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1. Executive summary 
 

1.1. The application is referred to the Planning Committee at the request of a local ward member so 
that the impacts of the proposal on the character and beauty of the countryside can be 
considered by the Planning Committee.  
 

1.2. The site lies the Rural Area beyond the Metropolitan Green Belt. Scattered development is 
present in the area intercepted by large verdant fields. It is bordered by a public footpath along 
the western site boundary. The site is accessed from Colam Lane.  

 
1.3. The site is in use for the keeping and breeding of alpacas and also for the keeping of horses and 

poultry. It is a mixed-use site with some agricultural uses and some uses which do not fall within 
the definition of agriculture but are uses appropriate to the rural area.  
 

1.4. The proposal consists of the change of use of agricultural land to use as equestrian land, the 
construction of a barn, formation of a riding arena and an area of hardstanding ancillary to the 
proposed development. The proposed access from Colam Lane is retrospective as the access has 
been created already.  

 
1.5. The proposed barn is intended for use in association with the existing alpaca breeding business. 

It would have dimensions of 11m x 11m, with eaves height at 3.6m and a ridge height of 5m. It 
would be a multipurpose building which could be used for the storage of hay, fodder and 
machinery but it would also be suitable for housing livestock in an emergency. The proposed 
building would have a functional, utilitarian appearance which reflects its intended purposes 
and would be appropriate for the rural context of the site. 

 
1.6. The proposed riding arena would be 40m by 20m and would be set against southern and eastern 

boundaries of the application site. It would be an appropriate facility for outdoor recreation. A 
condition regarding the installation of lighting to the menage is recommended to ensure a 
minimal visual impact of this development on the rural character of the surrounding area.  

 
1.7. The vehicular access to the site from Colam Lane has been created without the benefit of 

planning permission and this application seeks to regularise this. There are no objections to the 
access from the Local Highway Authority. They have confirmed that the existing visibility splays 
are well in excess of the minimum requirements. The impact on the character of the rural area is 
also minimal and would not require removal of further planting along the lane.  

 
1.8. The proposals comply with the requirements of Chelmsford Local Plan Policies S1, S11 and DM8 

in respect of new development in the Rural Area.  
 

1.9. Approval is recommended subject to conditions.  
 

2. Description of site 
 

2.1. The application site is located in the Rural Area beyond the Metropolitan Green Belt. Scattered 
development is present in the area intercepted by large verdant fields. The site is bordered by an 
existing footpath along the western site boundary. 
  

2.2. The application site is accessed from Colam Lane, which is a narrow lane with passing places lined 
with trees and well-established hedgerow.  



WEB 
03FCOM 

22/01877/FUL 
REPORT2 Page 3 

Item 6 

 
2.3. A timber prefabricated building in use as temporary residential accommodation is located on the 

site. The site is used of keeping horses, alpacas and poultry. 
 
3. Details of the proposal 
 

3.1. This planning application seek planning permission for: 
 

• The change of use of agricultural land to use as equestrian land;  

• The construction of a barn and riding arena; 

• The formation of an access from Colam Lane.  

• The creation of an area of hardstanding ancillary to the proposed development. 
 
4. Other relevant applications 
 

4.1. 22/00841/FUL - Refused  15th July 2022 
Change of use of agricultural land to use as equestrian land. Construction of a barn and riding arena. 
Formation of access. Car park with provision for 3 vehicles 

 
4.2. 22/01650/FUL - Approved  20th June 2023 

Erection of rural workers dwelling for a temporary period of up to 3 years 
 
5. Summary of consultations 
 

• Little Baddow Parish Council - Strongly objects to the proposal. Council maintains the following 
reasons for objecting. Council feels that the application does not meet the requirements of Policy 
DM8 in the Chelmsford Local Plan in that the development will adversely impact the intrinsic 
character of the area as an open rural landscape; both in terms of the proposed building and of 
vehicles parked on site. There is a public footpath close to the development and so the proposed 
building will be clearly visible to walkers enjoying the rural scenery. In addition, Colam Lane is 
narrow and in places a single track road with poor sight lines at its junctions creating traffic issues 
from any increase in vehicle numbers 

 

• Essex County Council Highways - From a highway and transportation perspective the impact of 
the proposal is acceptable to the Highway Authority. 

