Bishop’s Stortford
Town Council

PLANNING AND DEVELOPMENT COMMITTEE

NOTICE IS HEREBY GIVEN that a meeting of the Planning and Development
Committee will be held on

MONDAY 2" MARCH 2026 at 7.30pm

in the Council Chambers, The Old Monastery, Windhill, for the purpose of
transacting the business set out in the Agenda below and Committee
members are hereby summoned to attend.

Haw Jones

Huw Jones
Chief Executive Officer
24" February 2026

PLEASE NOTE: This meeting is open to the Press and Public

MEMBERS OF THE COMMITTEE

Cllr Richard Bower (Chair), Cllr Oliver Diffey, Cllr Mione Goldspink,
Cllr David Jacobs, Cllr Stephen Skinner and Cllr Murray White (Vice-Chair)

PROCEDURE FOR SUBSTITUTE MEMBERS:

1. Other than in exceptional circumstances, the substitute must be given no less than
two clear days’ notice (e.g. Thursday for a Monday meeting). This is to enable the
substitute to prepare adequately for a meeting.

2. ltis the responsibility of the Councillor not attending to ask and to get commitment for
a substitute.

3. When sendingtheir apologies the Councillor not attending should name the substitute
and preferably copy in the substitute into the email to avoid ambiguity.
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AGENDA

RECORDING OF MEETING

To establish whether itis the intention of any person present to record
the meeting.

APOLOGIES FOR ABSENCE
To receive Members’ apologies for absence.

MINUTES OF THE MEETING HELD OF MONDAY 9" FEBRUARY 2026
To receive the Minutes of the meeting of Monday 9""February 2026.

DECLARATIONS OF INTERESTS

To receive Members’ Declarations of disclosable pecuniary interests
(as defined by the Relevant Authorities (Disclosable Pecuniary
Interests) Regulations 2012) where these disclosable pecuniary
interests.

a. have not already been entered into the register and
b. relate to a matter to be considered.

To NOTE that interests so declared must be formally notified to The
Chief Executive Officer of Bishop’s Stortford Town Council and the
monitoring officer at East Hertfordshire District Council of the interest
within 28 days.

To receive Members’ Declarations of other registrable interests (as
defined by the Members’ Code of Conduct adopted on 12" May 2025
where these relate to a matter to be considered.

PUBLIC PARTICIPATION

To receive representation from members of the public concerning
items included on the Agenda. To NOTE each presentation will be
heard prior to the relevant agenda item or planning application.
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NOTIFICATION OF PLANNING APPLICATIONS ISSUED BY
EAST HERTS COUNCIL AND HISTORY REPORT - APPENDIX 1

To comment on the applications held in Appendix 1 and identify the
impact of relevant East Herts District Plan and Bishop’s Stortford
Neighbourhood Plan policies.

NOTE - Applications are tiered into three categories:

Group 1 (Items A-E):
Developments defined as a major development in the Town and
Country Planning (Development Management Procedure) (England)
Order 2010, i.e. Development involving any one or more of the
following:
- The winning and working of minerals or the use of land for mineral
working deposits.
- Waste development.
- Developments of >10 or more dwellings; or
- Development site is an area of 0.5 hectares or more.
- The provision of a building where the floor space is 1000 square
metres or more; or
- Development site is an area of 1 hectare or more.

Group 2 (Items J-2):
Everything other than group 1 or 3.

Group 3 (Numerically Ordered):

Bishop's Stortford Town Council will enter a ‘Neutral’ response to all
Householder applications (referred to as 3/25/XXXX/HH applications),
unless there is either written or verbal representation from a member
of the public or a member of the Planning and development
Committee specifically identifies that they wish to speak. The Chair
will ask members to identify those applications (if any) falling into this
category on which they wish to comment.
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10.

11.

PLANNING DECISIONS ISSUED BY EAST HERTS DISTRICT
COUNCIL - APPENDIX 2

To NOTE the planning decisions specified.

APPEALS - APPENDIX 3
None.

NOTIFICATION OF PRIOR NOTIFICATION APPLICATIONS ISSUED
BY EAST HERTS DISTRICT COUNCIL - APPENDIX 4

To NOTE the PNHH applications/decisions specified.

LICENSING APPLICATIONS - APPENDIX 5
None.

S$106 PROJECT HEADINGS - APPENDIX 6
To recommend any potential projects and funding requirements for

inclusion in future Section 106 Agreements to be submitted to the
S106 Officer.

The initial Town Council’s suggestions of deployment include:

e ACycle Route from Grange Paddocks to the Railway Station.

e |Improvements to walking routes in the Town Centre.

° Improved Highways infrastructure and pavement upgrades.

e Increased Public Realm CCTV coverage.

° Play Equipment and Adventure Play Equipment in Sworders
Field.

e Two adjacent bus stops are made 'pull off' stops with proper
shelters and seating, with provision of 'real time' screens for bus
timetabling

e Wildlife sanctuaries and nature (inc. swift-boxes etc).

e Affordable housing at near policy 40% (rather than 28% as
currently proposed).
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e Acarclubwith dedicated spacesin Northgate End and provision
of six vehicles.

° Funding for library move or upgrade to enable a new 'creative
space' as per HCC libraries policy.

e Anupgraded path/cycleway from Old River Lane to Water Lane
(upgrading current path between Waitrose Car Park and Water
Lane Hall).

e Cost of access and landscape to east side of Water Lane Hall
where the site area forms part of ORL public realm.

e Widened pavements and improved walking route on Bridge
Street. A contraflow cycle route westwards on Bridge Street.

e Cycle parking outside former Scope charity shop.

° Improvements to the Sworders Field / Castle Park entrances to
mitigate the impact of the new road junction.

e Treeandhedge work plus new benches in the woodland north of
the development.

ITEMS FOR FUTURE AGENDA
To NOTE items for future agenda.

CLOSURE OF MEETING

To close the meeting and note the date of the next Planning and
Development Committee meeting of Monday 23 March 2026 at
7.30pm.
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PLN140.

PLN141.

PLN142.

MINUTES OF THE SPECIAL MEETING OF THE
PLANNING AND DEVELOPMENT COMMITTEE
HELD ON MONDAY 9" FEBRUARY 2026 AT 7.30PM

* | Cllr Richard Bower (Chair) | * | Cllr Stephen Skinner

* | Cllr Oliver Diffey * | Cllr Murray White

* | Cllr David Jacobs * | Cllr Mione Goldspink

* denotes present
** denotes present part time

In attendance:

Sim Richardson (Project Officer)
Cllr Martin Adams

One Member of the Press

One Member of the Public

RECORDING OF MEETING
It was established that nobody present wished to record the meeting.

