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1 QUALIFICATIONS AND EXPERIENCE 
1.1 My name is Ian Dimbylow and I am a Director of RPS Transport.   

1.2 I have a Master of Engineering Degree with Honours in Civil Engineering Design and 
Management.  I am a Chartered Engineer.  I am a Member of the Institution Civil 
Engineers (ICE) and the Chartered Institution of Highways and Transportation (CIHT).   

1.3 I have been actively involved in providing highway and transportation advice relating to 
the development planning process since 2002 for a wide variety of clients in both the 
public and private sectors.  My experience ranges from initial accessibility studies and 
concept design to traffic impact analysis. I have also prepared the detailed design of 
highway schemes for technical approval and undertaken site supervision of construction 
work.  

1.4 I have provided expert witness advice for a number of planning appeals.  The projects I 
have worked on have been located throughout the UK and have included residential 
developments, mixed use urban extensions, government facilities, commercial 
developments, transport infrastructure and public realm.   

1.5 My evidence for this appeal has been prepared and is given in accordance with the 
guidance of my professional institutions and I confirm that the opinions expressed are 
my true and professional opinions. 

1.6 I am fully familiar with the appeal proposal and the surrounding area, having first been 
instructed in January 2020 whilst I was a Technical Director at the firm WSP, and then 
having been instructed again in January 2022 in my capacity as a Director at RPS.  I led 
the RPS preparation of the Transport Assessment and Travel Plan that were submitted 
with the planning application.  

1.7 I am very familiar with the site and the local highway area, having lived and worked in 
Hertfordshire for the past 20 years, and having visited the site on a number of occasions.  
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2 SCOPE & STRUCTURE OF EVIDENCE 
2.1 My evidence is given on behalf of Vistry Homes Limited.  It relates to their planning 

appeal for the demolition of existing house and stables and the construction of up to 150 
dwellings including affordable, self-build and custom-build dwellings together with all 
ancillary works at Land to the rear of 42-100 Tollgate Road & 42 Tollgate Road, Colney 
Heath, St Albans, Hertfordshire. 

2.2 All matters, excluding access, are reserved for future consideration. 

2.3 The reasons for refusal of SADC are outlined in the Committee Report [CD 6.1] and set 
out below:  

1. The site is within the Metropolitan Green Belt and the proposed development 
represents inappropriate development within the Green Belt, as set out in the National 
Planning Policy Framework 2021. In addition to the in-principle harm to the Green Belt 
by reason of inappropriateness, other harm is identified as a result of the proposed 
development in terms of: its detrimental impact on the openness of the Green Belt, harm 
to Green Belt purposes and harm to landscape character and appearance. Harm is also 
identified to the significance of the Grade I listed North Mymms Park house, Grade II 
listed Colney Heath Farmhouse and adjacent Grade II listed barn and the non-
designated heritage assets of North Mymms Park and Tollgate Farm. Harm is also 
identified as insufficient information has been provided to demonstrate that that the site 
has suitable access to sustainable transport modes. The benefits of the proposed 
development comprise the provision of up to 150 dwellings, including 40% affordable 
housing and up to 9 self-build units at the site which could contribute significantly 
towards meeting an identified housing need in the District, and the provision of public 
open space and delivery of 10% biodiversity net gain (through on-site and off-site 
provision). The potential harm to the Green Belt by reason of inappropriateness, and 
any other harm resulting from the proposal, is not clearly outweighed by other 
considerations; and as a result the very special circumstances required to allow for 
approval of inappropriate development in the Green Belt do not exist in this case. The 
proposal is therefore contrary to Policy 1 of the St Albans District Local Plan Review 
1994 and the National Planning Policy Framework 2021.  

2. In the absence of a completed and signed S106 legal agreement or other suitable 
mechanism to secure: additional health services provision; education provision in the 
form of new primary school, secondary school, and childcare provision; Special 
Educational Needs and Disabilities provision; library service provision; youth service 
provision; waste service provision; leisure and cultural services provision; affordable 
housing provision; open space and play space provision; biodiversity net gain; and 
highway works including provision for sustainable transport improvements and a travel 
plan; the development fails to adequately mitigate its effect upon local services and 
infrastructure and secure the identified 'very special circumstances'. The proposal is 
therefore contrary to Policies 1 (Metropolitan Green Belt) and 143B (Implementation) of 
the St. Albans District Local Plan Review 1994 and the National Planning Policy 
Framework 2021. 
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2.4 This proof of evidence will focus on the transport and highway matters as extracted 
below: 

“Harm is also identified as insufficient information has been provided to demonstrate 
that that the site has suitable access to sustainable transport modes.” 
 
“In the absence of a completed and signed S106 legal agreement or other suitable 
mechanism to secure: … highway works including provision for sustainable transport 
improvements and a travel plan” 
 

2.5 In order to narrow the scope of the Inquiry, a Statement of Common Ground (SoCG) 
has been prepared with the highway authority, Hertfordshire County Council. This is 
core document CD 8.2. 

2.6 It can be seen from the SoCG [CD 8.2] that the technical matters in relation to achieving 
a suitable access and the assessment of the transport impacts of the development are 
agreed with the highway authority. However, the overall suitability of the site in relation 
to access to sustainable modes of travel is not agreed. My evidence will therefore focus 
on the access to sustainable modes of travel and the policy framework relating to this. 

2.7 Section 3 of my evidence provides information on the appeal proposals, how the 
sustainable access to the site has been assessed and the proposed mitigation 
measures to enhance access by sustainable modes of travel. 

2.8 Section 4 reviews the relevant policy considerations and provides my assessment of 
how the site complies. 

2.9 Section 5 directly addresses the reasons for refusal and responses from Hertfordshire 
County Council. 

2.10 Section 6 of my evidence reviews third party objections on highways and transport 
matters, as summarised by the committee report.  

2.11 At Section 7 I provide my conclusion which is also a summary of my evidence. 
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3 APPEAL PROPOSALS AND SUSTAINABLE 
ACCESS 

3.1 The application proposes the construction of up to 150 dwellings including affordable, 
self-build and custom-build dwellings together with all ancillary works at Land to the rear 
of 42-100 Tollgate Road & 42 Tollgate Road. 

3.2 A Transport Assessment was submitted to accompany the planning application and 
provides full details on the highways and transport matters associated with the scheme. 
The Transport Assessment was updated following comments from HCC and the 
updated version is core document reference CD 5.12. It is not the intention to repeat the 
content of the Transport Assessment in this evidence, but I have focused on the 
accessibility of the site due to the reasons for refusal set out above. 

3.3 This section of my evidence therefore considers the facilities and destinations available 
by sustainable modes of travel, walking, cycling and public transport. I have based my 
evidence on the content of the Transport Assessment [CD 5.12], but the content has 
been updated to address comments raised by HCC and others. 

Existing Pedestrian Facilities 
3.4 At the proposed access point onto Tollgate Road an existing footway of approximately 

1.5-1.8m wide is present on both sides of the road within the built-up area. On the 
opposite side of the road to the northwest of Fellowes Lane the footway is separated 
from the carriageway by a large verge.  

3.5 An audit of pedestrian routes in the wider area is provided in the Transport Assessment 
[CD 5.12].  The audit identifies that overall pedestrian facilities are generally good 
around the site, but there are a few locations where improvements would be beneficial. 
These are identified as part of the mitigation measures suggested by the draft proposed 
conditions set out below. 

