










controls should operate to manage the local environmental impact of aviation and 
airport development:  

- we will respect targets on air and water quality which have been agreed to 
protect human health and the wider environment;  

- we will require that airport developments are consistent with existing 
arrangements for the control of the noise impacts of aviation;  

- we will work constructively with our European and, where appropriate, 
international colleagues to develop further procedures and regimes for managing 
noise, including night noise.   

3.6 Local controls should operate within these principles to manage the 
environmental impact of aviation and airport development so that: 

- noise impacts are limited, and where possible reduced over time;  

- local air quality is maintained within legal limits across all relevant pollutants in 
order  to protect human 
 health and the wider environment;  

- loss of landscape and built heritage is avoided wherever possible, and otherwise 
minimised and mitigated to the greatest extent possible;  

- all relevant water quality and other mandatory environmental standards are met;  

- surface access to airports is designed to help limit local environmental impacts; 
and 

- impacts on bio diversity, such as disturbance of habitats and species are 
minimised." (Emphasis added) 

Planning Policy Statement 1: Delivering Sustainable Development 
1.2.6 PPS1 sets out the Government’s objectives for the planning system.  The core 

principle underpinning the planning system is that of sustainable development.  PPS1 
states at paragraph 5 that: 

“Planning should facilitate and promote sustainable and inclusive patterns of 
urban and rural development by: 

- protecting and enhancing the natural and historic environment, the quality and 
character of the countryside, and existing communities; 

- ensuring high quality development through good and inclusive deisgn, and the 
efficient use of resources.” 

1.2.7 PPS1 outlines the Government’s commitment to protecting and enhancing the quality 
of the natural and historic environment, in both rural and urban areas, stating that: 

“Planning policies should seek to protect and enhance the quality, character and 
amenity value of the coutntryside and urban areas as a whole.  A high level of 
protection should be given to most valued townscapes and landscapes, wildlife 
habitats and natural resources.” (paragraph 17) 

1.2.8 PPS1 requires local authorities to seek to enhance the environment as part of 
development proposals.  It requires local authorities to have regard in development 
plan policies to: 

“The protection of the wider countryside and the impact of development on 
landscape quality; the conservation and enhancement of wildlife species and 
habitats and the promotion of biodiversity; the need to improve the built and 
natural environment in and around urban areas and rural settlements, including 
the provision of good quality open space; the conservation of soil quality; and the 



preservation and enhancement of built and archaeological heritage.”  (paragraph 
20) 

1.2.9 With regard to design PPS1 states that: 

“Good design ensures attractive usable, durable and adaptable places and is a 
key element in achieving sustianable development.” 

1.2.10 PPS1 states that good design should consider the direct and indirect impacts on the 
natural environment (paragraph 35) and requires local authorities to ensure that 
developments: 

• Respond to their local context and create or reinforce local distinctiveness; 

• Are visually attractive as a result of good architecture and appropriate 
landscaping. 

Planning Policy Statement 7: Sustainable Development in Rural 
Areas 

1.2.11 PPS7 contains the Government’s objectives for rural areas as follows: 

• To raise the quality of life and the environment in rural areas. 

• To promote more sustainable patterns of development. 

• Promoting the development of the English regions by improving their economic 
performance so that all are able to reach their full potential. 

• To promote sustainable, diverse and adaptable agriculture sectors. 

1.2.12 PPS7 recognises the need to protect the design quality and appearance of rural 
settlements and requires local authorities to: 

“ensure that development respects and, where possible, enhances these 
particular qualities.  It should also contribute to a sense of local idenity and 
regional diversity and be of an appropriate design and scale for its location, having 
regard to the policies on design contained in PPS1 and supported in By Design.” 
(paragraph 12) 

1.2.13 With regard to the protection of the countryside and development in the countryside 
PPS7 states at paragraph 15 that: 

“Planning policies should provide a positive framework for facilitating sustainable 
development that supports traditional land-based activities and makes the most of 
new leisure and recreational opportunities that require a countryside location.  
Planning authorities should ensure that the quality and character of the wider 
countryside is protected and, where possible, enhanced.” 