APOLOGIES FOR ABSENCE
There were no apologies.

DECLARATIONS OF INTEREST

Cllr Goldspink declared a non-pecuniary interest in Item A
(3/25/1949/FUL) - Land at Old River Lane, The Causeway as they are a
member of the Old River Lane Delivery Board and therefore would
abstain from voting.

PLN42 Minutes Approved:
Chairman:
Date:
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PLN143. MINUTES OF THE MEETING HELD OF MONDAY 12" AND 19™
JANUARY 2026

Minutes of the meeting of Monday 12™ and 19" January 2026 were
approved.

PLN144. PUBLIC PARTICIPATION

Item A (3/25/1949/FUL) - Land at Old River Lane, The Causeway
PAUL DEAN - BISHOP’S STORTFORD CIVIC FEDERATION

Mr Paul Dean addressed the Committee and gave the following
comments on behalf of the Bishop’s Stortford Civic Federation:

BSCF is pleased to finally see a revised proposal for this very
significant and important town centre development. We note that
there’s been far more public engagement than the outline planning
application put forward at the end of 2022 (3/22/2571/0UT) and
which we objected to. We also appreciate that the developer’s been
far more responsive to the Masterplan Steering Group’s and public
comments.

Even so, we currently have the following concerns:

1. The development's major focus on residential use, as evidenced
the floor areas in the application’s Design and Access
Statement, Amount and Apartment Type:

Residential 16,500 m?
Commercial 1,300 m?
Commercial or community 1,300 m?

We consider this is not in keeping with the vision/policies/uses
for the site set out in the following adopted documents:

i) Town Centre Framework:

... itis expected that the Old River Lane frontage will have
new shops, restaurants and other businesses. The rest of the
buildings are likely to include a mix of residential
development and office space. (Section 6.4)

PLN43 Minutes Approved:
Chairman:
Date:
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i) District Plan:

... the creation of a high quality mixed-use development of
retail, leisure uses, along with a ‘civic hub’ of other
commercial and community uses such as GP surgery and B1
office floorspace (Policy BISH8.lll.(a))

iii) Supplementary Planning Document:

... a mixture of uses that contribute to the vibrancy of
Bishop’s Stortford and complements the uniqueness of this
historic market town.' (5.0 Vision and Development
Objectives)

The development’s compliance with these is commented on in
the Design and Access and Planning statements. However, the
non-residential uses seem to rely largely on food and beverage
and a possible health hub.

Also, while East Herts nearby public space will provide a leisure
offer, it only provides an open space and open-sided covered
space. We therefore question the lack of on-site non-food and
beverage leisure facilities and the lack of commercial and
business facilities, other than occasional ‘pop-ups’.

We also note that the Bishop’s Stortford BID has a lot to say
about the public space’s appropriateness and facilities.

The excessive number of homes proposed, i.e. up to 171, vs the
District Plan’s ‘around 100’. We also note that the Design and
Access Statement’s Residential Split by Type table (Amount and
Apartment Type section) lists 175 homes.

Whichever number itis, the need or reasons for these numbers
do not appear to have been objectively verified.

The mix of the homes proposed, especially the high number of
1bed units-79, vs 71 2-bed units and 25 3-bed units.

We understand that this mix is based on the region’s 2015
Strategic Housing Market Assessment (SHMA), i.e. 10 years ago,
and several local estate agents have said the demand for 1-bed
unitsis very low. It should also be noted that many 1-bed units
on the nearby Goods Yard’s Phase 1 are still vacant, and Phase
2 is still to begin.

PLN44 Minutes Approved:
Chairman:
Date:
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The large ‘offer’ of 1-bed units therefore does not appear to
respond to market demand, while more 2- and 3-bed units
might, albeit with respectively greater impact of floor areas. This
could be offset by reducing the total homes to the number in the
District Plan.

The development’s heights and massing, especially considering
its sensitive location in the town's conservation area and its
proximity to and impacts on many historic buildings and sites.
These include the Waytemore Castle mound, Coopers, Water
Lane Hall and other buildings on Water Lane, Bridge Street,
North Street and St Michael's church, most of which are no
more than 3 storeys.

We note that Historic England’s letter of 15 January 2026 has
much to say on this, and have urged EHC to take full note of its
comments and advice, especially its concern that:

... this [proposal] would result in harm to the significance of the
area and castle and potentially the parish church in terms of the
NPPF paragraphs 212 and 213. In determining the application
your authority should take account of the desirability of
sustaining and enhancing the significance of the heritage assets
in accordance with the National Planning Policy Framework
(NPPF) and consider any public benefit delivered by the
development as required by the NPPF.

The very limited parking on the site, especially if there isto be a
health hub and sufficient homes are to be easily accessible to
people with mobility needs.

Therefore, while welcoming the aim to increase use of active
travel modes and buses, shared-cars, etc., we question the very
low number of accessible parking spaces proposed.

We also note that the current bus stops on Bridge Street and
Link Road are some distance from the proposed health hub and
affordable housing, especially for those carrying shopping. We
consider these stops should be more easily accessible while not
obstructing traffic flow on the respective roads.

PLN45 Minutes Approved:
Chairman:
Date:
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6. Theuse of 2028 as the future year for transport modelling
purposes as itis highly likely that Old River Lane and other major
housing developments in Bishop’s Stortford will not have been
completed and occupied by then.

Related to this, while the Transport Assessment‘s scope was
shared with the Masterplan Steering Group the recommended
additional junctions are not included, and the results of the
modelling and the proposed Travel Plan have not been shared.
We believe this is contrary to Neighbourhood Plan policy TP1(i).

7. The lack of clear and concise information on the development's
likely environmental footprint, including the demolition of
Charringtons House and the sustainable transport elements.

In this respect we agree with and support Bishop's Stortford
Climate Group’s comments about the development’s Energy
Strategy and a better comparative assessment of demolishing
Charringtons House vs keeping and refurbishing and reusing it.

8. While the application contains an archaeological desk study,
like Historic England, we consider the site needs a
comprehensive physical archaeological study. Reasons for this
include the site’s proximity to the former Waytemore Castle.

