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Land South of Hadham Road, Bishop’s Stortford 
 

Statement of Common Ground between 
 

East Herts Council  
and 

Hertfordshire County Council Property (Development Services) 
 

November 2017 
 

 

 

1. Introduction 
 

1.1. This Statement of Common Ground establishes the outcomes of co-operation 
between East Herts Council and Hertfordshire County Council Property 
(Development Services) regarding the reserve secondary school site at 
Hadham Road, Bishops Stortford (policy BISH4). 

 
1.2. Local Authorities are required through the Duty to Co-operate to engage 

constructively and actively on an on-going basis on planning matters that 
impact on more than one local planning area. The NPPF sets out the 
requirement that public bodies should cooperate on planning issues that cross 
administrative boundaries particularly those which relate to the following 
strategic priorities: 

 The homes and jobs needed in the area. 

 The provision of retail, leisure, and other commercial development. 

 The provision of infrastructure for transport telecommunications, waste 
management, water supply, wastewater, flood risk and coastal change 
management. 

 The provision of minerals and energy (including heat). 

 The provision of health, security, community and cultural infrastructure and 
other local facilities.  

 Climate change mitigation and adaptation, conservation and enhancement 
of the natural and historic environment including landscape.  

 
1.3. The NPPF requires Local Planning Authorities to work collaboratively with other 

bodies to make sure that strategic priorities across local boundaries are 
properly co-ordinated and clearly reflected in individual Local Plans. Local 
Planning authorities will be expected to demonstrate evidence of having 
effectively cooperated to plan for issues with cross- boundary impacts when 
their Local Plans are submitted for examination. This could be by way of plans 
or policies prepared as part of a joint committee, a memorandum of 
understanding or a jointly prepared strategy which is presented as evidence of 
an agreed position. Cooperation should be a continuous process of 
engagement from initial thinking through to implementation, resulting in a final 
position where plans are in place to provide the land and infrastructure 
necessary to support current and projected future levels of development.  
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1.4 This Statement seeks to demonstrate how co-operation has been undertaken, 
both in respect of cross boundary issues (as required by the Duty), but also 
non- cross boundary issues that have also influenced the content of the District 
Plan.   

 
2. Parties to the Memorandum 
 
2.1. The Statement is agreed by the following authorities: 

 East Herts Council 

 Hertfordshire County Council (HCC) Property (Development Services). 
 

3. Limitations 
 
3.1. The Local Authorities recognise that there might not always be full agreement 

with respect to all the issues on which they have agreed to cooperate. For the 
avoidance of doubt the Statement will not restrict the discretion of any of the 
Local Authorities in the determination of any planning application, or in the 
exercise of any its statutory powers and duties or in its response to 
consultations and is not intended to be legally binding. 

 
4. Objectives 
 
4.1. The Statement has the following broad objectives: 

 To demonstrate that the District Plan has been informed by the views of 
the other local authority.  

 To ensure compliance with the Duty to Co-operate. 
 
5. Matters Agreed 

 
5.1. The matters identified below have been discussed and agreed through Officer 

level meetings between the two local authorities.  
 
 Bishop’s Stortford – Hadham Road school site Policy BISH4 
 
5.3 Policy BISH4 states the Reserve Secondary School Site, Hadham Road will 

only be released for residential development if sufficient additional secondary 
school capacity is provided within the Bishop’s Stortford North development. 

 
5.4 On 24 February 2014 HCC Cabinet resolved to swap the Hadham Road 

reserve school site for a secondary school site within the Bishops Stortford 
North housing allocation (policy BISH3), in order for the school to better serve 
the needs of the new development.  

 
5.5 On 2 April 2015, the planning application for residential development at Bishop 

Stortford North (BSN) was granted planning permission. On the same day the 
Land Exchange Agreement was completed. That agreement is conditional on 
the grant of planning permission for the secondary school on the alternative site 
within the BSN area and for residential development of the Part 1 (site B), only, 
of the Hadham Road site that are the sites the subject of the exchange 
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agreement. 
 

5.6 References and dates of the grant of the outline planning permissions: 
a) the BSN Secondary School - 3/14/2037/CC Decision notice date 19/06/15 
b) the Site B - 3/14/2144/OP Decision notice date 21/03/16 

 c) the Site C - 3/14/2145/OP Appeal decision date 20/07/17 
d) Planning Permission has also been granted for the whole of the Hadham 
Road site (site A) - 3/14/2143/OP Appeal decision date 20/07/17 

 
5.7 It is now expected the land exchange transfers will be completed by 31 March 

2018. Development on Part 1 (site B) would commence in April 2019 once the 
buyer has obtained detailed planning permission. Part 2 (site C) will be 
accessed via Part 1 (site B) so it is expected commencement on this site would 
start approximately April 2022 once detailed planning permission has been 
obtained.  