1.2.14 With respect to agricultural development PPS7 states at paragraph 27 that: 

“The Government recognises the important and varied roles of agriculture, 
including in the maintenance and management of the countryside and most of our 
valued landscapes.” 

Planning Policy Statement 9: Bio-diversity and Geological 
Conservation 

1.2.15 It is a “broad aim” of Government policy as set out in PPS9: page 2 that construction 
and development “should have minimal impacts on bio-diversity and enhance it 
wherever possible”. 

1.2.16 In this context, the Government’s objectives for planning include: 

• To promote sustainable development by ensuring that biological and geological 
diversity are conserved and enhanced 



• To conserve, enhance and restore the diversity of England’s wildlife and geology 

1.2.17 Among the “Key Principles” set out in PPS9, principle 1(v) states: 

“Development proposals where the principal objective is to conserve or enhance 
biodiversity and geological conservation interests should be permitted.” 

1.3 Regional and Local Policies 
1.3.1 The statutory development plan, which is the starting point for the consideration of the 

G2 Project, consists of the Essex Structure Plan (East of England Plan) and the 
Uttlesford District Local Plan 2005. 

1.3.2 This section describes the relevant policy framework applicable to the determination 
of the offsetting planning application.  An analysis of how the proposals respond to 
the requirements of policy is contained in subsequent sections of this statement. 

1.3.3 The draft East of England Plan (the RSS) has reached an advanced stage.  The 
Panel have reported following an Examination in Public and the Secretary of State 
has issued Proposed Changes.  The RSS would have been approved now but for a 
requirement to ensure that the strategy does not harm sites of European Importance 
for Nature Conservation, which necessitated further Proposed Changes in October 
2007 and has delayed approval until 2008.  In its current form the RSS carries 
considerable weight and is treated as the substantive RSS for the purposes of this 
statement.   

Regional Spatial Strategy 
1.3.4 Paragraph 1.3 explains that the RSS is intended to complement and generally not 

repeat national planning policies on a range of topics which are set out in PPSs, 
Circulars and other Government statements, including White Papers such as that on 
the Future of Air Transport.  Instead, it is the role of the RSS to accommodate the 
consequences of national policy, i.e. to ensure a sufficiency of housing, employment 
and transport capacity for national policy to proceed. 

1.3.5 The ATWP acknowledges that the development of the G2 Project will have some 
significant environmental effects.  Against this background, it is instructive that the 
RSS, as amended by the Secretary of State's Proposed Changes, contains the 
following in respect of airport expansion at paragraph 4.34 in support of policy E8:- 

"It is for the airport operators/owners to prepare development proposals and they 
have produced masterplans for the 4 main airports, as recommended by the 
ATWP.  Individual phases of development will, where relevant, be subject to the 
process of Environmental Impact Assessment and, if necessary, appropriate 
assessment under the Habitats Regulations.”  

1.3.6 The G2 Project is clearly supported by the RSS – the detailed policies, however, 
provide general guidance on the approach to layout, design and operation of the 
development. 

1.3.7 The Proposed Changes to the RSS state that local authorities and other agencies 
should afford the highest level of protection to historic and archaeological sites and 
monuments of international, national and regional importance.  Plans and policies 
should ensure that new development preserves or enhances historic buildings and 
landscapes, conservation areas and important archaeological features and their 
settings.   

