STANSTEAD ABBOTTS & SAINT MARGARET’S
NEIGHBOURHOOD PLAN DRAFT HOUSING AND DESIGN
POLICIES TO BE APPROVED FOR CONSULTATION 14/10/20
Housing
POLICY SASM H1: Housing Numbers
I. In accordance with the housing strategy laid out in the District Plan to deliver
sustainable development, Stanstead Abbotts will accommodate a minimum of 94 new
homes between 1st April 2017 and 31st March 2033. These will be achieved through a
combination of the following and shown on the Policies Map:
§
§
§
§
§
§
§

§

Site Allocation Policy SASM H3 Land east Netherfield Lane/south of Roydon Road for
approximately 60 homes (sites K and L).
Site allocation Policy SASM H4, Land north of Chapelfields/east of St Andrew’s
Church for up to 10 homes (NEW site)
Site Allocation Policy SASM H5, Land south of South Street for up to 6 homes (sites 5
and 6 amended)
Site Allocation Policy SASM H6, land to the west of Amwell Lane for up to 10 homes
(site 35)
Site Allocation Policy SASM H7, two garage sites on Abbotts Way for approximately 6
homes (sites 32 and 33)
Site Allocation Policy SASM H8, land to the east of Amwell Lane for approximately 7
homes (site 23)
Completions of a further 10 homes which have planning permission or are under
construction identified in Policy SASM H9 (site 28 and 30b) with the possible addition
of a further 4 homes on site 29 pending written confirmation for East Herts District
Council that these homes will be included in the target number of 94.
9 homes which have been built and occupied since April 2017 (sites 30a, 36, 37 and
38).

II. In the context of paragraph 14 b) of the NPPF (February 2019) neighbourhood plans
can meet their housing requirements through allocated sites and a policy for windfall. It
is extremely likely that the existing sites with planning permission will all be completed for
occupation before 31st March 2033.

POLICY SASM H2: Village and Green Belt Boundary
District Plan Policy VILL1 allows a Group 1 village preparing a neighbourhood plan to
review and redraw its boundaries to accommodate additional housing development.
The designated Stanstead Abbotts Village Development Boundary separates the village
from the Green Belt. Paragraph 136 of the NPPF allows neighbourhood plans to make
changes to the Green Belt boundary established in the strategic policies, where
needed. The Green Belt Boundary is amended, as shown on the Policies Map, in order to
extend the Village Development Boundary to include the Housing Site Allocations SASM
H3 Netherfield Lane/Roydon Road and SASM H4 Land north of Chapelfields (as shown
on the Policies Map).
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Policies Map (Housing)
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SASM H3: Land east of Netherfield Lane/south of Roydon Road

Address

Land to the east of Netherfield Lane, Stanstead Abbotts,
SG12 8HE

Ownership

Webster Estates Ltd

Approximate size of site

Up to 2.3 hectares

Current / previous use

B1 (a), B2, B8

How site was identified

Call for Sites

Planning History

Dismissal of Planning Appeal APP/J1915W/17/3185259 / East
Herts Council reference 3/16/2296/OUT for proposed
redevelopment for 30 dwellings

Allocation and
justification

Mixed use development – B1 and B3 use classes with C3.
Will contribute to the Council’s housing target, provide
affordable housing and potential community benefits with
inclusion of 6 homes for the local community.

Development
considerations

§

There should be no greater land-take of greenfield land
than is necessary to deliver the required regeneration
and other relevant policy requirements. Any part of the
developable greenfield area that is not required for
housing or related infrastructure should provide green
infrastructure including new permanent defensible
landscape boundary to contain the settlement edge.
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§

§
§
§
§

§

§
§

§

§
§

§
§

Housing mix should reflect local need, predominantly 3
and 4 bedroom houses with a limited number of 1 and
2 bedroom flats.
40% affordable housing required.
The whole site should be Part M4(2) compliant with a
percentage of Part M4(3) wheelchair housing.
Green space should be incorporated to provide
communal space and visual amenity.
Maximum car parking standard should be adopted
due to the distance of the site from public transport
services. Parking should be on-plot or integral to the
buildings. Parking design should be sympathetic and
incorporated into the overall design of the scheme to
minimise impact on the street scape and natural
environment. A landscaped parking courtyard can be
acceptable to accommodate parking for flats.
All existing trees should be retained, enhanced and
integrated with the development and there should be
a net gain in biodiversity.
SUDs should be incorporated into design at early stage.
Transport Assessment required and will need to include
access arrangements and study of impact of new
junction at entry to Netherfield Lane including site lines
assessment.
Design – new dwellings should be designed to maximise
orientation, layout, views, and daylight. Should be 2
storeys with a fabric first approach and energy efficient
designs.
The pattern of the development should reflect the
immediate context.
The development should be designed to be
sympathetic with the historic grade I and II listed
buildings directly to the north of the site.
Building layout to avoid obstruction of strategic key
views.
A density of at least 30 dph should be targeted.

