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MINUTES OF THE SPECIAL MEETING OF THE
PLANNING AND DEVELOPMENT COMMITTEE
HELD ON MONDAY 19*" JANUARY 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

Cllr Yvonne Estop

One Member of the Press

Seven Members of the Public

RECORDING OF MEETING

The Chair notified all present that Sim Richardson would be recording
the meeting.

APOLOGIES FOR ABSENCE
There were no apologies.

DECLARATIONS OF INTEREST

Cllr Goldspink declared a non-pecuniary interest in Item A
(8/25/1949/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.
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PLN137.

CllrYvonne Estop Item A (3/25/1949/FUL) - Land at Old River Lane, The
Causeway as she is a member of the East Herts District Council
Development Management Committee and a Town Councillor. She
added that she was not a member of this Committee.

PUBLIC PARTICIPATION

Item A (3/25/1949/FUL) - Land at Old River Lane, The Causeway
CHAIR’S COMMENTS

Before the public submitted their comments the Chair referenced and
summarised the following documents from the East Hert District
Council (EHDC) Planning Portal regarding the application.

EHDC Housing Development & Strategy Letter dated 13™ January
2026

EHDC state that in accordance with District Plan Policy HOU3
approved October 2018, the scheme should deliver up to 40%, by the
number of units, as affordable housing. This proposal (as per planning
application) is for 27% (32% by habitable room) affordable housing -
as thisis significantly short, itis notan acceptable level. The developer
has said that a viability study will be provided to justify this proposal.
This needs to be provided prior to the scheme being formally
considered.

Historic England Letter dated 15" January 2026

Historic England express their concerns over the scale of the
development and its over-powering effect over the adjacent historic
buildings.

Natural England Letter dated 12" January 2026

Natural England object to the development pending further
information. They also state that the significant increase in local
development is increasing visitor numbers to Hatfield Forest,
endangering the natural habitats there.

National Trust Letter dated 12" January 2026
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The National Trust make the same comments as Natural England
about the impact of local development on the impact on Hatfield
Forest. A financial contribution of £92,057.85 (£538.35/dwelling) to
the National Trust for use at Hatfield Forest towards visitor and
botanical monitoring and mitigation works. This would be
proportionate with contributions secured for other developments.

Residents’ Comments

Some of the residents’ comments raises the following concerns:

e Levels of traffic and lack of provision of parking for resident’s cars.

e Overbearing of local historic buildings.

e Excess of junctions along the Link Road/Causeway route. There
are currently 3 sets of lights and 4 roundabouts, the plans show an
additional roundabout along this route.

e Inclusion of Swift Bricks. Currently 25 are proposed however, 40
would be more suitable for the swift population on Stortford.

e Excessive new residential developmentin the town.

CYCLE STORTFORD

Cycle Stortford welcomes the opportunity to comment on the
proposals for mixed-use re-development on land at Old River Lane,
Bishop's Stortford. Our comments focus primarily on aspects of the
proposals that relate to transport and active travel, and as such refer
primarily to the Full Transport Assessment document.

We support, in principle, the delivery of much-needed housing in
Bishop’s Stortford, including policy-compliant affordable housing and
other community facilities.

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 the site is
within 20 minutes walking distance (Figure 3.1) and cycling distance
(Figure 3.3) of all key facilities within the town.
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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 End.

Existing Highway and Active Travel Conditions

The location of the re-development area within a strategic town centre
site offers genuine potential to develop better 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 developments on the northern
outskirts of the town as the 'North Active Travel Route'.

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:

e Paragraph 1.4.4 states that cycle infrastructure “should be
planned for as part of new developments” and not retrofitted.

e Paragraph 4.1.1 requires that routes be coherent, direct, safe,
comfortable, and attractive.

e Paragraph 4.2.1 emphasises that cycle routes should not require
users to mix with high volumes of motor traffic travelling at speed.

e Paragraph 5.1.2 states that shared use should only be considered
where cycle and pedestrian flows are low and where safety and
comfort can be clearly demonstrated.
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e Based on the proposals as currently shown in the Landscape
Masterplan and Appendices A and B of the Full Transport
Assessment, active travel provision at the Old River Lane site does
not satisfy these criteria and therefore cannot be considered fully
compliant with LTN 1/20 without substantial redesign, particularly
along the new access road.

Need For High-Quality Walking and Cycling Connections

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

e Bishop’s Stortford town centre.

e Bishop’s Stortford railway station.

e Existing or planned active travel routes that converge on the site.

These connections must be designed to LTN 1/20 standards,

particularly:

e Segregation from motor traffic where vehicle volumes exceed
recommended thresholds. The provision of 1.5m wide cycle paths
alongeither side of the access road, which appearto be delineated
only by a different colour of road surface, is inadequate and offers
little protection to cyclists and wheelers using these paths. Design
should ensure that there is delineation of new cycle paths by kerbs
and/or bollards, in addition to surface treatments.

