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S T A N F O R D S  



1.0 Introduction 

 

1.1 This Planning Statement has been prepared on behalf of J Webster and is submitted in 

support of a planning application for the erection of two 2-bedroom cottages in lieu of the 

prior approval issued at appeal for conversion of an agricultural building into two dwellings 

on land to the rear of Three Elms, Harts Lane, Ardleigh (reference: 20/00551/COUNOT). 

This application seeks to replace the agricultural building, with permission of conversion 

into two dwellings, with two new build single storey dwellings in the same location to the 

existing permission. 

 

1.2 This statement should be treated as forming part of the application and includes details 

on the site and its surroundings, the intended scheme and how it relates to adopted and 

emerging planning policies. Although the Town and Country Planning (Development 

Management Procedure) (England) (Amendment No. 2) Order 2013 removed the 

requirement for Design and Access Statements to be submitted with minor planning 

applications, this statement is submitted to explain the rationale behind the development 

to assist the Local Planning Authority in making its decision. 

 

2.0 Context of Site 

  

2.1 Three Elms is a large, detached bungalow set on a registered agricultural holding of some 

1.7 hectares. The bungalow was constructed in 1969 and subject to an agricultural 

occupancy condition. This condition was removed in 2010, when it was shown that the 

agricultural business could no longer support a full-time worker due to changes in the 

poultry rearing business. Previously there were five large battery laying houses on the site, 

accommodating approximately 12,000 birds. The owner of the business also died, and 

the dwelling was sold off. While the occupancy of the dwelling is no longer connected with 

agriculture, the remainder of the land is still retained for agricultural purposes. 

  

2.2 In 2017 a prior notification application was submitted and approved for the conversion of 

the poultry building immediately to the rear of the bungalow (reference 



17/01710/COUNOT). There are three further buildings located to the rear of the site while 

a 4th building is in a poor semi derelict condition. The Council refused the application to 

convert the northernmost building into two dwellings in June 2020, to which this 

application relates (reference: 20/00551/COUNOT). However, this was allowed at appeal 

(appeal reference: APP/P1560/W/20/3265747). This application seeks to replace the 

agricultural building with two new build single storey dwellings in lieu of the two dwellings 

approved at appeal. 

 

3.0 Relevant Planning History 

 

3.1 In November 2017, the Council deemed that prior approval was not required for 

conversion of an agricultural building into two residential dwelling units on land rear of 

Three Elms, Harts Lane, Ardleigh, located southeast of the application site (reference: 

17/01710/COUNOT). 

 

3.2 In June 2020, the Council deemed that prior approval was required for the conversion of 

one agricultural building into two dwellings on land rear of Three Elms, Harts Lane, 

Ardleigh at the application site (reference:20/00551/COUNOT). However, this was 

allowed at appeal in July 2021 (reference: APP/P1560/W/20/3265747). 

 

3.3 In October 2020, the Council granted full planning permission for the replacement of an 

agricultural building with two 3-bedroom bungalows in lieu of prior approval 

17/0170/COUNOT on land rear of Three Elms, Harts Lane, Ardleigh (reference: 

20/00887/FUL). 

 

3.4 In June 2021, the Council granted full planning permission revising the scheme approved 

as part of application 20/00887/FUL for two detached dwellings in lieu of prior approval 

17/0170/COUNOT on land rear of Three Elms, Harts Lane, Ardleigh (reference: 

21/00002/FUL). Since, Conditions 4 (Screen and Wall Fences and 7 (External Materials) 

have been discharged (reference: 21/01119/DISCON) with Condition 9 (Foul Water 

Strategy) pending consideration (reference: 21/01232/DISCON). 

 

 

 



4.0 Policy Context 

 

Current Position 

 

4.1 Tendring District Council is in the process of producing a new Local Plan document to 

replace the Local Plan which was adopted in 2007 (TDLP 2007). Section 2 of the Local 

Plan is yet to be adopted and thus less weight can be attributed to the emerging Local 

Plan policies when compared to the adopted policies of the TDLP 2007. We have 

therefore had regard to the policies contained within the adopted TDLP 2007 when 

considering this application.  However, where there is any conflict between the adopted 

planning policies and the National Planning Policy Framework (NPPF) we have considered 

the adopted policy should be given reduced weight in accordance with paragraph 219 of 

the NPPF. 