 

• Ramblers Association – no comments  
 

• Public Health & Protection Services – no comments  
 

• Local residents - Four objections received. Main points raised: 
- The proposals would be harmful to the character and beauty of the Rural Area 
- The site would have a harmful, developed and urbanised appearance  
- Prior to any planning permission being granted, various structures have been placed on the 

land and the access from Colam Lane has been created 
- There has been a change in the character and appearance of the site from the previous 

undeveloped grassland 
- The proposals are contrary to planning policy and would lead to urbanisation of the rural 

area 
- The development will result in congestion of Colam Lane 
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6. Planning considerations 
 

Main Issues 
 

6.1. The main issue: 
 

• Whether the proposed development would have an adverse impact on the intrinsic character 
and beauty of the Rural Area. 

 
Relevant Policy Summary  
 

6.2. Chelmsford Local Plan Policy S1 sets out the spatial principles within the Local Plan and identifies 
that the Council will require all new development to accord with the stated spatial principles. This 
includes a requirement to “respect the character and appearance of landscapes and the built 
environment and preserve or enhance the historic environment and biodiversity”. 
 

6.3. Policy S11 states that when determining planning applications, the Council will carefully balance the 
requirement for new development within the countryside to meet identified development needs in 
accordance with the Spatial Strategy, and to support thriving rural communities whilst ensuring that 
development does not have an adverse impact on the different roles and character of the 
countryside.  
 

6.4. Part C of this policy specifically relates to the Rural Area:  
 

“The countryside outside of the Urban Areas and Defined Settlements, not within the Green Belt, is 
designated as the Rural Area. The intrinsic character and beauty of the Rural Area outside of the 
Green Belt, and not designated as the Green Wedge, will be recognised, assessed and development 
will be permitted where it would not adversely impact on its identified character and beauty.” 
 

6.5. Policy DM8 relates to new buildings and structures in the rural area; planning permission will be 
granted for new buildings and structures where the development will not adversely impact on the 
identified intrinsic character and beauty of the countryside and where the development is for one of 
a specified type of development set out in the policy.  
 

6.6. Two exceptions in the policy which would be relevant to the proposals are points ii. and iv. which 
allow for development for: 

 
ii. agriculture and forestry or the sustainable growth and expansion of an existing, authorised and 
viable business where it can be justified that there is a justified need; 
iv. appropriate facilities for outdoor sport, outdoor recreation and cemeteries; 
 

Discussions   
 

6.7. The site is in use for the keeping and breeding of alpacas and the keeping of horses and poultry. It is 
a mixed-use site with some agricultural uses and some uses which do not fall within the definition of 
agriculture but are nonetheless appropriate to the rural area.  

 
6.8. The proposed barn is intended for use in association with the alpaca breeding business which is run 

from the site, in addition to the equestrian activities and the poultry rearing. The building would 
have dimensions of 11m x 11m, with eaves height at 3.6m and a ridge height of 5m. It would be 
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located adjacent to the southern site boundary which comprises mature native species vegetation. 
The roof would be clad with profiled steel sheeting with black timber cladding to the walls.  

 
6.9. The proposed building is of a size which is commensurate with the needs of the different uses which 

have been established on the site. It would be a multipurpose building which could be used for the 
storage of hay, fodder and machinery but it would also be suitable for housing livestock in an 
emergency. The proposed building would have a functional, utilitarian appearance which reflects its 
intended purposes. 

 
6.10. The proposed location of the building, close to the existing vegetation, would minimise its visual 

impact when viewed from public footpaths positioned to the north of the site. Glimpsed views of the 
building would be possible from the access onto Colam Lane however the building would be seen in 
the context of the existing authorised agricultural development on the site, grouped in the southern 
corner of the site. 

 
6.11. The proposed menage would be located further to the southeast of the barn and would be set 

against southern and eastern boundaries which comprise mature vegetation. Subject to the imposition 
of a condition regarding the installation of lighting to the menage, it would have a minimal visual 
impact on the rural character of the surrounding area. It would be an appropriate facility for outdoor 
recreation.  

 
6.12. In addition to a lighting condition, it would also be necessary to impose a condition that the use of 

the manage is restricted to the landowner. The commercial use of the facility would introduce a level 
of activity and vehicle movements which would not be appropriate for this rural location. 

