
Committee date 9th January 2019
Application reference 18/01359/FUL and 18/01360/ADV
Site address Intu Watford, Queens Road
Proposal 18/01359/FUL - Installation of fully automatic doors to 

Queens Road beneath the upper mall of intu Watford 
and refurbishment, including new ceiling and surface 
treatments, lighting and replacement of mall doors with 
security shutters. Refurbishment of underpass and 
approaches (hard and soft landscaping, lighting and 
surface treatments). Installation of cycle stands at The 
Broadway.
18/01360/ADV - Display of various illuminated and non-
illuminated signage including signage relating to The 
Broadway shopping area.

Applicant Intu Watford Limited
Agent Lichfields
Type of Application Full planning application and advertisement consent
Reason for 
Committee Item

Number of objections

Target decision date 19th December 2018
Statutory publicity Site notices were displayed on Queens Road on 26th 

October 2018
Case officer Paul Baxter paul.baxter@watford.gov.uk 
Ward Central

1. Recommendation

18/01359/FUL – Grant planning permission as set out in Section 8 of this 
report.
18/01360/ADV – Grant advertisement consent as set out in Section 8 of this 
report.

2. Site and surroundings

2.1 The site comprises the pedestrianised section of Queens Road between High 
Street and The Broadway shopping area and includes the undercroft area and 
entrances to Intu Watford on Queens Road (where the first floor mall bridges 
over Queens Road), the Beechen Grove subway and the approaches along 
Queens Road.

2.2 Further information, including the site plan and drawings, is available in the 
appendices to the report and on the council’s  website.

mailto:paul.baxter@watford.gov.uk
http://pa.watford.gov.uk/publicaccess/


3. Summary of the proposal

3.1 Proposal 
The applications for planning permission and advertisement consent are 
considered together as they form part of a comprehensive scheme for 
changes and improvements to this section of Queens Road.

3.2 18/01359/FUL – Planning application for the installation of fully automatic 
doors to Queens Road beneath the upper mall of intu Watford and 
refurbishment, including new ceiling and surface treatments, lighting and 
replacement of mall doors with security shutters. Refurbishment of underpass 
and approaches (hard and soft landscaping, lighting and surface treatments). 
Installation of cycle stands at The Broadway.

3.3 18/01360/ADV – Advertisement consent for the display of various illuminated 
and non-illuminated signage including signage relating to The Broadway 
shopping area.

3.4 The planning application proposes improvements to the entrances to the Intu 
centre from Queens Road. Currently, the centre has entrance doors either side 
of Queens Road underneath the upper mall bridge link. At this point, Queens 
Road forms an external break in the lower mall which requires customers to 
exit and re-enter the lower mall through 2 sets of doors. This area under the 
bridge link often experiences a ‘wind tunnel’ effect and there is a level of 
conflict between crossing flows of pedestrians and pedestrians on Queens 
Road. This is heightened as cyclists also pass along Queens Road despite 
cycling being prohibited since 1979 when this section of Queens Road was 
pedestrianised.

3.5 The proposed improvements comprise the installation of 2 sets of glazed 
doors at either end of the bridge link, enclosing this section of Queens Road. 
The internal surfaces are to be upgraded to the same quality as the existing 
internal malls, facilitating the flow of customers along the lower mall without 
having to exit the mall. The glazed doors will be automatic sliding doors which 
will allow the free flow of pedestrians along Queens Road but which will 
encourage cyclists to dismount, reduce conflict between the flows of 
pedestrians and mitigate the effect of wind. The surrounding fixed panels will 
all be glazed allowing maximum views through. The doors will operate when 
the centre is open for trading. At all other times, the sliding doors will be fixed 
in an open position to allow pedestrians to pass along Queens Road 
uninhibited.



3.6 The proposed advertisements constitute a comprehensive wayfinding strategy 
from the High Street along Queens Road and through to The Broadway 
shopping area in order to raise awareness of The Broadway as a secondary 
shopping area adjoining the town centre. It is designed to ensure that 
members of the public are not discouraged from walking along Queens Road 
and through to the Broadway as a result of the proposed improvements to the 
entrances to the Intu centre. These advertisements include a totem sign at the 
High Street end directing the public through to The Broadway and Watford 
Junction, signage at and within the bridge link directing the public through to 
The Broadway, and a directory totem sign and lectern at the entrance to the 
subway, giving details of all the traders on The Broadway.

