
NORTH HERTFORDSHIRE DISTRICT COUNCIL

DECISION NOTICE

Correspondence Address: Applicant:
Ceres Property
Council Offices
London Road
Saffron Walden
CB11 4ER
FAO:  Mr David Fletcher

Countryside Properties (UK) Limited And 
Sir Francis Newman

PARTICULARS OF DEVELOPMENT

Application: 24/01013/HYA

Proposal: Hybrid application for residential development of up to 325 
dwellings comprising (a) full planning application for Phase 1 
comprising 106 dwellings and associated infrastructure 
including access from Newmarket Road, emergency and 
pedestrian/cycle access from Burloes Hall  Drive, internal 
highways, public open space, landscaping and drainage and 
b) outline application for up to 219 dwellings and associated 
infrastructure with all matters reserved apart from primary 
means of access and emergency and pedestrian/cycle access 
from Burloes Hall Drive.

Location: Land Surrounding Burloes Cottages, Newmarket Road, 
Royston, Hertfordshire, 

Plan Nos: See conditions.  

PARTICULARS OF DECISION



In pursuance of its powers under the above Act and the associated Orders and 
Regulations, the Council hereby GRANT PERMISSION for the development proposed by 
you in your application received with sufficient particulars on 21 May 2024, subject to the 
following condition(s):

Biodiversity Net Gain

 1. The effect of paragraph 13 of Schedule 7A to the Town and Country Planning Act 
1990 is that planning permission granted for the development of land in England is 
deemed to have been granted subject to the condition "(the biodiversity gain 
condition") that development may not begin unless:
(a) a Biodiversity Gain Plan has been submitted to the planning authority, and
(b) the planning authority has approved the plan. 
The planning authority, for the purposes of determining whether to approve a 
Biodiversity Gain Plan if one is required in respect of this permission would be 
North Hertfordshire District Council.
There are statutory exemptions and transitional arrangements which mean that 
the biodiversity gain condition does not always apply
(https://www.gov.uk/guidance/biodiversity-net-gain-exempt-developments ). 
Based on the information available this permission is considered to be one which 
will require the approval of a biodiversity gain plan before development is begun 
because none of the statutory exemptions or transitional arrangements are 
considered to apply.  
The permission which has been granted has the effect of requiring or permitting 
the development to proceed in phases. The modifications in respect of the 
biodiversity gain condition which are set out in Part 2 of the Biodiversity Gain 
(Town and Country Planning) (Modifications and Amendments) (England) 
Regulations 2024 apply. 
In Summary: Biodiversity gain plans are required to be submitted to, and approved 
by, the planning authority before development may begin (the overall plan) and 
before each phase of development may begin (phase plans).

Planning Conditions

 1. 'Development Parcel' means a phase or part of the development excluding the full 
details as part of this hybrid application and Enabling and Associated Works. For 
instance, this would include another phase or part of the development. 

'Enabling and Associated Works' means the preparation of a site in readiness for 
the first stage of development: this includes (i) surveying, (ii) environmental and 
hazardous substance testing and sampling (including the making of trial 
boreholes, sampling and test pits in connection with such testing) (iii) soil tests, (iv) 
pegging out, (v) tree protection, (vii) ecological survey and mitigation works, and 
(vii) archaeological investigation. 

 2. The development hereby permitted shall be begun before the expiration of 3 years 
from the date of this permission. 



Reason: To comply with the provisions of Section 91 of the Town and Country 
Planning Act 1990 as amended by Section 51 of the Planning and Compulsory 
Purchase Act 2004.

 3. The development hereby permitted for phase 1 shall be carried out strictly in 
accordance with the details specified in the application and supporting approved 
documents and plans listed

ROY01-MCB-ZZ-ZZ-DR-A-0210-D5-P2-Site Location Plan Phase 1
ROY01-MCB-ZZ-ZZ-DR-A-0230-D5-P5-Site Layout Plan
ROY01-MCB-ZZ-ZZ-DR-A-0231-D5-P3-External Materials and Boundaries Plan
ROY01-MCB-ZZ-ZZ-DR-A-0232-D5-P3-Surfacing Material Plan
ROY01-MCB-ZZ-ZZ-DR-A-0233-D5-P6-Affordable Tenure Plan 22 per cent
ROY01-MCB-ZZ-ZZ-DR-A-0234-D5-P3-Refuse Strategy Plan 
ROY01-MCB-ZZ-ZZ-DR-A-0235-D5-P3-Parking Strategy Plan
23324-MA-XX-XX-DR-C-0103 P05 General Arrangement proposed site access
23324-MA-XX-XX-DR-C-0130 P04 Visibility splays
23324-MA-XX-XX-DR-C-7003 P02 Swept Path Analysis - single decker bus
23324-MA-XX-XX-DR-C-7002 P02 Swept Path Analysis - refuse vehicle
ROY01-LLA-P1-GF-DR-L-0101 P04 Detailed Hard Landscape Proposals
ROY01-LLA-P1-GF-DR-L-0102 P04 Detailed Hard Landscape Proposals
ROY01-LLA-P1-GF-DR-L-0103 P04 Detailed Hard Landscape Proposals
ROY01-LLA-P1-GF-DR-L-0104 P04 Detailed Hard Landscape Proposals
ROY01-LLA-P1-GF-DR-L-0105 P04 Detailed Hard Landscape Proposals
ROY01-LLA-P1-GF-DR-L-0106 P05 Detailed Hard Landscape Proposals
ROY01-LLA-P1-GF-DR-L-0201 P03 Detailed Planting Proposals  
ROY01-LLA-P1-GF-DR-L-0202 P03 Detailed Planting Proposals  
ROY01-LLA-P1-GF-DR-L-0203 P03 Detailed Planting Proposals  
ROY01-LLA-P1-GF-DR-L-0204 P03 Detailed Planting Proposals  
ROY01-LLA-P1-GF-DR-L-0205 P03 Detailed Planting Proposals  
ROY01-LLA-P1-GF-DR-L-0206 P04 Detailed Planting Proposals  
ROY01-LLA-P1-GF-DR-L-0301_P01 Landscape Specification
ROY01-LLA-P1-XX-RP-L-0601_P02 Landscape Management Plan
ROY01-LLA-ZZ-ZZ-DR-L-0001_P04 Landscape Masterplan
2307-831-ST100D DRAINAGE STRATEGY PHASE 1
2307-831-ST101D EXCEEDANCE FLOW PHASE 1
2307-831-ST110D LEVEL STRATEGY Sheet 1
2307-831-ST111F LEVEL STRATEGY Sheet 2
2307-831-ST112D LEVEL STRATEGY Sheet 3
2307-831-ST130D ROAD SETTING OUT PHASE 1 
2307-831-ST138D SECTION 38 LAYOUT PHASE 1 
2307-831-ST139D SECTION 38 LINE MARKINGS PHASE 1 
2307-831-ST200 RESTING PLACES RESTING PLACES 
2307-831-ST100 SPINE ROAD RESTING PLACES
ROY01-MCB-ZZ-ZZ-DR-A-0300-D5-P01-234_V3 House type
ROY01-MCB-ZZ-ZZ-DR-A-0301-D5-P01-234 Side Patio_V3 House type
ROY01-MCB-ZZ-ZZ-DR-A-0302-D5-P01-242_V3 House type
ROY01-MCB-ZZ-ZZ-DR-A-0303-D5-P01-341_V1 House type
ROY01-MCB-ZZ-ZZ-DR-A-0304-D5-P01-341_V3 House type
ROY01-MCB-ZZ-ZZ-DR-A-0305-D5-P01-351_V1 House type
ROY01-MCB-ZZ-ZZ-DR-A-0306-D5-P01-351_V2 House type
ROY01-MCB-ZZ-ZZ-DR-A-0307-D5-P01-351_V3 House type
ROY01-MCB-ZZ-ZZ-DR-A-0308-D5-P01-354_V1 House type