Destinations Within Reasonable Walking Distance  
Local Facilities Within Walking Distance  

3.6 Figure 3.1 demonstrates the walking time from the site within the local area, based on 
an assumed walking speed of 80m per minute (4.8kph), up to a maximum distance of 
2km from the centre of the site. Appendix ID1 shows the full-size indicative walking 
isochrones from the site.  
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Figure 3.1: Pedestrian Isochrone and Local Facilities 

 

3.7 Table 3.1 identifies the walking distance and time to local facilities measured from the 
centre of the site. As they are measured from the centre of the site they differ slightly 
from the SADC SoCG [CD 8.3]. 
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Table 3.1: Walking Journey Distance to Local Facilities 

Facility Approx. Distance (m) Approx. Walking Time 
(Mins) 

Education 
Colney Heath School and 
Nursery 1200 15 

Treasure Tots Pre-School 950 12 

Shopping / Retail 

Colney Heath News 600 8 

Leisure Facilities 
The Crooked Billet Free 
House 1000 13 

Colney Heath Football Club 1300 16 

The Rice 580 7 

Colney Heath Village Hall  950 12 

Public Transport 

Fellowes Lane Bus Stops  400 5 

Roestock Lane Bus Stops  520 7 

Hall Gardens Bus Stops 510 6 

3.8 Distances to the bus stops are to the centre of the pair of stops serving each direction.  

3.9 Walking trips are predominately short trips of up to 2km. The standard speed used for 
assessing walking accessibility is 80 metres per minute, giving a 25-minute walking time 
for 2km trip. This is an average speed for assessment purposes, while actual trips will 
vary depending on the person walking, the purpose of the trips, the gradient experienced 
and any obstacles that may be encountered (crossing points for roads / etc.). Walking 
trips are important as they provide connectivity between other trip types, such as longer 
bus and train trips, or between parking areas and the destinations for car trips, as well 
there being trips that are purely served by walking. 

3.10 The topography of Colney Heath (almost flat) is ideal for walking and for mobility 
impaired accessibility. 

3.11 The existing buses route along Tollgate Road and Roestock Lane and stops are within 
a 6-7-minute walk of the centre of the site. I consider this as a reasonable access time 
and distance to public transport and a journey which would not deter uses of bus 
services. 
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3.12 Welham Green Train Station is circa 3.7km from the site. It is therefore considered 
unlikely that future residents would choose to walk to the station. However, I consider 
that cycle access to the station is likely to be preferable as set out below. 

3.13 The site is relatively large, so walking distances will depend on which part of the site is 
the origin for a trip, however, Colney Heath News newsagents and The Rice takeaway 
are located 8 minute walk away from the centre of the site. Therefore, future residents 
will have access to amenities such as the post office /shop and takeaway, within a 10-
minute walk.  

3.14 The site is located within 15 minutes’ walk of Colney Heath School and Nursery, 
therefore allowing for walking / wheeling as a main mode of travel. Secondary schools 
are further afield and more likely to be accessed using a bicycle or bus as set out below. 

Existing and Proposed Cycle Facilities 
3.15 An extract from the St Albans and District Cycling Map is provided as Figure 3.2, along 

with the associated key. It can be seen that Tollgate Road past the site is a ‘Route 
suggested by local cyclists’. This provides a route to the A414 where cycle crossing 
facilities have recently been provided linking into the traffic free route alongside the 
A414. Further north in NCN route 61, The Alban Way, which is a former rail line between 
St Albans and Hatfield that is now a traffic free cycle route. 

3.16 Roestock Lane also provides access to the underpass beneath the A1(M) which 
connects to segregated routes towards the university and beyond into Hatfield. To the 
east is also NCN route 12 which runs through Welham Green and Hatfield.   

3.17 An audit of cycle routes is provided in the Transport Assessment [CD 5.12].  

3.18 HCC also has a consultation version of the Local Cycle Walking and Infrastructure Plans 
(LCWIP) for St Albans. The LCWIP for Hatfield, which is also within cycle distance, is 
adopted. The LCWIP plans show the same routes as referred to above as illustrated on 
extracts at Figure 3.3. The LCWIP plans are only available as online documents but 
can be accessed here:  

https://www.hertfordshire.gov.uk/about-the-council/consultations/transport-and-
highways/lcwips-2022/lcwips-2022.aspx  

 

https://www.hertfordshire.gov.uk/about-the-council/consultations/transport-and-highways/lcwips-2022/lcwips-2022.aspx
https://www.hertfordshire.gov.uk/about-the-council/consultations/transport-and-highways/lcwips-2022/lcwips-2022.aspx
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Figure 3.2: Extract from St Albans and District Cycling Map  

  

Site 
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Figure 3.3 – St Albans and District LCWIP extract 

 
3.19 These plans indicate that the site sits adjacent to a cycle route that is well connected to 

the rest of the district (routes within the city are covered by a different plan).  

3.20 The Hatfield LCWIP is now adopted and includes a number of proposed improvements 
in the area as set out on the extract in Figure 3.4 

Figure 3.4 – Hatfield LCWIP extract 

 
3.21 This shows that there are further routes on the east of the A1(M) and there are plans to 

improve connections from South Way to Welham Green station (shown in yellow) as 
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well as other improvements in the wider area. When implemented this would shorten 
the route to Welham Green Station. 

3.22 The cycle audit identified that there were some routes that were likely to be unattractive 
to cyclists, these include Coursers Road to the southwest of the site and Tollgate Road 
beyond the built-up area to the east. Consequently, these have been excluded from 
analysis on the accessibility of the site. 

Destinations within Reasonable Cycling Distance 
3.23 The cycle isochrone plan at Appendix ID2 demonstrates the cycling time from the site 

within the local area, based on an average cycling speed of 200 metres per minute 
(12kph), up to a maximum distance of 5km from the centre of the site. The routes utilised 
for the isochrone have been adjusted to ensure routes identified as suitable for cycling 
in the LCWIP (consultation versions for St Albans and Hatfield) or the St Albans and 
District Cycling Map within St Albans District are used.  

3.24 The approach has also been informed by the cycling audit carried out by RPS within the 
Transport Assessment [CD 5.12]. Notably Tollgate Road to the east of the site and 
Coursers Road to the south-west have been removed as cycle routes. The isochrones 
do allow for some movement to the west via the routes available through the Willows 
Lakes. Consequently, the isochrones are now heavily biased to the north of the site. It 
can be seen that Welham Green Station remains accessible using the routes via the 
A1(M) underpass even when Tollgate Road is removed. 

3.25 Table 3.2 below identifies the cycle distance and time to local facilities measured from 
the centre of the site.  
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Table 3.2: Cycling Journey Distance to Local Facilities 

  Facility                                                     Approx. Distance (M)               Approx. Cycle Time (Mins) 

Education 

Colney Heath School and Nursery 1200 6 

Treasure Tots Pre-School 950 5 

Nicholas Breakspear 3200 16 

University of Hertfordshire 3700 19 

Links Academy 3800 19 

Health and Community 

Jhoots Pharmacy 2300 12 

Northdown Road Surgery 2200 11 

Shopping / Retail 

Colney Heath News 600 3 

Leisure Facilities 

The Crooked Billet Free House 1000 5 

Colney Heath Football Club 1300 6 

The Rice 580 3 

Colney Heath Village Hall  950 5 

Public Transport 

Welham Green Train Station 4500 23 

3.26 In my view therefore, and partly due to its topography (almost flat), Colney Heath is ideal 
for cycling, with many nearby local residential roads lightly trafficked and suitable to 
accommodate cycling on road.  

3.27 The cycle isochrones from the development site identify that Welham Green train station 
is accessible within a 23-minute cycle ride. Welham Green train station can also be 
accessed more directly by a confident cyclist in approximately 15 minutes.  

Public Transport Services 
3.28 Welham Green train station located circa 3.7km to the east of the site and accessible 

via Tollgate Road / Dixons Hill Road. The station is located within 15 minutes cycle ride 
of the site by going direct, but a route on less busy roads is available that takes 23 
minutes.   
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3.29 Welham Green train station is on the East Coast Main Line, serving the Welham Green. 
The station is 18 miles from London Moorgate and located between Hatfield to the north 
and Brookmans Park to the south. The station and all trains serving it are currently 
operated by Govia Thameslink Railway. 