1.3.8 Chapter 8 contains  policies relating to the environment.  The introductory paragraph 
8.2 sets out  the principles which underpin the environmental policies.  It states: 



“In their plans, policies and programmes local planning authorities and other 
agencies should seek to: 

- conserve and enhance the natural, historic and built environment by positive 
management and protect it from development likely to cause harm; 

- adopt an approach that integrates protection and enhancement of nationally and 
internationally designated areas while meeting the social and economic needs of 
local communities; 

- protect, for their own sake, all important aspects of the countryside, including 
individual features, special sites, their setting, and the wider landscape; 

- through the development plan system, conserve and enhance, whenever 
possible, regional and local distinctiveness and variety, based on a thorough 
assessment of local character and scrutiny of development impacts; 

- promote a sustainable approach to the use of the region’s natural resources; 

- secure effective protection of the environment by considering the nature and 
location of proposed development as part of a broadly based concern for, and 
awareness of, biodiversity and other environmental issues, including light and 
noise pollution; 

- restore damaged and lost environmental features whenever possible; 

- adopt a common approach to environmental issues which cross local planning 
authority boundaries.” 

1.3.9 Policy ENV7 entitled Quality in the Built Environment states the following: “Local 
development documents should require new development to be of high quality which 
complements the distinctive character and best qualities of the local area and 
promotes urban renaissance and regeneration, assisting where necessary, the 
process of transition. 

Conservation-led regeneration should respect the quality and distinctiveness of 
traditional buildings and the value they lend to an area through their townscape 
quality, design and use of materials.  Local planning authorities should give 
sensitive consideration to the opportunities presented by the region’s industrial, 
maritime and rural heritage in their plans, policies, programmes and proposals.” 

1.3.10 The supporting text states at paragraph 8.22 that: 

“New development is often seen as a threat to the quality of life and attractiveness 
of an area but this need not be the case.  Sensitively handled, the design and 
layout of buildings and landscape features can complement what already exists, 
strengthen the sense of place, and help confer new character.” 

The Uttlesford District Local Plan 2005  
1.3.11 The Uttlesford Local Plan is out-of-date in so far as policies relating to a second 

runway are concerned.  Its policies were formulated and scrutinised in advance of the 
December 2003 ATWP.  The Deposit Draft of the Local Plan was issued in October 
2001 and a revised draft was issued in October 2002.  The Local Planning Inquiry 
was held in May/June 2003 and the Inspector reported in February 2004.  The plan 
does not take into account the Government's announcement to plan for a second 
runway at Stansted as soon as possible.  On this basis, where relevant, the more up 
to date polices in the ATWP and the draft RSS must carry greater weight in the 
determination of the G2 Airport Project planning applications than the adopted Local 
Plan.  



1.3.12 The Stansted Generation 2 Planning Statement discusses the planning framework 
and the weight that should be afforded to the various policy documents.   

1.3.13 As noted there, in respect of the principle of the G2 Airport Project, it is clear that the 
policies of the Local Plan are of little relevance.  However, a number of general 
policies in the Local Plan outlined below are of some relevance to the planning 
judgement in respect of the proposed barn. 

1.3.14 It is important to recognise, however, that the ATWP and the RSS contain specific 
policies relating to control, mitigation and compensation with regard to the 
environmental effects of the G2 Airport Development as outlined above which are of 
direct relevance to the offsetting proposals including the proposed barn, which should 
carry substantial weight.  This view is endorsed by the Government Office for the 
East of England which has indicated that the policies referred to below have all been 
saved until such time that they are replaced by policies in Uttlesford’s DPDs, but 
advises that where policies were adopted some time ago, it is likely that material 
considerations, in particular the emergence of new national and regional policy and 
also new evidence should be afforded considerable weight in decisions. 

General Policies 
1.3.15 The application site is located within the Countryside Protection Zone that surrounds 

Stansted Airport.  Policy S8 (The Countryside Protection Zone) states that: 

“The area and boundaries of the Countryside Protection Zone around Stansted 
Airport are defined on the Proposals Map.  In the Countryside Protection Zone 
planning permission will only be granted for development that is required to be 
there, or is appropriate to a rural area.  There will be strict control on new 
development.  In particular development will not be permitted if either of the 
following apply: 

a) New buildings or uses would promote coalescence between the airport and 
existing development in the surrounding countryside; 

b) It would adversely affect the open characteristics of the zone.” 