9. TheTownscape & Visual Impact Assessment omits any
reference to the Water Lane Hall, which is now outside the
development area and about which an expert assessmentin
2022 concluded:

... Is of significant architectural and historic interest in a local,
regional and even national setting

The assessment also refers to the superseded 2014
Neighbourhood Plan, rather than the current 2021 plan.

The above observations mean we have had to object to this planning
application.

PLN46 Minutes Approved:
Chairman:
Date:
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PLN145.

PLN146.

PLN147.

PLN148.

PLN149.

We have also pointed out to EHC’s Development Management
Department that because the application was validated and posted
24 December 2025, we may have more comments to make before
the Development Management Committee considers it.

We think this is particularly important because of the development’s
importance for and impacts on the life, social and economic
wellbeing of Bishop’s Stortford and its surrounding communities.

We also wish to point out the e Petition calling for a Development
Management Form to be held before the application is considered.
Currently it has 66 signatures, well in excess of the 25 required.

The Chait thanked Mr Dean for his comments.

NOTIFICATION OF PLANNING APPLICATIONS ISSUED BY EAST
HERTS COUNCIL - APPENDIX 1

After some discussion on each application, the observations in
Appendix 1 were recorded.

PLANNING DECISIONS ISSUED BY EAST HERTS COUNCIL -
APPENDIX 2

These were NOTED.

APPEALS - APPENDIX 3
These were NOTED.

NOTIFICATION OF PRIOR NOTIFICATION APPLICATIONS ISSUED BY
EAST HERTS DISTRICT COUNCIL - APPENDIX 4

None.

LICENSING APPLICATIONS - APPENDIX 5

Licensing application 26/0119/PL - A.F. BLAKEMORE & SON LTD was
approved.

PLN47 Minutes Approved:
Chairman:
Date:
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PLN150. STREET NAMING - APPENDIX 6
3/25/0913/REM - the Old Bishop’s Stortford High School Site.

The Committee objected to all the names given.
They stated that the names had no relevance to the former school site
and that some of the names were in use already.

They requested that new names be suggested by The Bishop’s
Stortford High School directly based on school and its history.

PLN151. ITEMS FOR FUTURE AGENDA
Update on the Goods Yard Hotel Letter.

PLN152. CLOSE THE MEETING

The meeting closed at 8.52pm and its was noted that the next Planning
and Development Committee meeting will take place on Monday 2"
March 2026 at 7.30pm.

PLN48 Minutes Approved:
Chairman:
Date:
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Bishop's Stortford Town Council Planning and Development Committee:
09/02/2026

Appendix 1: Town Council Decisions on Applications Notified

A 3/25/1949/FUL Land At Old River Lane, The Causeway CM23

Full planning application for mixed-use development comprising up to 171
no. residential units (including 48 no. affordable units) (use class C3),
community use (use class E / F2), retail and commercial (use class E) and
Public Square (sui generis), the creation of new and improvements to
existing streets, footpaths and cycle lanes, and associated works (including
car and cycle parking, landscaping, drainage works)

Object 1.0verview
1.1.Bishop’s Stortford Town Council Planning and Development Committee is
Neutral in its response to the above development, while it supports aspects of
the proposal and Objects to others.
1.2.We support, in principle, the delivery of much-needed affordable housing in
Bishop’s Stortford and other community facilities it provides, as well as its focus
on active travel and the absence of residential parking.

2.Housing

2.1.We are disappointed and concerned to find that only 28% of the planned
housing is categorised as Affordable, whereas we believe this should be 40% in
order to meet policy expectations.

2.2.Housing in the proposal documents, that isn’'t described as Affordable, is
referred to as “Build to Rent”. This is concerning as this would imply there is no
desire to sell these properties on the open market. We would be very
disappointed if the aim were to build for the developers to simply do a deal with a
corporate landlord with no opportunity for local purchasers.

2.3.In the EHDC District Plan para 13.4.16 it is described that the mixing of the
housing categories should be “tenure blind and ‘pepper-potted ‘across the site in
clusters appropriate to the size and scale of the development”. What we are
actually seeing in the Application is the Affordable housing is in the Northern
block, with the facility of accessible parking for disabled. The Southern block is
the for the Market Housing (BTR) which has the only access to the courtyard and
garden area. This is regrettable as we believe this creates an “Us and Them”
environment. It is our firm view that all residents should have equal access to the
leisure areas and disabled parking. The occupants of neither category of housing
should have exclusive preferential, or otherwise, access to either of these types
of surroundings.

2.4.The Planning and Development Committee welcomes the Inclusion of Swift
Bricks in plans proposed and would like the Planning officer to take particular
note of all the pointers in the comments submitted from Graham Knight in all
matters. We particularly welcome the guidance and expertise he brings in
respect to the quantities of type of boxes to be installed to support the swift
population in Stortford

2.5.1t is stated there is no gas on site but will have air source heat pumps. In
addition to this Bishop’s Stortford Town Council Planning and Development
Committee (PDC) would welcome the inclusion of Solar Panels in this
development.

3.Enhancement of the conservation area

3.1.We concur with comments by Historic England; on scale of the development
and its style in relationship with the historic features of the old town that the
proposed development is to be neighbouring.

3.2.At 5 and 6 stories the ORL buildings are taller than any of the adjacent
buildings. Many of the adjacent buildings are less than half the height of those
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proposed for ORL. So the ORL proposed buildings will not fit in with the street
scene many buildings of which are historic. As a result the proposed
development will block views from Castle Park and over dominate the proposed
community area. The Planning and Development Committee would like to be
assured that the height of the building must not exceed the height of the exiting
adjacent buildings.

3.3.Afeature of the proposed development which does help it to go some way to
blend with the surroundings is where gables are included. It is disappointing that
these are only planned to be on, some buildings, on the South and West
elevations. It would be significantly better, however, of the gables were also
included on the East and North sides of the buildings; to reflect nearby
architecture. We would like to see the use of gables on the buildings, on all
sides, to be a condition of the Planning consent.

3.4. In addition to this we would welcome variations in the building design
detailing; to include elements to reflect the styles of other adjacent buildings.
Examples being the use of weatherboarding similar to that seen on the historic
Coopers building in Bridge Street.

3.5.Similarly, the proposed Pavilion could use a cladding style in keeping with
that of the much-admired Markwell Cafe in Castle Gardens.

