Wendens Ambo Neighbourhood Plan

Copies of Posters from Community Engagement Event 12" April 2026
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1. Neighbourhood Plan

A neighbourhood plan is a local planning document designed to allow Wendens Ambo people to play an active part
in planning the future of our Village. It can guide the development and conservation of the village and can identify
proposals for:

» improving key areas

providing new facilities

possible sites for new development
stipulating design codes for new buildings

Y V V VY

protecting sites of environmental or historic quality
» When complete:

Neighbourhood Plans form part of the statutory development plan for the area, meaning Uttlesford District Council
and Planning Inspectors will have to take note of what it says when considering development proposals.

The production of our Neighbourhood Plan will rely on community involvement throughout its preparation and must
be approved in a parish referendum before it can be agreed, published and used.



2. Information Shared at the Engagement Event



Draft Vision for Wendens Ambo
based on your feedback

‘Wendens Ambo will be a place where people of any age are happy to live. Those living in
the parish will be able to access facilities and amenities easily and safely, including
footpaths, community pursuits and transport.

The village will be a place of community and cohesion. The rural character and heritage of
the village will be maintained and coalescence with the surrounding settlements will be
prevented by protected open areas.

Any required developments in the built environment will be small scale, integrated with
the landscape and complement the existing housing design and character.

Sustainability will underpin decisions within our village, with social, environmental, and
economic factors all being taken into account.”

Do you support the Draft Vision for the Neighbourhood Plan?
Use one sticky dot to tellus

YES NO

If you would like to suggest a change to the Vision, please use a Post-It note to share
your view

Our Village/Our Plan il

Supported by the Wendens Ambo Parish Council, a Steering Group has
been set-up to initiate and run the Neighbourhood Plan process.
The Group Comprises:

Anita Chandraker - Local Resident (Chair)

Alan Lovett - Parish Councillor Ann Wade - Local Resident
Alistair Forbes - Local Resident Liz Johnson - Local Resident
Richard Walford - Local Resident Cliff Snow - Local Resident

John Macdonald - Local Resident

The success of the Wendens Ambo Neighbourhood Plan will be
dependent on engagement of and feedback from residents, businesses
and local organisations. This is a community project let by the
community.

Where do you come in?

- Have your say in our Surveys and all our Village Events.

- We are always happy to see more volunteers, please come and join us?

- Contact us via our Parish Clerk (wambopc@gmail.com) or any Steering
Group Member.



Housing Needs Survey

In Spring 2025, a ‘Housing Needs Survey’ was undertaken by the
Rural Community Council of Essex (RCCE). The RCCE survey formwas
delivered to every household in the parish, including Clanver End.

The anonymous data from completed forms was used to indicate whether
thereis a demand for housing in Wendens Ambo for:

- New affordable housing

- Open market houses to buy

- Ahome to rent from a private landlord (supported housing)

The data from the completed forms also aimed to show: -

- Whether additional housing is needed in Wendens Ambo

- What type/size of housingis needed
- The level of community support for any new schemes
The survey achieved a responserate of 35% and two significantresults
emerged:

1. That the identified need for Affordable Housing in Wendens is very small
(a need for just three properties) and is not thought currently viable to
pursue.

2. The survey identified that PC guidance about ‘Affordable Housing’
should be made available for interested villagers to formally register their
interest on Uttlesford’s Housing Register ( access to Affordable and Social
Housing is only possible if you are on the Housing Register).

Wendens Ambo Landscape Character Study
Carried out by Liz Lake Associates - March 2025

Landscape Character is created by the way the physical components of an
area come together and can be defined as “a distinct, recognisable and
consistent pattern of elements in the landscape that makes one landscape
different from another”.

A‘Landscape character assessment’ is the process of identifying and describing variation in the
character of the landscape. Although landscape character is also about experience and sense of
place, it is not about opinions or judgements on whether one landscape is considered better or
worse than another, nor is it a basis for deciding if locations are suitable for housing
developments; which is the responsibility of the UDC planning office whose eligibility criteria are
based on other elements as contained in the UDC local plan.

This study provides a clear and concise evaluation of eight parcels of land to determine their
overall landscape sensitivity. The results of this assessment are to form part of the evidence base
that Wendens Ambo Parish Council will use in compiling its Neighbourhood Plan.

