 

Car park bus layover area: 11,500m2 (surface hardstanding only). 

One landside fire/police building: 3,200m2. 

Ancillary car parking: 411 spaces. 

1.1.21 The maximum amount of new floorspace proposed for DZ7, assuming the most comprehensive 

development scenario, is 43,250m2 GEA. 

Masterplan Area 2: Taylors End/Coopers End 

1.1.22 Masterplan Area 2, known as ‘Taylors End/Coopers End’ is located to the east of the existing 

runway.  Masterplan Area 2 is within the existing airport boundary. 

1.1.23 Masterplan Area 2 has been divided into three Development Zones (DZ8-10), each with a 

particular use, or group of uses.  The detailed description and parameters of the proposed 

buildings, structures and uses are set out in the Development Specification and DAS.  In 

summary, the proposed use and development of each Development Zone is as follows. 

DZ8: Cargo and maintenance 

1.1.24 DZ8 currently comprises the following: 

Cargo sheds (approximately 30,000m2, to be expanded as part of G1). 

Cargo aprons (approximately 20,000m2). 

Diamond aircraft maintenance hangar. 

Airside fire station. 

Car parking (450 spaces (aircraft maintenance hangar), 500 spaces (cargo area) and 50 spaces 

(airside fire station). 

Airside petrol station. 

Landscaping. 
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1.1.25 DZ8 will be developed and used as a campus of cargo and aircraft maintenance facilities, 

adjacent to the existing airfield. 

1.1.26 The amount of new development proposed for DZ8, expressed where appropriate as maximum 

floorspaces, is as follows: 

Aircraft maintenance hangars: 30,000m2. 

Cargo sheds: 40,000m2. 

Border inspection post/animal reception centre: 1,500m2. 

Five cargo stands. 

Landside fire/police building: 3,200m2. 

Ancillary car parking: 1,070 spaces. 

1.1.27 The maximum amount of new floorspace proposed for DZ8, assuming the most comprehensive 

development scenario, is 74,470m2 GEA. 

DZ9: Freight forwarding, industrial/storage and catering 

1.1.28 DZ9 currently contains a collection of freight forwarding, catering and industrial warehouses 

(19,000m2 GEA), and a large open area with the benefit of planning permission for the 

development of up to 29,750m2 GEA of flight catering and airline support accommodation, and 

an area of open grassland landscaping at the northern end. 

1.1.29 DZ9 will be used and developed to provide additional industrial warehousing, up to a maximum 

of 4,500m2 GEA, and 1,000 car parking spaces.  This will be located at the northern end of the 

zone. 

DZ10: Offices, taxi back-up, fire/police station, car parking and sub-station. 

1.1.30 DZ10 currently contains the office building Endeavour House (7,500m2 GEA) and 450 

associated car parking spaces; car hire facilities (areas of maintenance, refuelling and block 

parking); and an area with the benefit of planning permission for the construction of another 

office building. 

1.1.31 In addition to the existing and permitted uses and development, DZ10 is proposed to be used 

and developed to provide office and associated car parking; emergency services building and 
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associated car parking; energy centre and associated car parking; taxi feeder park; and surface 

and decked public car parking. 

1.1.32 The amount of new development proposed for DZ10, expressed where appropriate as maximum 

floorspaces, is as follows: 

Office – 11,250m2 GEA and 205 associated car parking spaces. 

Landside fire/police building – 3,200m2 and 27 associated car parking spaces. 

Taxi feeder facilities building – 700m2. 

Taxi feeder park – 14,500m2 (plot). 

Energy centre – 1,625m2 GEA and associated parking. 

Public car parking – 4,650 spaces. 

1.1.33 The maximum amount of new floorspace proposed for DZ10, assuming the most 

comprehensive development scenario, is 16,755m2 GEA.  The maximum amount of Multi 

Storey Car Park floorspace is 104,400 m2 GEA. 

Masterplan Area 3: Central Terminal Area 

1.1.34 Masterplan Area 3, known as the ‘Central Terminal Area’, is located to the east of the existing 

runway between the existing and the proposed runway.  Part of Masterplan Area 3 is within the 

existing airport boundary, and part is within the Order Land. 

1.1.35 Masterplan Area 3 has been divided into six Development Zones (DZ11-16), each with a 

particular use, or group of uses.  The detailed description and parameters of the proposed 

buildings, structures and uses are set out in the Development Specification and DAS.  In 

summary, the proposed use and development of each Development Zone is as follows. 

DZ11: offices, employee parking and existing Air Traffic Control Tower 

1.1.36 DZ11 currently contains the office building Enterprise House (12,116m2 GEA), 1,500 staff 

surface parking spaces, the existing air traffic control tower, an area with the benefit of planning 

permission for the construction of additional office accommodation, and an area of landscaping. 