4.Town Square

4.1.We support the plans for the new Town Square and welcome the plans for
inclusion of soft landscaping to the area.

4.2.There seems no information about whether power and water services will be
available for users of the Pavilion. This is rather important for users, and
consideration needs to be made on how these services would be secured, how
will they be metered and who will be responsible.

4.3.Will there be lighting under the Pavilion when it’s not in use?

Again, how will this be metered and to whom?

4.4.1t will be essential for Public Toilets to be provided for public attendees at
events. We also need clarity on how these will be managed in respect to when
they will be available for use, cleaning and general security.

5.Parking

5.1.A problem that has arisen at The Goods Yard, Bishop’s Stortford; another
development of flats with slightly less limited residents’ parking, is availability for
parking by trades people and those delivering. It would be much to the benefit of
the residents if these problems can be avoided at ORL.

5.2.In an area where residents are encouraged to be car-free, it's unrealistic to
expect residents to also not use the facilities of “Click and Collect” grocery
deliveries, which appears to be an issue at The Goods Yard.

5.3.Trades people such as plumbers and electricians need to be able to park
close to their place of work, so tools and parts can be recovered from their van
without walking long distances. Driving instructors and taxis also need to be
permitted waiting time.

5.4.There also needs to be space for removals vehicles and those delivering
furniture and white-goods. Maybe this can be considered in the allowing of the
bin collection vehicles.

5.5.Parking for 1 or 2 Car Club vehicles would also be helpful.

6.Traffic Impacts

6.1.Currently, in the stretch of road from North Street to Hockerill lights, we have
4 roundabouts and 4 sets of lights, plus the pedestrian crossings. We have
concerns, therefore, about the addition of another set of lights controlling the flow
of this congested stretch of road past the ORL development, and the impact it
will have on the other existing junctions.

6.2.We welcome the proposed inclusion of the large Bus Stop area on Bridge
Street. This will be important for residents without cars and unable to cycle.
6.3.While plans include for a large bus stop for 2 buses, it would appear there
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would remain only 1 bus shelter. We would greatly Support the inclusion of an
additional bus shelter and the inclusion of Online Information Screens for each of
the shelters.

7.Active Travel

7.1.0ld River Lane offers a genuine potential to better develop provision and
connectivity for active travel (walking, cycling, wheeling), particularly given the
congested road network around the site. Provision for active travel, however,
needs to be of the highest standard if it is to contribute meaningfully to modal
shift within the town by attracting people to walk, cycle or wheel rather than to
drive. In particular, the site offers the potential to develop an essential active
travel link into the town centre from the existing riverside cycle/footpath, which it
is intended to extend further to new housing on the northern outskirts of the town
as the 'North Active Travel Route'

7.2.Any acceptable scheme must provide direct, safe, and high-quality walking
and cycling access to and through the development from key destinations,
including:

a)Bishop’s Stortford town centre.

b)Bishop’s Stortford railway station, for commuting residents.

c)Northgate End Carpark, and from there-on to Grange Paddocks sports centre.
d)Castle Gardens, particularly the Splash pool and playground.

7.3.We welcome proposals to make Bridge Street one-way for its entire length,
and to narrow this road to the benefit of pedestrians and cyclists. Consideration
should be given to using freed road space for cycling infrastructure as well as
wider pavements.

7.4.Making Old River Lane southbound only is also welcomed, as is the priority
that will be given to pedestrians and cyclists over the limited vehicular use of the
reconfigured road. We do, however, question how Coopers will manage for
deliveries with their access road being one-way only.

7.5.There is a risk of motorists using ORL as a short-cut to exit the Waitrose car
park if there are exit queues along the new access road, and we assume,
therefore, that the barrier that appears on the maps is a raised central kerb that
will make it impossible for this manoeuvre to be feasible. Care needs to be taken
here to ensure this won’t impede delivery vehicles on their way to Coopers.
7.6.The main pedestrian route from Northgate End Car Park southwards to and
along Old River Lane should be prioritised to provide the most direct route for
pedestrians, including provision of suitable crossing points at all points of conflict
with vehicular traffic.

7.7.0RL is potentially a major destination within Stortford for short walking,
cycling and wheeling journeys. A contraflow cycle lane up to Palmers Lane would
enable cyclists to reach the main shopping streets. A single carriageway for cars
will suffice as the road largely functions as this now, and traffic along this section
will be reduced as Waitrose will no longer be accessible from this road.

7.8.In reference to the Full Transport Assessment document:

a)We welcome the proposed infrastructure capable of supporting every day,
utility cycling including a defined link to Water Lane and a firm proposal for the
counter-flow cycle path along Old River Lane. Without these measures, the
development risks diluting a one-off opportunity to develop active travel facilities
and connectivity within central Bishop's Stortford, and to make a genuine local
contribution towards achieving modal shift.

b)We note that much of the existing transport network across Bishop's Stortford
is already operating beyond a level that can safely and comfortably
accommodate additional traffic, and that ORL is within 20 minutes walking
distance (Figure 3.1) and cycling distance (Figure 3.3) of all key facilities within
the town. We therefore support the proposal's focus on developing active travel
and limiting provision of car parking spaces for residential units within the
development to minimum levels. We would argue that any residents of new
residential units with a demonstrable need for access to a car should be given
subsidised access to any car-sharing scheme or to the car park at Northgate
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End.

7.9.Compliance with LTN 1/20

We note in Sections 4 and 5 of the Full Transport Assessment that the proposal
is informed by key national, county and district policy statements. The
Department for Transport's Local Transport Note 1/20 (Cycle Infrastructure
Design) should also be referenced, given its clear intention that new
developments must be designed to enable and prioritise walking and cycling
from the outset. In particular. In reference to LTN1/20, 1.6, section 2:

Cycles must be treated as vehicles and not as pedestrians. On urban streets,
cyclists must be physically separated from pedestrians and should not share
space with pedestrians.

a)The concern we have is where pedestrians, may be feel forced to step into the
path of a vehicle to avoid a clash with a cyclist.

b)Based on the proposals as currently shown in the Landscape Master Plan and
Appendices A and B of the Full Transport Assessment, active travel provision at
the Old River Lane site does not fully satisfy the criteria of LTN 1/20, particularly
along the new access road.

c)We welcome the proposed Toucan crossing across the Causeway but are
concerned by the proposed complexity of the light phases outlined in Appendix F
Table 15 of the Transport Assessment. In Table 15, phases J and K are
identified as cycle phases, but phase K does not seem to appear in the
subsequent diagrams. Routes to the Toucan crossing appear overly-complex,
and so are also not compliant with LTN 1/20. This should be considered in a re-
design

7.10.This development provides a one-off opportunity to extend a cycle path
through to Water Lane, but this is not included in the proposals. We are also
concerned that the east-bound cycle path on the north side of the access road
creates a need to cross the access road before gaining access to the Toucan
crossing, albeit perhaps protected by a light phase.