3.30 The typical off-peak service frequency is:  

• 2 trains per hour (tph) northbound towards Welwyn Garden City, of which all call at 
all stations; and 

• 2 tph southbound towards Moorgate, of which all call at all stations. 

3.31 There are up to 4 trains per hour at peak times 0700-0900, 1700-1900 

3.32 There is cycle storage located next to the booking office. 

3.33 It is also possible to access St Albans station using the 305 bus service as set out below. 

3.34 There are three pairs of bus stops in close proximity to the site that provide access to 
different services. This is particularly relevant to the 305 which terminates in Colney 
Heath for some of the times of day, but continues on to Potters Bar and Sandridge at 
other times.  

3.35 Table 3.3 below provides distances to the bus stops from the extremities and centre of 
the site. 

Table 3.3: Distances to Bus Stops 

Bus Stop Min  Centre  Max  

Fellows Lane 210m 335m 460m 

Roestock Lane 270m 395m 520m 

Hall Gardens 320m 445m 570m 

3.36 The quality of the facilities is reviewed in the audit within the Transport Assessment [CD 
5.12]. This recommends that improvements are considered to the bus stop kerbing, 
shelter facilities and markings. These recommended improvements are included as part 
of the draft planning conditions set out below. 

3.37 Table 3.4 below summarises the bus routes and frequency of service. A bus route plan 
is provided at Appendix ID3. 
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Table 3.4: Bus Route and Frequency – High Street 

Service  Route 
Services 

Mon-Fri Saturday Sunday 

200 London Colney – 
Essendon Mill  

Mondays only at 
10:23 and 12:41 No service  No service  

230  St Albans – Welwyn 
Garden City  

Wednesdays only 
11:13 and 14:23 No service  No service  

305  Sandridge – Potters Bar  5 Services per day 5 Services per day No service  

312  Bell Bar – Hatfield Wednesdays only 
10:00 and 12:26 No service  No service  

355  
Nicholas Breakspear 
School – Carterhatch 

Lane  

HCC schooldays 
only 08:05 and 

15:27 
No service No service 

842  Chelwood Avenue – 
Chancellor’s School 

HCC schooldays 
only at 07:43 and 

15:12 
No service No service 

3.38 Services 200, 230 and 312 are primarily shopper services to Colney Fields, St Albans 
and Hatfield respectively. They each allow around 2 hours in the respective destinations 
before returning. Colney Fields has a large Sainsburys, Marks and Spencer, Next, Boots 
and TK Maxx. The Hatfield service goes to The Galleria, Hatfield Town Centre and 
Tesco Extra. 

3.39 Services 355 and 842 are school services to Nicholas Breakspear and Chancellors 
Schools respectively. These daily services allow secondary pupils to access the nearest 
schools.  

3.40 The 305 service is the principal route serving daily movements. The timetable is 
provided at Appendix ID4. The route has five services per day principally from Colney 
Heath to St Albans although the bus continues to Potters Bar and Sandridge at some 
times of the day. This route is financially supported by HCC.  

3.41 The 305 provides access to St Albans station as well as the Morrisons on Hatfield Road 
and the city centre. The first bus of the day gets to the city centre before 0815 and the 
last bus of the day leaves at 1720. It would therefore be possible to use this bus for 
commuting purposes for a typical 0900-1700 role to the city centre as well as stops 
along the way.  

3.42 In my view the bus services available to new residents of the development offer the 
opportunity to make use of bus travel as a sustainable route choice to and from the 
development.  
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Sustainable Access Conclusion 
3.43 I consider the walking accessibility of the site to be good, with day-to-day facilities 

available within reasonable walking distance. A local shop and pub are within walking 
distance as are the bus stops. The village hall which has a pre-school is also close. The 
proximity of the site to the primary school, and secondary school bus services mean 
education trips have a realistic alternative to travel by private car.  

3.44 Tollgate Road past the site is recognised as a ‘Route suggested by local cyclists’. This 
provides a route to the A414 where cycle crossing facilities have recently been provided 
linking into the traffic free route alongside the A414. Further north in NCN route 61, The 
Alban Way, which is a former rail line between St Albans and Hatfield that is now a traffic 
free cycle route. Roestock Lane also provides access to the underpass beneath the 
A1(M) which connects to segregated routes towards the university and beyond into 
Hatfield. To the east is also NCN route 12 which runs through Welham Green and 
Hatfield.  My assessment does not rely on roads in the area which may be unsuitable 
for some cyclists. 

3.45 The development site is accessible within a 25-minute cycle ride of the nearby town of 
Hatfield and village of Welham Green. Welham Green train station is also within a circa 
15-25 minute cycle ride to the east of the development site (dependent on rider 
confidence). Hatfield has a wide range of facilities including significant employment 
areas and university, as well as a good cycle route network. To the north there are also 
excellent off-road routes towards St Albans including the Alban Way.  

3.46 The existing bus services in Colney Heath operate at limited frequencies and days of 
the week, but may be used by future residents for some journeys to local destinations. 
These include weekly services to shopping destinations such as Sainsburys, Marks and 
Spencer, Next, Boots and TK Maxx Colney Fields. The weekly Hatfield service goes to 
The Galleria, Hatfield Town Centre and Tesco Extra. The service to St Albans has 5 
buses daily and the first bus of the day gets to the city centre before 0815 and the last 
bus of the day leaves at 1720. It would therefore be possible to use this bus for 
commuting purposes for a typical 0900-1700 role to the city centre as well as stops 
along the way.  

3.47 In terms of sustainability, I consider that the location of the site is conducive to providing 
future residents with a realistic choice to the private car for many day-to-day journeys. 
This view is supported by the planning Inspector for the recently consented site at 
Bullens Green Lane (ref: 5/2020/1992/LSM – Inspector’s decision 14 June 2021 [CD 
14.6] paragraphs 37-41) This site is approximately 600m from the proposed 
development. The inspector found the following in relation to the transport sustainability 
of the site: 

“37. The Councils contend that the appeal site is in an unsuitable and isolated location 
and as a result, it would fail to provide satisfactory access to services and facilities by 
means other than the private motor car. The appeal site is located on the eastern edge 
of Colney Heath. The parties agreed a facilities plan which clearly demonstrates the 
location of the appeal site relative to services, facilities and public transport and 
included walking and cycling distances from the appeal site. I will firstly assess the 
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availability of and access to services and facilities outside of Colney Heath by means 
other than the private car, before turning to consider the facilities and services 
available within Colney Heath itself and how accessible these maybe to potential 
future occupiers at the appeal site. 
 
38. In terms of public transport and travel outside of Colney Heath, there are a number 
of bus stops available most notably on Roestock Lane, Fellowes Lane and Hall 
Gardens. These are all within an 800m walking distance of the site, a flat comfortable 
walk. These stops provide services to both Potters Bar, Welwyn Garden City, St 
Albans and Hatfield Tesco Extra where more extensive shopping, medical, education, 
employment and leisure facilities are located. Whilst I accept that the buses serving 
these stops are limited in number and frequency and could by no means support 
regular commuting, they nevertheless provide an alternative mode of transport to the 
private car and could provide an important alternative to those sectors of the 
community who do not have access to a private car. Although the reliability of the 
services was questioned, I have no robust evidence to suggest that the service is so 
severely unreliable that it would lead me to reach a different conclusion on this issue. 
 