1.1.37 In addition to the existing and permitted uses and development, DZ11 is proposed to be 

developed and used for new office provision and employee surface car parking. 
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1.1.38 The amount of new development proposed for DZ11, expressed where appropriate as maximum 

floorspaces, is as follows: 

Office: 11,250m2 GEA and 205 associated car parking spaces; or 

Existing staff car parking – up to 1,500 spaces. 

DZ12: apron 

1.1.39 DZ12 is partly within the existing airport boundary, and partly within the Order Land.  

Currently, it comprises the following: 

Three existing satellite buildings, associated aircraft stands and remote aircraft parking. 

A track transit system to transport passengers between the existing terminal building and the 

departure gates in satellite piers one and two. 

A number of airfield operational support facilities. 

The Molehill Green Roundabout. 

Part of the Radisson Hotel car park 

Car hire pick up and returns area. 

The Molehill Green Bund. 

Landscaping. 

Agricultural land. 

Various residential, office and light industrial buildings (including the listed buildings at 

Waltham Hall and the Waltham Hall SAM). 

Roads. 

1.1.40 DZ12 will be developed and used to contain all of the airport’s existing and new passenger 

aprons, boarding piers and satellites; an airside fire station; a new Airfield Operations Safety 

Unit; airside operational support facilities; and a second Surface Movement Radar to provide 

radar coverage over the new runway, apron and taxiways. 

1.1.41 The amount of new development proposed for DZ12, expressed where appropriate as maximum 

floorspaces, is as follows: 
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Four new passenger boarding piers and a pier connector – 90,400m2. 

Aircraft stands – 62 stands on the G2 apron and reconfigured G1 apron to accommodate 55 

stands. 

Airside Fire Station and Airfield Operations Safety Unit – 3,500m2. 

Sanitation and Waste facilities: 600 m2 (plot). 

Airfield fuel operational facility: 9,500 m2 (plot). 

DZ13: public parking, coach station and railway station 

1.1.42 DZ13 is partly within the existing airport boundary, and partly within the Order Land.  It 

currently comprises the following: 

Coach station and terminal. 

Terminal 1 forecourt. 

Short stay car parking. 

Railway station. 

Terminal 1 road loop. 

Landscaping. 

Agricultural land. 

Two residential buildings (one of which is derelict). 

Roads. 

Woodland. 

1.1.43 The railway station will be retained, with the addition of a fourth platform.  In addition, DZ13 

will be used and developed to provide: terminal 2 forecourt; short stay public car park (multi-

storey) for terminal 1 (2,500 spaces); public surface car park for terminal 1 (500 spaces); short 

stay public car park (multi-storey) for terminal 2 (3,400 spaces); coach station (50 spaces) and 

coach layover (20 spaces); coach ticketing and waiting facilities (3,240 m2); pedestrian access 

vertical circulation to platform 4; and staff car parking (15 spaces). 
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DZ14: Terminal 1, Terminal 2, hotels and Air traffic Control Tower 

1.1.44 DZ14 is partly within the existing airport boundary, and partly within the Order land.  It 

currently comprises the following: 

Terminal 1. 

The Radisson Hotel. 

Car parking and car hire. 

Pedestrian routes. 

Landscaping. 

Agricultural land. 

One residential building. 

Road. 

1.1.45 Terminal 1 and the Radisson Hotel will be retained.  In addition, DZ14 will be developed and 

used to provide: terminal 2 with associated service road and goods delivery bay; a new air 

traffic control tower with associated offices and staff car parking (to replace the existing air 

traffic control tower which will be retained as a stand-by facility); office use with associated car 

parking; hotel use with associated car parking. 

1.1.46 The amount of new development proposed for DZ14, expressed where appropriate as maximum 

floorspace, is as follows: 

Terminal 2 – 95,000m2 GEA. 

Hotel – 940 rooms/61,100m2 GEA and hotel customer car parking (403 spaces) and staff car 

parking (20 spaces). 

Office – 11,250m2 GEA. 

Staff only retail: 1,000 m2. 

ATC Tower – 3,500m2 GEA (3,000m2 accommodation block and 5000m2 Visual Control 

Room) and 20 ancillary car parking spaces. 
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1.1.47 The maximum amount of new floorspace proposed for DZ14, assuming the most 

comprehensive development scenario, is 160,600m2 GEA. 

DZ15: office and hotel 

1.1.48 DZ15 is wholly within the Order Land and currently comprises: agricultural land and buildings. 

1.1.49 DZ15 will be developed and used to provide hotel and/or office buildings with associated car 

parking, and a pedestrianised area connecting the terminals and public transport stations. 

1.1.50 The amount of new development proposed for DZ15, expressed where appropriate as maximum 

floorspaces, is as follows: 

Office – 11,250m2 GEA. 