3.7 Conclusion
The proposed scheme will provide a significant enhancement in the 
environment under the bridge link on Queens Road whilst maintaining Queens 
Road as a public highway and allowing the free flow of pedestrians along 
Queens Road at all times. The scheme will also provide additional 
enhancements to the Beechen Grove subway and the area of land between 
the subway and intu Watford which will be extensively re-landscaped. The 
scheme also includes a comprehensive wayfinding strategy between the High 
Street and Queens Road Broadway shopping area to encourage pedestrians to 
walk along Queens Road to access both Queens Road and High Street.

4. Relevant policies

Members should refer to the background papers attached to the agenda. 
These highlight the policy framework under which this application is to be 
determined. 

5. Relevant site history/background information 

5.1 The Intu Watford shopping centre was opened between 1990 and 1992 as The 
Harlequin shopping centre. The upper mall bridge link was widened in 2001 
(ref. 99/00303/FUL).

15/00844/FUL - Installation of a new pair of entrance doors at either end of 
the Queens Road underpass at Intu Watford; new floor surfacing, soffits and 
lighting; removal of existing doors. New lighting and improvements to Queens 
Road subway. Application withdrawn 28.07.2015.

16/01754/FUL - Improvement works to the Queens Road underpass which 
includes the installation of new doors to the mall entrances on either side of 
Queens Road; the replacement of the existing roller shutters to the mall 



entrances on either side of Queens Road; new floor surfacing; and improved 
lighting and ceiling finishes. Planning permission granted 13.02.2017.

6. Main considerations

6.1 The main issues to be considered in the determination of these applications 
are:

(a) Design and appearance.
(b) Highways matters.
(c) Retail impacts.

6.2 (a) Design and appearance
The proposed new doors will be fully glazed with clear glazed side panels and 
over-panels. The proposal also incorporates enhanced granite floor tiles and 
new wave-form ceiling and lighting which will visually improve this section of 
Queens Road. The existing glazed doors and roller shutters to the lower mall 
will be replaced by a new semi-transparent roller shutters painted white. 
These improvements will provide a significant enhancement in quality. Further 
enhancements proposed as part of the overall scheme include new entrance 
treatment, soffit treatment and lighting to the Beechen Grove underpass, and 
a re-landscaping of the two areas either side of the approach to the subway 
from the Intu centre. The existing landscaping will be replaced by terraced 
grass steps on the western side and a children’s play area with seating on the 
eastern side. These works will provide a significant enhancement to this rather 
tired looking area and provide new facilities and additional pedestrian activity 
at this point between the two shopping centres.

6.3 (b) Highways matters 
Queens Road is a public highway and its current status is as a bridleway, 
allowing pedestrians and horses to pass along this section of the highway. In 
order to install the doors as proposed, those parts of the highway where the 
fixed elements of the door structures are placed will need to be ‘stopped up’ 
under the provisions of s.247 of the Town and Country Planning Act 1990. This 
will require an application to the Department of Transport. It is the applicant’s 
intention to also amend the status from a bridleway to a footpath as it is not 
practical to ride horses along Queens Road. Whilst an important and integral 
part of the overall scheme, these are not planning matters in the 
determination of these applications.

6.4 In the 2015 application, the scheme proposed included 2 sets of doors at each 
end of the bridge link, creating a lobby at each end, with non-automatic push 
doors. Under the current scheme, only one line of doors is proposed at each 



end, removing the previous lobbies, and the doors are to be automatic sliding 
doors. There are 2 door sets at each end, with each providing a 1.8m wide 
clear opening (a total of 3.6m clear opening at each end). This is a significant 
improvement over the previous scheme in facilitating the free flow of 
pedestrians along Queens Road.

6.5 The sliding doors and the adjoining fixed panels to the sides and the over-
panels above the doors, infilling the whole of the undercroft opening at each 
end of the bridge link, will all be clear glazed, maintaining views into and 
through the bridge link. This area will also benefit from improved lighting, 
thereby encouraging pedestrians to pass along Queens Road in both 
directions. These measures will help mitigate any perception of Queens Road 
being blocked off to pedestrians. When the centre is closed, the doors will be 
fixed open to visually show that this section of Queens Road is not closed off 
and is still a functioning highway. 

