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DESIGN & ACCESS/PLANNING STATEMENT

Address

Land at A120 Veterinary Hospital, Standon Road, Little Hadham, Herts, SG11 2DF
Proposal
Demolition of existing agricultural barn and erection of replacement building for Class B8 storage and distribution use
October 2023
1) SITE ASSESSMENT

The application site comprises land and buildings located on the south side of the A120 in-between the villages of Standon to the west and Little Hadham to the east. It is surrounded on three sides by open agricultural fields with Tilekiln Farm to the north on the opposite side of the road. 

The buildings make up a relatively compact group that are currently in a range of different uses including a veterinary centre, dog groomers and agricultural storage. There are also two vacant L-shaped buildings towards the eastern end of the site that were probably last used for agricultural purposes and a vacant timber shed with an attached conservatory that may have previously been used in connection with the veterinary centre. 
The site has a shared parking area on its northern side that is accessed from the A120 via a gated vehicle entrance and crossover. 

For the purposes of this application the building to be replaced is an open sided barn identified on the site plan on drawing 20496-S003-B. The other buildings within the group and the access to them are also shown on this drawing.
2) PROPOSED DEVELOPMENT

The applicant runs a takeaway food packaging business from a warehouse in Harlow and they are currently looking to create an ancillary storage facility for surplus stock such as aluminium foil, containers, lids and paper bags. It is anticipated that the proposed facility will only be visited 3-4 times a week to collect stock that needs to be replenished at their main warehouse. There is therefore no need for it to be permanently manned.
Planning permission was recently approved under LPA ref: 3/23/1386/FUL for the change of use/infilling of the existing agricultural barn in order to create the Class B8 storage unit required by the applicant.
The existing rear lean-to does not, however, have the minimum 10-degree roof pitch required for corrugated sheeting. The applicant would therefore like to improve the performance and longevity of the building by switching to a single dual pitched roof that exceeds 10 degrees. 
Unfortunately, this can only be achieved via a complete demolition and re-build as the existing structure consists of a concrete frame that cannot be extended.
The purpose of this latest planning application is therefore to obtain planning permission for the demolition of the existing open sided agricultural barn and erection of a new enclosed Class B8 storage building with an identical footprint and a slightly higher, redesigned roof. The details of this are shown on drawing 20496-P006.
Access to the site would continue to be taken from the A120 off the existing vehicle entrance/crossover. 
Internally it is proposed to extend the existing hardsurfaced area in order to provide a dedicated parking/turning area for the new B8 use.
3) PLANNING POLICY

National Policy 

The National Planning Policy Framework (NPPF) 2023 sets out the Government’s planning policies for England and how these should be applied.

Sections 6 and 12 of the NPPF are of particular relevance in this case as they relate to building a strong, competitive economy and achieving well-designed places. 
Local Policy 

The relevant policies of the adopted East Herts District Plan 2018 are: 

· GBR2 – Rural Area Beyond the Green Belt
· ED2 – Rural Economy
· DES4 – Design of Development 
4) POLICY ASSESSMENT
According to the Council’s online mapping system the site falls within the Rural Area Beyond the Green Belt. This application therefore needs to be considered under the provisions of Policy GBR2 of the adopted Local Plan.
This Policy opens by stating that in order to maintain the Rural Area beyond the Green Belt as a valued countryside resource, only certain types of development will be permitted, provided that they are compatible with the character and appearance of the rural area.  Included within the list of types of development that will be permitted are new employment generating uses where they are sustainably located, in accordance with Policy ED2 (Rural Economy).

Policy ED2 deals with the Rural Economy and states that proposals that consist of a change of use of an agricultural or employment generating use in the rural area to other employment generating uses will be supported in principle subject to other policies within this Plan.  It also states that:

Where the proposal results in the loss of an agricultural or employment use in a rural area or a change of use to a non-employment generating use, evidence will be required to demonstrate that:

(a) the current agricultural or employment use is no longer needed or viable;

(b) that improvements to the site/premises would not make alternative employment generating uses viable;
(c) the retention of the employment generating use is unable to be facilitated by the partial conversion to a non-employment generating use;
(d) the building is of permanent and substantial construction.

In this case the proposal would create another employment generating uses, such that the principle involved in the application is acceptable. The applicant does not have any need for an agricultural building, and it is currently being used by a local farmer on an informal basis with no agricultural tenancy in place.  

The size, location and condition of the building and the site generally would make the proposed alternative employment uses viable and the building is of a permanent and substantial construction.

Paragraph 84 of the NPPF emphasises the Government’s commitment to supporting a prosperous rural economy and advises that planning policies and decisions should enable the sustainable growth and expansion of all types of business in rural areas, both through conversion of existing buildings and well-designed new buildings. 
This application involves the replacement of an existing  farm building with a new Class B8 storage building. The NPPF goes onto state that planning policies and decisions should recognise that sites to meet local business and community needs in rural areas may have to be found adjacent to or beyond existing settlements, and in locations that are not well served by public transport. In these circumstances it will be important to ensure that development is sensitive to its surroundings and does not have an unacceptable impact on local roads.
The proposed new building would be similar in character and appearance to the development approved under LPA ref: 3/23/1386/FUL with the only differences being the raising of the roof and addition of a fire exit with an external staircase. Although the ridge of the new building would be slightly higher than the existing it would not be significantly more prominent in the surrounding rural area than the approved scheme. Taking into account all of the above it is considered that the proposal would still remain sensitive to its surroundings.  
Access into the site off the A120 is wide and benefits from good visibility in both directions. The traffic associated with the proposed development would be no different in size or volume from that generated by the approved scheme for the change of use and we would therefore not expect there to be any highway issues with this application.

Policy GBR2 (d) requires new employment uses to be sustainably located. The principle of creating a new Class B8 unit of this size, in this location has already been accepted by the Council via their approval of planning permission under LPA ref: 3/23/1386/FUL and we would therefore not expect there to be any sustainability issues with this application. 
5) CONCLUSION
Taking into account the above factors it is considered that the proposed development complies with the aims and objectives of the above-mentioned Policies contained within the adopted East Herts District Plan 2018 and the principles set out in the National Planning Policy Framework 2023. We therefore consider that full planning permission should be granted accordingly.

Whilst we hope that the Council will agree with us on the policy support for the proposed development, should any further details, or clarification of any aspect of the proposal be required then we would welcome the opportunity to provide it, before a decision is taken upon the application.
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