ROY01-MCB-ZZ-ZZ-DR-A-0309-D5-P01-354_V3 House type
ROY01-MCB-ZZ-ZZ-DR-A-0310-D5-P01-461_K1 House type
ROY01-MCB-ZZ-ZZ-DR-A-0311-D5-P01-461_V1 House type
ROY01-MCB-ZZ-ZZ-DR-A-0312-D5-P01-461_V2 House type
ROY01-MCB-ZZ-ZZ-DR-A-0313-D5-P01-461_V3 House type
ROY01-MCB-ZZ-ZZ-DR-A-0314-D5-P01-462_K2 House type
ROY01-MCB-ZZ-ZZ-DR-A-0315-D5-P01-462_V3 House type
ROY01-MCB-ZZ-ZZ-DR-A-0316-D5-P01-466_K2 House type
ROY01-MCB-ZZ-ZZ-DR-A-0317-D5-P01-466_V1 House type
ROY01-MCB-ZZ-ZZ-DR-A-0318-D5-P01-466_V3 House type
ROY01-MCB-ZZ-ZZ-DR-A-0319-D5-P01-467_K1 House type
ROY01-MCB-ZZ-ZZ-DR-A-0320-D5-P01-467_K2 House type
ROY01-MCB-ZZ-ZZ-DR-A-0321-D5-P01-467_V2 House type
ROY01-MCB-ZZ-ZZ-DR-A-0322-D5-P01-467_V3 House type
ROY01-MCB-ZZ-ZZ-DR-A-0323-D5-P01-581_K1 House type
ROY01-MCB-ZZ-ZZ-DR-A-0324-D5-P01-581_V3 House type
ROY01-MCB-ZZ-ZZ-DR-A-0325-D5-P01-AF1 and AF2 Maisonettes_V3 House 
type
ROY01-MCB-ZZ-ZZ-DR-A-0330-D5-P01-Garages 
ROY01-MCB-ZZ-ZZ-DR-A-0331-D5-P01-Sales garage
ROY01-MCB-ZZ-ZZ-DR-A-0332-D5-P01-Hipped Garages

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

 4. Details and/or samples of materials to be used in phase 1 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 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 
and to comply with Policy D1 of the North Hertfordshire Local Plan 2011 to 2031.

 5. Notwithstanding the approved plans, prior to commencement above slab level, full 
details of soft and hard landscaping will be submitted to and approved in writing by 
the Local Planning Authority. Details will include: 

Soft Landscape:
a) Details of trees, hedgerows, habitats, ponds and other natural features it is 
proposed to retain or remove and details of how they will be protected during the 
construction phase. Such a scheme will comply with the provisions of BS5837 and 
BS3998. The approved scheme for the protection of the existing trees shall be 
implemented BEFORE DEVELOPMENT COMMENCES on the relevant 
development phase and be maintained in full until the development within that 
phase has been completed.
b) Full details of planting plans and written specifications, including cultivation 
proposals for maintenance and management associated with plant and grass 
establishment, details of the mix, size, distribution, density and levels of all 
trees/hedges/shrubs to be planted and the proposed time of planting. The planting 
plan shall use botanic names to avoid misinterpretation. The plans should include 
a full schedule of plants; 



c) 1:100 plans (or at a scale otherwise agreed) with cross-sections of mounding, 
ponds, ditches and swales and proposed treatment of the edges and perimeters of 
each development phase; 
d) The landscape treatment of roads; 
e) A specification for the establishment of trees within hard landscaped areas 
including details of space standards (distances from buildings etc.), tree pit details 
and details of the species, number and spacing of trees and shrubs; 
f) The planting and establishment of structural landscape to be provided in 
advance of all or specified parts of the site as appropriate; 
g) Full details of any proposed alterations to existing watercourses/drainage 
channels and details of any water features; 

No subsequent alterations to the approved landscape details are to take place 
unless submitted to and approved in writing by the Local Planning Authority. The 
landscape within each Development Parcel shall be implemented in accordance 
with the approved landscape details for that Development Parcel or Strategic 
Engineering and Landscape Element. 

Reason: In the interests of the amenity of residents and to ensure that a detailed 
approach to the development of the built-up area (or parcels thereof) is agreed, in 
order to safeguard the setting of the site and its surroundings, and to ensure a 
suitable relationship and integration of the built development with its surroundings 
in accordance with NHLP Policy NE4. 