The study concluded that the landscape and visual character of Wendens Ambo has been
assessed to have a High overall landscape sensitivity in most areas where a policy of enhancing
and reinforcing the rural and undeveloped character of the landscape is recommended. The Study
summarises eight defined areas in terms of Landscape Character Sensitivity, Visual Sensitivity
and Overall Sensitivity.

A copy of the full Landscape Character Assessment Paper can be obtained for loan from the Parish
council and a link to the Study’s summarising Appendix A can be found on the Parish Council
Website at https://wendensamboparishcouncil.org.uk/neighbourhood-plan/documents/




Wendens
Ambo
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Wendens Ambo Community Survey [neighbourhoodpin

We read through your comments and split them
into strengths, weaknesses, opportunities and threats

What did you say about Strengths?

Description

g
H

STRENGTHS

We have a friendly, supportive community

Station provides good access to London, Cambridge and Stansted Airport

An attractive, rural village surrounded by unspolit countryside

Close to Saffron Walden which has excellent social amenities

Good village facllities (e.g. Village Hall, the church, cricket club) and regular events to bring people together
A great pub

Good footpaths providing access to the countryside

A small, quiet and safe village

Green spaces that are used by the community (e.g. the Wick and the cricket pitch)

A range of traditional and historic bulldings including the church and thatch/flint construction

Open views

A shop at the rallway station
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What did you say about Weaknesses?

Description

WEAKNESSES

Noise from the M11 motorway

No village shop

Lack of mains drainage

Dirty/untidy in areas

Poor internet connectivity in parts of the village

Poor bus service, particularly to Saffron Walden

A lack of affordable housing

Lack of awareness/consideration about keeping the village free of rubbish
Flight noise

Lacks a centre of focus

Dog waste not cleared up

Station shop could offer a wider range of convenience products

Rude nelghbours

Selective and arbitrary enforcement of listed bullding and conservation rules
Fibre internet monopoly leading to expensive service

Alr quality and light pollution around the station
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What did you say about Opportunities?

Description

OPPORTUNITIES

More traffic calming and restriction of vehicle speed to 20mph particularly along the roads off Royston Road
A village store

Footpaths/pavements especially near the pub/along Royston Road, to Clanver End and to Saffron Walden and also better accessibility for the disabled
Development of smaller houses/bungalows for younger families and people in the village who wish to downsize

Affordable housing

Improved street lighting

Broader coverage of high speed internet

A second pub and/or fine dining restaurant

Any new bullding to be smaller developments or infill

Mains drainage/sewers

Improvements to our environment and environmental impact e.g. more trees, protection of trees, a refilling service

Dog waste bag dispensers and bins for dog waste disposal

Improvements to the bus services

Regular maintenance of hedges along footpaths

More motorway noise screening

More sports classes

Ensure that any required infrastructure development is considered alongside any new developments to support the growth of the village
Improved bus service to Saffron Walden

More opportunities for younger residents and families to engage in the community

Improved drainage at Clanver End
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What did you say about Threats?

Description

THREATS

Busy roads, fast moving vehicles which are dangerous for pedestrians (Royston Road, London Road and Drayton Hill)
New housing development that threatens the community spirit or detrimentally impacts the infrastructure of the village
Lack of pavements impacts safety of pedestrians

More street lighting

Dominance of the station car park and continued pressure for expansion

Overgrown hedges that obstruct footpaths

Poor maintenance of roads and uneven pavements

Installation of mains drainage

High house prices and dominance of larger properties that prevents younger families moving to/staying in the community
Too much infill construction and bullding in gardens

Increased size and weight of lorries and farm vehicles which are damaging to roads and other infrastructure e.g. pipes
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WE ASKED YOU

“What do you like
about Wendens
Ambo?”

“What do you like least
about Wendens
Ambo?”

“What improvementsor
changes would make
our village a better
place to live and/or
work?”

