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Ben Glover

Senior Planning Officer
-North Hertfordshire District Council
Council Offices

Gemon Road

Letchworth Garden City
Hertfardshire

SG6 3JF

Dear Mr Glover,

Reference: 25/01708/0P Outline planning for Land opposite Heath Farm, Briary Lane,
Royston

{ write in .connection with the above pianning .application, 1 have examined the pians.and
supporting technical documents, and | know the site well as a former Royston resident and
having family on Briary Lane. | wish to object strongly to the development in this location.
on the following grounds:

Housing Supply and Local Plan

The development site is not identified in the existing. Locai Pian for North
Hertfordshire District Councit (NHDC) and is outside the settlement boundary
identified in the plan. Royston is already contributing a significant number of
dwellings towards the NHDC 5-year housing land supply. The development of
this site would present a significant engineering challenge due to the
consirained access, steep topography and the protective eovenanis in place
{(which are to be enforced), the site is therefore unable to contribute to the
NHDC 5-vear housing land supply. The application should aiso be refused for
its problematic location; its negative impact and.its failure to comply with the
adopted focal plan (NHDC Local Pian 2011-2031).

Landscape and Visual impact
The reasons for refusal of the 2018 and 2020/21 planning applications, for

landscape and visual impact stili applies, as follows; the prominent position. the
topography, the significant {ocalised adverse impacts on the character of the.



area, the negative impact to visual receptors (which are unchanged), the
marked change in the character of the immediate locality and wider valued
landscape, such as Therfield Heath (SSSt). The same reason for refusal
should therefore still apply to the current application. The proposals conflict
with the NPPF and Policy CGB1, SP5, SP12, NE1 and NE6 of the NHDC
Local-Plan.

There has not been any consideration to the direct effects of the access
proposals on the character of Echo Hill which would be harmed by the
proposed access amrangements. The proposals would therefore be contrary to
the general landscape protection policies of the NPPF (including Paragraph
435), Policies NE1 of the adopted Local Plan.

Livina Conditi

The neighbouring properties (Number 25 and 23} of the house to be
demolished (Number 24) and the proposed access road, will have their living
standards significantly and detrimentally impacted during both the construction
and following habitation of the development. NHDC failed to appropriately
assess and address this issue during the last planning application. The
proposals conflict with Policies D3 of the adopted Local Plan.

The elevated location of the development site in relation to the existing
surrounding properties, is likely to give rise to existing residents being left with
a sense of being overlooked, overshadowed and dominated by new
development. This would detrimentally impact on reasonable expectations of
residential amenity and privacy. The proposals would be contrary to the NPPF
and Policies D3 of the adopted Local Plan.

Highways and Transport

The development site is fundamentally unsustainable due to the location of the
site in relation to services, constrained access route to the local primary school,
undeliverable proposed site access and constrained nature of the highway
network inciuding Echo Hill, Sun Hili, Coronation Avenue and Briary Lane. This
conflicts with paragraphs 108, 109 and 110 of the National Planning Policy
Framework (NPPF) and Policy T1 of the Local Plan and local planning
.guidance of the Roads in Hertfordshire A Design Guide.

The Transport Assessment by gta (June 2025) states the revised site access
arrangement is supported by a safety audit by EC Road Safety. The safety
audit however has not been consuited on with the approving authority of
Hertfordshire County Council (HCC) Highways, prior to the final design. itis
apparent the access has been contrived with little regard to existing users of
Echo Hill, -Sun Hilt and Briary Lane.

No details have been submitted on gradients and proposed levels of the
access road. The audit and the Transport Assessment concentrates on the
safety of the presumed development “generated” pedestrians, without any
consideration given to the following key existing users, the existing drop kerbs
associated with the driveways of Numbers 25 and 23, the proximity to existing
junctions, the blind/sharp bend Jeading directly from a steep gradient onto £cho
Hill, the continued desire line of Echo Hill residents which could lead to a
conflict with oncoming vehicles from the development, the existing blind bend
on Sun Hifl / Briary Lane, and the constrained single carriageway width atong




Sun Hill and Briary L.ane. This should be considered for both during
construction and future occupation,
The proposed access therefore conflicts with paragraphs 108, 109 and 110 of
the National Planning Policy Framework (NPPF) and Policy T1 of the
Locaf Plan and-ocal planning guidance of the Roads in Hertfordshire A
Design Guide. '

The travel plan significantly underestimates the challenge associated with the
steep topography of Echo Hill as the proposed cycle and pedestrian times have
been determined using online route mapping software. The site will be heavily
car refiant due to the-lack of available public transport and the-topographical
challenges of the site. Based on these issues, the site must be judged to be
contrary to paragraphs 108, 109 and 110 of the National Planning Policy
Framework (NPPF) and Policy T1 of the Local Pian. The proposal is also
contrary to local planning guidance of the Roads in Hertfordshire A Design G

Flood Risk and Water Quality

Due to the steep topography of the site, the overland flows generated from the
access road presents a flood risk to the existing wider highway drainage
network of Echo Hill, as the existing system is already struggling to cope with
the surface runoff generated. The proposed strategic surface water attenuation
and infiltration features are located at elevated levels directly adjacent to
properties of Echo Hili. An assessment on overland flow routes has not been
considered within the submitted Flood Risk Assessment. Should the infiltration
features or attenuation features fail, or exceed their design criteria, this
presents a potential flood risk to properties located directly downstream of the
site. Due to the topography of the site the factor of safety used in the design of
the attenuation features and infiltration device has been underestimated and
are not in accordance with the SuDS Manual (CIRIA 2015). Therefore, this is
a conflict of the NPPF and NE7g of the Local Plan

The development site lies above a Major Aquifer, this area is also classified as
a“Source Protection Zone 1° due to the high risk to groundwater

Conclusion

To summarise, in considering ail the above points, | strongly urge the Councit
to reject this damaging and unsustainable planning proposal in accordance
with the NPPF and Local Plan. The significant impacts this site has outweighs
any potential benefits and { urge the Council to consider the strong and
well-reasoned objections from residents.

Yours faithfully,