 6. Notwithstanding the approved plans, prior to commencement above slab level, full 
details of hard landscaping will be submitted to and approved in writing by the 
Local Planning Authority. Details will include:  

Hard Landscape:
a) Full details, including cross-sections, of all bridges and culverts; 
b) The location and specification of minor artefacts and structures, including 
furniture, refuse or other storage units, signs and lighting columns/brackets; 
c) 1:200 plans (or at a scale otherwise agreed) including cross sections, of roads, 
paths and cycleways; and 
d) Details of all hard surfacing materials (size, type and colour). 

No subsequent alterations to the approved landscape details are to take place 
unless submitted to and approved in writing by the Local Planning Authority. The 
landscape within each Development Parcel shall be implemented in accordance 
with the approved landscape details for that Development Parcel or Strategic 
Engineering and Landscape Element. 

Reason: In the interests of the amenity of residents and to ensure that a detailed 
approach to the development of the built-up area (or parcels thereof) is agreed, in 
order to safeguard the setting of the site and its surroundings, and to ensure a 
suitable relationship and integration of the built development with its surroundings 
in accordance with NHLP Policy NE4.



 7. Prior to the commencement of the development above slab level, notwithstanding 
the details approved via condition 2 in-so-far as it relates to phase 1, in relation to 
hard and soft landscaping, and, full details of a comprehensive hard and soft 
landscaping details (including planting details) and all boundary treatments 
pertaining to land surrounding the proposed sub-station shall be submitted to and 
approved in writing by the Local Planning Authority. 

The soft landscaping / planting details approved pursuant to this condition shall be 
carried out before the end of the first planting season following either the 
occupation of the (first) dwelling 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 ensure the development is comprehensively landscaped in the 
interests of visual amenity.  Local Plan Policies D1 and N2.

 8. Prior to the commencement of the development hereby approved, notwithstanding 
the drawings approved via condition 2 in-so-far as it relates to phase 1, full details 
in regard locations, lengths, depths, and treatments of retaining walls throughout 
the phase of development will be submitted to and approved in writing by the local 
planning authority. The details approved via this condition shall then be 
implemented prior to the occupation of each dwelling affected.

Reason: To ensure that the development will have an acceptable appearance 
which does not detract from the appearance and character of the surrounding 
area, and protect the amenities of future residents, in accordance with Policy D1 of 
the North Hertfordshire Local Plan 2011 to 2031.

 9. Notwithstanding the submitted Energy and Sustainability Statement, prior to 
commencement above slab level an updated Energy and Sustainability Statement 
for phase 1 shall be submitted to the Local Planning Authority for approval in line 
with the nine themes of the Sustainability SPD. The approved measures must be 
implemented on site for each dwelling hereby approved prior to its first occupation 
and thereafter retained. 

Reason To reduce carbon dioxide emissions and promoting principles of 
sustainable construction and the efficient use of buildings in accordance with the 
Sustainability SPD 2024 and North Hertfordshire Local Plan Policies SP9 and D1. 

10. Prior to the installation of any lighting, a lighting design strategy for biodiversity for 
the site, or each development parcel thereof, shall be submitted to and approved 
in writing by the local planning authority. The strategy shall; 
a) identify those areas/features on site to which bats and other nocturnal species 
are particularly sensitive and that are likely to cause disturbance in or around their 
breeding sites and resting places, or along important routes used to reach key 
areas of their territory, for example, for foraging, and: 
b) show how and where external lighting will be installed (through the provision of 
appropriate lighting contour plans and technical specifications) so that it can be 
clearly demonstrated that areas to be lit will not disturb or prevent the above 
species using their territory or having access to their breeding sites and resting 



places. All external lighting shall be installed in accordance with the specifications 
and locations set out in the strategy, and these shall be maintained thereafter in 
accordance with the strategy. Under no circumstances should any other external 
lighting be installed without prior consent from the local planning authority.

Reason: To ensure development is ecologically sensitive and secures biodiversity 
enhancements in accordance with the North Herts Local Plan policy NE4.

11. No development above slab level shall take place until an Ecological 
Enhancement Plan (EEP) for the site, or each development parcel, for the creation 
of new wildlife features including integrated bird/bat and bee boxes in 
buildings/structures, where heights allow swift bricks should be used, together with 
hedgehog holes in boundary features has been submitted to and approved in 
writing by the local planning authority.  

Reason: To ensure development is ecologically sensitive and secures biodiversity 
enhancements in accordance with the North Herts Local Plan policy NE4.

12. Development shall not commence until a detailed construction phase surface 
water management plan for the site has been submitted to and approved in writing 
by the Local Planning Authority. The scheme shall subsequently be carried out in 
accordance with the approved details. 

Reason: To ensure that the construction of the site does not result in any flooding 
both on and off site and that all Surface water Drainage features are adequately 
protected.

13. Prior to the first occupation of the development hereby permitted, details of the 
location of the EVCP for each residential dwelling shall be submitted and 
approved in writing by the local planning authority. The approved EVCP will be 
installed and active (ready to use) prior to the residential units first occupation and 
shall thereafter be permanently retained.

Reason: To ensure construction of a satisfactory development and to promote 
sustainable development in accordance with Policies 5, 19 and 20 of 
Hertfordshire's Local Transport Plan (adopted 2018).

14. Prior to the occupation of any dwelling, a scheme for the parking of cycles 
including details of the design, level and siting shall be submitted to and approved 
in writing by the Local Planning Authority. The approved scheme shall be fully 
implemented before the development is first occupied and thereafter retained in 
perpetuity for this purpose.

Reason: To ensure the provision of cycle parking that meets the needs of 
occupiers of the proposed development and in the interests of encouraging the 
use of sustainable modes of transport in accordance with Policies 1, 5 and 8 of 
Hertfordshire's Local Transport Plan (adopted 2018) NHLP Policy T1. 



15. Application for approval of the reserved matters for phase 2 shall be made to the 
Local Planning Authority before the expiration of 3 years from the date of this 
permission, and the development hereby permitted shall be begun before the 
expiration of 2 years from the date of approval of the first of the reserved matters 
to be approved. 

Reason: To comply with the provisions of Section 92 of the Town and Country 
Planning Act 1990 as amended by Section 51 of the Planning and Compulsory 
Purchase Act 2004.