39. For travel further afield, the nearest train services are provided at Welham Green, 
approximately 3.5km away with direct and frequent services to London. Turning to 
consider cycling, the Council’s witness raised a number of concerns in relation to the 
nature of the roads and suitability for cycling. HCC as highways authority advised that 
cycling facilities are adequate with safe routes and access to the national cycle route 
network. These include National Cycle Route 61 approximately 3km from the appeal 
site providing access to St Albans and cycle route 12 approximately 2km to the south 
east providing access to both Welham Green and Hatfield. The agreed facilities plan 
indicates that taking into account average cycling times, a number of services and 
facilities would be available between 6 and 12 minutes away. I saw evidence on my 
site visits of both Bullens Green Lane and Fellowes Lane being well used for 
recreational purposes, including walkers and cyclists. Taking into account the average 
cycle times and distances to facilities outside of Colney Heath as set out within the 
facilities plan, I concur with HCC that cycling provides a reasonable alternative in this 
location to the private car. 
 
40. Turning to consider journeys possible on foot, Colney Heath itself has a number of 
facilities and services which one would expect in a settlement of this size. These 
include but are not limited to a public house, primary school which has some albeit 
limited capacity and pre-school, church, takeaway, village hall, hairdressers, scout hut, 
post office and mini mart. The availability of the public rights of way (PROW) within the 
site mean that these facilities and services could be accessible through a choice of 
routes, utilising the connections to either Roestock Lane or Fellowes Lane and then 
onwards to the High Street. This choice of routes adds to the quality of the walking 
experience in this location however I acknowledge the concerns expressed regarding 
the use of the underpass under the A1 and the quality of the pedestrian environment 
provided here. In common with other lower order settlements in both SADC and 
WHBC, residents are expected to travel to larger settlements highlighted above for 
medical facilities, larger scale supermarkets, employment and secondary education 
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and beyond. To my mind, the facilities and services available within Colney Heath and 
the accessibility of these facilities both on foot and by cycle mean that a number of day 
to day needs could be met without reliance on the private car. As a result, the location 
of the appeal site cannot be described as isolated. These factors weigh in favour of the 
appeal proposals. 
 
41. Overall and to conclude, taking into account the essence of the Framework test as 
to whether a genuine choice of transport modes is on offer, the appeal proposals 
would in my view represent a sustainable location for new residential development.” 
 

3.48 I consider that the Inspector’s assessment is equally applicable to the proposed site on 
Tollgate Road. There have been no significant changes to facilities and services since 
that decision was made. Furthermore, I consider there to be a genuine choice of 
transport modes with day-to-day facilities within walking and cycle distance. There are 
considerable opportunities for cycling within the wider area that can be encouraged 
through a Travel Plan. The mitigation measures set out below will further enhance 
sustainable travel opportunities. 

3.49 I note that the 305 bus service is financially supported by HCC (stated on the timetable 
at ID4 and confirmed by the operator at ID5). This means that it does not get the 
patronage to support it as a viable commercial service. The growth of housing in Colney 
Heath from the appeal proposal, as well as other consented development, will assist in 
providing a critical mass of development clustered around the bus stops served by the 
305. More passengers, incentivised to use the bus via the travel plan, will help maintain 
this service and sustainable options for both existing and future residents. 

Mitigation Measures 
3.50 To improve the sustainable transport access to the site, mitigation measures are 

proposed. These are to be secured via either planning conditions or obligations in a 
s106 agreement. The transport elements of the draft conditions and obligations are set 
out below. I understand the wording is not yet fully agreed, but are presented in the 
current draft form received from HCC. 

Prior to the first occupation of the development hereby permitted the vehicular access 
shall be provided and thereafter retained at the position shown on the approved plan 
drawing number (Drawing JNY11289-RPS-0100-001 Rev B). Prior to the first use of 
the development hereby permitted arrangement shall be made for surface water to be 
intercepted and disposed of separately so that it does not discharge onto the highway 
carriageway.  
 
REASON:  To ensure satisfactory access into the site and avoid the carriage of 
extraneous material or surface water onto the highway in accordance with Policy 5 of 
Hertfordshire’s Local Transport Plan (adopted 2018).  

3.51 This condition requires the delivery of the access designed by RPS and set out in the 
Transport Assessment [CD 5.12]. I consider this reasonable and necessary to access 
the development by all modes. 
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A) Notwithstanding the details indicated on the submitted drawings no on-site works 
above slab level shall commence until a detailed scheme for the offsite highway 
improvement works has been submitted to and approved in writing by the Local Planning 
Authority.  This should include the provision of a Road Safety Audit.  For the avoidance 
of doubt the offsite works include but are not limited to: -  

 
i. Installation of tactile paving at Park Lane  
ii. Refresh zebra crossing lining at Southern End of High Street  
iii. Upgrade shelter, add raised kerbing at eastbound bus stop on High Street  
iv. Look to improve kerbing and investigate shelter at westbound bus stop on 

High Street  
v. Investigate raise kerbing for east and westbound bus stops on Tollgate 

Road  
vi. Implement a bus cage on eastbound bus stop on Tollgate Road  
vii. Improvements to the pedestrian underpass at the A1(M)  

 
B) Prior to the first occupation of the development hereby permitted the offsite highway 
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).  

 

3.52 This condition requires the development of detailed schemes to address issues 
identified by the RPS Transport Assessment [CD 5.12] as part of the walking and cycling 
audit. The measures are all related to the nearby walking and cycling routes and will 
support access to the site by sustainable modes of travel.  

 
Prior to the first occupation of the development hereby permitted a scheme for the 
parking of cycles including details of the design, level and siting of the proposed 
parking shall be submitted to and approved in writing by the Local Planning 
Authority.  The scheme must be designed in line with the cycle parking standards 
contained in the DfT’s Cycle Infrastructure Design LTN1/20. The approved scheme 
shall be fully implemented before the development is first occupied or brought into use 
and thereafter retained for this purpose.  
 
REASON: To ensure the provision of adequate 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).  
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3.53 This condition required details of cycle parking to ensure that residents of the site have 
safe storage for cycles and hence encourage the use of bicycles for sustainable travel. 
I consider this is a reasonable and appropriate condition.  

3.54 The HCC response letter dated 5 May 2023, sets out the requested planning obligations 
in relation to transport and highways. 
In the absence of CIL, sustainable transport contributions are sought. The 
Hertfordshire County Council 4th Local Transport Plan (LTP4) has developed 
strategies and plans for the county and the towns and areas within it which identifies 
the sustainable transport and accessibility measures for which contributions would be 
sought. 
For new residential developments, a contribution of £6,826 per dwelling is required. 
Therefore, based on the proposed development of 150 dwellings the total developer 
contribution to active travel would be £1,023,900. 
The Highway Authority will distribute the contributions to the associated schemes to 
mitigate the impact of the development, typically through schemes identified in HCC’s 
Local Transport Plan (LTP) and its supporting documents, South Central Hertfordshire 
Growth & Transport Plan. HCC could seek contributions via Section 106 agreement to 
improve public transport provision along Tollgate Road, for the residents both at the 
proposed development and for existing residential areas to help promote non-car 
based journeys to wider areas. 
Sustainable transport contributions can be used for, but not limited to, packages 
including: 
PK30 A414 Highways Improvements (South of St Albans) - To enhance the function of 
the A414 as a strategic east to west route in south central Hertfordshire through 
capacity and reliability upgrades. 
This package includes safety and capacity improvements at A414 Colney Heath 
Longabout.  
A Full Travel Plan will be required to be in place from first occupation until 5 years post 
full occupation. A £1,200 per annum (index linked RPI May 2014) Evaluation and 
Support Fee must be secured by Section 106 agreement Under the Town & Country 
Planning Act 1990 in accordance with Hertfordshire County Council’s Travel Plan 
Guidance. 