7.11.We ask that a wider, two-way segregated cycle path should be provided on
the south side of the access road to provide clear and safe cycle movement.
7.12.Reference to a northbound contra-flow cycle path along Old River Lane is
welcomed and should be finalised as part of the plan, but it is not clear from
current maps where this would run. Again, segregation is preferable.

Reliance on shared-use footways, advisory cycle markings, or signage alone
would not meet national design guidance and would be unlikely to result in
encouraging towards a meaningful modal shift towards Active Travel in the town.

8.ltems for the section 106 agreement

We ask that the following are included in the s106 agreement:

8.1.An additional bus shelter and the inclusion of Online Information Screens for
each of the shelters.

8.2.Upgrade the existing path between Old River Lane and Water Lane.
8.3.Narrow the carriageway width along the whole of Bridge Street. The
reclaimed carriageway to be used to provide wider footpaths and a contra-flow
cycle path to Potter Street/South Street.

8.4.Redesign and improve the entrance to Castle Park.

8.5.Set up and long term operation of a car club

8.6.Long-term secured spaces for the car club in the Northgate End car park
ground or first floor.

9.Effects on the Town During Construction

Bishop’s Stortford Town Council would like to know what actions EHDC will take
to enforce traffic management, during construction period, especially during the
school run and rush hour

10.Missing documents
There are missing documents in the online portal, which we look forward to
viewing in due course:
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a)Flood Risk Assessment; There are 5 documents included, yet these don’t
appear to meet the requirements of the Environment Agency.

b)There is no account of a car club included in the application.

c)(from 4.2) The application does not have enough information about the design
and intended use of The Square and whether water and electricity will be
provided.

d)There is no map of where flood storage will be needed in the park.

K  3/26/0109/AGP Stylemans Farm, Stylemans Lane, Hallingbury
Prior approval application (Part 6, Class A) for construction of hay barn
Support

L 3/26/0008/OQUT Land At Thorley Lane East CM23 4BE

Outline application for up to 5No. dwellings with all matters reserved
except for access

Object The Committee object to this application as the access land is narrow with no
footpaths. The Committee also believe this development is inappropriate on this
'grey belt' land that needs protecting.

The revised NPPF states that grey belt land may also be "any other land that, in
either case, does not strongly contribute to any of purposes (a), (b), or (d) in
paragraph 143." The applicant is relying on this provision.

These purposes in paragraph 143 are:

a) to check the unrestricted sprawl of large built-up areas

b) to prevent neighbouring towns merging into one another

d) to preserve the setting and special character of historic towns

In this case the applicant states that as this parcel of land does not prevent the
sprawl of Bishop's Stortford beyond its natural boundaries and does not
contribute to the setting and special character of the town, then it can be
reclassified as grey belt, and freed for development.

Our District Plan recognises this issue and has special protections for these
spaces above and beyond the definition of green belt. Specifically:

19.3 Local Green Space - The NPPF has introduced a new policy allowing local
communities to identify green areas of particular importance to them for special
protection. By designating land as ‘Local Green Space’ local communities will be
able to rule out new development other than in very special circumstances.
Identifying land as Local Green Space should therefore be consistent with
sustainable development and complement investment in sufficient homes, jobs
and other essential services.

M  3/25/1993/FUL 105 Dunmow Road CM23 5HQ

Fenestration changes to include new shopfront, installation of ATM, new
bin and plant compound, 2 x cycle shelter, revised car parking
arrangement and associated works; and removal of the existing mezzanine

Support The Committee support this application.
They request that the provision for litter and waste management on the
pavement be made a priority.

N 3/26/0046/ADV South West Of Avanti Brook Primary School, N
Regularisation of free-standing directional sign to Wickham Hall

Support
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1 3/25/1951/HH 27 PenningtonS CM23 4LE

Raising of roof and roof alterations including insertion of 1 x dormer
window to rear to facilitate conversion of loft to habitable accommodation

Neutral

2 3/25/1965/HH 4 Dane Acres CM23 2PX

Construction of single storey side extension and part single/part two storey
rear extension and associated internal alterations

Neutral

3 3/25/1968/HH 9 Pages Close CM23 4HP

Conversion of garage into habitable space, single storey side extension,
replace porch roof with a pitch roof and alterations to fenestration

Neutral

4 3/25/1992/HH The Old Shop, 2 Nursery Road CM23 3HL
Erection of single storey rear and side extension with alterations to, and
provisions of, new and existing fencing. Creation of bin

Neutral

5 3/25/1829/HH 51 Church Manor CM23 5AF

Construction of single storey infill rear extension, first floor rear and side
extension, conversion of existing garage into habitable room, and removal
of chimney

Neutral

6 3/25/1700/HH Cliff Cottage, Windhill Fields CM23 2NR

Construction of single storey rear extension to form attached garden room,
enclosure of existing front porch with glazing, alteration to fenestration
and part retrospective installation of solar panels

Neutral

7 3/25/1344/HH 96 Hadham Road CM23 2QF
RECONSULTATION

Construction of single storey outbuilding for ancillary residential purposes as a
pool house and leisure facility

Object The Committee object to this application as it is overlooking neighbouring
residents in Westhill Road by blocking their light.
The development is 5.1 metres high, which is large in scale and position.
The Committee request a noise assessment for the pool pump.

8 3/26/0026/HH 20 Monkswood Drive CM23 4LH
Conversion of existing integral garage to habitable accommodation
Neutral

9 3/26/0042/HH 182 Heath Row CM23 5BY

Demolition of rear extensions, erection of single storey rear extension and
change of fenestration to front elevation.