16. The development hereby permitted shall be carried out strictly in accordance with 
the parameter plans listed below, together with the reserved matters approved by 
the Local Planning Authority, or with minor modifications of those details or 
reserved matters which previously have been agreed in writing by the Local 
Planning Authority as being not materially different from those initially approved:
ROY01-MCB-ZZ-ZZ-DR-A-0205-D5-P2 Location Plan
ROY01-MCB-ZZ-ZZ-DR-A-0206-D5-P1 Site Plan
ROY01-MCB-ZZ-ZZ-DR-A-0150-D5-P3 Developable Area Parameter Plan
ROY01-MCB-ZZ-ZZ-DR-A-0151-D5-P4 Access Parameter Plan

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

17. The development hereby permitted shall be carried out broadly in accordance with 
the framework plans listed below, together with the reserved matters approved by 
the Local Planning Authority, or with minor modifications of those details or 
reserved matters which previously have been agreed in writing by the Local 
Planning Authority as being not materially different from those initially approved:
ROY01-MCB-ZZ-ZZ-DR-A-0153-D5-P1 Green and Blue Framework Plan
ROY01-MCB-ZZ-ZZ-DR-A-0154-D5-P1 Play Framework Plan
ROY01-MCB-ZZ-ZZ-DR-A-0155-D5-P1 Built Form Framework Plan
ROY01-MCB-ZZ-ZZ-DR-A-0156-D5-P2 Movement Framework Plan
ROY01-MCB-ZZ-ZZ-DR-A-0157-D5-P1 Phasing Framework Plan

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

18. Prior to or concurrent with the submission of the first Reserved Matters 
application, and any subsequent Reserved Matters applications, a Masterplan 
Compliance Statement shall be submitted to and approved in writing by the Local 
Planning Authority. The Masterplan Compliance Statement shall provide detailed 
explanation of how the proposal accords with the Masterplan framework and 
parameter plans and document approved under application reference No. 
24/01013/HYA. Where the proposal does not accord with a specific principle or 
parameter within the approved Masterplan, the Masterplan Compliance Statement 
must provide clear and robust justification for each departure. 

Reason: To ensure that the development as envisaged by the outline application 
is satisfactorily implemented in accordance with Policy SP9 of the North 
Hertfordshire Local Plan.



19. No part of the built development of phase 2 or sub parcel identified on ROY01-
MCB-ZZ-ZZ-DR-A-0157-D5-P1 Phasing Framework Plan hereby permitted shall 
be commenced within a particular development parcel or sub-phase until full 
details of the layout, scale, access (other than main vehicular access), 
appearance and landscaping within the parcel (hereinafter referred to as reserved 
matters) have been submitted to and approved in writing by the Local Planning 
Authority.

Reason: To comply with the requirements of Section 92 of the Town and Country 
Planning Act 1990 and the provisions of the Town and Country Development 
Management Procedure Order 2015 and to ensure high quality urban design and 
co-ordinated development.

20. Notwithstanding the submitted Energy and Sustainability Statement, prior to or 
concurrently with the any application for reserved matters submission an Energy 
and Sustainability Statement shall be submitted to the Local Planning Authority for 
approval in line with the nine themes of the Sustainability SPD. The approved 
measures must be implemented on site for each dwelling hereby approved prior to 
its first occupation and thereafter retained. 

Reason: To reduce carbon dioxide emissions and promoting principles of 
sustainable construction and the efficient use of buildings in accordance with the 
Sustainability SPD 2024 and North Hertfordshire Local Plan Policies SP9 and D1. 

21. No development shall take place (including ground works or vegetation clearance) 
until a Construction Environmental Management Plan (CEMP: Biodiversity), has 
been submitted to and approved in writing by the local planning authority. The 
CEMP (Biodiversity) shall include the following. 
a) Risk assessment of potentially damaging construction activities. 
b) Identification of "buffer zones" both for species and sensitive habitats to be 
informed by up to date surveys. 
c) Practical measures (both physical measures and sensitive working practices) to 
avoid or reduce impacts during construction, may include method statements. 
d) The location and timing of sensitive works to harm to biodiversity features. 
e) The times during construction when specialist ecologists need to be present on 
site to oversee works. 
f) Responsible persons and lines of communication. 
g) The role and responsibilities on site of an ecological clerk of works (ECoW) or 
similarly competent person.
h) Use of protective fences, exclusion barriers and warning signs. 
The approved CEMP shall be adhered to and implemented throughout the 
construction period strictly in accordance with the approved details, unless 
otherwise agreed in writing by the local planning authority.

Reason: To ensure the protection, enhancement and management of biodiversity, 
and to comply with Policy NE4 of the North Hertfordshire Local Plan 2011 to 2031.



22. Prior to commencement on any phase, in accordance with the submitted FRA and 
Drainage Strategy (dated 21 July 2025, REF 2307-831 REV B), detailed designs 
of a surface water drainage scheme incorporating the following measures shall be 
submitted to and agreed with the Local Planning Authority. The approved scheme 
will be implemented prior to the first occupation of the development. The scheme 
shall address the following matters: 
I. Detailed infiltration testing in accordance with BRE Digest 365 (or 
equivalent) along the length and proposed depth of the proposed infiltration 
feature/s. or 
II. If infiltration is proven to be unfavourable, then Greenfield runoff rates for 
the site shall be agreed with the Lead Local Flood Authority. The post 
development runoff rates will be attenuated to the equivalent Greenfield rate for all 
rainfall events up to and including the 1% Annual Exceedance Probability (AEP). 
The discharge location for surface water runoff will be confirmed to connect with 
the wider watercourse network. 
III. Provision of surface water attenuation storage, sized and designed to 
accommodate the volume of water generated in all rainfall events up to and 
including the critical storm duration for the 3.33% AEP (1 in 30 year) and 1% AEP 
(1 in 100) rainfall events (both including allowances for climate change). 
IV. Detailed designs, modelling calculations and plans of the of the drainage 
conveyance network in the: a. 3.33% AEP (1 in 30 year) critical rainfall event plus 
climate change to show no flooding outside the drainage features on any part of 
the site. b. 1% AEP (1 in 100 year) critical rainfall plus climate change event to 
show, if any, the depth, volume and storage location of any flooding outside the 
drainage features, ensuring that flooding does not occur in any part of a building or 
any utility plant susceptible to water (e.g. pumping station or electricity substation) 
within the development. It will also show that no runoff during this event will leave 
the site uncontrolled. 
V. The design of the infiltration basin will incorporate an emergency spillway 
and any drainage structures include appropriate freeboard allowances. Plans to be 
submitted showing the routes for the management of exceedance surface water 
flow routes that minimise the risk to people and property during rainfall events in 
excess of 1% AEP (1 in 100) rainfall event plus climate change allowance. 
VI. Finished ground floor levels of properties are a minimum of 300mm above 
expected flood levels of all sources of flooding (including the ordinary 
watercourses, SuDS features and within any proposed drainage scheme) or 
150mm above ground level, whichever is the more precautionary. 
VII. Details of how all surface water management features to be designed in 
accordance with The SuDS Manual (CIRIA C753, 2015), including appropriate 
treatment stages for water quality prior to discharge. 
VIII. A maintenance and management plan detailing the activities required and 
details of who will adopt and maintain the all the surface water drainage features 
for the lifetime of the development. 