Estimated timescale

First 5 years of plan

Estimated capacity

60 units
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SASM H4: Land north of Chapelfields/east of St Andrew’s Church

Address

Chapelfields, Stanstead Abbotts, SG12

Ownership

Jonathan Pilkington

Approximate size of site

Up to 0.3 hectares

Current / previous use

Agriculture

How site was identified

NP Planning Group / AECOM

Planning History

None known

Allocation and
justification

Residential C3 will contribute to the council’s housing target
on a site that is outside of flood zones that dominate much
of the settlement.

Development
considerations

§

§
§
§

There should be no greater land-take of greenfield land
than is necessary to deliver the required regeneration
and other relevant policy requirements. Any part of the
developable greenfield area that is not required for
housing or related infrastructure should provide green
infrastructure including new permanent defensible
landscape boundary to contain the settlement edge.
Housing mix should reflect local need, predominantly 3
and 4 bedroom houses.
The whole site should be Part M4(2) compliant.
Maximum car parking standard should be adopted
due to the distance of the site from public transport
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§
§

§
§

§

§

services. Parking should be on-plot. Parking design
should be sympathetic and incorporated into the
overall design of the scheme to minimise impact on the
street scape and natural environment.
Vehicular access should be from Chapelfields with
minimal impact on the existing trees.
Existing trees should be retained, enhanced, and
integrated with the development particularly those on
the west and north boundaries to mitigate the impact
of the development from the church and also of views
from Cappell Lane.
There should be a net gain in biodiversity.
The development should be designed to be
sympathetic with the historic church directly to the west
of the site.
Design – new dwellings should be designed to maximise
orientation, layout, views, and daylight. Should be
maximum 2 storeys with a fabric first approach and
energy efficient designs.
A density of at least 30 dph should be targeted.

Estimated timescale

First 5 years of plan

Estimated capacity

10 units
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SASM H5: Land south of South Street

Address

South Street, Stanstead Abbotts, SG12 8AJ

Ownership

Lee Valley Regional Park Authority

Approximate size of site

Up to 0.3 hectares

Current / previous use

Chandlery and yard

How site was identified

NP Planning Group

Planning History

Change of use from chandlery to storage, refused,
3/13/1934/FP

Allocation and
justification

Residential C3. Development on brownfield land within the
settlement boundary, in close proximity to local services
and public transport.

Development
considerations

§
§
§
§

§
§
§

A mix of semi-detached or terraced housing comprising
3-4 bedrooms could be accommodated.
New buildings should be 2 storey and relate to the
height of neighbouring residential buildings.
Access should be from South Street.
Vehicle parking should be provided on-plot with
minimal impact to existing on-street parking in adjacent
streets. All forms of parking should be carefully
integrated with the design of landscape and buildings.
Space should be allowed for deliveries and emergency
access.
Take account of sunlight, daylight, overbearing,
overlooking.
Design – new dwellings should be designed to maximise
orientation, layout, views, and daylight. Dwelling should
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§
§
§

be designed with a fabric first approach and energy
efficient designs.
Views from the tow path of the River Lea should be
considered.
River, trees, and biodiversity to be considered and
should be net gain after development.
A green buffer should be provided along the west
boundary to screen the visual and physical impact of
the Stanstead Marina site and pylon on the
development.

Estimated timescale

5-15 years

Estimated capacity

6 units

8

SASM H6: Land to the west of Amwell Lane

Address

Amwell Lane, Stanstead Abbotts, SG12 8DU

Ownership

Thames Water

Approximate size of site

Up to 0.4 hectares

Current / previous use

Field

How site was identified

NP Planning Group

Planning History

Not known

Allocation and
justification

Residential C3. A site within settlement boundary in close
proximity to the rail station and local services.

