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Location

Welwyn Equestrian Centre, Pottersheath Road, Pottersheath, Hitchin, AL6 9SZ

Application type
Full Application

Proposal

Full Planning Permission : Part demolition and alterations to existing barn and stables, including
alterations to fenestration, replacement roofs, and insertion of front roof lights to facilitate conversion
to form a single dwelling with associated residential garden and parking area

Recommendation

Notice is given under article 22 of the Town and Country Planning (Development Management
Procedure) (England) Order 2015 that Hertfordshire County Council as Highway Authority does not
wish to restrict the grant of permission.

HCC as Highway Authority recommends inclusion of the following Advisory Note (AN) to ensure that
any works within the highway are carried out in accordance with the provisions of the Highway Act
1980.

AN1) 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-i
nformation/business-licences/business-licences.aspx or by telephoning 0300 1234047.



AN2) 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-i
nformation/business-licences/business-licences.aspx or by telephoning 0300 1234047.

COMMENTS

The proposals are for Full Planning Permission: Part demolition and alterations to existing barn and
stables, including alterations to fenestration, replacement roofs, and insertion of front roof lights to
facilitate conversion to form a single dwelling with associated residential garden and parking area.

Context:

The site is situated within the Welwyn Equestrian Centre. The Highway Authority are limited in the
extent to which it is able to comment, noting that the access road leading to the site is privately
maintained road, and therefore beyond the authority of the Highway Authority who are responsible
for all roads / footways / verges etc. that are considered maintainable at public expense (the public
highway).

Policy Review:
The key documents used to assess the application are

. Manual for Streets 2007

. National Planning Policy Framework (Aug 2026)

. Hertfordshire County Council’s (HCC) Local Transport Plan-4 [2018-2031, May2018]

. Cycle Infrastructure Design Guidance (Department for Transport Local Transport Note July
2020)

. HCC's Place & Movement Planning Design Guidance (adopted in March 2024)

PLANNING HISTORY
The application site has previous planning history.

DRAWINGS
The Highway Authority note the submission of materials in support of the planning application,
including drawing numbers: PL13 and 14

ACCESSIBILITY

‘Cycle Infrastructure Design’ DfT Local Transport Note 1/20 (July 2020) recommends for cycle
parking storage should be 2m (1.8m is acceptable) in length by 0.3m space between cycles. There
should be parking for 1 cycle per dwelling. Outside cycle parking should be covered and lockable.
The provision of well-located, safe and secure cycle parking for residents and visitors is a key factor
in encouraging people to cycle as an alternative to using the private car. Drawing Ref-(PL13)
demonstrates a garden shed that can easily store cycles.



PARKING
There is ample space for vehicle parking and turning as shown on Drawing Ref-(PL13)

ACCESS
This is existing access from Pottersheath Road and is via private access road leading into the site

VISIBILITY

Visibility from Pottersheath road into the private access road has an acceptable pedestrian visibility
and accords with the principles found in Hertfordshire’s Place & Movement Planning Design Guide
Part 4 Chapter 6 section 18.1, page 70.

EMERGENCY VEHICLE ACCESS

Consistent with the National Planning Policy Framework (2023), paragraph 116 (d), applications for
development should allow for access by emergency vehicles. Guidance is set out in Manual for
Streets (MfS) (6.7.2). HCC's Place and Movement Planning Design Guide (P&MPDG) (Part 2
Chapter 4). Requirements are set out in the Building Regulations: Fire Safety Approved Document
B, Vol 1, Dwellings, 2010 (as subsequently amended). Access for a pumping appliance should be
provided to within 45m of a single dwelling house (and within 45m of all points within the dwelling
house). As far as it can be reasonably ascertained from submitted plans, the proposed development
would be within the recommended emergency vehicle access distance from the highway.

REFUSE / RECYCLING

The proposals for recycling bin storage must be in line with Manual for Streets MfS 6.8.9 residents
should not be required to carry waste more than 30m and be within 25m of the kerbside/bin
collection point. The site has an existing collection which the proposals would be a part of.

CONCLUSION

Should the LPA be minded to approve the application please note the above informatives. This level
of development is unlikely to generate any extra movements which would ultimately lead to
demonstrable harm to the highway network in terms of free flow and capacity, therefore; the highway
authority would not wish to restrict the grant of planning permission.

Signed
Paul Marshall

7 October 2026