Reason: To prevent flooding in accordance with National Planning Policy 
Framework paragraphs 181,182 and 187 by ensuring the satisfactory 
management of local sources of flooding surface water flow paths, storage and 
disposal of surface water from the site in a range of rainfall events and ensuring 
the SuDS proposed operates as designed for the lifetime of the development. 

23. Prior to commencement of development a detailed Site SuDS Phase plan which 
aligns with the site phasing plan shall be submitted to and approved in writing by 



the Local Planning Authority. This SuDS Phasing plan shall ensure that each 
phase does not exceed the agreed discharge rates for that phase and that source 
control measures are installed within each phase to adequately address the 
phases own surface water runoff. The plan shall ensure that each SuDS 
component is adequately protected throughout the development of the scheme. 
The plan shall show all exceedance routes throughout the site clearance and 
construction of the scheme ensuring flood risk is not increased elsewhere or to the 
site itself and that the site remains safe for all exceedance event flow routes for 
the lifetime of the development during rainfall (i.e. greater than design events or 
during blockage) and how property on and off site will be protected. 

Reason: To ensure that the development achieves a high standard of 
sustainability and ensure the flood risk is adequately addressed for each new 
dwelling and not increased in accordance with NPPF and Policies of North Herts 
Council. 

24. All development shall be constructed in accordance with the submitted and 
approved Flood Risk Assessment (dated 21 July 2025, REF 2307-831 REV B), 
this includes all new residential dwellings to have a finished floor level raised a 
minimum of 300mm above any flood level and 150mm above the surrounding 
proposed ground level unless otherwise first approved in writing by the Local 
Planning Authority. 

Reason: To ensure the flood risk is adequately addressed and not increased in 
accordance with NPPF and Policies of North Herts Council. 

25. Upon completion of the surface water drainage system, including any SuDS 
features, and prior to the first use of the development; a survey and verification 
report from an independent surveyor shall be submitted to and approved in writing 
by the Local Planning Authority. The survey and report shall demonstrate that the 
surface water drainage system has been constructed in accordance with the 
details approved pursuant to condition [LPA to specify numbering]. Where 
necessary, details of corrective works to be carried out along with a timetable for 
their completion, shall be included for approval in writing by the Local Planning 
Authority. Any corrective works required shall be carried out in accordance with 
the approved timetable and subsequently re-surveyed with the findings submitted 
to and approved in writing by the Local Planning Authority. 

Reason: To ensure the flood risk is adequately addressed, not increased and 
users remain safe for the lifetime of the development in accordance with NPPF 
and Policies of North Herts Council.

26. No development approved by this permission (other than that necessary for the 
discharge of this condition) shall be commenced until a Remediation Method 
Statement report has been submitted to and approved by the Local Planning 
Authority. 

This site shall not be occupied, or brought into use, until: (i) All works which form 
part of the Remediation Method Statement report pursuant to the discharge of 
condition (c) above have been fully completed and if required a formal agreement 
is submitted that commits to ongoing monitoring and/or maintenance of the 
remediation scheme. (ii) A Remediation Verification Report confirming that the site 



is suitable for use has been submitted to, and agreed by, the Local Planning 
Authority. 

Any contamination, other than that to be dealt with by virtue of condition (a), 
encountered during the development of this site shall be brought to the attention of 
the Local Planning Authority as soon as practically possible; a scheme to render 
this contamination harmless shall be submitted to and agreed by, the Local 
Planning Authority and subsequently fully implemented prior to the occupation of 
this site. 

Reason: To ensure that any contamination affecting the site is dealt with in a 
manner that safeguards human health, the built and natural environment and 
controlled waters.

27. Prior to the commencement of any roads (excluding the construction access), 
details of a scheme for the provision of fire hydrants to serve the relevant phases 
of the development has been submitted to and approved in writing by the Local 
Planning Authority. Development shall be carried out in accordance with the 
approved details unless otherwise agreed in writing by the Local Planning 
Authority. The provision and installation of fire hydrants, at no cost to the County 
or Fire & Rescue Service.

Reason: To ensure all proposed dwellings have adequate water supplies for in the 
event of an emergency in accordance with North Hertfordshire Local Plan Policies 
SP1 and SP7.

28. No development shall commence on phase 2 or subsequent development parcel 
until full details (in the form of scaled plans and / or written specifications) have 
been submitted to and approved in writing by the Local Planning Authority to 
illustrate the following:
i) Roads, footways.
ii) Cycleways.
iii) Foul and surface water drainage.
iv) Visibility splays
v) Access arrangements
vi) Parking provision in accordance with adopted standard. 
vii) Loading areas.
viii) Turning areas.

Reason: To ensure suitable, safe and satisfactory planning and development of 
the site in accordance with Policy 5 of Hertfordshire's Local Transport Plan 
(adopted 2018).

29. Prior to the first occupation of the development hereby permitted, the vehicular & 
Sustainable Transport Accesses as illustrated on drawing numbers (23324-MA-
XX-XX-DR-C-0103 Rev P05 Sheets 1-4) shall be completed in accordance with 
details/specifications to be submitted to and approved in writing by the Local 
Planning Authority in consultation with the highway authority and thereafter 
implemented and retained. 
Prior to use appropriate arrangements shall be made for surface water to be 
intercepted and disposed of separately so that it does not discharge from or onto 
the highway carriageway.