1.3.16 Policy GEN1 concerns access and states that: 

“Development will only be permitted if it meets all of the following criteria: 

a) Access to the main road network must be capable of carrying the traffic 
generated by the development safely. 

b) The traffic generated by the development must be capable of being 
accommodated on the surrounding transport network. 

c) The design of the site must not compromise road safety and must take 
account of the needs of cyclists, pedestrians, public transport users, horse 
riders and people whose mobility is impaired. 

d) It must be design to meet the needs of people with disabilities if it is 
development to which the general public expect to have access. 

e) The development encourages movement by means other than driving a car.” 

1.3.17 Policy GEN2 concerns the design of new developments and states that: 

“Development will not be permitted unless its design meets all the following 
criteria and has regard to adopted Supplementary Design Guidance and 
Supplementary Planning Documents. 

a) It is compatible with the scale, form, layout, appearance and materials of 
surrounding buildings; 



b) It safeguards important environmental features in its setting, enabling their 
retention and helping to reduce the visual impact of new buildings or 
structures where approrpaite; 

c) It provides an environment, which meets the reasonable needs of all potential 
users; 

d) It helps to reduce the potential for crime; 

e) It helps to minimise water and energy consumption; 

f) It has regard to guidance on layout and design adopted as supplementary 
planning guidance to the development plan; 

g) It helps to reduce waste production and encourages recycling and reuse; 

h) It minimises the environmental impact on neighbouring properties by 
appropriate mitigating measures; 

i) It would not have a materially adverse effect on the reasonable occupation 
and enjoyment of a residential or other sensitive property, as a result of loss 
of privacy, loss of daylight, overbearing impact or overshadowing.” 

1.3.18 Policy GEN7 concerns Nature Conservation and states that: 

“Development that would have a harmful effect on wildlife or geological features 
will not be permitted unless the need for the development outweighs the 
importance of the feature to nature conservation.  Where the site includes 
protected species or habitats suitable for protected species, a nature conservation 
survey will be required.  Measures to mitigate and/or compensate for the potential 
impacts of development, secured by planning obligation or condition, will be 
required.  The enhancement of biodiversity through the creation of appropriate 
new habitats will be sought.” 

1.3.19 There is no supplementary design guidance relevant to barns or agricultural 
buildings. 

Economic Activity 
1.3.20 Policy E4 addresses Farm Diversification and the alternative use of farmland and is a 

criteria based policy for permitting alternative uses of farmland.  It is necessary for all 
of the following criteria to be met: 

a) The development includes proposals for landscape and nature conservation 
enhancement; 

b) The development could not result in a significant increase in noise levels or 
other adverse impacts beyond the holding; 

c) The continued viability and function of the agricultural holding would not be 
harmed; 

d) The development would not place unacceptable pressures on the surrounding 
rural road network (in terms of traffic levels, road safety, countryside character 
and amenity). 

Environment 
1.3.21 With regard to development on agricultural land policy ENV5 seeks to protect 

agricultural land from inappropriate development: 

“Development of the best and most versatile agricultural land will only be 
permitted where opportunities have been assessed for accommodating 
development on previously developed sites or within existing development limits.  
Where development of agricultural land is required, developers should seek to use 



areas of poorer quality except where other sustainability considerations suggest 
otherwise.” 

1.3.22 Policy ENV8 concerns other landscape elements of importance for nature 
conservation and states that: 

“Development that may adversely affect these landscape elements: 

- Hedgerows; 

- Linear tree belts; 

- Larger semi natural or ancient woodlands; 

- Semi-natural grasslands; 

- Green lanes and special verges; 

- Orchards; 

- Plantations; 

- Ponds reservoirs; 

- River corridors; 

- Linear wetland features; 

- Networks or patterns of other locally important habitats; 

will only be permitted if the following criteria apply. 

a) The need for the development outweighs the need to retain the elements for 
their importance to wild  fauna and flora; 

b) Mitigation measures are provided that would compensate for the harm and 
reinstate the nature  conservation value of the locality. 