 

   National Guidance 

 

4.2 The National Planning Policy Framework advises that in determining planning applications 

for residential development, local planning authorities should take into account the 

Development Plan Policies and all other material considerations.  Local planning 

authorities should follow the approach of the ‘Presumption in Favour of Sustainable 

Development’ and that development which is sustainable can be approved without delay. 

It emphasises the need to plan positively for appropriate new development; so that both 

plan-making and development management are proactive and driven by a search for 

opportunities to deliver sustainable development, rather than a barrier.   

 

4.3 The NPPF states that to promote sustainable development in rural areas, housing should 

be located where there are groups of smaller settlements and should avoid new isolated 

homes in the countryside. Further, it states that housing applications should be 

considered in the light of sustainable development.  

 

4.4 Paragraph 79 of the NPPF states that in order ‘to promote sustainable development in 

rural areas, housing should be located where it will enhance or maintain the vitality of rural 

communities’. Meanwhile paragraph 009 of the NPPG considers that ‘a wide range of 



settlements can play a role in delivering sustainable development in rural areas, so blanket 

policies restricting housing development in some types of settlements will need to be 

supported by robust evidence of their appropriateness.  

 

  Adopted Local Plan Policies (2007) 

 

4.5 The application site is located outside the defined development boundary of Ardleigh as 

identified in the Policies Map of the adopted Local Plan. Policy QL1 of the adopted Local 

Plan (2007) directs development to the larger urban areas of the borough and to within 

the development boundaries of the village.  

 

4.6 Policy QL11 ensures that development is located where the proposal will be compatible 

to the surrounding uses. It should be of a scale appropriate to its setting and protect the 

privacy daylight and amenity of surrounding occupiers. The proposal should not result in 

the loss of important buildings of architectural interest or other landscape or ecological 

value. In addition, the development should not have a materially damaging impact on road 

traffic safety or cause pollution or a nuisance to nearby residents.  

 

4.7 The Council stipulate high design standards within Policy QL9 and QL10. As this proposal 

is submitted in outline form these policies are more applicable to the following reserved 

matters application.  

 

4.8  The Council’s emerging policies as set out within the Local Plan 2013-2033 and Beyond 

Preferred Options introduces a policy supporting the concept of Self-Build and Custom-

Built Homes. This affirms that the NPPF requires Councils to plan for a mix of housing 

based on the needs of different groups in the community which includes people wishing 

to build their own homes as a Self-Build or Custom-built home. It further considers that 

the majority of the new homes that will be built in Tendring up to 2033 will be on sites 

specifically allocated for development which tend to be acquired by volume house builders 

and local developers who will aim to deliver new housing to meet the needs of the mass 

market. This is now evident within the many appeals allowed for developments of more 

than 50 houses. However, this leaves few opportunities for the construction of individual 

properties for people wanting to build a home to live in themselves.  

 



4.9  In accordance with the Council’s strategic aims to deliver economic, growth, tackle 

unemployment and deprivation and improve the long-term prospects of future 

generations, recognition is provided within the Plan for measures to attract businesses, 

rejuvenate town centres and create more jobs. The Council’s Economic Development 

Strategy therefore suggests that delivering the right mix of housing is critical to the future 

of the district’s economy. By enabling opportunities to deliver self-build homes within the 

overall mix of new housing over the plan period, the District can go some way in providing 

attractive high-quality properties that local people can aspire to live in and stay close to 

their family. 

 

 

5.0 Proposed Development 

 

5.1 As stated above, the application site is located outside the defined settlement 

development boundary for Ardleigh as shown on the adopted Proposals Map.  The 

Planning Inspectorate has however accepted on appeal that the conversion of the large 

agricultural building into two 2-bedroom single storey dwellings which can be undertaken 

without further prior approval. This approval is subject to the conversion of one existing 

building which has a total gross floor area of 184m² and the demolition of another identical 

in size derelict agricultural building. The Inspector did not express any concern on the 

grounds for consideration of the notification application, namely access, flooding, design, 

noise or contamination. This scheme can be referred to as the ‘fall back’ scheme.  