Reason: To ensure satisfactory access into the site and avoid carriage of 
extraneous material or surface water from or onto the highway in accordance with 
Policy 5 of Hertfordshire's Local Transport Plan (adopted 2018).

30. Prior to the first use of the development hereby permitted, arrangement shall be 
made for surface water from the proposed development to be intercepted and 
disposed of separately so that it does not discharge onto the highway 
carriageway.

Reason: To avoid the carriage of extraneous material or surface water from or 
onto the highway in accordance with Policy 5 of Hertfordshire's Local Transport 
Plan (adopted 2018). 

31. No development shall commence until a Construction Management Plan has been 
submitted to and approved in writing by the Local Planning Authority. Thereafter 
the construction of the development shall only be carried out in accordance with 
the approved Plan: The Construction Management Plan shall include details of:
a. Construction vehicle numbers, type, routing;
b. Access arrangements to the site;
c. Traffic management requirements
d. Construction and storage compounds (including areas designated for car 
parking, loading / unloading and turning areas);
e. Siting and details of wheel washing facilities;
f. Cleaning of site entrances, site tracks and the adjacent public highway;
g. Timing of construction activities (including delivery times and removal of waste) 
and to avoid the hours 08:00-09:15 and 15:00-15:45;
h. Provision of sufficient on-site parking prior to commencement of construction 
activities;
i. Post construction restoration/reinstatement of the working areas and temporary 
access to the public highway;
j. where works cannot be contained wholly within the site a plan should be 
submitted showing the site layout on the highway including extent of hoarding, 
pedestrian routes and remaining road width for vehicle movements;
k. Phasing Plan.

Reason: In order to protect highway safety and the amenity of other users of the 
public highway and rights of way in accordance with Policies 5, 12, 17 and 22 of 
Hertfordshire's Local Transport Plan (adopted 2018).

32. A)  Design Approval
Notwithstanding the details indicated on the submitted drawings, no on-site works 
above slab level shall commence until a detailed scheme for the off-site highway 
improvement works as illustrated on drawing number (23324-MA-XX-XX-DR-C-
0103 Rev P05 Sheets 1-4) have been submitted to and approved in writing by the 
Local Planning Authority in consultation with the Highway Authority.
B)  Implementation / Construction
Prior to the first use of the development hereby permitted, the improvement works 
referred to in part A of this condition shall be completed in accordance with the 
approved details.

Reason: To ensure construction of a satisfactory development and that the 
highway improvement works are designed to an appropriate standard in the 



interest of highway safety and amenity and in accordance with Policy 5, 13 and 21 
of Hertfordshire's Local Transport Plan (adopted 2018).

33. Notwithstanding the submitted Travel Plan, at least 3 months prior to the first 
occupation / use of the approved development a detailed Travel Plan for the site 
shall be submitted to and approved in writing by the Local Planning Authority in 
consultation with the Highways Authority. The approved Travel Plan shall be 
implemented in accordance with the timetable and target contained in therein and 
shall continue to be implemented as long as any part of the development is 
occupied subject to approved modifications agreed by the Local Planning 
Authority in consultation with the Highway Authority as part of the annual review.

Reason: To ensure that sustainable travel options associated with the 
development are promoted and maximised to be in accordance with Policies 3, 5, 
7, 8, 9 and 10 of Hertfordshire's Local Transport Plan (adopted 2018).

Proactive Statement:

 Planning permission has been granted for this proposal.  The Council acted 
proactively through positive engagement with the applicant at the pre-application 
stage and 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:

 1. Please note if, you the Local Planning Authority review the application and decide 
to grant planning permission, notify the us (the Lead Local Flood Authority), by 
email at FRMConsultations@hertfordshire.gov.uk.

 2. 1. INFORMATIVE - Notification of intention to connect 
to the public sewer under S106 of the Water Industry Act Approval and consent 
will be required by Anglian Water, under the Water Industry Act 1991. Contact 
Development Services Team 0345 606 6087 Option 2. 
2. INFORMATIVE - Protection of existing assets - A public sewer is shown on 
record plans within the land identified for the proposed development. It appears 
that development proposals will affect existing public sewers. It is recommended 
that the applicant contacts Anglian Water Development Services Team for further 
advice on this matter. Building over existing public sewers will not be permitted 
(without agreement) from Anglian Water. 
3. INFORMATIVE - Building near to a public sewer - No building will be permitted 
within the statutory easement width of 3 metres from the pipeline without 
agreement from Anglian Water. Please contact Development Services Team on 
0345 606 6087 Option 2. 
4. INFORMATIVE: The developer should note that the site drainage details 
submitted have not been approved for the purposes of adoption. If the developer 
wishes to have the sewers included in a sewer adoption agreement with Anglian 
Water (under Sections 104 of the Water Industry Act 1991), they should contact 
our Development Services Team on 0345 606 6087 Option 2 at the earliest 
opportunity. Sewers intended for adoption should be designed and constructed in 



accordance with the Sewers for Adoption guide for developers, as supplemented 
by Anglian Water's requirements.

 3. Prior to construction the applicant will contact the Hertfordshire Constabulary 
CPDS with a view to seeking to achieve accreditation to the Police preferred 
minimum security standard that is Secured by Design. Reason: To ensure that the 
development is compliant with both National and Local Planning Policies, in 
addition, this will also demonstrate the discharge of obligations under Approved 
Document 'Q' - Security of Building Regulations.

