
ITEM NO: 
Location: Land Adjacent And To The East Of McDonalds 

Restaurant
Baldock Road
Royston
Hertfordshire
SG8 9NT

Applicant: Redrow

Proposal: Approval for the reserved matters (appearance, 
landscaping, layout and scale) for 279 dwellings and 
associated works (permission in outline granted under 
16/00378/1).  As amended by drawings received 
16.09.2019

Ref. No: 19/00386/RM

Officer: Richard Tiffin

Date of expiry of statutory period:  21st May 2019

Reason for Delay 

Committee cycle, negotiations and amended proposals

1.0 Reason for Referral to Committee 

1.1 Members will recall that this application was deferred from consideration at the 
meeting of the Committee on 22nd August 2019 (the original report is attached at 
Appendix A) in order that the applicant be invited to re-design the proposed three 
storey block at the western end of the site. Failing an agreement on the part of the 
applicant to re-visit the design, officers were given delegated authority to refuse 
permission.

2.0 Relevant History

2.1 See Appendix A 

3.0 Policies

3.1 See Appendix A 

4.0 Representations

4.1 All representations received in response to the planning application as presented to 
the Committee on 22nd August are set out in Appendix A.  

4.2 A new site notice was posted on site on the 20th September. No further 
representations have been received.       



5.0 Discussion 

5.1 The key issues for consideration with the revised proposals centre on whether the 
amended design of the large flatted apartment building at the western end of the 
site near the McDonalds restaurant is now acceptable.

5.2 As Members will be aware, the originally specified building comprised a large three 
storey building which the Committee deemed would be incongruous in this ‘gateway’ 
location. The applicant has addressed this concern by replacing the one large building 
previously specified with two smaller units, thus breaking up the massing at this 
relatively prominent end of the site. The applicant’s design rationale in addressing the 
Committee’s concerns is attached as Appendix B.

5.3 I consider that the move away from one monolithic building mass in favour of two 
smaller units would acceptably address the expressed concerns of Members

6.0 Conclusion

6.1 The applicant has made significant changes to the design which Members will now 
consider. At the time of writing this report the internal road layout issues were still 
being finalised and this being the case the recommendation remains as set out in 
the last report (Appendix A).

7.0 Legal Implications

7.1 In making decisions on applications submitted under the Town and Country 
Planning legislation, the Council is required to have regard to the provisions of the 
development plan and to any other material considerations.  The decision must be 
in accordance with the plan unless the material considerations indicate otherwise.  
Where the decision is to refuse or restrictive conditions are attached, the applicant 
has a right of appeal against the decision.

8.0 Recommendation

8.1 Members resolve to GRANT permission subject to the following conditions and to the 
satisfactory resolution of the minor layout issues identified by the Highway Authority. I 
would also recommend that this Committee further resolve that officers be able to 
REFUSE planning permission (under delegated powers) if these highway issues are 
not satisfactorily resolved before the currently agreed extension date of the 30th 
October 2019 or any such extension date that may be otherwise agreed with your 
officers by the applicant.

 1. The development hereby permitted shall be carried out wholly in accordance with the 
details specified in the application and supporting approved documents and plans 
listed above.

Reason: To ensure the development is carried out in accordance with details which 
form the basis of this grant of permission.



 2. Details and/or samples of materials to be used on all external elevations and the roof 
of the development hereby permitted shall be submitted to and approved in writing by 
the Local Planning Authority before the development is commenced above slab and 
the approved details shall be implemented on site.

Reason: To ensure that the development will have an acceptable appearance which 
does not detract from the appearance and character of the surrounding area.

 3. The approved details of landscaping shall be carried out before the end of the first 
planting season following either the first occupation of any of the buildings or the 
completion of the development, whichever is the sooner; and any trees or plants 
which, within a period of 5 years from the completion of the development, die, are 
removed or become seriously damaged or diseased, shall be replaced during the next 
planting season with others of similar size and species, unless the Local Planning 
Authority agrees in writing to vary or dispense with this requirement.

Reason: To safeguard and enhance the appearance of the completed development 
and the visual amenity of the locality.

 4. The Tree Management Plan (ref TEP ref 6869.002) shall be implemented in full   prior 
to first occupation of the development hereby approved unless otherwise agreed in 
writing by the local planning authority.  The trees subject of the Management Plan and 
the wider site landscape will be managed in accordance with the plan and approved 
landscape details in perpetuity.

Reason: To safeguard and enhance the appearance of the completed development 
and the visual amenity of the locality.

 5. Notwithstanding the agreed boundary treatments,,  details of enclosures around the 
proposed SuDS features and along the sites boundary with the railway line shall be 
submitted to and approved by the planning authority. These details shall be 
accompanied by evidence that the applicant has agreed the details with Network Rail 
and that any fencing around SuDS features is specified in accordance with best 
practice and supported by a safety assessment.