3.55 I consider these planning obligations appropriate and reasonably related to the 
development. The approach to the calculation is well established and is linked to the 
delivery of improvements in the area. I understand that these obligations are replicated 
within the proposed s106 agreement. The introduction of these further measures will 
improve the transport sustainability of the local infrastructure and will benefit existing 
residents as well as those from the appeal proposals. I would assume that as these are 
being requested by HCC, they believe that the measures will mitigate the impacts and 
make the scheme acceptable.  
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4 POLICY CONTEXT 
4.1 This section of my evidence evaluates the development proposal against the 

appropriate national and local land use and transport planning policies:  

• National Planning Policy Framework (NPPF) [CD 1.1] 

• Planning Practice Guidance [CD 1.2] 

• Hertfordshire Local Transport Plan (LTP4) [CD 17.1] 

• St Albans District Council Local Plan [CD 2.1 and CD 3.1] 

National Planning Policy Framework (NPPF, 2021) [CD 
1.1] 

4.2 The current National Planning Policy Framework (NPPF) was updated in July 2021. 

4.3 The NPPF sets out several transport objectives designed to facilitate sustainable 
development and contribute to a wider sustainability by giving people a wider choice 
about how they travel, in particular Section 9 ‘Promoting Sustainable Transport’.  

4.4 Paragraph 110 states: 

“In assessing sites that may be allocated for development in plans, or specific 
applications for development, it should be ensured that: 
• appropriate opportunities to promote sustainable transport modes can be – or 

have been – taken up, given the type of development and its location; 
• safe and suitable access to the site can be achieved for all users;  
• the design of streets, parking areas, other transport elements and the content 

of associated standards reflects current national guidance, including the 
National Design Guide and the National Model Design Code; and 

• any significant impacts from the development on the transport network (in 
terms of capacity and congestion), or on highway safety, can be cost 
effectively mitigated to an acceptable degree.” 

4.5 Paragraph 111 continues that: 

“Development should only be prevented or refused on highways grounds if there 
would be an unacceptable impact on highway safety, or the residual cumulative 
impacts on the road network would be severe.” 

4.6 In terms of planning applications NPPF states at paragraph 112(a) that development 
should: 

“Give priority first to pedestrian and cycle movements, both within the scheme and 
with neighbouring areas, and second – so far as possible – to facilitating access to 
high quality public transport, with layouts that maximise the catchment area for bus 
or other public transport services, and appropriate facilities that encourage public 
transport use.” 
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4.7 Paragraph 113 covers the need for Travel Plans and Transport Statements / 
Assessments for all developments which generate significant amounts of movement. 

4.8 My assessment of the site concludes that the requirements of paragraph 110 have been 
met. Opportunities to promote sustainable transport modes have been taken up ‘given 
the type of development and its location’. The site is within walking and cycling distance 
of a variety of destinations and public transport facilities are available. A substantial 
contribution is proposed to be provided to the highway authority to continue to improve 
sustainable transport in the area. 

4.9 Safe and suitable access to the site can be achieved by all users. The access design 
has been the subject of a Stage 1 Road Safety Audit [CD 5.12 Appendix 11] and the 
design is agreed as acceptable by the highway authority as set out in the Highways 
SoCG [CD 8.2 paragraph 3.3].  

4.10 The internal design of the site will be a reserved matter, but there is no suggestion that 
the site is restricted in any way that would prevent the National Model Design Code 
being applied.  

4.11 The assessment of the impacts of the additional movement associated with the site has 
been undertaken in the Transport Assessment [CD 5.12] and the highway authority 
agree that mitigation measures are not required, as set out in the Highways SoCG [CD 
8.2 paragraph 3.14].  

4.12 In relation to paragraph 111, there is no suggestion that the impact of the development 
is ‘severe’ or that there is an impact on safety that would result in the development being 
prevented. 

4.13 In relation to paragraph 112, the design of the access has been prepared to slow speeds 
and make it easier for pedestrian to cross the road at the site entrance. The site is all 
within a reasonable walking distance of the existing bus stops.  

Planning Practice Guidance (NPPG) ‘Travel Plans, 
Transport Assessments and Statements in Decision-
Taking’ (March 2014) [cd 1.2] 

4.14 This Guidance provides advice on when Travel Plans, Transport Assessments and 
Statements are required, and what they should contain. The Guidance is regularly 
updated, with the last update being 28 July 2017. 

Transport Assessments and Statements are ways of assessing the potential 
transport impacts of developments, and they may propose mitigation measures to 
promote sustainable developments. Transport Assessments are thorough 
assessments of the transport implications of development, and Transport 
Statements are a ‘lighter-touch’ evaluation to be used where this would be more 
proportionate to the potential impact of the development. 
 
Paragraph: 002 Reference ID: 42-002-20140306 
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Revision date: 06 03 2014 

4.15 Transport Assessments and Statements can be used to establish whether the residual 
transport impacts of a proposed development are likely to be “severe”, which may be a 
reason for refusal, in accordance with NPPF. 

Travel Plans are long-term management strategies for integrating proposals for 
sustainable travel into the planning process. They are based on evidence of the 
anticipated transport impacts of development and set measures to promote and 
encourage sustainable travel. 
 
Travel Plans should where possible, be considered in parallel to development 
proposals and readily integrated into the design and occupation of the new site 
rather than retrofitted after occupation. 
 
Where there may be more effective or sustainable outcomes, and in order to 
mitigate the impact of the proposed development, consideration may be given to 
travel planning over a wider area. 
 
Paragraph: 003 Reference ID: 42-003-20140306 
 
Revision date: 06 03 2014 

4.16 The assessment of the site and the preparation of the documents has been carried out 
in line with this guidance. 

Hertfordshire Local Transport Plan, 2018 (LTP4) 
[CD17.1] 

4.17 The LTP4 sets out how transport can help deliver a positive future vision for 
Hertfordshire by having a major input into wider policies such as economic growth, 
meeting housing needs, improving public health and reducing environmental damage 
whilst also providing for safe and efficient travel. The plan also considers how future 
planning decisions and emerging technology might affect the way that transport needs 
to be provided in the longer term. 

4.18 The Hertfordshire Vision states: “We want Hertfordshire to be a county where people 
have the opportunity to live healthy, fulfilling lives in thriving, prosperous communities.” 
To achieve this vision, the LTP aims to deliver nine transport objectives which contribute 
strongly to the Place, Prosperity and People elements of the vision. The objectives are: 

• “Improve access to international gateways and regional centres outside 
Hertfordshire; 

• Enhance connectivity between urban centres in Hertfordshire; 
• Improve accessibility between employers and their labour markets; 
• Enhance journey reliability and network resilience across Hertfordshire; 
• Enhance the quality and vitality of town centres; 
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• Preserve the character and quality of the Hertfordshire environment; 
• Reduce carbon emissions; 
• Make journeys and their impact safer and healthier; and 
• Improve access and enable participation in everyday life through transport.” 

4.19 Cutting across the objectives are four principles guiding activity, which feature common 
to activities to manage and improve the transport system. The principles are: 

• “Integration of land use and transport planning 
• Application and adoption of technology 
• Cost effective delivery and maintenance 
• Modal shift and encouraging active travel.” 

4.20 The LTP4 is a comprehensive document setting out how the highway authority 
approaches transport matters across the county. It acknowledges that the NPPF is the 
relevant overarching policy for planning decisions.  

St Albans City and District Council Local Plan 1994 [CD 
2.1] 

4.21 The SADC statement of case confirms that there are policies from the 1994 Local Plan 
that relate to highways and transport matters that remain relevant. These are 34, 35 and 
36A.  

 

4.22 These 1994 policies are considered to be superseded by NPPF paragraphs 110-112 
which cover similar topics, but are much more recent. 