 4. HCC as Highway Authority recommends inclusion of the following Advisory Note 
(AN) / highway informative to ensure that any works within the highway are carried 
out in accordance with the provisions of the Highway Act 1980:
AN1) Extent of Highway: Information on obtaining the extent of public highway 
around the site can be obtained from the HCC website: 
www.hertfordshire.gov.uk/services/highways-roads-and-pavements/changes-to-
your-road/extent-of-highways.aspx
AN2) Storage of materials: The applicant is advised that the storage of materials 
associated with the construction of this development should be provided within the 
site on land which is not public highway, and the use of such areas must not 
interfere with the public highway. If this is not possible, authorisation should be 
sought from the Highway Authority before construction works commence. Further 
information is available via the County Council website at: 
https://www.hertfordshire.gov.uk/services/highways-roads-and-
pavements/business-and-developer-information/business-licences/business-
licences.aspx or by telephoning 0300 1234047.
AN3) Obstruction of highway: It is an offence under section 137 of the Highways 
Act 1980 for any person, without lawful authority or excuse, in any way to wilfully 
obstruct the free passage along a highway or public right of way. If this 
development is likely to result in the public highway or public right of way network 
becoming routinely blocked (fully or partly) the applicant must contact the Highway 
Authority to obtain their permission and requirements before construction works 
commence. Further information is available via the County Council website at: 
https://www.hertfordshire.gov.uk/services/highways-roads-and-
pavements/business-and-developer-information/business-licences/business-
licences.aspx or by telephoning 0300 1234047.
AN4) Debris and deposits on the highway: It is an offence under section 148 of the 
Highways Act 1980 to deposit compost, dung or other material for dressing land, 
or any rubbish on a made up carriageway, or any or other debris on a highway to 
the interruption of any highway user. Section149 of the same Act gives the 
Highway Authority powers to remove such material at the expense of the party 
responsible. Therefore, best practical means shall be taken at all times to ensure 
that all vehicles leaving the site during construction of the development and use 
thereafter are in a condition such as not to emit dust or deposit mud, slurry or 
other debris on the highway. Further information is available by telephoning 0300 
1234047.
AN5) Avoidance of surface water discharge onto the highway: The applicant is 
advised that the Highway Authority has powers under section 163 of the Highways 
Act 1980, to take appropriate steps where deemed necessary (serving notice to 
the occupier of premises adjoining a highway) to prevent water from the roof or 
other part of the premises falling upon persons using the highway, or to prevent so 
far as is reasonably practicable, surface water from the premises flowing on to, or 
over the footway of the highway.



AN6) Works within the highway (section 278): The applicant is advised that in 
order to comply with this permission it will be necessary for the developer of the 
site to enter into an agreement with Hertfordshire County Council as Highway 
Authority under Section 278 of the Highways Act 1980 to ensure the satisfactory 
completion of the access and associated road improvements. The construction of 
such works must be undertaken to the satisfaction and specification of the 
Highway Authority, and by a contractor who is authorised to work in the public 
highway. Before works commence the applicant will need to apply to the Highway 
Authority to obtain their permission and requirements. Further information is 
available via the County Council website at: 
https://www.hertfordshire.gov.uk/services/highways-roads-and-
pavements/business-and-developer-information/development-
management/highways-development-management.aspx or by telephoning 0300 
1234047.
AN7) Roads to remain private: The applicant is advised that all new roads* / the 
access routes marked on the submitted plans * / the access routes [describe*] 
[*delete as appropriate] associated with this development will remain unadopted 
(and shall not be maintained at public expense by the highway authority). At the 
entrance of the new estate the road name plate should indicate that it is a private 
road and the developer should put in place permanent arrangements for long-term 
maintenance.
AN8) Estate road adoption (section 38): The applicant is advised that if it is the 
intention to request that Hertfordshire County Council as Highway Authority adopt 
any of the highways included as part of this application as maintainable at the 
public expense then details of the specification, layout and alignment, width and 
levels of the said highways, together with all the necessary highway and drainage 
arrangements, including run off calculations must be submitted to the Highway 
Authority. No development shall commence until the details have been approved 
in writing and an Agreement made under Section 38 of the Highways Act 1980 is 
in place. The applicant is further advised that the County Council will only consider 
roads for adoption where a wider public benefit can be demonstrated. The extent 
of adoption as public highway must be clearly illustrated on a plan. Further 
information is available via the County Council's website at: 
https://www.hertfordshire.gov.uk/services/highways-roads-and-
pavements/business-and-developer-information/development-
management/highways-development-management.aspx or by telephoning 0300 
1234047.
AN9) Construction Management Plan (CMP): The purpose of the CMP is to help 
developers minimise construction impacts and relates to all construction activity 
both on and off site that impacts on the wider environment. It is intended to be a 
live document whereby different stages will be completed and submitted for 
application as the development progresses. A completed and signed CMP must 
address the way in which any impacts associated with the proposed works, and 
any cumulative impacts of other nearby construction sites will be mitigated and 
managed. The level of detail required in a CMP will depend on the scale and 
nature of development. The CMP would need to include elements of the 
Construction Logistics and Community Safety (CLOCS) standards as set out in 
our Construction Management template, a copy of which is available on the 
County Council's website at: https://www.hertfordshire.gov.uk/services/highways-
roads-and-pavements/business-and-developer-information/development-
management/highways-development-management.aspx
AN10) Street works licence (New Roads and Street Works Act - Section 50): The 
applicant is advised that they are not authorised to carry out any work within the 



Public Highway and that to do so they will need to enter into a legal agreement 
with the Highway Authority (NRSW agreement). This consent is separate and 
additional to any planning permission that may be given. Before proceeding with 
the proposed development, the applicant shall obtain the requirements and 
permission for the associated placement of apparatus within the adjacent highway 
as part of the proposal via the County Council's website at: 
https://www.hertfordshire.gov.uk/services/highways-roads-and-
pavements/business-and-developer-information/permit-scheme/east-of-england-
permit-scheme.aspx or by telephoning 0300 1234 40047. This should be carried 
out prior to any new apparatus is placed within the highway.
AN11) Abnormal loads and importation of construction equipment (i.e. large loads 
with: a width greater than 2.9m; rigid length of more than 18.65m or weight of 
44,000kg - commonly applicable to cranes, piling machines etc.): The applicant is 
directed to ensure that operators conform to the provisions of The Road Vehicles 
(Authorisation of Special Types) (General) Order 2003 in ensuring that the 
Highway Authority is provided with notice of such movements, and that 
appropriate indemnity is offered to the Highway Authority. Further information is 
available via the Government website 
www.gov.uk/government/publications/abnormal-load-movements-application-and-
notification-forms or by telephoning 0300 1234047.
AN12) Travel Plan (TP): A TP, in accordance with the provisions as laid out in 
Hertfordshire County Council's Travel Plan Guidance, would be required to be in 
place from the first occupation/use until 5 years post occupation/use. A £1,200 per 
annum (overall sum of £6000 and index-linked RPI March 2014) Evaluation and 
Support Fee would need to be secured via a Section 106 agreement towards 
supporting the implementation, processing and monitoring of the full travel plan 
including any engagement that may be needed. Further information is available 
via the County Council's website at: 
https://www.hertfordshire.gov.uk/services/highways-roads-and-
pavements/business-and-developer-i nformation/development-
management/highways-development-management.aspx OR by emailing 
travelplans@hertfordshire.gov.uk