Neutral
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10 3/25/1795/HH The Laurels 219 Stansted Road CM23 2AP
RECONSULTATION

Construction of replacement double carport with accommodation over
Neutral

11 3/25/2016/HH 43 Basbow Lane CM23 2NA

Excavation and landscaping works to rear garden & installation of 1.5m
high trellis, gate and post

Neutral

Page 7 of 7
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Bishop's Stortford Town Council Planning and Development Committee:
02/03/2026

Appendix 1: Planning Applications Notified

J 3/26/0062/LBC 3 Windhill CM23 2ND

Listed Building Consent for the installation of a handrail to the West

entrance

K 3/26/0092/FUL Avanti Grange Secondary School, Newland Avenue

Construction of a single storey sixth form teaching block, hard and soft
landscaping and associated works

L 3/26/0198/VAR Busy Bees Nursery, Turners Crescent CM23 4FZ

Variation of condition attached to reference: 3/99/0170/FP (as imposed by
reference: 3/25/1987/NMA) to allow childcare on site for up to 80 children

M 3/26/0145/ADV 1 The Corn Exchange, Market Square CM23 3XF

Display of 2 x static, internally illuminated fascia signs, 1 x nonilluminated
projecting sign and an internally illuminated steel lettering on
glazing for The Corn

N 3/26/0140/LBC 1 The Corn Exchange, Market Square CM23 3XF

Listed building consent for display of 2 x static, internally illuminated
fascia signs, 1 x non-illuminated projecting sign and an internally
illuminated steel lettering on glazing for The Corn

O  3/26/0143/FUL 1 The Corn Exchange, Market Square
Installation of internal extraction system and flue to roof

P 3/26/0144/LBC 1 The Corn Exchange Market Square
Installation of an internal extraction system and flue to the roof.

Q  3/26/0090/FUL 11 Sandle Road CM23 5HY

Demolition of existing bungalow and erection of a 3 bedroom dwelling with
associated parking and landscaping

Page 1 of 3
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R 3/26/0174/VAR 17 Brooke Gardens CM23 5JF

Variation of Conditions 2 (approved plans) pursuant to planning
permission (ref:3/24/0899/HH/Dated 09/07/2024) for (Part first floor, part
two storey side extension and single storey rear extension. Loft conversion
to habitable space, incorporating 2 dormer windows and 2 rooflight
windows. Alterations to fenestration), the amendments include installation
of solar panels

Condition Number(s): 2

Conditions(s) Removal:

We wish to have PV Solar Panels in the design.

Condition 2 states that "the development hereby approved shall be carried out in accordance

with the approved plans". We wish the approved Elevations (plans) to
appear different to what has been approved in the sense that we would like
inset (flush) PV Solar Panels shown.

1 3/26/0013/HH Berkeley House, Dane Ocoys Road

Removal of existing swimming pool and installation of new swimming
pool.

2 3/26/0061/HH 82 Cannons Close CM23 2BH

Single storey front extension with bay window, erection of conservatory at
rear and enlargement of rear dormer

3 3/26/0002/HH 3 Brookhouse Place CM23 2GA

Garage conversion, replacing garage door with a window to create a
habitable space

4 3/26/0081/HH 45 Havers Lane CM23 3PA

Erection of single storey front extension and part single/ part two-storey
rear extension, together with alterations to fenestration and openings to
side elevation.

5 3/25/1096/HH 117 Hadham Road CM23 2QG
Erection of boundary wall and 2No. Gates to front of property

6 3/26/0155/HH 12 Avenue Road CM23 5NU

Conversion of existing integral garage to form habitable accommodation
with new window to front elevation. Erection of new garage to eastern
flank wall. First floor side extension

7 3/26/0158/HH 102 The Thatchers CM23 4FN

Relocation of existing boundary wall, formation of driveway and creation
of vehicular access, including replacement of garage doors with bifold
doors.

8 3/26/0179/HH 21 Trinity Street CM23 3TJ

Rendering and fenestration works including new front door with canopy
over & rear entrance door, railings above existing front wall, storage shed
to rear with new stair railing
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9 3/26/0194/HH 25 Anglesey Close CM23 4PE

Removal of conservatory and erection of single storey rear extension and
first floor extension over existing garage, and insertion of a ground floor
side window

10  3/26/0200/HH 30 South Road CM23 3JJ
Proposed boundary work, dropped kerb and permeable hardstanding

11 3/26/0164/HH 20 Grailands CM23 2RG

First floor extension with a pitched roof above an existing single storey
front projection

12 3/26/0213/HH Linkside, Dunmow Road CM23 5HR

Conversion of existing office outbuilding into an annexe

13 3/26/0212/HH Stone hall Thorley Lane East, Thorley
Installation of a freestanding greenhouse to rear

14  3/26/0039/HH 7 North Terrace CM23 2HL

Rebuilding of southern boundary wall

15 3/25/1282/HH 20A Windhill CM23 2NG
RECONSULTATION

Erection of garden room.

16 3/26/0231/HH 25 Dane Park CM23 2PR

Two-storey rear extension, first floor front extension over garage,
enlargement of front porch and conversion of car port to extend existing
single storey side extension. Alterations to fenestration and external
finishes

17  3/26/0233/HH 6 Norman Avenue CM23 4HL

Single storey side extension

18  3/26/0234/HH 28 Grace Gardens CM23 3EX

First floor rear extension and infill two-storey front extension

19  3/26/0214/HH 49 Prestwick Drive CM23 5ER

Two storey side extension and single storey rear extension with bi-fold
doors and 2 roof lights to rear and front entrance porch
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HISTORY REPORT

Note

The history report shows, for each site on the agenda, previous recorded applications for that same site. It
uses the postcode and street number to identify ‘the same site’. In the vast majority of cases this works well
(and much better than the previous system) however there are some limitations:

Where a site has no street number the report matches on postcode only. This may lead to more matches than
expected, i.e. the report will include previous applications from adjacent properties. The full address is given in
the report so this should not cause any problems.

When a site has a number like 22-24 or 21, 23, 25, the report will show only exact matches. In some cases this
may result in previous applications for a part of the site being omitted.

These limitations affect a minority of applications and we will endeavour to overcome them with time.

Site History: 02/03/2026

1 3/26/0013/HH Berkeley House, Dane Ocoys Road

Removal of existing swimming pool and installation of new swimming
pool.