 

St Albans City and District Council Local Plan (2023-
2041) [CD 3.1] 

4.23 St Albans are preparing a new Local Plan (2023-2041) which will replace the District 
Local Plan Review 1994. The reg 18 version of the plan, issued for consultation includes 
the following transport policies but I note that the main SoCG confirms that only limited 
weight can be given to these policies: 

Strategic Policy SP8 - Transport Strategy  

The Council will prioritise the use of active and sustainable transport modes and deliver 
accessibility improvements to the transport and highways network by:  

a) Taking account of Hertfordshire County Council Local Transport Plan (LTP and other 
evidence and supporting documents, as relevant;  

b) Supporting development in locations which enable active and/or sustainable transport 
journeys; where this is not possible ensuring that sustainable and active transport 
infrastructure is delivered at the earliest reasonable opportunity;  
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c) Supporting reductions in car journeys for existing and new settlements; including in 
relation to education sites and school journey planning initiatives;  

d) Requiring all high trip generating uses to prepare, submit and implement Travel Plans 
to embed sustainable and active travel at an early stage;  

e) Working in partnership with stakeholders including Hertfordshire County Council, 
neighbouring authorities, National Highways and service providers to ensure that a 
range of sustainable and active transport options are available to all existing and future 
users of the transport network;  

f) Requiring new development to assess future air quality impacts from transport, where 
necessary, including funding contributions to wider schemes that will mitigate the impact 
of the scheme being proposed where appropriate;  

g) Protecting existing rights of way, walking and cycling networks and equestrian routes 
and, should diversion be unavoidable, require replacement routes to the satisfaction of 
the Council and the relevant highway authority;  

h) Supporting inter-settlement connectivity for active modes (e.g. Alban Way, Nickey 
Line, Ayot Greenway) and identification and delivery of new routes;  

i) Seeking Masterplans at Broad Locations and the earliest reasonable opportunity to 
implement sustainable travel infrastructure on Broad Locations in order that sustainable 
travel patterns become embedded at an early stage;  

j) Supporting a network of local hubs at suitable locations such as railway stations and 
co-located in city, town and district centres where appropriate. The scale and nature of 
proposals must be appropriate to the size and function of the centre or station and 
proposals should contribute towards the vitality of a centre. A local hub should support 
sustainable travel and can include: a local bus service, car club facilities, bike repair 
service, e-bike charging, bike share facilities, ride hailing & ride sharing stop, real time 
and digital travel information, wifi and phone charging, parcel delivery storage lockers 
and public realm improvements. Local hubs should be supported by online presence 
and digital functionality. 

4.24 I consider that the development proposals are in line with this emerging policy, 
particularly in relation to b). active and sustainable transport modes are enabled and 
proposed measures to enhance them are provided by the development. 

TRA1 – Transport Considerations for New Development  

a. Proposals must demonstrate:  

i. That safe and suitable access can be provided; 

ii. That development would not lead to highway safety problems or cause unacceptable 
impacts upon the transport network;  

iii. How provision of suitable Transport Statements or Transport Assessments along with 
other appropriate evidence where required;  

b. Major proposals must demonstrate as appropriate how:  

i. Measures to reduce the need to travel by private car are identified and implemented;  
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ii. Active and sustainable connections to key destinations are deliverable at an early 
stage of development;  

iii. How the proposed scheme would be served by public transport and would not have 
a detrimental impact to any existing or planned public transport provision;  

iv. Safe, direct and convenient routes for active journeys to key destinations are provided 
and prioritised in their design;  

v. Comprehensive and coherent integration into the existing pedestrian and cycle, public 
transport and road networks will be secured;  

vi. Adequate servicing arrangements will be provided;  

vii. The needs of people with disabilities and reduced mobility will be addressed;  

viii. The charging of plug-in and other ultra-low emission vehicles will be enabled in safe, 
accessible and convenient locations;  

ix. Suitable travel plans will be provided and appropriate measures for implementation 
will be secured. Such plans will set out measures to encourage people to use alternative 
modes of travel to single occupancy car use;  

x. Suitable mechanisms will be provided to secure sustainable transport measures, 
including delivery of schemes identified in LCWIP and IDP and improvements to the 
existing highway network and other appropriate transport mitigations. 

4.25 This policy mirrors elements of NPPF paragraph 110 within part a. Part b refers to major 
proposals, which would apply to the appeal site. In relation to part b, the following is my 
assessment of how the appeal proposals comply: 

i. measures to reduce the need to travel by private car include the proposed 
enhancements to active travel infrastructure and the implementation of a travel plan [CD 
5.13]. 

ii. active and sustainable connections are in place already, but further improvements are 
planned to be delivered prior to occupation.  

iii. existing public transport routes run past the site and will be supported by additional 
patronage. HCC could use contributions to support services if needed. 

iv. the access design and improvement measures are aimed at delivering safe, direct 
and convenient routes to key destinations as set out in the Transport Assessment [CD 
5.12] and walking / cycling audit. 

v. the road past the site is identified as an existing cycle route. improvements to walking 
and cycling facilities in the area will be secured by condition. 

vi. the access design has been developed to ensure a refuse vehicle can safely use the 
access. 

vii. flush crossings and tactile paving are proposed at the access, along with installation 
of other improved crossing facilities making it easier to negotiate for those with visibility 
or mobility impairments are to be secured by condition.  

viii. provision of EV charging is expected, but will be a reserved matter 
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ix. a travel plan has been prepared [CD 5.13] and its content is considered acceptable 
by HCC. 

x. measures are proposed to be secured by condition to improve pedestrian and cycle 
facilities. 

4.26 My conclusion is that the proposals comply with these emerging policies in the new 
Local Plan 

Summary  
4.27 The key transportation policy is to ensure that new developments are in locations which 

are or can be made sustainable.  

4.28 In this respect new developments should be in accessible location, which are conducive 
to travel by walking, cycling or using public transport, for every day trips associated with 
employment, education and leisure purposes.  

4.29 In terms of sustainability the development site, its location benefits from good 
accessibility to existing bus services and reasonable access to rail services. Local 
facilities including shops and schools are all accessible by walking and cycling. The site 
will therefore provide residents with realistic sustainable travel choices to the private car 
for some journeys.  

4.30 The proposed development provides a safe means of access, and is capable of 
providing parking in accordance with adopted standards. A commitment to a Travel Plan 
and Travel Information Packs [CD 5.13] will assist residents in adopting sustainable 
travel practices.  

4.31 As such, the proposed development is considered to accord to relevant national and 
local land use and transport policy.  
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5 THE REASONS FOR REFUSAL 
5.1 The SADC statement of case sets out the reasons for refusal, from which I have 

extracted the elements relating to transport and highway matters. 

“Harm is also identified as insufficient information has been provided to demonstrate 
that that the site has suitable access to sustainable transport modes.” 

“In the absence of a completed and signed S106 legal agreement or other suitable 
mechanism to secure: … highway works including provision for sustainable transport 
improvements and a travel plan” 

5.2 Within section 3 of my evidence I have set out how I consider the site has suitable access 
to sustainable transport modes. The content of the evidence is substantially based on 
the submitted transport assessment [CD 5.12]. 

5.3 In my view the draft proposed conditions and obligations associated with highway works 
and sustainable transport measures are considered to address the second point. 

5.4 The SADC reasons for refusal are informed by the response from Hertfordshire County 
Council in their letter dated 5 May 2023. This letter includes two reasons for refusal on 
the first page which I will deal with in turn.  

5.5 The first point: 

HCC requests in reflection of the cycling audit provided, routes identified as not being 
safe for users of all abilities removed from the cycling accessibility analysis and also to 
consider the St Albans Cycle Route Map (2019) and routes identified there as safe/not 
safe included/excluded. Following this review, the accessibility should be re-assessed 
(with all users in mind) and confirmation whether the site can offer a suitable cycling 
alternative to the private car; 

5.6 An updated assessment of cycle accessibility was undertaken as requested and is set 
out in Section 3 above. 

5.7 The cycle isochrone has been updated to remove the use of Coursers Road and 
Tollgate Road to the south-east of the site. The table of distances has been slightly 
amended as Welham Green is accessible via another route.  

5.8 My conclusion on the cycle accessibility remains that there are many day-to-day 
destinations such as schools, workplaces and the nearest station within cycle distance 
on suitable routes. 