¢ Junction treatments that prioritise pedestrians and cyclists. 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 - see below.

 Routes that are sufficiently wide, well-lit, overlooked, and usable
year-round. 1.5m cycle paths are of inadequate width in this
location.
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Direct alignments that do not introduce unnecessary detours or
gradients. We note with concern that the cycle routes along the
new access road project cyclists into the Waitrose car park but
there is no cycle path provision beyond the end of the straight
section of the access road. Cyclists are forced to share road space
with vehicles beyond this point. This development provides a one-
off opportunity to extend a cycle path through to Water Lane, albeit
subject to negotiation with Waitrose or Water Lane Hall, but this is
not included in the proposals. We are also concerned that the
east-bound 'exit' 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.
We contend that a wider, two-way segregated cycle path should be
provided on the south side of the access road to prevent this.
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 meaningful modal shift.

Other Traffic Impacts

We welcome proposals to make Bridge Street one-way along 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.
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. There is a risk of
motorists using this 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.
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Conclusion

Cycle Stortford supports many aspects of the proposal, including its
focus on active travel and the absence of residential parking.
However, it is clear that elements of the active travel provision within
the proposal are not LTN1/20 compliant, which they should be in given
the strategic and prestigious nature of this re-development.

In particular, we strongly urge that the agreed plan:

Treats walking and cycling access as a core design requirement.
Demonstrates full compliance with LTN 1/20, particularly with
regard to the width and segregation of cycle lanes and the
desirability of a two-way cycle path on the south side of the access
road.

Delivers 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.

We support Cllr Estop's observation that 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.

Section 106 (transport) funding should be sought to develop a
direct footpath/cycle path from Causeway Lane to Water Lane,
following the route of the present narrow footpath between ORL
Hall and Waitrose car park.

Failing this, or ideally in addition to this, Section 106 (transport)
funding should be sought to narrow the carriageway width along
the section of Bridge Street from Palmers Lane to the junction with
Old River Lane. The reclaimed carriageway to be used to provide
wider footpaths and a contra-flow cycle path to allow cyclists and
wheelers to reach Potter Street/South Street from the north via
ORL.
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This area is a major destination within Stortford for 'micro-
journeys' suitable for walking, cycling and wheeling. Palmers Lane
can function as a dismount area to allow cyclists to wheel their
cycles beyond this point. 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.

BARRY AND JANET PARKIN

The building(s) proposed for the Old River Lane development are an
extremely bad design and will seriously blight the town for generations
to come. They are ugly. The scale and design are reminiscent of Soviet
blocks - grim and overwhelming - a prison perhaps. Were they
produced by an architect? It seems not. The plans should be sent back
for redesign. Is the finish raw concrete or is it grey plaster? The
Charrington building in red brick and brown glass is an example of
good, modern design.

We do need housing due to the increase in the population and for
those who are unable to get on the property ladder.

In addition, you cannot see St Michaels Church from the development,
and this is a valuable view.

Cllr Estop stated that the designs were not a representation of what
they will actually look like. A concept and vision assessment will take
place looking at specific viewpoints.

Cllr Bower added that the model at the consultation actual showed
the exterior as brick work.

Cllr Skinner stated that Historic England makes the point about
historic buildings in their report. View from the Castle Park and St
Michaels Church will be visible from Bridge Street and Hockerill as
well as the town square. This application is an improvement of the
previous application submitted and take out Waterlane Hall out of this
development.

PLN36 Minutes Approved:
Chairman:
Date:



DAVID MIDDLEMISS

At the consultation 6 months ago we had, for the first time, a 3D model
of the proposed development rather than obscure artist’s
impressions. Although showing major improvements to the original
plans in size and height the overall arrangement regarding the latter
was counterintuitive and had also ignored comments by Historic
England on scale. In the model, the storeys running from North to
Southare4-5-4-5.

The south block of 5 storeys is out of scale to the adjacent historic
buildings as well as blocking views from Castle Park and over-
dominating the proposed community area. An arrangementof6-5-4
— 3 would have solved most of these issues, as well as providing
increased light to the South facing apartments.

However, in just a few months this 3D model appears disingenuous as
the development plan has changed dramatically with a different
arrangement and increases in overall height and, in particular, with an
increase in height to the southerly block. This change should be
contested by the Town Council.

East Herts planners should also be reminded that they were only able
to pass their own plans for the building of the Northgate End Car Park
on an area of Conservation, on the proviso that the ORL development
brought significant benefits to the Town. The current plan does not
fulfil this proviso.

Cllr White added that there was an opportunity to have a sympathetic
link of the historic buildings from the front of the square via Bridge
Street thus showing views of Coopers and St Michaels Church. The
use of weather boarding may help.