YOU REPLIED

------

—Church- mall.
—~Rural- e';n.‘,The Bell

P Cou\l yside Close To Saftron Walden  VHbge Haw—

Communntysé‘az

ACCess T (am: uqe Pretty Community Sp

*‘*'Tra in Stationwie
== FriendlySus

Access To London

“Walks
Pcacﬂui
Trafflc No Shop

Increased Traffic

N\otOrway Noise

Inadequate Speed Limits NOthlng

Speeding ===

No Mains Sewer

Nc Lar ge Develoo’f‘em

Traffic Calmlng

Twenty Mph Limit
Improved Safer Pavements

The biggerthe word, the more frequentlyitarose in yourresponses.



Village Character Appraisal (Currently in Progress)

The Wendens Ambo Character Appraisal identifies the key characteristics of our small north-west Essex village as it relates to buildings
and views within the village. The document has been prepared to support the content of the Wendens Ambo Neighbourhood Plan and
the policies therein. Based on the character assessments to be set out in this report, in the context of local and national planning
policies, it should be possible to consider more accurately how development could impact on the character of the village, and to help
determine issues of appropriate layout, design and boundary treatment. For this appraisal the built-up area of the village has been
divided into nine distinct character areas, primarily defined by the age of the predominant buildings in the area.

Character Area 1 - Mill Lane Area.

Character Area 2. Rookery Lane to Mutlow Hill Area.
Character Area 3. Station Road Area.

Character Area 4. Station and Bearwalden Area.
Character Area 5. Rookery Lane Area.

Character Area 6. Central Village Area.

Character Area 7. Duck Street Area.

Character Area 8. Royston Road and Nats Lane Area.

Character Area 9. Clanver End Area.

Character Areas §&




What does the new UDC Local “ambo
Plan say about Wendens Ambo? N.?Mmm

Our Neighbourhood Plan (NP) will sit alongside the Uttlesford Local Plan
(ULP) which was adopted on 25 March 2026.

Withing the ULP Plan, Wendens Ambo is defined as a ‘Smaller Village’.
‘Smaller Villages’ have not been given a housing allocation, and limited
infill development may be appropriate within the existing built areas of
these settlements, or if it is allocated within an adopted Neighbourhood
Plan.

Proposals for limited infill development will be supported where they are:

I In keeping with local character (NP Design Code), and
Il. proportionate in scale and
IIl. meet local housing needs, and/or provide local employment

Services and facilities

Outside the built-up area is defined as “open countryside” where
development will not be permitted “unless specifically supported by other
relevant policies as set out in the Development Plan or national policy”



WA Neighbourhood -
Plan, Progress To Date

Aug 2024
Wendens Parish Council launches
Neighbourhood Plan initiative and
sets-up Steering Group, which carries

WA Neighbourhood - “;é‘;&
Plan, Next Steps '

Village Hall, -

r———;’;—otpath to Play Park

- (200 yards)

Wendens Ambo Neighbourhood Plan 2026 2027

Tasks Quarter 1 |Quarter 2| Quarter 3| Quarter 4 | Quarter 1| Quarter 2| Quarter 3

PP to Prepare Draft NP & Supporting Policies

Consult on Plan, minimum 6 weeks

Review Comments and Review Plan

Submit Planto UDC

out the following:
Community, Local In Association with UDC
Organisations, and (RCCE) Instigates Housing
Businesses Surveys Needs Survey
. Feb 2025 Feb 2025
Commissions Landscape
Character Assessment (Liz | e Ll el
Communication Channels
Lake Associates) Mar 2025
Mar 2025
Holds Community NP
Establishes PC Supported
R L ARSI Funding for FY 2026 / 2027
Event at Village Hall Jun 2025
2 April 2025
Contracts 'Places4People’ Collaboration with 'P4P' on
planning consultancy to Village Character Appraisal
Draft and Complete NP / Design Code analysis
Sep 2025 Started Oct 2025
Village Update Event
in Village Hall
12th April 2026

Further Consultation by UDC

Independent Examination

Parish Referendum

District Council adopts Plan for use when deciding
Planning Applications.




Deciding On Planning Policies e
Specific To Wenden (1 of 2) B

Our planning consultant has suggested the followi licies for our Neig| hood Plan. At this
stage these are draft policies and we would wdooma your views.

The draft policies are specific to Wenden and based on the views and infor ion we have coll ed

Policies which are already covered by the recently adopted Uttlesford Local Plan do not need to be
repeated in our plan.