3/25/1630/HH 03/11/2025 Berkeley House, Dane Ocoys Road

Construction of a single-storey rear orangery with flat roof and glazed
octagonal lantern, addition of an open loggia adjoining the orangery,
installation of zinc and glazed pitched roof features over existing singlestorey
side flat roof, replacement of two rear roof-lights with dormer

windows, replacement of two front roof-lights on garage block,

replacement of existing spire feature with pitched gable-end roof,
construction of a detached outbuilding for use as a pool house, alteration

to fenestration

Local: Neutral

District: Approved with Conditions Appeal: None

13  3/26/0212/HH Stone hall Thorley Lane East, Thorley

Installation of a freestanding greenhouse to rear

3/25/1081/LBC 18/08/2025 Stone Hall Thorley Lane East, Thorley

Renovation of garage & storage area to create a family/guest room and
garage/storage area.

Local: Support
District: Approved with Conditions Appeal: None

3/16/1777/LBC 30/08/2016  Mr And Mrs D Shinnick Stone Hall Thorley Lane East Thorley
Replacement of ground floor window
Local: No Objection
District: Not Decided Appeal: None
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Site History: 02/03/2026

15  3/25/1282/HH 20A Windhill
RECONSULTATION

Erection of garden room.

3/16/1528/LBC 08/08/2016  Mr D Hodgen 20A Windhill CM23 2NG

Replacement of windows, doors and roof to conservatory, replacement of
external stairs, Internal alterations to include relocation of kitchen

Local: No Comment

District: Approved with Conditions Appeal: None

3/16/1527/FUL 08/08/2016  Mr D Hodgen 20A Windhill CM23 2NG

Replacement of windows, doors and roof to conservatory, replacement of
external stairs

Local: No Objection
District: Not Decided Appeal: None

4 3/26/0081/HH 45 Havers Lane

Erection of single storey front extension and part single/ part two-storey
rear extension, together with alterations to fenestration and openings to
side elevation.

3/25/1336/HH 13/10/2025 45 Havers Lane CM23 3PA

Erection of a single storey front extension, two storey rear extension and
associated alterations

Local: Object The Committee object to this application as it is excessive overdevelopment and have a detrimental impact
on neighbours due to blocking of light.
There are concerns regarding sewage.

District: Not Decided Appeal: None

3/10/0023/FP Waghorn Martin Mr 45 Havers Lane CM23 3PA
Erection of a two storey and single storey rear extension, plus new basement
Local: No Objection Clir Woodward abstained form the vote on this item

District: Approved with Conditions Appeal:

3/04/1904/FP/PJ Waghorn M 45 Havers Lane CM23 3PA
Erection of ground floor and 1st floor rear extensions
Local: No Objection
District: Approved Appeal:

5 3/25/1096/HH 117 Hadham Road
Erection of boundary wall and 2No. Gates to front of property

3/21/2185/HH 27/09/2021 117 Hadham Road CM23 2QG

Dormer roof extension to rear roof slope, insertion of roof lights to the side
and front roof slopes

Local: No Comment

District: Approved with Conditions Appeal: None
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Site History: 02/03/2026

3/21/2184/HH 27/09/2021 117 Hadham Road CM23 2QG
Detached double length garage and Gym
Local: No Comment

District: Approved with Conditions Appeal: None

3/21/2178/HH 27/09/2021 117 Hadham Road CM23 2QG
First floor side extension
Local: No Comment

District: Approved with Conditions Appeal: None

3/11/0457/FP 18/04/2011 Mr and Mrs Hodge 117 Hadham Road CM23 2QG
Single storey side and rear extension (revision to previous approval ref 3/09/2009/FP)
Local: No Objection
District: Approved with Conditions Appeal: None

3/09/2009/FP Hodge Mr & Mrs 117 Hadham Road CM23 2QG
Single storey side and rear extension

Local: i) Extension not in keeping with the Conservation Area
ii) The materials proposed not in keeping with the design of the house

District: Approved with Conditions Appeal:

6 3/26/0155/HH 12 Avenue Road

Conversion of existing integral garage to form habitable accommodation
with new window to front elevation. Erection of new garage to eastern
flank wall. First floor side extension

3/25/1272/HH 15/09/2025 12 Avenue Road CM23 5NU

Conversion of integral garage into habitable space with front window; new
garage to eastern flank; addition of gable above front bedroom window,
re-location of the manhole, replacement of first floor front window.

Local: Neutral

District: Refused Appeal: None

3/20/0430/HH 24/03/2020 12 Avenue Road CM23 5NU

Two storey rear extension and 1st floor side extension above existing
garage with alterations to front doors and front fenestration. Roof light to
front roof elevation. 3 new windows to east elevation.

Local: No Comment

District: Approved with Conditions Appeal: None

8 3/26/0179/HH 21 Trinity Street

Rendering and fenestration works including new front door with canopy
over & rear entrance door, railings above existing front wall, storage shed
to rear with new stair railing

3/24/1905/HH 25/11/2024 21 Trinity Street CM23 3TJ

Retrospective removal of chimney stack

Local: Support
District: Not Decided Appeal: None
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Site History: 02/03/2026

Q 3/26/0090/FUL 11 Sandle Road

Demolition of existing bungalow and erection of a 3 bedroom dwelling with
associated parking and landscaping

3/23/1761/FUL  25/09/2023 11 Sandle Road CM23 5HY

Demolition of bungalow. Erection of 2 semi-detached dwellings with associated
parking, cycle store and landscaping.

Local: No Comment

District: Approved with Conditions Appeal: None

R 3/26/0174/VAR 17 Brooke Gardens

Variation of Conditions 2 (approved plans) pursuant to planning
permission (ref:3/24/0899/HH/Dated 09/07/2024) for (Part first floor, part

two storey side extension and single storey rear extension. Loft conversion
to habitable space, incorporating 2 dormer windows and 2 rooflight
windows. Alterations to fenestration), the amendments include installation
of solar panels

Condition Number(s): 2

Conditions(s) Removal:

We wish to have PV Solar Panels in the design.

Condition 2 states that "the development hereby approved shall be carried out in accordance
with the approved plans”. We wish the approved Elevations (plans) to
appear different to what has been approved in the sense that we would like
inset (flush) PV Solar Panels shown.

3/24/0899/HH 01/07/2024 17 Brooke Gardens CM23 5JF
RECONSULTATION
Part single, part two storey side and rear extension. Loft conversion to

habitable space, incorporating 2 dormer windows and 2 rooflight windows.
Alterations to fenestration.