Reason: To safeguard residents of the new dwellings and the operation of the railway.

 6. No development shall commence until further details of the circulation route for refuse 
collection vehicles have been submitted to the local planning authority and approved 
in writing. The required details shall include a full construction specification for the 
route, and a plan defining the extent of the area to which that specification will be 
applied. No dwelling forming part of the development shall be occupied until the 
refuse vehicle circulation route has been laid out and constructed in accordance with 
the details thus approved, and thereafter the route shall be maintained in accordance 
with those details.

Reason: To facilitate refuse and recycling collections.



 7. Where new lighting is to be erected adjacent to the operational railway the potential 
for train drivers to be dazzled must be eliminated.  In addition the location and colour 
of lights must not give rise to the potential for confusion with the signalling 
arrangements on the railway. Detail of any external lighting shall be submitted to and 
approved by the Local Planning Authority in conjunction with Network rail prior to the 
installation of any lighting associated with construction or the final development.

Reason: To safeguard the safe operation of the railway.

 8. Prior to occupation, each of the residential properties with a garage or alternative 
dedicated car parking space shall incorporate an Electric Vehicle (EV) ready domestic 
charging point.

Reason: To contribute to the objective of providing a sustainable transport network 
and to provide the necessary infrastructure to help off-set the adverse impact of the 
operational phase of the development on local air quality.

Proactive Statement

Planning permission has been granted for this proposal.  The Council acted 
proactively through positive engagement with the applicant during the determination 
process which led to improvements to the scheme.  The Council has therefore acted 
proactively in line with the requirements of the Framework (paragraph 38) and in 
accordance with the Town and Country Planning (Development Management 
Procedure) (England) Order 2015.

Informative/s:

 Waste

Flats:

Doors to bin stores should be sufficient in widths to allow the movement of bins at 
their widest and prevent entrapment of limbs. This is likely to be a minimum of 20cm 
in addition to the widest bin contained in the bin store.
Walls and doors should have protection strips to prevent damage and a mechanism 
for holding doors open should be available.
Doors should ideally be keypad entry or standard fire brigade keys. We do not 
support the use of electronic key fobs.
Roller shutters on bin stores can be considered to save space however the additional 
noise impacts should be considered.
Dropped kerbs should be provided to allow for ease of movement of bins to the 
collection vehicle and the pathway should be 1.5m in width taking the most direct 
route avoiding passing parked cars.
We do not advise the use of bin compactors, as they often cause excessive damage 
to bins or cause waste to get stuck inside bins. If bin compactors are used on site you 
should advise your waste collection contractor.
Bins in communal bin stores should be manoeuvrable to the refuse collection vehicle 
without the need to move other bins.
For flats, bins should be ordered direct from the Council's contractor 10 weeks in 
advance of first occupation to ensure they arrive in time for the first residents moving 
in.



Pull distances to the collection vehicle should not exceed 15m in accordance with 
BS5906:2005.
General:
Separate internal storage provision for waste should be provided in kitchen areas to 
support the recycling of different waste streams to support the National Planning 
Policy for Waste's requirements to support driving waste up the waste hierarchy.
The surface to the collection point should be uninterrupted, level with no gravel or 
similar covering, and have a width to enable the easy passage of wheeled bins.  For 
two-wheeled bins this should be 1 metre, for four-wheeled bins this should be 1.5 
metres wide (including doorways), with a maximum gradient of 1:12.
It is noted that in many areas residents are expected to pull bins past parking bays. 

This is not recommended and often leads to bins being left out on the pavements or 
grassed areas.
Storage areas should be conveniently located with easy access for residents - 
residents should not have to take their waste and recycling more than 30metres to a 
bin storage area, or take their waste receptacles more than 25metres to a collection 
point, (usually kerbside) in accordance with Building Regulations Approved Document 
H Guidance.

Consideration should be given to parking arrangements alongside or opposite the 
access to individual streets. If car parking is likely in the vicinity of junctions then 
parking restrictions may be required to ensure access is not inhibited.
For infill applications consideration should be given to parking arrangements 
alongside or opposite the access to the site. If car parking is currently permitted the 
consideration of parking restrictions may be required to ensure access is not inhibited.
For houses, bins should be ordered direct from the Council's contractor 2 weeks in 
advance of first occupation to ensure they arrive in time for the first residents moving 
in.
Pull distances from the storage point to the collection point should not be within close 
proximity to parked cars.
The gravel drive makes pulling bins difficult and consideration should be given to 
whether this surface is the most suitable or whether bins stored closer to the 
collection point would be more preferable.
The applicant should note that collections occur from the kerbside and residents will 
be required to present their bins in this location on collection day.