5.9 The second point: 

HCC requests the applicant engages with public transport providers to identify whether 
additional bus services can be implemented or existing services extended to meet with 
the increase in public transport demand resulting from this development and to 
demonstrate a meaningful shift away from the private car can be achieved. 

5.10 This request for engagement with the bus operator, is at odds with the HCC 2020 Bus 
Strategy (listed as part of the LTP4 supporting strategies). This clearly states that it is 
the county’s action to coordinate responses to planning proposals with the operators 
within Action 1 on page 35.  
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5.11 I do not consider that the HCC objection on the basis that the applicant has not engaged 

with the bus operator is reasonable. As set out in the strategy, it is clearly the 
responsibility of the highway authority to do so.  

5.12 However, I have contacted Sullivan Buses and Metroline for comment in relation to 
capacity on their routes. I have received a response from Metroline which is provided at 
Appendix ID5. I have redacted personal contact information from the email. The 
response from Metroline confirms that the 305 is an HCC supported service and 
consequently any queries would be best directed back to HCC. This underlines the view 
that HCC should be the able to advise on this element and that using the applicants lack 
of engagement as a reason for refusal is completely unreasonable.  

5.13 In addition to the two reasons for refusal stated on the first page, the HCC letter 
concludes: 
The Highway Authority have reviewed the development proposals and wishes to raise 
an objection in relation to the wider sustainability and public transport access for the 
site 

5.14 As set out in Section 3 of my evidence, I do not believe that this position is reasonable 
in relation to the sustainability of the site location. The proposed conditions and 
obligations will provide further enhancement to the transport facilities and infrastructure 
in the area. Further development will aid the patronage of the bus services that are 
running which currently need financial support from HCC to do so. 

Summary 
5.15 I have reviewed the three parts of the reasons for refusal given by HCC and I do not 

agree with the justification.  

5.16 Firstly, the review of cycle access has been carried out following an on-site audit and 
reviews the potential for access by bicycle. The HCC reason for refusal does not appear 
to relate to a deficiency, only a request for information in a different form. I believe that 
the updated isochrones presented in my evidence address this point. 
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5.17 Secondly, the request that the applicant engages with the bus operator is unnecessary 
and unhelpful. I have engaged with the bus operator who has simply directed me back 
to HCC. 

5.18 Thirdly, I have set out the accessibility by public transport and I consider the site has 
good access to bus services that provide an alternative mode of transport to the private 
car and could provide an important alternative to those sectors of the community who 
do not have access to a private car. 
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6 THIRD PARTY OBJECTIONS 
6.1 The SADC committee report provides a useful summary of third-party objections on 

access, highways and transport matters. I have also reviewed the third party 
representations to the appeal process and consider that the topics below remain a 
reasonable summary of the comments raised. These are provided below along with my 
response to each.  

Proposal would result in increased road traffic due to lack of public transportation 
options locally. 

6.2 Whilst I recognise that new housing will inherently generate some traffic movements, I 
consider that these have been quantified and assessed in the Transport Assessment 
[CD 5.12] using an agreed methodology. The public transport options have been 
reviewed and they provide a realistic alternative for some journeys. 

Cumulative impact of additional traffic from the approved and proposed major 
residential developments in the area will be severe. 

6.3 The Transport Assessment [CD 5.12] considered the impact of the development 
including traffic growth and concluded the impact will not be severe, this is common 
ground with the highway authority [CD 8.2 paragraph 3.14].   
Higher volume of traffic would make the roads less safe for pedestrians and cyclists, 
whilst increasing the risk of vehicle collisions.  

6.4 The access proposals have been the subject of a Stage 1 Road Safety audit [CD 5.12 
Appendix 11] and the recommendations accepted and actioned. 

It is dangerous and unpleasant to walk along Tollgate Road because of the current 
traffic levels and because of the number of cars that drive along the pavement as 
parked cars block the road.  

6.5 The pedestrian routes to destinations from the site have been reviewed and 
improvement measures suggested. These are to be secured by condition. There is no 
evidence of an accident history relating to the above comment. 

Tollgate Road is congested at peak times.  

6.6 The Transport Assessment [CD 5.12] undertook traffic surveys and considered the 
impact of the development including traffic growth and concluded the impact will not be 
severe, this is common ground with the highway authority.   
Colney Heath does not have a train station.  

6.7 The comment is noted. In my view this does not mean that the location is unsuitable for 
any residential development.  

Those living in the affordable housing may not have cars and find getting around 
difficult.  

6.8 My assessment of the accessibility of the site is that it is possible to access services and 
facilities by active and public transport modes. 

Public transport is unreliable and infrequent.  
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6.9 My proof of evidence sets out the review of public transport services and frequencies in 
Chapter 3.  

Incidents on motorways lead to gridlock in the village.  

6.10 I have no doubt that on occasion issues on the A1(M) or M25 can result in more traffic 
using the roads in the village. This is the case with many locations in the district and 
elsewhere. It is not a reason to prevent any residential development coming forward. 

The developer’s claims that the area is easy to walk/cycle around are misleading as 
many roads do not have footpaths or are on a steep hill.  

6.11 The Transport Assessment [CD 5.12] included a pedestrian and cycle audit of the routes 
and destinations. Where deficiencies were noted improvement measures are proposed. 

It is unrealistic to think that future residents would cycle to Welham Green to get the 
train, as it is a busy road with a steep gradient.  

6.12 The route to Welham Green station is possible for a confident cyclist, however in 
response to comments the assessment has removed this route as an assumption on 
the calculation of isochrones. The station remains accessible from other routes avoiding 
steep gradients and busy roads.  

The buses run a couple of times a week therefore are not an option for a commuter.  

6.13 My assessment of public transport accessibility is set out in Chapter 3 above. There are 
bus services that run on daily basis. 

The single proposed site access is on a congested junction opposite an access route 
for another 100 houses.  

6.14 The access and junction have been the subject of traffic modelling within the Transport 
Assessment [CD 5.12] and this has been agreed as acceptable with the highway 
authority [CD 8.2 paragraph 3.14]. 

The proposed site access would be dangerous.  

6.15 The access proposals have been the subject of a Stage 1 Road Safety audit [CD 5.12 
Appendix 11] and and the recommendations accepted and actioned. 

Routes in and out of the village are limited and unsafe.  

6.16 I do not agree with this statement. There are three main routes into the village and there 
is no evidence of safety issues. 

Cycle routes in the area are poor and the underpass connecting Colney Heath and 
Hatfield floods.  

6.17 The Transport Assessment [CD 5.12] included an audit of cycle routes and I have set 
out above my review of cycle routes. Improvements to the underpass are proposed as 
part of mitigation measures. 

The underpass linking with Hatfield floods and is a crime hot spot (muggings and 
vandalism) making it dangerous for pedestrians and cyclists. 

6.18 Improvements to the underpass are proposed as part of mitigation measures. 
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The Alban Way floods and can be unusable in winter when icy and dark, so does not 
provide a safe or reliable commuter route for cyclists.  

6.19 The Alban Way is a 9km cycle route along a former railway line. Intermittent drainage 
issues are not unusual over such a large distance. The Alban Way Greenspace Action 
Plan 2019 – 2024 prepared for SADC states that ‘The Alban Way is a popular route for 
both commuting and leisure, regularly used by pedestrians and cyclists alike’. I consider 
it to be a suitable and attractive route for cyclists. 

The Transport Statement that accompanies the application lacks ‘on the ground’ data 
and the findings are questionable.  

6.20 The Transport Assessment [CD 5.12] includes observed traffic surveys and parking 
information for Tollgate Road and nearby junctions as well as an audit of pedestrian and 
cycle routes undertaken in person. I do not agree with this comment.  

The proposal will lead to overspill of cars onto the surrounding roads if the new homes 
have insufficient parking spaces, worsening the current situation.  

6.21 Provision of parking spaces on site will be a reserved matter, but the scale of site means 
that complying with the required parking space requirements is not considered to be an 
issue.  