6.6 In addition to enhanced lighting, the enclosed area under the bridge link will 
also be covered by CCTV cameras and will be actively managed by Intu’s on-
site management team to minimise opportunities for anti-social behaviour 
and fear of crime and to create a safe and welcoming environment for 
pedestrians at all times. The space will be managed alongside the new Intu 
extension at the former Charter Place which is also an open mall environment 
with a public footpath running through it (between High Street and Beechen 
Grove along Meeting Alley and Grove Walk).

6.7 The enhanced wayfinding signage has also been specifically designed to 
encourage pedestrians to pass along Queens Road through to The Broadway 
and High Street respectively. The signage includes a totem sign at the High 
Street end of Queens Road, signage above the new entrance doors and within 
the bridge link, a free-standing sign and lectern at the western end of the 
subway (giving details of all the businesses in The Broadway), and new signage 
around the subway entrances. This comprises a comprehensive scheme of 
signage between High Street through to The Broadway.

6.8 Hertfordshire County Council as the Highway Authority has raised no 
objections to the applications on the grounds of obstruction of the highway, 
use of the highway or the safety of pedestrians. 

6.9 (c) Retail impacts.
A number of objectors have commented that they consider the proposal will 
discourage people, particularly those within the Intu centre, from visiting the 
Queens Road Broadway shopping area and that the scheme will effectively 
‘cut-off’ the eastern part of Queens Road from the town centre. The Broadway 



shopping area is defined as a secondary retail frontage in the Watford District 
Plan and comprises a mixture of local shops and businesses serving the 
surrounding residential area and more specialist businesses that do not 
require a prime location in the High Street. As such, it is unlikely that there is a 
significant interaction between visitors to the Intu centre and these shops and 
businesses. Visitors to Intu who are not from the immediate area are unlikely 
to visit the local convenience shops as they will be visiting principally for ‘high 
end’ comparison shopping. The specialist businesses are more likely to be 
serving a much wider area encompassing Watford and surrounding areas and 
will attract specific trips, whether or not combined with a visit to Intu, rather 
than general passing trade. In this context, it is not considered that the 
proposal would be likely to have any significant impact on the functioning of 
The Broadway shopping area.

7. Consultation responses received

7.1 Statutory consultees and other organisations

Hertfordshire County Council (Highways)
No objection to the applications subject to the imposition of appropriate 
conditions.

7.2 Internal Consultees

Economic Development Officer
“The proposed refurbishment of the ring road underpass and public realm 
improvements either side of the underpass, including landscaping, lighting, 
wayfinding and cycle stands are welcome.  I have concerns about the potential 
impact on the Queens Road and The Broadway business community by the 
installation of doors on Queens Road at the intu Queens Road crossing.  It is 
noted that the proposed plans include upgraded wayfinding, totem and 
business directory map to help mitigate potential impact and these are 
welcome.  Providing additional Queens Road and The Broadway business 
directory maps inside the doored area visible to people passing from one side 
of the intu centre to the other and on the totem at the High Street side of the 
crossing may further help to mitigate potential impacts.

The new Cultural Strategy approved by Cabinet in October identifies Queens 
Road / The Broadway as the area to create a “quirky and independent” 
neighbourhood, building on the offer already in place along the road and 
encouraging other businesses to set up.  The proposed plans should not limit 
the ideas expressed in the Cultural Strategy.”



7.3 Interested parties 

Letters were sent to 65 properties in the surrounding area. Responses have 
been received from 10 properties. The main comments are summarised 
below, the full letters are available to view online:

Comments Officer response
Insufficient width of 3.6m 
provided by the doors when open 
for the amount of foot traffic.

The existing subway has a width of 4m and 
the approach to the subway is only 2.75m at 
its narrowest point. As such, the total width 
of the open doors is considered adequate 
for the flow of pedestrians using this route.

Insufficient number of incidents 
of conflict under the bridge link 
to justify this scheme.

Whilst the number of recorded incidents is 
low, the scheme also provides many other 
benefits in addition to minimising conflicts 
between pedestrians and cyclists.

Proposal will restrict free flow 
along Queens Road.

The revised scheme is now considered to 
mitigate any impact on the flow of 
pedestrians along Queens Road.

Inclusion of doors will encourage 
people to stay in the centre and 
discourage them from visiting 
Queens Road shopping.

The Broadway shopping area is a secondary 
shopping frontage that accommodates 
shops serving the local residential area and 
specialist shops that do not require to be in 
a prime location.