Hotel – 80,000m2 GEA/1,500 hotel rooms, with 468 customer car parking spaces. 

1.1.51 The maximum for hotel and office would not co-exist.  The development will comprise no more 

than the maximum hotel floorspace specified and no more than the maximum office floorspace 

specified.  There is no minimum amount for either use. 

1.1.52 The maximum amount of new floorspace proposed for DZ15, assuming the most 

comprehensive development scenario, is 80,000m2 GEA. 

DZ16: public car parking and hotel. 

1.1.53 DZ16 is mostly within the Order land and currently comprises agricultural land and buildings. 

1.1.54 DZ16 will be developed and used to provide Hotels and associated car parking, and public 

surface and decked car parking. 

1.1.55 The amount of new development proposed for DZ16, expressed where appropriate as maximum 

floorspaces, is as follows: 

Hotel – 45,900m2 GEA/1120 rooms and 560 customer car parking spaces. 

6,500 public car parking spaces. 

60 staff car parking spaces. 

1.1.56 The maximum amount of Multi-Storey car park floorspace proposed for DZ16 is 204,975 m2 

GEA. 
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1.1.57 The maximum amount of new floorspace proposed for DZ16, assuming the most 

comprehensive development scenario, is 236,895 m2 GEA. 

Masterplan Area 4: car parking 

1.1.58 Masterplan Area 4, known as ‘Car Parking’, is located on the eastern side of the airport.  Part of 

Masterplan Area 4 is within the existing airport boundary, and part is within the Order Land. 

1.1.59 Masterplan Area 4 has been divided into four Development Zones (DZ17-20), each with a 

particular use, or group of uses.  The detailed description and parameters of the proposed 

buildings, structures and uses are set out in the Development Specification and DAS.  In 

summary, the proposed use and development of each Development Zone is as follows. 

DZ17: Public surface car parking 

1.1.60 DZ17 is within the Order Land and currently comprises agricultural land and buildings. 

1.1.61 DZ17 will be developed and used to provide public and staff car parking, and ground coupled 

heating and cooling piles. 

1.1.62 The amount of new development proposed for DZ17 is as follows: 

Public car parking – 16,000 spaces. 

Staff car parking – 15 spaces. 

Heating and cooling piles – approximately 1,200 to 1,500 piles. 

1.1.63 The maximum amount of Multi-Storey Car Park floorspace within DZ17 will be 373,600 m2 

GEA. 

DZ18: The Fen 

1.1.64 DZ18 is partly within the existing airport boundary and partly within the Order Land.  It 

comprises the Fen and the obsolete Stansted Airport sewage works.  It consists of marsh, fen, 

scrub and calcareous grassland. 

1.1.65 No development is proposed within DZ18. 

DZ19: Public car parking 

1.1.66 DZ19 currently contains surface public car parking (5,200 spaces) and associated landscaping. 
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1.1.67 DZ19 will be developed and used to provide an increased number of car parking spaces at a 

higher density. 

1.1.68 The amount of new development proposed for DZ19 will be 7,500 public car parking spaces 

and 15 staff car parking spaces. 

DZ20: The Southgate Triangle 

1.1.69 DZ20 currently contains: the Express by Holiday Inn Hotel (256 bedrooms); 175 associated car 

parking spaces; a BP petrol filling station; and land with the benefit of planning permission for 

an additional 350 hotel rooms and 314 associated car parking spaces, and a 323m2 GEA fast 

food restaurant with 41 associated car parking spaces. 

1.1.70 No further development is proposed in DZ20 beyond that which already exists or has been 

granted planning permission. 

DZ 21 

1.1.71 DZ21 is partly within the existing airport boundary, and partly within the Order Land.  It 

currently contains Balancing Pond C, which accommodates foul water, storm water and 

contaminated water from the airport, landscaping and agricultural land. 

1.1.72 In addition to the existing Balancing Pond C, DZ21 will be developed and used to provide 

additional balancing ponds and associated infrastructure, and constructed wetlands (reed beds) 

to attenuate the storm water run off that will be drained from across the airport, before 

discharging it into the local watercourse. 

1.1.73 The amount of new development proposed for DZ21, is as follows: 

Balancing Pond and associated infrastructure: 

Clean pond – 18,500m2. 

Intermediate dirty pond – 25,000m2. 

Variable quality pond – 25,000m2. 

Constructed Wetlands (reed beds) – 40,000m2. 
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Masterplan Area 5: Existing Airfield 

1.1.74 Masterplan Area 5, known as the ‘Existing Airfield’, is located on the eastern side of the 

expanded airport site, between Northside and the Central Terminal Area.  Masterplan Area 5 is 

within the existing airport boundary. 