Car demand generated by the proposed development has been underestimated – 
every adult living in Colney Heath needs their own car. 

6.22 Traffic demand calculated in the Transport Assessment [CD 5.12] was developed using 
an agreed methodology with HCC and the results have been agreed with HCC as 
common ground. 

6.23 In addition to the summary points raised in the committee report, Colney Heath Parish 
Council has made specific comments on the assessment of Coursers Road within the 
statement of case [CD 7.3]. 

“Coursers Road has not been included in any of the highways or road safety 
assessments. This is a  fundamental error. We will provide evidence on the 
importance of this route and that of the Bell roundabout as well as its road traffic 
accident history.” 

6.24 The Transport Assessment [CD 5.12] predicts that Coursers Road will be used by 29% 
of traffic movements from the appeal site. The Transport Assessment also assesses the 
Coursers Road / Tollgate Road roundabout junction. The Transport Assessment 
predicts that the increase in vehicles on Coursers Road will be 19 vehicles in the AM 
peak and 20 in the PM peak [CD 5.12 Appendix 13 figures 6 and 7]. This equates to an 
additional vehicle every 3 minutes. At this level I do not consider it necessary to 
undertake further assessments at junctions beyond. 

6.25 Planning Practice Guidance [CD 1.2] states within the transport section at Paragraph 
007 Reference ID: 42-007-20140306 that: Travel Plans, Transport Assessments and 
Statements should be: proportionate to the size and scope of the proposed development 
to which they relate and build on existing information wherever possible.  
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6.26 The scope of the assessment was agreed with HCC in advance of preparing the surveys 
and analysis as part of scoping discussions. 

6.27 The Road Safety Audit considers physical changes to the highway, in accordance with 
the guidance set out in the Design Manual for Roads and Bridges document GG 119 
‘Road Safety Audit’. As no physical changes are proposed to Coursers Road, a Road 
Safety Audit is not required. 
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7 SUMMARY AND CONCLUSIONS 
7.1 My evidence is given on behalf of Vistry Homes Limited.  It relates to their planning 

appeal for the demolition of existing house and stables and the construction of up to 150 
dwellings including affordable and custom-build dwellings together with all ancillary 
works at Land to the rear of 42-100 Tollgate Road & 42 Tollgate Road, Colney Heath, 
St Albans, Hertfordshire. 

7.2 My evidence focuses on the part of the reason for refusal relating to the sustainability of 
the site in transport terms.  

7.3 I consider the walking accessibility of the site to be good, with day-to-day facilities 
available within reasonable walking distance. A local shop and pub are within walking 
distance as are the bus stops. The village hall which has a pre-school is also close. The 
proximity of the site to the primary school, and secondary school bus services mean 
education trips have a realistic alternative to travel by private car.  

7.4 Tollgate Road past the site is recognised as a ‘Route suggested by local cyclists’. This 
provides a route to the A414 where cycle crossing facilities have recently been provided 
linking into the traffic free route alongside the A414. Further north in NCN route 61, The 
Alban Way, which is a former rail line between St Albans and Hatfield that is now a traffic 
free cycle route. Roestock Lane also provides access to the underpass beneath the 
A1(M) which connects to segregated routes towards the university and beyond into 
Hatfield. To the east is also NCN route 12 which runs through Welham Green and 
Hatfield.  My assessment does not rely on roads in the area which may be unsuitable 
for some cyclists. 

7.5 The development site is accessible within a 25-minute cycle ride of the nearby town of 
Hatfield and village of Welham Green. Welham Green train station is also within a circa 
15-25 minute cycle ride to the east of the development site (dependent on rider 
confidence). Hatfield has a wide range of facilities including significant employment 
areas and university, as well as a good cycle route network. To the north there are also 
excellent off-road routes towards St Albans including the Alban Way.  

7.6 The existing bus services in Colney Heath operate at limited frequencies and days of 
the week, but may be used by future residents for some journeys to local destinations. 
These include weekly services to shopping destinations such as Sainsburys, Marks and 
Spencer, Next, Boots and TK Maxx Colney Fields. The weekly Hatfield service goes to 
The Galleria, Hatfield Town Centre and Tesco Extra. The service to St Albans has 5 
buses daily and the first bus of the day gets to the city centre before 0815 and the last 
bus of the day leaves at 1720. It would therefore be possible to use this bus for 
commuting purposes for a typical 0900-1700 role to the city centre as well as stops 
along the way.  

7.7 In terms of sustainability, I consider that the location of the site is conducive to providing 
future residents with a realistic choice to the private car for many day-to-day journeys. 
This view is supported by the planning Inspector for the recently consented site at 
Bullens Green Lane (ref: 5/2020/1992/LSM – Inspector’s decision 14 June 2021 [CD 
14.6] paragraphs 37-41) This site is approximately 600m from the proposed 
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development. I consider that the inspector’s conclusions can equally be applied to the 
appeal site. 

7.8 I have assessed the site against the policies set out in paragraphs 110-112 of the NPPF 
[CD 1.1]. 

7.9 My assessment of the site concludes that the requirements of paragraph 110 have been 
met. Opportunities to promote sustainable transport modes have been taken up ‘given 
the type of development and its location’. The site is within walking and cycling distance 
of a variety of destinations and public transport facilities are available. A substantial 
contribution is proposed to be provided to the highway authority to continue to improve 
sustainable transport in the area. 

7.10 Safe and suitable access to the site can be achieved by all users. The access design 
has been the subject of a Stage 1 Road Safety Audit [CD 5.12 Appendix 11] and the 
design is agreed as acceptable by the highway authority as set out in the Statement of 
Common Ground [CD 8.2 paragraph 3.2].  

7.11 The internal design of the site will be a reserved matter, but there is no suggestion that 
the site is restricted in any way that would prevent the National Model Design Code 
being applied.  

7.12 The assessment of the impacts of the additional movement associated with the site has 
been undertaken in the Transport Assessment [CD 5.12] and the highway authority 
agree that mitigation measures are not required, as set out in the Statement of Common 
Ground [CD 8.2 paragraph 3.14]. this confirms that in the highway authority’s view, in 
relation to paragraph 111, there is no suggestion that the impact of the development is 
‘severe’ or that there is an impact on safety that would result in the development being 
prevented. 

7.13 In relation to paragraph 112, the design of the access has been prepared to slow speeds 
and make it easier for pedestrian to cross the road at the site entrance. The site is all 
within a reasonable walk distance of the existing bus stops.  

7.14 I have reviewed the three parts of the reasons for refusal given by HCC and I do not 
agree with the justification.  

7.15 Firstly, the review of cycle access has been carried out following an on-site audit and 
reviews the potential for access by bicycle. The HCC reason for refusal does not appear 
to relate to a deficiency, only a request for information in a different form. I believe that 
the updated isochrones presented in my evidence address this point. 

7.16 Secondly, the request that the applicant engages with the bus operator is unnecessary 
and unhelpful. I have engaged with the bus operator who has simply directed me back 
to HCC. 

7.17 Thirdly, I have set out the accessibility by public transport and I consider the site has 
good access to bus services that provide an alternative mode of transport to the private 
car and could provide an important alternative to those sectors of the community who 
do not have access to a private car. 

7.18 I have reviewed the third-party objections on the basis of the summary points within the 
council’s committee report. I have responded to these points in my evidence. They 
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generally comprise concerns on access, traffic impact and sustainable modes of travel 
that are dealt with within the Transport Assessment [CD 5.12], my evidence and the 
HCC statement of common ground [CD 8.2]. 

7.19 Mitigation measures are proposed in the form of conditions and obligations that will 
improve pedestrian and cycle facilities in the area. 

7.20 I do not consider that the transport reasons for refusal can be justified and it is my opinion 
that the appeal should not be dismissed on these grounds.  
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