Local: No Comment

District: Approved with Conditions Appeal: None
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Bishop's Stortford Town Council Planning and Development Committee:

02/03/2026
Appendix 2: District Decisions
Endorsed/Contra:
3/25/0204/FU 0 12 South Road CM23 3JH
RECONSULTATION

Demolition of dwelling. Erection of two self-build dwellings incorporating solar

panels, associated parking, access and landscaping.

Local:  Neutral : The Committee ask the Planning Department to look into the feasibility of how two
narrow dwellings can be built in this area. The design of the dwellings and living space is

very small.
District: Approved with Conditions
Conditions/Notes:

3/25/1055/FU 0 38 North Street CM23 2LW

Internal alterations and part change of use from Class E (Shop) to Class
C3 (Residential) to create a one bedroom first floor flat, including new bin
store, entrance door to south elevation, and replacement windows to north
and south elevations.

Local:  Support :

District: Approved with Conditions

Conditions/Notes:

3/25/1700/HH 0 CIiff Cottage, Windhill Fields CM23 2NR

Construction of single storey rear extension to form attached garden room,
enclosure of existing front porch with glazing, alteration to fenestration
and part retrospective installation of solar panels

Local:  Neutral :
District:  Approved with Conditions
Conditions/Notes:

3/25/1780/HH 0 3 Gerberg Close CM23 1FA

Partial conversion of garage to form habitable accommodation, insertion
of ground floor side window, and alterations to fenestration

Local: Neutral :
District: Approved with Conditions
Conditions/Notes:

3/25/1857/HH 0 30 Windhill Bishops Stortford Hertfordshire CM

Demolition of garage and part demolition of store room, erection of a
single storey side extension and creation of patio. Proposed new metal
railing on existing boundary walls and proposed new metal gate

Local:  Neutral :

District:  Approved with Conditions
Conditions/Notes:

24 February 2026
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3/25/1858/LB 0 30 Windhill CM23 2NG

Demolition of garage and part demolition of store room, erection of a
single storey side extension and creation of patio. Internal alterations,
proposed new metal railing on existing boundary walls and metal gate,
replaced rotten timber

Local:  Support : The Committee support this application as long as the applicant follows the
archaelogical and historic conditions.

District: Approved with Conditions
Conditions/Notes:

3/25/1881/HH 0 48 Manston Drive CM23 5EN

Two storey side extension, single storey front extension and single storey rear
extension with bi-fold doors and 2 No. roof lights

Local:  Neutral :

District: Approved with Conditions
Conditions/Notes:

3/25/1885/AD 0 5 Northgate End CM23 2ET
Fascia sign and projecting sign to front elevation
Local:  Support :

District: Approved with Conditions
Conditions/Notes:

3/25/1957/LB 0 Room 2, Ground Floor, 29 Hockerill Street

Listed building consent for insertion of secondary glazing to internal face
of existing timber sash windows and external repairs

Local:  Support :
District: Approved with Conditions
Conditions/Notes:

3/25/1971/HH 0 26 Prestwick Drive CM23 5ES

Demolition of existing conservatory and erection of single storey rear
extension, alteration to fenestration

Local:  Neutral :

District: Approved with Conditions
Conditions/Notes:

24 February 2026 Page 2 of 2
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Bishop’s Stortford
Town Council

APPENDIX 4

PRIOR NOTIFICATION APPLICATIONS

The Government has introduced new legalisation that allows developments within a
certain category to be built without permission from the LPA (for example a single rear
extension of a detached dwelling that is between 4 and 8 metres). Notification to
undertake these developments is never the less required.

Only the owners or occupiers of any adjoining premises are allowed to make
representations on these applications and if an objection is received then the LPA will
assess the impact on the amenity of the neighbours only.

For Your Information: the following applications and decision notices have been received.
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Development Management

(Easty

B 01279 655261 Ei1 EastHertsDC Herts
B www.eastherts.gov.uk W EastHerts w
B East Herts Council, Wallfields, Pegs Lane, Hertford, SG13 8EQ easthertscouncil
Planning And Development Committee Date: 5th February 2026
Bishops Stortford Town Council Our Ref:  3/25/2035/PNPV
The Old Monastery Please ask for: Nick Reed
Windhill Telephone: 01992 531597
Bishops Stortford Email: planning@eastherts.gov.uk
CM23 2ND

Notice of Decision
Town and Country Planning Act 1990 (as amended) Prior Notification under Schedule
2, Part 14 Class J Town and Country Planning (General Permitted Development)
(England) Order 2015

Dear Sir/Madam
APPLICATION: 3/25/2035/PNPV

PROPOSAL: Prior approval application (Part 14, Class J) for installation of roof mounted
solar PV panels

AT: Avanti Meadows Primary School Farnham Road Bishops Stortford
Hertfordshire CM23 1FQ

FOR: eEnergy Group PLC

Further to my earlier consultation regarding this proposal, | write to inform you that this
matter was considered by the Council on the 5th February 2026 and it was decided to Prior
Approval is Required and Granted Subject to Conditions subject to the following:

1. The development hereby approved shall be carried out in accordance with the
approved plans listed at the end of this Decision Notice.
Reason
To ensure the development is carried out in accordance with the approved plans,
drawings and specifications.

2. The solar PV equipment or solar thermal equipment must be removed as soon as
reasonably practicable when no longer needed.
Reason
To reduce any visual impact caused to the surrounding area as a result of the
installation of the solar equipment in accordance with Condition J.4.(b) of Schedule 2,
Part 14, Class J of the Town and Country Planning (General Permitted Development)
(England) Order 2015 (As Amended).

3. No deliveries associated with the development hereby approved shall be received on
the site during the peak school times between the hours of 0730 and 0930, and 1500
and 1700 on Monday to Friday.
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Reason

To safeguard the amenities of residents of nearby properties and to minimise
disruption to the local highway network, in accordance with Policy TRA2 of the East
Herts District Plan 2018.

Informatives:

1. This permission does not convey any consent which may be required under any
legislation other than the Town and Country Planning Acts. Any permission required under
the Building Regulations or under any other Act, must be obtained from the relevant
authority or body e.g. Fire Officer, Health and Safety Executive, Environment Agency (Water
Interest) etc. Neither does this permission negate or override any private covenants which
may affect the land.

This Decision Relates to Plan Numbers:

805/AM /01
805/AM /02
805/AM /03
805/AM /04

Location Plan)

Existing Plans/Elevations)
Proposed Plans/Elevations)
Elevations)

.~~~ A~

Yours sincerely

On Behalf Of Development Management
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