 
5.8 Outline planning permission was granted for Part 2 (site C) at appeal, as was 

outline planning permission for the whole site (site A). It is possible that site C 
will be sold, by additional agreement, at the same time as site B, in which case 
the new owner may be expected to be able to develop the whole site at a 
quicker pace, but this possible outcome will not be known until early 2018.  

 
5.9 The deal requires Bishops Stortford North Consortium (BSNC) to provide 

access and services to the rear of Part 2 land (site C) within 3 years of getting 
details approved. HCC understands that BSNC intend to submit approval of 
detail applications and commence development on Part 1 (site B) as soon as 
possible. HCC therefore expect to sell the Part 2 land (site C) in 2020/21, at the 
latest.  

 
5.10 Given the above timescales, it can reasonably be assumed that both Part 1 and 

2 (sites B and C) of the Hadham Road site will be available for development 
within the first 5 years of the plan period.  

 
5.11 It is agreed that a number of main modification to paragraphs 5.3.11 and 5.3.12 

and to policy BISH4 are required in order to reflect this position, as follows: 

5.3.11  One of the main challenges facing development in Bishop’s Stortford is 
the funding and provision of additional secondary school capacity.  In order to 
enable flexibility and avoid jeopardising opportunities for successful resolution 
of the school sites issues, land has been reserved for an additional secondary 
school at land adjacent to Patmore Close off Hadham Road. The 2007 Local 
Plan reserved land south of Hadham Road for the provision of a secondary 
school until such time that alternative provision was secured.  A six-form entry 
secondary school will now be delivered as part of the Bishop’s Stortford North 
development. 

5.3.12  Designated for this purpose in the 2007 Local Plan, part of this site was 
granted permission for 163 homes in 2014, on the condition that the County 
Council confirms it is the legal owner of the proposed secondary school site 
provided as part of the second phase of the Bishop’s Stortford North 
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development within ASRs 3 and 4.  As detailed planning permission has yet to 
be secured for this second phase of development, the delivery of the secondary 
school is currently uncertain.    Therefore, this site will be retained for a 
secondary school until detailed planning permission is granted for the delivery 
of the Bishop’s Stortford North secondary school and the County Council is able 
to fulfil the above condition.  Outline permission has recently been granted on 
appeal for the delivery of 247 homes on this site.  However, it is considered 
appropriate to maintain a policy to guide the anticipated detailed application/s. 

 

Policy BISH4: Reserve Secondary School Site, Land South of Hadham 
Road 

I. The Reserve Secondary School Site, Hadham Road will only be released for 
residential development if sufficient additional secondary school capacity is 
provided within the Bishop’s Stortford North development. 

II. In the event that the site comes forward for non-educational development, 
163 Land South of Hadham Road is allocated to accommodate at least 247 
new homes will be provided between 2022 2017and 2027 in line with the 
approved planning application 3/14/2144/OP. 

II. Prior to the submission of any planning application, a Masterplan will be 
collaboratively prepared, involving site promoters, landowners, East Herts 
Council, Hertfordshire County Council, Bishop’s Stortford Town Council, and 
other key stakeholders.  This document will further be informed by public 
participation in the process. 

III. The development is expected to address the following provisions and 
issues: 

(a) a range of dwelling type and mix, in accordance with the full provisions of 
Policy HOU1 (Type and Mix of Housing); 

(b) Affordable Housing in accordance with Policy HOU3 (Affordable 
Housing); 

(c) retention and enhancement of public rights of way the outdoor playing 
pitches in the western parcel of the site for community purposes, providing 
connections to neighbouring residential areas where possible. Skelleys 
Wood in the south of the site will be retained and connections made between 
it and the site through buffer planting, tree-lined streets and it will be subject 
to appropriate management.  

(d) necessary utilities, including integrated communications infrastructure to 
facilitate home-working, and upgrades to the localised sewerage network; 

(e) sustainable drainage and provision for flood mitigation; 



5 

 

(f) access arrangements and wider strategic and local highways mitigation 
measures; 

(g) sustainable transport measures which encourage  walking and cycling, 
and enhanced passenger transport services; 

(h) public amenity green space and play areas; 

(i) the delivery of all other necessary on-site and appropriate off-site 
infrastructure; 

(j) other policy provisions of the District Plan, Bishop’s Stortford Town 
Council’s Neighbourhood Plan for Silverleys and Meads Wards and any 
other relevant matters, as appropriate. 

 
6. Next Steps 
 
6.1 The next steps are for the Local Planning Authority and future Developer/s to 

produce a collaboratively prepared masterplan which will establish the 
principles of development on the site and underpin subsequent Reserved 
Matters applications.   

 
 
 
Signed on behalf of East Herts Council:  
 

 

 
 

Claire Sime, Planning Policy Manager 
 
 
 
Signed on behalf of Hertfordshire County Council: 
 

 
 
 
Trevor Mose, Assistant Director Property (Interim) 
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