Network Rail

Security of Mutual Boundary

Security of the railway boundary will need to be maintained at all times. If the works 
require temporary or permanent alterations to the mutual boundary the applicant must 
contact Network Rail's Asset Protection Project Manager. 

Method Statements/Fail Safe/Possessions

Method statements may require to be submitted to Network Rail's Asset Protection 
Project Manager at the below address for approval prior to works commencing on 
site.  This should include an outline of the proposed method of construction, risk 
assessment in relation to the railway and construction traffic management plan. 
Where appropriate an asset protection agreement will have to be entered into. Where 
any works cannot be carried out in a "fail-safe" manner, it will be necessary to restrict 



those works to periods when the railway is closed to rail traffic i.e. "possession" which 
must be booked via Network Rail's Asset Protection Project Manager and are subject 
to a minimum prior notice period for booking of 20 weeks. Generally if 
excavations/piling/buildings are to be located within 10m of the railway boundary a 
method statement should be submitted for NR approval.

OPE

Once planning permission has been granted and at least six weeks prior to works 
commencing on site the Asset Protection Project Manager (OPE) MUST be 
contacted, contact details as below. The OPE will require to see any method 
statements/drawings relating to any excavation, drainage, demolition, lighting and 
building work or any works to be carried out on site that may affect the safety, 
operation, integrity and access to the railway. 

Asset Protection Project Manager

Network Rail (London North Eastern)
Floor 3B
George Stephenson House
Toft Green
York 
Y01 6JT

ENCROACHMENT

The developer/applicant must ensure that their proposal, both during construction, 
and after completion of works on site, does not affect the safety, operation or integrity 
of the operational railway, Network Rail and its infrastructure or undermine or damage 
or adversely affect any railway land and structures. There must be no physical 
encroachment of the proposal onto Network Rail land, no over-sailing into Network 
Rail air-space and no encroachment of foundations onto Network Rail land and soil. 
There must be no physical encroachment of any foundations onto Network Rail land. 
Any future maintenance must be conducted solely within the applicant's land 
ownership. Should the applicant require access to Network Rail land then must seek 
approval from the Network Rail Asset Protection Team. Any unauthorised access to 
Network Rail land or air-space is an act of trespass and we would remind the council 
that this is a criminal offence (s55 British Transport Commission Act 1949). Should 
the applicant be granted access to Network Rail land then they will be liable for all 
costs incurred in facilitating the proposal.

Trees/Shrubs/Landscaping

We note the content of the planting plans submitted and it appears that the species 
proposed along the railway boundary meet with our requirements.  Should plans be 
changed at any point, we would advise the developer of our landscaping 
requirements as follows;

Where trees/shrubs are to be planted adjacent to the railway boundary these shrubs 
should be positioned at a minimum distance greater than their predicted mature 
height from the boundary.  Certain broad leaf deciduous species should not be 
planted adjacent to the railway boundary. We would wish to be involved in the 
approval of any landscaping scheme adjacent to the railway.  Where landscaping is 
proposed as part of an application adjacent to the railway it will be necessary for 



details of the landscaping to be known and approved to ensure it does not impact 
upon the railway infrastructure. Any hedge planted adjacent to Network Rail's 
boundary fencing for screening purposes should be so placed that when fully grown it 
does not damage the fencing or provide a means of scaling it.  No hedge should 
prevent Network Rail from maintaining its boundary fencing. Lists of trees that are 
permitted and those that are not permitted are provided below and these should be 
added to any tree planting conditions: 

Acceptable:  

Birch (Betula), Crab Apple (Malus Sylvestris), Field Maple (Acer Campestre), Bird 
Cherry (Prunus Padus), Wild Pear (Pyrs Communis), Fir Trees - Pines (Pinus), 
Hawthorne (Cretaegus), Mountain Ash - Whitebeams (Sorbus), False Acacia 
(Robinia), Willow Shrubs (Shrubby Salix), Thuja Plicatat "Zebrina"
Not Acceptable:         

Acer (Acer pseudoplantanus), Aspen - Poplar (Populus), Small-leaved Lime (Tilia 
Cordata),  Sycamore - Norway Maple (Acer), Horse Chestnut (Aesculus 
Hippocastanum), Sweet Chestnut (Castanea Sativa), Ash (Fraxinus excelsior), Black 
poplar (Populus nigra var, betulifolia), Lombardy Poplar (Populus nigra var, italica), 
Large-leaved lime (Tilia platyphyllos), Common line (Tilia x europea)

A comprehensive list of permitted tree species is available upon request.


