DELEGATED FILE NOTE
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APPLICATION BRIEF DESCRIPTION OF APPLICATION SITE
REFERENCE DEVELOPMENT
25/02140/FP Change of use from paddock to menage  East Hall Farmhouse

and erection of timber post and rail
. St Pauls Walden
fencing.
Hitchin
Hertfordshire

SG4 8DL

Submitted Plan Nos
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Sustainable design

Protecting living conditions

Sustainable development in North Herts

Countryside and Green Belt

Design and Sustainability

Achieving well-designed places

Protecting Green Belt Land

Meeting climate change,coastal,flooding

Conserve + enhance historic environment

Designated heritage assets

Parking

Site History
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N O A B

None relevant to this proposal.

Representations

Site Notice and Neighbour Consultation — None received.
St Pauls Walden Parish Council — None received.
HCC Ecology — None received.

Procedural Note

No response has been received from Herts County Council Ecology within an extended
consultation timeframe. Seeing as they are not a statutory consultee, the LPA does not wish to
further delay the determination of this application.

Planning Considerations

Site and Surroundings

The application site is a cluster of agricultural buildings and Grade Il listed Farmhouse on the
east side of an unnumbered classified C road. The proposal relates to an area of grassland to the
north of the site, the farmhouse lies within the south of the site separated by a number of
agricultural barns. The site is within a rural location within the Green Belt.

Proposal

Planning permission is sought for the change of use of land to equestrian (sui generis) and
erection of a menage with associated fencing.

The proposed change of use and subsequent development is to facilitate the applicants private
keeping of horses at the site. The proposal is not for commercial purposes.

The proposed menage would measure approx. 25m x 50m and be bounded by a 3-bar timber
fence with a 5-bar timber gate for access.

Key Issues

The key considerations are:

The Principle of Development in the Rural Area beyond the Green Belt
Design/Impact on the Character of the Area

Impact on the Amenities of Neighbouring Properties

Highways, Access and Parking

Heritage Assets

Landscaping
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4.3.4

4.3.5

4.3.6

4.3.7

4.3.8

The Principle of Development in the Green Belt

The site is within the Green Belt. Paragraph 154 of the Framework advises that a local authority
should regard the construction of new buildings as inappropriate in the Green Belt with certain
exceptions including those set out in sub-paragraph b) which states:

b) the provision of appropriate facilities (in connection with the existing use of land or a change
of use), including buildings, for outdoor sport, outdoor recreation, cemeteries and burial grounds
and allotments; as long as the facilities preserve the openness of the Green Belt and do not
conflict with the purposes of including land within it

In this case the proposed development is in association with an equine use associated with the
adjacent dwelling and not for any commercial purposes. Such a use can reasonably be described
therefore as an outdoor recreational activity and therefore the proposed building and use would
fall within those uses described in sub-paragraph b) of paragraph 154 of the Framework. The
proposal is therefore considered to be an appropriate use within the Green Belt and no very
special circumstances are required to be demonstrated.

With regard to the visual impact on the Green Belt, the menage is a low-lying form of
development which would be set well into the site and would therefore not harm the openness
of the site.

Design/Impact on the Character of the Area

Policy D1 of the Local Plan states that planning permission will be granted provided that
development responds positively to the site’s local context in addition to other criteria. Policy
SP9 of the Local Plan further considers that new development will be supported where it is well
designed and located and responds positively to its local context. These considerations are
echoed in Section 12 of the NPPF.

The menage is a form of development that is considered acceptable in rural, countryside areas
as it is largely low-level development and is un-intrusive in the immediate locality, as evidence
by the submitted fencing drawing.

In terms of the use of this proposed development for the personal and private keeping of the
applicants’ horses, and not for commercial purposes, it is considered that the frequency of use
will be intermittent and informal in association with a private facility. Therefore, whilst the
Council do acknowledge that there will be some increased activity on this site as a result of the
development, it is considered that the nature and frequency of this use would not result in harm
to the wider character of the area.

Overall, it is considered that the proposed equestrian use and associated menage would be
acceptable in design terms and would respond positively to the sites local context, in
accordance with Policies SP9 and D1 of the Local Plan and Section 12 of the NPPF.
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4.5

45.1

Impact on the Amenities of Neighbouring Properties

Policy D3 of the Local Plan states that planning permission will be granted for development
proposals which do not cause unacceptable harm to living conditions.

The development would be sited away from any neighbouring dwellings and therefore would
not harm neighbouring amenity. The use of the site is considered to be intermittent and
informal, as it is to be privately used by the applicant.

As such, the proposal would comply with Policy D3 of the Local Plan.

Highways, Access, and Parking

Vehicular access to the menage will be via an existing vehicular access which serves East Hall
Farm. Given this proposal seeks to use an existing access and the proposal is for a residential
menage, the proposal is unlikely to generate any significant increase in traffic.

Heritage Assets

In my opinion, given the nature of the development and the distance between this proposal and
the Listed Farm House, the proposal would not result in any level of harm to the setting or
significance of this heritage assets. This is in accordance with Policy HE1 of the Local Plan and
Section 16 of the NPPF.

Climate Change

The proposed development would be relatively small in scale and would have no significant
implications for the local environment in terms of carbon emissions and therefore would be
generally in compliance with Section 14 of the NPPF.

Biodiversity

The proposal will be subject to the mandatory requirements of Biodiversity Net Gain under
Article 2(1) of the Town and Country Planning (Development Management Procedure) (England)
Order 2015. Overall, the proposal would have an acceptable ecological impact subject to the
mandatory BNG condition which would deliver measurable gains in biodiversity, in accordance
with Policy NE4 of the Local Plan.

Conclusion

The proposed development is considered acceptable and in accordance with Policies SP1, SP9,
D1, D2 and D3 of the NHLP 2011-2031 and Sections 2, 12 and 13 of the NPPF 2024.

Alternative Options

N/A
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Pre-Commencement Conditions
The agent is in agreement to the proposed pre-commencement conditions.

Recommendation

That planning permission be GRANTED subject to the following conditions:

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.

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

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

The development hereby granted permission shall be used solely for the private use in
association with East Hall Farmhouse, and shall not be used for or in connection with
any commercial activity.

Reason: The site is within the Green belt wherein development for commercial
purposes would not be allowed unless special reasons or justification is presented to
allow the policy presumption against development to be relaxed. NPPF Section 13.

There shall be no external lighting unless otherwise agreed in writing by the local
planning authority.

Reason: In the interests of the appearance of the locality within the countryside. LP
Policy NE4.

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.

Proactive Statement:
Planning permission has been granted for this proposal. Discussion with the applicant
to seek an acceptable solution was not necessary in this instance. 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.

Signed
Development Management
North Hertfordshire District Council

WMLM Council Offices

Gernon Road
Anne McDonald Letchworth

Herts
SG6 3JF

Determining Officer
Date: 8 January 2026