Development Management
North Hertfordshire District Council
Council Offices
Gernon Road
Letchworth
Herts
SG6 3JF

Date:  30 June 2026

The Council’s Privacy Notice is available on our website: https://www.north-
herts.gov.uk/home/council-data-and-performance/data-protection/information-management-
gdpr

NOTES

https://www.north-herts.gov.uk/home/council-data-and-performance/data-protection/information-management-gdpr
https://www.north-herts.gov.uk/home/council-data-and-performance/data-protection/information-management-gdpr
https://www.north-herts.gov.uk/home/council-data-and-performance/data-protection/information-management-gdpr


1 Failure to satisfy conditions may invalidate this permission and/or result in 
enforcement action.  Particular attention should be paid to the requirements 
of any condition in bold.

2 Applicants will need to pay a compliance fee where they request confirmation in 
writing of any planning consent, agreement or approval (commonly known as 
discharge of conditions) required by one or more conditions or limitations attached 
to a grant of planning permission.

3 The fee is £309 per request or £89 where the permission relates to an extension or 
alteration to a dwellinghouse or other development in the curtilage of the 
dwellinghouse.  

The request can be informal through the submission of a letter or plans, or formal 
through the completion of an application form and the submission of plans.  Any 
number of conditions may be included on a single request.  The form is available 
via the Council's website:
www.north-herts.gov.uk/home/planning/planning-applications/submit-planning-
application 

4 If the development hereby permitted is one that will require a new postal address/es
then please contact the Council's street naming and numbering service on 01462 
474431 or email SNN@north-herts.gov.uk who will advise you on how to apply for 
the new address/es.

Any proposed sales and/or marketing name to be adopted by the developer should 
be forwarded to the street naming and numbering service, prior to any publication 
of the site details and sales information.

5 If you are aggrieved by the decision of your local planning authority (LPA) to refuse 
permission for the proposed development or to grant it subject to conditions, then 
you can appeal to the Secretary of State under section 78 of the Town and Country 
Planning Act 1990.

If you want to appeal against your local planning authority’s decision then you must 
do so within 6 months of the date of this notice.

However, if an enforcement notice has been served for the same or very similar 
development the time limit is 28 days from the date of the LPA decision or 28 days 
from the date the enforcement notice was served.

Appeals can be made online at: https://www.gov.uk/planning-inspectorate.
If you are unable to access the online appeal form, please contact the Planning 
Inspectorate to obtain a paper copy of the appeal form on tel: 0303 444 5000.



The Secretary of State can allow a longer period for giving notice of an appeal, but 
he will not normally be prepared to use this power unless there are special 
circumstances which excuse the delay in giving notice of appeal.

The Secretary of State need not consider an appeal if it seems to him that the local 
planning authority could not have granted planning permission for the proposed 
development or could not have granted it without the conditions they imposed, 
having regard to the statutory requirements, to the provisions of any development 
order and to any directions given under a development order.

In practice, the Secretary of State does not refuse to consider appeals solely 
because the local planning authority based their decision on a direction given by him.

6 Purchase Notices

If either the local planning authority or the Secretary of State refuses permission to 
develop land or grants it subject to conditions, the owner may claim that he can 
neither put the land to a reasonably beneficial use in its existing state nor render the 
land capable of a reasonably beneficial use by the carrying out of any development 
which has been or would be permitted.

In these circumstances, the owner may serve a purchase notice on the Council 
(District Council, London Borough Council or Common Council of the City of 
London) in whose area the land is situated. This notice will require the Council to 
purchase his interest in the land in accordance with the provisions of Part VI of the 
Town and Country Planning Act 1990.

7 The District Council and County Highway Authority wish to ensure that, in the 
implementation of the development, hereby approved, the highway verge adjacent to 
the property is not damaged or does not become unsightly due to the stationing of 
skips, parking of vehicles, storing of building materials etc thereon. Your attention is, 
therefore, drawn to the provisions of Section 131 of the Highways Act 1980 and to 
the Hertfordshire County Council Bylaws 1955 (specifically relating to grass margins 
and verges in Letchworth Garden City) by virtue of which such actions, unless 
authorised by the prior grant of a licence, constitute a prosecutable offence. Persons 
responsible for undertaking the development and any associated works are, 
therefore, strongly encouraged to take appropriate steps to ensure that no breach of 
the said legislation occurs during the course of such activities. In the event of any 
damage being caused it will be expected that suitable reinstatement is undertaken 
upon completion of the development. Failure to do so could also result in legal action 
being pursued. To obtain information regarding the issue of licences, contact 
Hertfordshire Highways, Hertfordshire County Council, County Hall, Pegs Lane, 
Hertford, SG138DQ or telephone 0300 1234 047.

8 Cadent Gas Informative:



Cadent Gas own and operate the gas infrastructure within the area of your 
development. Contact our Plant Protection Team for approval before carrying out 
any works on site and ensuring requirements are adhered to. Email 
plantprotection@cadentgas.com   Alternatively you can register on 
www.beforeyoudig.cadentgas.com  This service is free of charge.

THIS PLANNING PERMISSION DOES NOT CONSTITUTE APPROVAL UNDER 
BUILDING REGULATIONS AND IS NOT A LISTED BUILDING CONSENT OR 
CONSERVATION AREA CONSENT.  IT DOES NOT CONVEY ANY APPROVAL 
OR CONSENT WHICH MAY BE REQUIRED UNDER ANY ENACTMENT, BYE-
LAW, ORDER OR REGULATION OTHER THAN SECTION 57 OF THE TOWN 
AND COUNTRY PLANNING ACT 1990.

 

mailto:plantprotection@cadentgas.com
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