1.1.75 Masterplan Area 5 is a single Development Zone, DZ22: Existing Airfield. 

DZ22: Existing Airfield 

1.1.76 DZ22 contains the existing runway and airfield, which is served by the existing terminal 

building and apron, together with runway landing lights, airfield perimeter fence and the 

Northside mitigation zone, an area of established vegetation. 

1.1.77 No new development is proposed within DZ22. 

Masterplan Area 6: Proposed Airfield. 

1.1.78 Masterplan Area 6, known as the ‘Proposed Airfield’, is located in the north-east part of the 

expanded airport.  Most of Masterplan Area 6 is within the Order Land. 

1.1.79 Masterplan Area 6 is a single Development Zone, DZ23. 

DZ23 

1.1.80 DZ23 currently comprises agricultural land, houses, farms and woodland. 

1.1.81 DZ23 will be developed and used to provide: the proposed second runway; associated taxiways 

and airfield; associated airfield equipment (meteorological aids, instrumented runway visual 

range, lighting, distance measure equipment, non direction beacon, runway landing lights); 

navigational equipment; electrical substation; balancing pond; and landscaping bunds. 

1.1.82 The amount of new development proposed for DZ23, expressed where appropriate in square 

metres, is as follows: 

Runway - 60 x 3048m. 

Taxiways. 

Balancing pond – 27,400m2. 

Electrical substation - 525m2. 
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Approach Lights: 10 crossbars and 60 light locations (with varying numbers of lights within 

them). 
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APPENDIX 4: G2 PROJECT DEFINITIONS  

1.1 Introduction  

1.1.1 BAA Limited and Stansted Airport Limited (referred to hereafter as “BAA”) are applying for a 

second runway and associated infrastructure at Stansted Airport.  The complete project, which is 

referred to by BAA as the Generation 2 (G2) Project, is made up of various components as 

explained below. 

1.2 The G2 Project 

1.2.1 The G2 Project comprises the expansion of the existing permitted Airport by the provision of a 

wide-spaced second runway and associated facilities together with certain other developments 

and measures which are necessary for its achievement, the provision of new junctions on the 

M11 and A120 to provide improved access to the expanded Airport, and the provision of a 

second rail tunnel and fourth platform at the Airport to facilitate improved rail access. 

1.2.2 To reflect these three components of the overall G2 Project, the following definitions have been 

adopted: 

i. the G2 Airport Project; 

ii. the Airport Access from the M11 and A120 Project (referred to hereafter and in the 

Statement of reasons generally as “the G2 Junctions Project”); and 

iii.  the Stansted Rail Improvement Project, which comprises a second tunnel and fourth 

platform (referred to hereafter and generally in the Statement of reasons as “the G2 

Rail Project”). 

1.2.3 These three components of the overall G2 Project are introduced below, and the relationship 

between them is illustrated in the Figure below. 
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1.3 The G2 Airport Project  

1.3.1 The G2 Airport Project comprises a number of distinct components.  These are, broadly: 

i. the G2 Airport Development, comprising the expansion of the present Airport to 

provide a wide-spaced second runway and associated facilities; 

ii. the provision of replacement local roads for those stopped up or diverted where this is 

necessitated by the siting of the G2 Airport Development; 

iii.  the provision of environmental off-setting measures; 
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iv. the provision of off-site utilities infrastructure where required to serve the G2 Airport 

Development, or utilities infrastructure diversions where these are necessitated by the 

siting of the G2 Airport Development; and 

v. changes to airspace patterns and routes to accommodate aircraft movements to and 

from the expanded Airport. 

1.3.2 A more detailed description of the component parts of the G2 Airport project is provided in 

sections 3 and 10 of Volume 1 of the G2 Airport Project Environmental Statement. 

1.4 The G2 Junctions Project 

1.4.1 The G2 Junctions Project comprises new junctions on the M11 and A120, together with roads 

linking those junctions to the expanded Airport.  The project will be promoted by the Highways 

Agency under powers contained in the Highways Act 1980. 

1.4.2 A more detailed description of the component parts of the G2 Junctions Project is provided in 

section 8.3 of the Statement of Reasons, and in the G2 Junctions Project Environmental 

Statement. 

1.5 The G2 Rail Project 

1.5.1 The G2 Rail Project comprises a new rail tunnel under the existing single runway, together with 

additional track on the Stansted branch line of the West Anglia Main Line, and an additional 

platform at Stansted Airport station.  The project is being promoted by BAA under powers 

contained in the Transport and Works Act 1992. 

1.5.2 A more detailed description of the component parts of the G2 Rail Project is provided in section 

8.3 of the Statement of Reasons, and in the G2 Rail Project Environmental Statement. 
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APPENDIX 5: STANSTED GENERATION 2 PROJECT STATEMENT  OF CASE 

 