Enclosure of the bridge link is 
likely to increase anti-social 
behaviour.

The area will be covered by CCTV and 
managed by Intu’s on-site staff. 

Intu have no right to close off the 
public highway.

The proposed doors will require a separate 
order from the Department of Transport 
before they can be installed. Queens Road 
will remain a public highway.

Doors of insufficient width to 
allow cyclists to push cycles 
through when also being used by 
pedestrians. Queens Road is the 
only cycle route through to 
Watford Junction other than 
Clarendon Road.

Cycling on this section of Queens Road is 
prohibited and has been since 1979. The 
doors are considered to be of adequate 
width to allow cyclists to push cycles 
through.

Queens Road should remain in 
public ownership.

Queens Road will remain public highway.

Loss of direct access to Queens 
Road.

Direct access through to The Broadway and 
the eastern side of Queens Road will be 



maintained.

7.4 Prior to submitting the application, a community consultation and 
engagement exercise was undertaken on behalf of the applicant. This included 
a consultation event at Intu Watford over 3 days, which was publicised via 
local media and leaflets delivered to local residents and businesses, and 
briefings to various local community groups, local businesses, Council 
members and officers, the police and general public. This is documented in 
the Statement of Community Involvement submitted with the application.

8. Recommendation

A) 18/01359/FUL – That planning permission be granted subject to the 
following conditions:

Conditions

1. The development to which this permission relates shall be begun within 
a period of three years commencing on the date of this permission.

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

2. The development shall be carried out in accordance with the following 
drawings, unless otherwise approved in writing by the Local Planning 
Authority:

AP(03) 1160 P02
AP(04) 1520 P02
AP(04) 1521 P02
AP(04) 1522 P02
AP(05) 1610 P02
AP(06) 1710 P02
AP(06) 1711 P02
AP(21) 2110 P02
AP(31) 3110 P02

Reason: For the avoidance of doubt and in the interests of proper 
planning.

3. The doors hereby approved shall not be installed until a lighting scheme 
has been submitted to and approved in writing by the Local Planning 



Authority. The scheme shall include the lighting of the landscaped area 
shown on drawing no. AP(04)1522 P02  and the lighting of the adjacent 
underpass beneath Beechen Grove including its entrances at either 
end, in accordance with the outline scheme shown on drawing nos. 
AP(04)1522 P02 and AP(21)2110 P02. The scheme shall confirm the 
location, specification and illumination levels of all lighting.  The lighting 
shall be implemented in accordance with the approved scheme prior to 
the installation of the approved doors.

Reason: To ensure appropriate lighting is installed in the interests of 
public safety in this location and because the works form an integral 
part of the improvement scheme for Queens Road.

4. The doors hereby approved shall not be installed until a wayfinding 
signage scheme has been submitted to and approved in writing by the 
Local Planning Authority and implemented in its entirety. The scheme 
shall comprise signage along Queens Road between the High Street and 
The Broadway and be in accordance with the signage scheme approved 
by the Local Planning Authority under application ref. 18/01360/ADV or 
any alternative scheme subsequently approved by the Local Planning 
Authority.

Reason: To ensure the necessary signage is implemented to direct 
pedestrians along Queens Road before the approved doors are 
installed.

5. The doors hereby approved shall not be installed until full details of a 
cycle stand, providing parking for a minimum of 6 bicycles, have been 
submitted to and approved by the Local Planning Authority and the 
cycle stand has been provided as approved in the location towards the 
junction of The Broadway and Lord Street as detailed red on drawing 
no. AP(03)1160 P02.

Reason: To ensure additional cycle parking provision is provided for 
visitors to The Broadway shopping area.

6. The doors hereby approved shall not be installed until detailed 
drawings (at a scale of 1:100 or 1: 50), including cross sections 
confirming site levels and details of surface water drainage, of the hard 
and soft landscaping scheme outlined on drawing no. AP(04)1522 P02 
have been submitted to the Local Planning Authority. The drawings 
shall include details of all materials comprising the landscaping works 
which shall include surface treatments, the children’s play equipment, 



seating, lighting and CCTV. No hard and soft landscaping works shall be 
carried out until the details have been approved in writing by the Local 
Planning Authority. The doors hereby approved shall not be installed 
until the approved hard and soft landscaping scheme has been 
completed.