Appropriate management of these elements will be encouraged through the use of 
conditions and planning obligations.” 

1.3.23 There is clear policy support for development that enhances the existing landscape 
and habitat conditions especially where this is supported through a management 
plan. 

Emerging Uttlesford Local Development Framework 
1.3.24 The emerging Local Development Framework (LDF) will replace the Local Plan and 

will be obliged to conform generally with the RSS and national policy; thus it will have 
to acknowledge and plan for the requirement for a second runway.  Whilst there are 
no specific allocations for the subject site, there are general policies relating to nature 
conservation and the countryside which apply. 

1.3.25 Uttlesford District Council issued the Core Strategy Preferred Options for consultation 
from 30 November 2007 to 11 January 2008.  At this early stage the policies cannot 
carry substantial weight but the following draft policies are of relevance to the 
offsetting application.  

1.3.26 Theme 3 concerns the character of Uttlesford District and states that: 

“The character of Uttlesford is defined by market towns and small villages in a 
rural, mainly agricultural landscape.  This character is valued by residents and 
visitors and it has been expressed strongly through all the consultation stages 
undertaken so far that it should be maintained and the countryside protected.” 

1.3.27 Objective 8 seeks to preserve the character of the district: 

“To preserve, conserve and, where possible, enhance the locally distinctive and 
historic character of the market towns and rural settlements and their settings 
within Uttlesford, and to retain the separation between settlements.” 



1.3.28 Objective 9 seeks to protect the landscape character of the district: 

“To protect, conserve and, where possible, enhance the varied landscape 
character within Uttlesford reflecting landscape sensitivity and promoting local 
distinctiveness and an understanding of the historic significance of landscape 
features.” 

1.3.29 Policy DC5 seeks to protect the countryside: 

“Protect the countryside for it’s own sake as an area where there will be strict 
control on new development outside existing settlements and any land needed for 
development” 

1.3.30 Policy DC6 seeks to protect agricultural land and states that: 

“Protect the best and most versatile agricultural land.  Development of such 
agricultural land would only be permitted after other options such as previously 
developed land and land within development limits have been assessed and 
discounted.” 

1.3.31 Policy DC7 concerns the countryside protection zone and states that: 

“Define the broad area of Countryside Protection Zone as an area where the open 
characteristics of the zone will be maintained and coalescence between the 
airport and existing development will be prevented.” 

1.3.32 Policy DC8 concerns landscape character and states that: 

“All development should be in scale and designed to complement the special 
characteristics of the area within which it is sited to protect and where possible 
enhance the landscape character of Uttlesford.” 

1.3.33 With regard to the protection of special features the Core Strategy states at 
paragraph 4.18 that: 

“The landscape is mainly an agricultural one with intensive arable cropping 
dominating the scenery.  Though modern farming practices have affected wildlife 
it is still a rich area for ancient woodlands and hedges and new habitat creation is 
reversing the decline of recent decades.” 

1.3.34 In recognition of this Objective 10 seeks: 

“To protect and enhance the natural environment including it’s biodiversity and the 
historic environment through positive improvement.” 

1.3.35 Policy DC9 further defines this objective: 

“Protect the historic environment and open spaces.  Development that would harm 
sites of historic importance will not be permitted.” 

1.3.36 Policy DC10 seeks to protect nature conservation and geological sites.  It seeks to: 

“Protect and where possible enhance sites that are designated for their 
importance to nature conservation or geology and non-designated sites of 
ecological value. 

Development that would adversely affect nationally designated sites or sites of 
local significance will not be permitted. 

Where development is permitted it should protect and enhance the site’s nature 
conservation interest. 

Development will be required to contribute to a network of biodiversity sites, green 
infrastructure and open spaces which link communities.” 

 