Policy WANP 1 - Maintaining and Improving Wendens Ambo’s Landscape Character

Proposals that enhance the character of the landscape will be supported.

To conserve the essential landscape, heritage and rural character of the Neighbourhood Plan Area,
development proposals shall, as proportionate to the development:

L d ate how the land
design of the proposal; and

pe characteristics of the site and its vicinity have informed the

1. conserve and enhance the rural and landscape ch ter and the g of the built-up areas
of the parish, having regard to Wend Ambo Landscape Assessment (March 2025)

Proposals for new buildings outside the built-up area of the village will be required to be accompanied bv -~
Landscape and Visual Impact Assessment, or other appropriate and proportionate evidence, that
demonstrates how the proposal can be accommodated in the countryside without having a significam
adverse impact, by reason of the building’s scale, materials and location, on the charac*~ "pear. ce
of the countryside and its distinction from the built-up area.

Policy WANP 2 - Protection of Important Views - l‘

Important views from public vantage points, either within the built-up area orintoorouto. W~ .ounding
countryside, are identified on Map X (currently in design) and the Policies Map. Proposals w ... be supported
where it would not have a detrimental visual impact on the key landscape and built development features
of these views, as identified in the Wendens Ambo Views Assessment (March 2025).

Policy WANP 3 - Local Green Spaces

The following Local Green Spaces are designated in this Plan and are identified on Map X (currently in design)
and the Policies Map:

R The Wick

Il.  The Cricket Ground

lll. Chinnel Meadow

Development proposals within the designated local green spaces will only be supported in very special
circumstances.

Policy WANP 4 - Biodiversity and Habitat Improvements

For developments exempt from the mandatory biodiversity net gain requirements of the Environment Act
2021, proposals that, as appropriate to the development, deliver biodiversity gain, such as bird boxes, insect
‘hotels’, bee blocks, bat boxes, swift bricks, and/or hibernation holes will be supported.

Where a new access is created, or an existing access is widened through an existing hedgerow, a new
hedgerow of native species shall be planted on the splay returns into the site to maintain the appearance
and continuity of hedgerows in the vicinity.

Deciding On Planning Policies
Specific To Wenden (2 of 2)

Policy WANP 5 - House Sizes

Proposals for new housing on infill plots within the built-up area of the village will be supported where they
have less than 4 bedrooms.

Policy WANP 6 - Design Considerations

Proposals for new devel must refl the local ch. istics and ci inthe
Nelylbourhood Plan area, and cum and contribute to a high quality, safe and sustainable

P hould d ate how they satisfy the requirements of the
desi rincipl inthe d Ambo Ch, App! and Design Codes, as appropriate to the

pmmaL In addition, and as appropriate to their scale, nature and location, proposals will be
supported where:

1. theker ™ _.ures, ch scteristics, landscape/building character, local distinctiveness and special
qu  ues of the area . 3 maintained and enhanced, having particular regard to the Conservation Area
Apy visal and Neighb. rhood Plan Character Appraisal and Design Codes;

2. then. = .ossofopen ‘reenorlandscaped areas, which make a significant contribution to the
chara  erand appearan 2 of that part of the Neighbourhood Plan area;

3. sking. tigation measures into account, important landscape characteristics including trees and
< rient. dgerows and other prominent topographical features identified in the Wendens Ambo
Lai. >cape Appraisal are not adversely affected;

4. the design and materials have regard to the Wendens Ambo Character Appraisal and Design Codes and
do not adversely change the character of the site or its setting;

5. designs, in accordance with standards, maintain or enhance the safety of the highway network ensuring
that all vehicle parking is provided within the plot;

6. adequate provision is made for the covered storage of all wheelie bins and for cycle storage in
accordance with adopted cycle parking standards; and

7. theyare located so that users and nearby residents will not be significantly and adversely affected by
noise, smell, vibration, overlooking, light or other forms of pollution unless adequate mitigation can be
incorporated as part of the proposal.

Policy WANP 7 - Community Fac s and Services

Proposals should not result in the loss of community facilities and services including:

. Village hall

. Cricket field

. The Bell PH

. The Fighting Cocks PH

. StMary’s Church

as identified on the Policies Map, will be considered in accordance with Core Policy 68 Community Uses of
the Uttlesford Local Plan March 2026, or subsequent adopted policy.