Reason: To ensure high quality materials are used that are appropriate 
to this location and because the works form an integral part of the 
improvement scheme for Queens Road.

7. The doors hereby approved shall not be installed until a Landscape 
Management Plan has been submitted to and approved in writing by 
the Local Planning Authority. The Plan shall include details of how the 
hard and soft landscaping scheme, as outlined on drawing no. 
AP(04)1522 P02, will be managed and maintained. The Plan shall 
include details of CCTV coverage of the landscape area, a business 
directory to be installed in the area, and details of the method and 
frequency for up-dating the content of the business directory. The 
landscaped area shall be managed in accordance with the approved 
Plan at all times, unless otherwise agreed in writing by the Local 
Planning Authority.

Reason: To ensure appropriate management measures are in place to 
maintain the quality of the public realm and prevent anti-social 
behaviour, and to ensure the signage remains up-to-date.

8. The doors hereby approved shall remain open at all times. During the 
hours of opening of the internal malls of the adjacent shopping centre, 
the doors shall remain in automatic operation or fixed in the open 
position at all times. Outside of the hours of opening of the internal 
malls of the adjacent shopping centre, the approved doors shall be 
fixed in the open position. The pedestrian route through and between 
the approved doors shall be made available and kept open to members 
of the public to pass and repass on foot, including dismounted cyclists, 
and shall not be closed off by any means, either temporarily or 
permanently, to prevent the passage of pedestrians including 
dismounted cyclists unless required in connection with temporary 
maintenance, improvement or emergency works.

Reason: To ensure the free flow of pedestrians along Queens Road at 
all times.



9. All glazing within the approved door systems shall remain clear, free of 
vinyl film or any other form of opaque covering, unless otherwise 
agreed in writing with the Local Planning Authority.

Reason: To ensure clear views are maintained into and out of the area 
between the approved doors and to ensure the free flow of pedestrians 
along Queens Road is maintained.

10. Within one month of the installation of the four doors hereby 
approved, wall-mounted signs shall be erected adjacent to each door 
which confirms the on-going status of the route as a Public Right of 
Way. The signs shall be retained at all times thereafter.

Reason: To ensure the status of Queens Road as a public highway is 
clear to all users.

Informatives

1. IN907 Consideration of the proposal in a positive and proactive 
manner. 

2. Notwithstanding the consent issued under the Town and Country 
Planning Act, a licence issued under the provisions of Section 115E of 
the Highways Act 1980 is required prior to the placement of any 
apparatus in the public highway. The applicant is advised to contact 
HCC Highways via either the website 
https://www.hertfordshire.gov.uk/services/Highways-roads-and-
pavements/Business-and-developerinformation/
Business-and-developer-information.aspx or telephone 0300 1234047 
to obtain the requirements on the procedure to enter into the 
necessary licence agreement with the highway authority, Hertfordshire 
County Council.

3. The applicant is reminded that the pedestrian route under the bridge 
link and between the approved doors will remain as public highway and 
must be kept clear of any permanent or temporary structures at all 
times, unless otherwise agreed with the highway authority, 
Hertfordshire County Council.

B) 18/01360/ADV – That advertisement consent be granted subject to the 
following conditions:



Conditions

1. This consent is granted for a period of five years from the date of this 
consent notice.

Reason: To comply with Regulation 14 (7) of The Town and Country 
Planning (Control of Advertisements) (England) Regulations 2007.

2. The development shall be carried out in accordance with the following 
drawings, unless otherwise approved in writing by the Local Planning 
Authority:

AP(03) 1160 P02
AP(03) 1152 P02
AP(79) 1001 P02
AP(79) 1002 P02
AP(79) 1003 P02
AP(79) 1004 P02
AP(79) 1005 P02
AP(79) 1006 P02
AP(79) 1007 P02
AP(79) 1008 P02
AP(79) 1009 P02
AP(79) 1010 P02
AP(79) 1111 P02

Reason: For the avoidance of doubt and in the interests of proper 
planning.

Informative

1. Projecting Signs: Notwithstanding the consent issued under the Town 
and Country Planning Act, a licence issued under the provisions of 
Section 177 of the Highways Act 1980 is required prior to the erection 
of any part of the projection into or over the public highway. The 
applicant is advised to contact the County Council Highways via either 
the website http://www.hertsdirect.org/services/transtreets/highways/ 
or telephone 0300 1234047 to arrange this.