ROB FURBER

Has experience in building design, dating back to the 1980s, when he
worked in Newham, London. He said the visualisations provided were
poor. The architects should coordinate their software better and
provide better visualisations.
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He expressed concern that with there being no gas services in the
building, there may be poor allowance for air-flow ventilation, which
could result in condensation issues, which would be difficult to
resolve after construction.

JILL GOLDSMITH

There are missing documents in the online portalrelating to the Energy
Strategy even though it is referenced in the Sustainability Statement.
There have said there is no gas on site but will have air source heat
pumps.

Waterlane Hall is set to not be used, so the square must be a cultural
centre. We must pressure the developers to contribute to a cultural
centre.

Cllr Jacobs suggested that the developers should contribute to the
refurbishment of Waterlane Hall.

PLN138. NOTIFICATION OF PLANNING APPLICATIONS ISSUED BY EAST
HERTS COUNCIL - APPENDIX 1

After some discussion on the following application the observationsin
Appendix 1 were recorded.

APPLICATION:
3/25/1949/FUL - Land at Old River Lane, The Causeway, East
Hertfordshire CM23 2EN.

PROPOSAL:

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).
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MEMBERS COMMENTS

Cllr Skinner requested that we ask EHDC what their opinion is on the
regarding the carbon that would be released into the atmosphere
when the existing Charringtons building is demolished.

Cllr Jacobs added there are three options for the future of
Charringtons House, one of them being the demolition of the building.
Therequestthat EHDC ask the discuss the best option of the three and
not leave this decision to the developers.

The councillors must request that this application go to the
Development Management Committee (DMC) at EHDC. With
councillors strongly suggesting that the meeting take place in Bishop’s
Stortford and not Hertford. He suggested venues at either The
Bishop’s Stortford High School or South Mill Arts.

There is no Highways Traffic Assessment to view, which is a key
document. The construction phase of the project would cause
significant disruption to the town especially on The Causeway. What
actions will EHDC take to enforce traffic management especially
during the school run and rush hour.

They must look at the concerns from all regarding affordable housing.
Developers must agree this proposal with the EHDC Housing
Development & Strategy team. The concerns expressed by the team
must be taken on board.

Cllr Jacobs also highlighted the following statements and stated that
these comments must be addressed:

1. Thefootprint and height of the buildings and their almost continuous
frontages to the east and west would result in blocks of
considerable mass that would be dramatically out of scale with the
nearby historic pattern of building on Water Lane which have a finer
grain of properties and heights of 1-4 storeys. It was also unclear
how views from the castle mound would be affected. Overall, we
expressed concern that the development would harm the
significance of the conservation area and setting of the castle and
other listed buildings.
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2. We have considered the current proposals in light of this
government policy and conclude that the scale, massing and height
of the proposed development would harm the significance of the
conservation area and Waytemore Castle in terms of the NPPF,
paragraphs 212, 213 and 219. It also has the potential to affect the
visual interrelationship between the castle and the parish church
resulting in harm to the listed building. The precise degree of harm
is hard to assess without appropriate visualisations being produced
to support the application, but we would express our concerns
aboutthe application. It is for the Council to weigh the harm against
any public benefit the development night deliver, as required by the
NPPF.

Cllr Skinner suggested that the Committee request the information on
where the S106 contributions will be going to.

Cllr Goldspink stated that there may be a risk in asking the developer
for S106 contribution as they then may reduce their spending
elsewhere on the development due to financial limitations.

Cllr Estop suggested that S106 contributions could be used support
and improve the Bishop’s Stortford Library, the narrowing of Bridge
Street, improving park entrance, the pathway alongside Waterlane
Hall by Waitrose and helping education facilities.

Cllr Jacobs referenced the Heads of Terms document showing that
there are no provisions made for arts in the town. He requested that
this be addressed.

Cllr Estop mentioned that the affordable built-to-rent properties
(privately rented) are all looking inwards and too close to other
buildings on the development.

Cllr Murray White noted that the affordable housing is in the northern
block, and the southern block is the for the market housing which has
the only access to the courtyard, which was regrettable. All residents
including those that are disability should have access the green
spaces equally.
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PLN139.

Cllr Estop suggested that the Committee may want to ask about the
top floors being scaled back and could request changes to elevations
from the developers.

Cllr Skinner requested information on whether any research had been
conducted on what businesses may occupy the lower ground of the
development.

Cllr Estop noted that 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.
There should be no roads visible for the square.

Cllr Diffey proposed and Cllr White seconded, to defer the comments
until the next Planning and Development Committee meeting on
Monday 9" February 2026. All agreed, with Cllr Goldspink abstaining.

CLOSE THE MEETING

The Chair thanked all who attended.
The meeting closed at 7.04pm.
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