Development
considerations

§

§
§

§

§
§

Semi-detached or terraced dwellings would be suitable
for this site but could accommodate a small flatted
development due to close proximity to the station.
New buildings to be 2-3 storey in height and should
relate to the neighbouring residential buildings.
Vehicle parking should be provided on-plot. All forms of
parking should be carefully integrated with the design
of landscape and buildings.
New development should take account of sunlight,
daylight, overbearing, and overlooking, with particular
attention to the relationship of dwellings to the New
River pathway.
Active frontages should be maximised in order to
provide natural surveillance and activity.
Design – new dwellings should be designed to maximise
orientation, layout, views, and daylight. Should be
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§
§

§

§

maximum 2-3 storeys with a fabric first approach and
energy efficient designs.
Existing trees should be retained with any loss offset by
the planting of new vegetation.
Drainage should be investigated early on to be fully
integrated into the scheme. It is expected there will
need to be some form of storage required and
permeable paving.
A new pedestrian edge should be provided along
Amwell Lane to connect the site to the pedestrian
network but also to create a safer route to the
entrances of the dwellings.
A 5m green buffer/maintenance zone to be
incorporated between the bottom of the bank and
any development.

Estimated timescale

5-15 years

Estimated capacity

10 units
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SASM H7: Chapelfields Garage Sites

Address

Chapelfields and Abbotts Way, Stanstead Abbotts, Sg12
8HZ/HT

Ownership

Network Homes

Approximate size of site

Up to 0.18 hectares

Current / previous use

Garages sites

How site was identified

NP Planning Group

Planning History

None found

Allocation and
justification

Residential C3 on brownfield land, in flood zone 1 and
within the settlement boundary.

Development
considerations

§
§
§
§
§
§

Height and scale should be in keeping with
neighbouring residential properties.
Development should take account of sunlight, daylight,
overbearing, and overlooking.
Parking spaces should be on-plot and carefully
integrated with surrounding landscape and buildings.
Existing accesses to be retained.
New trees and planting should be incorporated.
Design – new dwellings should be designed to maximise
orientation, layout, views, and daylight. Should be
maximum 2-3 storeys with a fabric first approach and
energy efficient designs.

Estimated timescale

First 5 years of plan

Estimated capacity

6 units

11

SASM H8: Amwell Lane

Address

Amwell Lane, Stanstead Abbotts, SG12 8DX

Ownership

East Hertfordshire Council

Approximate size of site

Up to 0.22 hectares

Current / previous use

Pumping station / garages

How site was identified

NP Planning Group

Planning History

None found

Allocation and
justification

Residential C3 on brownfield site within the settlement
boundary, located close to public transport.

Development
considerations

§
§
§
§

§
§
§

New vehicular access point from Amwell Lane should
be provided.
Height and scale should be in keeping with
neighbouring residential properties.
Development should take account of sunlight, daylight,
overbearing, and overlooking.
Design – new dwellings should be designed to maximise
orientation, layout, views, and daylight. Should be
maximum 2-3 storeys with a fabric first approach and
energy efficient designs.
There should be a net gain in biodiversity.
Parking should be carefully integrated into with the
design of landscape and buildings.
The development should allow for space for deliveries.
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§
§

Existing mature trees and hedgerows should be
retained and enhanced within the development.
Clearances required to pumping station if remaining.

Estimated timescale

5-15 years

Estimated capacity

7 units

Policy SASM H9: Sites with Planning Permission
Two sites with planning permission but not completed, sites 28 and 30b Hoddesdon
Roads are allocated for 10 homes. If the current planning permissions are not built out, a
future proposal should comply with the general design policies in this neighbourhood
plan.

Policy SASM H10: Brownfield Land
All new build housing should be delivered on those sites identified in this plan or on
previously developed brownfield sites within the village development boundary.
Proposal for appropriate infilling within the existing built up areas of the village that are
designed in accordance with design policies of this plan will be supported.

Policy SASM H11: Type and Mix of Housing
I. Proposals should demonstrate how the mix of dwellings and tenures meet local needs
and are appropriate to the location. New housing should be safe, accessible,
environmentally sustainable, and spacious enough to accommodate the changing
needs of occupants throughout their lifetimes.
II. Provision of one and two bedroom flats will be welcomed, particularly in locations with
close proximity to public transport routes.