Policy WANP 8 - Existing Business Premises

Proposals should not result in the loss of existing business premises including:

* Bearwalden Business Park

* Wenden Court

as identified on the Policies Map, will be considered in accordance with Core Policy 45 Protection of Existing
Employment Space of the Uttlesford Local Plan March 2026, or subsequent adopted policy.



2. Design Guidance and Codes

The Neighbourhood Plan Design Guidance and Codes have been prepared in the context of national and district level guidance published at the time of
preparation.

NATIONAL DESIGN GUIDANCE

National Planning Policy Framework (December 2024) - Ministry for Housing, Communities and
Local Government -desi
\Ne\\ designeq p/aoe

Sets national planning policy and includes reference to the National Design Guide and National Model
Design Code and the use of area, neighbourhood and site-specific design guides. Paragraph 131
states that: “The creation of high quality, beautiful and sustainable buildings and places is fundamental

Madetolast | Enhancesthe

to what the planning and development process should achieve. Good design is a key aspect of S
sustainable development, creates better places in which to live and work and helps m~hkg . Eficientand
development acceptable to communities. Being clear about design expectations, nd how th. se will cy
be tested, is essential for achieving this.” b E——
‘ g —'é and sustainable
National Design Guide (January 2021) - Ministry for''-'sin_. C~-amu uties «.na Local 22 BcassbA st

Mixed and easy to move

GOVG rnme nt integrated

Enhanced
and

Sets out the government's ten priorities for well-designe 1 ~'.ces and illustrates how well-designed optimised
places can be achieved in practice. The ten characteristics are illustrated. It reinforces the National
Planning Policy Framework’s objective of creating high quality buildings and places. The document
forms part of the government planning practice guidance.

National Model Design Code (June 2021) - Ministry for Housing, Communities and Local Government

Provides guidance on the production of design codes, guides and policies to promote well-designed places. Sets out the key design parameters that need to be
considered when producing design guides and recommends methodology for capturing and reflecting views of the local community.



Wendens Ambo Design Principles

As an initial appraisal, there should be evidence that development proposals have considered and applied the following general design principles:

Harmonise with and enhance the existing settlement in terms of physical form, movement pattern and land use;

Relate well to local topography and landscape features, including prominent long-distance views;

Reinforce or enhance the established character of streets and other spaces;

Integrate with existing paths, streets, circulation networks and patterns of activity;

Provide adequate open space for the development in terms of both quantity and quality;

Reflect, respect and reinforce local architecture and historic distinctiveness;

Retain and incorporate important existing landscape and built form features into the development;

Respect surrounding buildings in terms of scale, height, form and massing;

Adopt contextually appropriate materials and details;

Incorporate necessary services and drainage infrastructure without causing unacceptable harm to retained features;

Ensure all components e.g. buildings, landscapes, access routes, parking and oper .uace are well related to each other; to provide a safe, attractive and

cohesive environment;

. Make enough provision for sustainable waste management (includin~ faciliti. s for “erbs. 'e collection, waste separation and minimisation where appropriate)
without adverse impact on the street scene, the local landsc=2ne or 1 1e *mer. 'es of neig.ibours; and

. Sensitively integrate energy efficient technologies within ne sc .em¢ 2* ., ste 't of the design process.



Wishlist of Other
Improvements and Changes

The results of our surveys, particularly commments coming directly
from villagers in response to our Community Survey, indicated a
number of issues that lie outside the main scope of a
Neighbourhood Plan, but which are important to those who live
and work in Wenden.

However, our Plan will still allow us to create a wishlist of improvements
and opportunities for the village so that these issues will not be ignored or
forgotten. The hope that the list will serve as a useful resource, for example,

to guide the Parish Council in future representations and actions on behalf
of villagers.

Here is the list of changes that you mentioned most in your survey
responses:

> Avillage shop

» Traffic calming to improve road safety, including priority for vehicles
going up Drayton Hill, increased safety measures at the mini
roundabout for the railway station and by the railway
bridge/Bearwalden Estate

A reduction in noise from the M11 motorway

Speed restrictions —20mph limits for some roads in Wenden
Mains sewerage

Broader coverage of high-speed internet
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