 

5.2 The new single storey properties would have an external floor area of 95m² per dwelling. 

While the new dwellings would have a marginal increase of 3m2 in floor area in each case 

than the existing agricultural building, the removal of the derelict poultry shed to the south 

of the agricultural building to which this application relates to would vastly offset any 

potential increased impact. The new dwellings would be positioned with the front elevation 

facing south. The scheme boasts ample landscaping complimentary to and inkeeping with 

the rural vernacular of the Ardleigh area. 

 

5.3 The relevance of the ‘fall back’ position is considered to be a material planning 

consideration. This situation was highlighted in a scheme that was subject of an appeal 

decision in 2017, concerning a site in Layer-de-la-Haye within Colchester Borough. In that 

instance the Inspector accepted that the fall-back position is a material planning 



consideration and fully justified support being given to the replacement of three poultry 

sheds with three dwellings having a maximum gross floor area of 450m². A copy of this 

appeal decision, which was secured by ourselves, is attached as appendix MRF1. This 

approval also followed Counsel’s opinion, a copy of which is also included within the 

appendix. Tendring Council has accepted this position within a number of other cases, 

most notably at Foulton Hall, Little Oakley (reference 19/01333/FUL) and at this 

application site (reference: 20/00887/FUL) which was approved in October. In addition, 

a mere 5 months ago planning permission was granted by the Council for the replacement 

of two agricultural buildings with one 4-bedroom bungalow (in lieu of Prior Approval for 

one x 3-bedroom dwelling and one x 4-bedroom dwelling, subject of application 

20/01117/COUNOT) at land west of No.89 Hungerdown Lane, Lawford, 3.5 miles east of 

the application site. Attention is also drawn to the case before the Court of Appeal 

concerning Tonbridge and Malling BC v Secretary of State where identical circumstances 

were considered in respect of the fallback position 

 

5.4 The replacement of this structure with two new build dwellings will have a lesser impact 

on traffic generation, the existing highway network and noise generation when compared 

with the agricultural use together with the scale of the approved residential conversion, 

the impact is no greater. The proposed development would use the existing access which 

serves the host property and two approved new build dwellings (reference 

17/01710/COUNOT). Provision has been made for the parking of at least two vehicles 

together with a turning facility, enabling all vehicles being able to leave the site in a forward 

gear. A private amenity area would be available for each dwelling in excess of the 

Council’s adopted standards. 

 

5.5 An electricity supply and a water supply is available on site while a Klargester Bio Disc 

package treatment plant would operate satisfactorily in this location. Such provision would 

have no impact visually or environmentally upon the environment and is a common 

solution in relation to rural dwellings. On this basis, the site is not within an impractical or 

undesirable location and conversion can be achieved satisfactorily. There are none of the 

concerns set out in the NPPG referring to matters such as location or suitability of the 

building itself. 

 



5.6 Although the proposed dwellings propose the slight increase of 6m2 total overall, it will be 

significantly less in terms of the footprint with the 184 m2 derelict poultry shed to be 

demolished in addition to the agricultural building approved for conversion. The height of 

the structure is comparable to those in the Ardleigh area and not unusual for a bungalow 

design. In this particular instance it is considered that the location of the dwellings will 

have no greater impact than the existing barn.  

 

5.7 The development would be no less sustainable than the permitted scheme. The 

development could also be constructed to higher codes of sustainability in terms of energy 

efficiency. As a result, the development will fulfil the Council’s aims of achieving a higher 

quality of design for development within the countryside as advocated by adopted policies 

QL9 and QL10 together with the statements contained within the NPPF.   

 

6.0 Conclusion 

 

6.1 This scheme is for the removal of one agricultural building and one derelict poultry shed 

and replace with two 2-bedroom bungalows and associated parking and amenity space 

in excess of the Council’s standards in lieu of approval 20/00553/COUNOT . It would be 

comparable in scale compared with the approved conversion and in terms of vehicular 

activity. It is considered that the proposed application must be judged in the context of 

the Planning Inspectorate’s decision to allow at appeal the conversion of the existing barn 

into two self-contained dwellings issued in July 2021. It would be no less sustainable and 

the weight to be given to this material consideration is substantial alongside the removal 

of an additional derelict poultry shed. The proposal would also provide relatively modest 

accommodation to meet rural housing needs. The scheme is therefore considered to be 

in accordance with the presumption in favour of sustainable development contained within 

the NPPF.  

 


