SASM H11: Housing Density
Density of new residential development should be appropriate for the best use of the
land and optimised in locations with good transport and community facilities, subject to
quality design (SASM D1). Density will need to be appropriate for the context and
character of the area but should be designed to be a minimum of 30 dwellings per
hectare for all new development within the village boundary. Densities specified in
specific Site Allocation Policies will take precedence.
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Design
SASM D1: Design of Development
All development proposals must be of a high standard of design and layout and will be
expected to comply with all of the following:

(a) Design should respond to the local character taking into account the specific
characteristic of the character area as defined in appendix XXX of this plan,
particularly in relation to existing building lines, rhythm of the existing street, height
and scale;
(b) Developments should be designed with a fabric first approach to reduce energy
requirements;
(c) Proposals for housing should be able to demonstrate they meet the requirements
and minimum sizes as set out in the Nationally Described Space Standards;
(d) Residential proposals should demonstrate that dwellings will accommodate the
furniture, access and activity space requirements relating to the level of occupancy
and furniture schedule set out in Approved Document Part M.
(e) Developments should be designed to provide good levels of natural lighting,
incorporating sun shading as necessary to avoid overheating.
(f) Active frontages should be maximised and inactive frontages that form the ground
floor of buildings facing publicly accessible space should be minimised, to provide
natural surveillance and activity.
(g) All forms of parking should be carefully integrated with the design of landscape and
buildings to avoid spaces that are dominated by cars.
(h) All main entrances to houses and flats should be clearly visible from the public realm
and clearly identified.
(i) Dwelling plans should be able to demonstrate that all homes are provided with
adequate space and services to be able to work from home.

SASM D2: Amenity
Ensure the design and layout of buildings enables good standards of daylight and
sunlight to be achieved in new development and in existing properties affected by new
development. All new homes should be dual aspect. Single aspect dwellings should be
avoided wherever possible particularly where they are north facing, exposed to noise or
contain 3 or more bedrooms.

SASM D3: Privacy
Proposals should demonstrate how the design uses a variety of measures to provide
adequate visual and acoustic privacy for every home. Designers should consider the
position and aspect of habitable rooms, gardens and balconies, and avoid windows
that directly face each other where privacy distances are tight.

SASM D4: Residential Amenity Space
All new dwellings should be provided with adequate private open space as either a
garden, balcony, terrace or wintergarden. Where communal space is provided,
proposals should demonstrate the space is overlooked, accessible, designed for sunlight
and will be maintained.
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SASM D5: Servicing in New Developments
Developments should allow space for deliveries, emergency access, and maintenance.
Where possible, space should be provided off the main highway, with particular
emphasis on sites located on the approach to the level crossing.

SASM D6: Waste and Recycling
I. All development should provide adequate refuse and recycling storage space both
inside the dwelling and within the curtilage of the development. Within dwellings it
should be demonstrated there is sufficient space for recycling, food waste and waste
storage. This should be built-in space.
II. External waste facilities should be sensitively designed to ensure an attractive
environment.

SASM D7: Cycle Stores
Cycle stores should be secure, adequately lit, easy to use and conveniently located.

SASM D8: Crime and Security
Early consultation with the local Designing Out Crime Officer (DOCO) will be
encouraged on all new developments and expected for all major applications.
https://www.securedbydesign.com/contact-us/national-network-of-designing-outcrime-officers?

Riverside
SASM R1: Riverside Development
I. Development alongside and adjacent to the river will be expected to contribute to
improvements and enhancements of the river environment and should ensure that they
establish a relationship with the river, maximise the benefits of its setting in terms of views
and vistas, create public spaces as focal points, and incorporate uses that enable the
local community and public to enjoy the riverside, especially at ground level in buildings
fronting the river.
II. All development proposals alongside or adjacent to the river should:
(a) Retain existing public access to the riverside and alongside river; and
(b) Enhance existing public access to the riverside where improvements are feasible; or
(c) Provide new public access to the riverside where possible and maintain existing
points of access to foreshore. All major development proposals adjacent to the river
shall provide public access.

SASM R2: Floating Structures
Moorings and Floating Structures will be acceptable provided:
(a) Does not harm character, openness, or views of the river;
(b) There is no interference with recreation and commercial use of the river;
(c) Permanent moorings will be expected to provide parking, refuse and recycling
facilities, and utilities infrastructure, as part of any application.
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