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Dear Sir  
 
Bishop’s Stortford Goods Yard site 
 
Further to our various discussion, we are writing in connection to the Goods yard site and the draft Local Plan 
policy which relates to it (Policy BISH 3). 
 
In our representations dated 21 May 2014 (copy enclosed) we argued that the potential need for a link road 
through the site should be removed, and that the issue of access and the effectiveness of the station 
transport interchange should be dealt with through masterplanning and a transport assessment which will 
accompany the planning application. The purpose of this letter, and the attached technical note from Mayer 
Brown which summarises some of the issues that the link road would raise from a transport planning point of 
view, is to provide further information in this regard, so that the District Plan Executive Panel can consider the 
issue further at the District Plan Executive Panel meeting on 8 December. 
 
In our view there are a number of shortcomings associated with the provision of a link road, if one were to be 
provided. With these in mind the need to consider the provision of a link road will frustrate the masterplan 
process, which in turn will endanger the overall quality of the development scheme and the station 
interchange. These are set out below. 
 

1. It is not clear how the provision of a link road could be incorporated successfully into an effective 
transport interchange at the station. In particular, it is likely that pedestrians travelling to the station 
from the goods yard site and the town centre would need to cross the new road in order to get to the 
station. It could also add to traffic congestion at the station forecourt. Please see paragraphs 4.4 to 
4.6 of the accompanying note by Mayer Brown which explains this issue in more detail. 
 

2. We understand that the cost of the road could be in the region of £4.5 million. In the absence of 
funding from another source, or alternatively increased density to drive enhanced value, this is a 
potential development cost which will reduce the land value of the development, and which will 
impact upon viability. This is likely to mean that it will not be possible to provide (for example) 
affordable housing or other planning benefits which the scheme might otherwise be able to support. 
 

3. If the Link Road, were to have any meaningful highways benefit, commensurate with its cost, we 
consider that it will both compromise the quality of the interchange, particularly the residential 
environment, in particular in relation to noise and severance. This is a sustainable site in close 
proximity to the town centre and the train station,  and the provision of a road through the site will be 
inconsistent with the principles of providing an attractive, pedestrian and cycle friendly environment. 
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4. Even from the initial illustrations prepared by Mayer Brown, it is clear that the road would involve a 

significant land take. This will reduce the amount of land that is available for development, with a new 
environmentally sensitive edge on the east side adjacent to the road where it would be difficult to 
provide good quality residential outlook with a safe child-friendly public realm. This will be 
demonstrated in more detail a further plan which shows a potential layout for a link road, and how it 
would impact upon the developable area of the site (to follow). 
 
 

A link road might bring some benefits in terms of the operation of the London Road/Station Road junction, 
and to some extend in relieving some congestion from the London Road. However we feel that these modest 
benefits are outweighed by the concerns which I have outlined above, which calls into question the overall 
wisdom of retaining the link road as an ‘option’ for the site. 
 
Solum Regeneration is in the process of appointing architects to produce a masterplan for the site, which will 
lead up to the submission of a planning application in September 2015. If it becomes necessary to retain the 
possibility to include a link road, this will frustrate the masterplaning process as it will be necessary to 
produce two alternative options for the site; one with a link road and one without. We feel that the good 
planning of the area would be best served if the link road option were to be deleted altogether at this stage, 
which would enable the masterplanners to proceed with confidence to produce a plan for a high quality 
development at the site. 
 
In earlier discussions, you have asked us to confirm the position regarding the status of the site as a freight 
yard. We are advised by Network Rail that the development of the Bishops Stortford site was previously 
constrained in that, due to regulations affecting Network Rail owned freehold land, when the DBS lease was 
surrendered it would have automatically been placed onto the “Supplementary Strategic Freight Site List” 
(SSFSL).  
 
Rail freight operators that meet a certain criteria can call for a new lease to be granted to them of any site 
which is on the SSFSL.  
 
Following recent discussions with the relevant freight operators it has been agreed that there is no current or 
reasonably foreseeable (or realistic) future rail freight demand for the town centre site and the operators have 
formally signed off that it is not appropriate for the site to be placed on the SSFS. 
 
I trust that this is acceptable. 
 
 
Yours sincerely 
 
 
 
 
 
Nick Green 
Director 
 
Enc Local Plan representations 
 Mayer Brown technical note 
 Link Road drawing (to follow) 
 
 
 
 