 
6.13. The vehicular access to the site from Colam Lane has been created without the benefit of planning 

permission and this application seeks to regularise this. The position of the access is in the southeast 
corner of the site, adjacent to existing development. Although vegetation has been removed to create 
the access, the gap created is not excessive and no further planting is required to be removed as 
adequate visibility splays currently exist.  

 
6.14. There are no objections to the access from the Local Highway Authority. They have confirmed that 

the existing visibility splays are well in excess of the minimum requirements. As such there are no 
concerns regarding highway safety, either in respect of vehicles and pedestrians entering or leaving 
the site, or in relation to passing traffic.  

 
6.15. A previous planning application for the barn, riding area were not supported because of concern 

about the impact of that development on the rural area particularly in the absence of any need or 
residency at the site.  Since that decision, following a robust assessment of the applicant’s agricultural 
business plans, the site now benefits from a planning permission for a temporary rural worker’s 
dwelling (see planning history). The Council has accepted in granting that planning permission, that 
there is a rural business operating from the site.  The proposed barn is required in part in association 
with that rural business but also for the equestrian and agricultural activity on the site. Although at this 
time it is not known whether the alpaca breeding business will be viable in the longer term, there is 
nothing to prevent the applicant or any other future owner of the site from keeping animals on the 
land or cropping hay from it.  

 
6.16. It is therefore acceptable for planning permission to now be granted for this development. It would be 

unreasonable to only grant a temporary planning permission for development which is permanent in 
nature, such as the barn, access and menage which are applied for as part of this application.  
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Other Matters 

 
6.17. There are no close neighbouring properties which would be impacted by the proposed development. 

 
6.18. It is noted that the access element of this application has already been constructed. Notwithstanding 

this, the Local Planning Authority is required to assess each proposal on its own merits, in accordance 
with relevant National and Local Planning Policies in force at the time of the application. The fact that 
development has been undertaken without the benefit of planning permission is not justification for 
refusal of an application and a reason for refusal on this basis could not be substantiated in the event 
of an appeal against any refusal. 

 
 

7. Community Infrastructure Levy (CIL) 
 

7.1. This application is not CIL liable. 
 
 
8. Recommendation 
 
The Application be APPROVED subject to the following conditions:-    
 
Condition  1 
The development hereby permitted shall be carried out in accordance with the approved plans and 
conditions listed on this decision notice. 
 
Reason: 
In order to achieve satisfactory development of the site. 
 
Condition  2 
Prior to their installation details of any means of external lighting to serve the manège shall be submitted to 
and approved in writing by the local planning authority. The lighting shall then be installed in accordance 
with the approved details.  
 
Reason: 
To ensure that the development would not result in unacceptable light pollution within the rural area in 
accordance with Policy DM8 of the Chelmsford Local Plan. 
 
Condition  3 
The manège hereby permitted shall not be used for commercial purposes and shall remain for the personal 
use of the landowner. 
 
Reason:  
The use of the site for commercial equestrian uses would result in increased vehicle movements and activity 
which would need to be assessed in respect of impact on the local highway network and the intrinsic 
character and beauty of the countryside in accordance with Chelmsford Local Plan Policy DM8. 
 
Condition  4 
Prior to their use, details of the materials to be used in the construction of the barn hereby permitted shall 
be submitted to and approved in writing by the local planning authority. The development shall then be 
carried out in accordance with the approved details. 
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Reason: 
To ensure that the development is visually acceptable in accordance with Policy DM23 of the Chelmsford 
Local Plan. 
 
 
Notes to Applicant  
 
 1 This permission is subject to conditions, which require details to be submitted and approved by the 

local planning authority.  Please note that applications to discharge planning conditions can take up 
to eight weeks to determine. 

 
 2 This planning permission is subject to planning condition(s) that need to be formally discharged by 

the Council. Applications to discharge planning conditions need to be made in writing to the local 
planning authority. Forms and information about fees are available on the Council's website. 

 
 
 
Positive and Proactive Statement 
 

During the life of the application the Local Planning Authority suggested amendments to the 
proposal in order to improve the development. The Local Planning Authority has assessed the 
proposal against all material considerations including planning policies and any comments that may 
have been received.  The planning application has been approved in accordance with the objectives 
of the National Planning Policy Framework to promote the delivery of sustainable development and 
to approach decision taking in a positive way. 
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Appendix 1 – Consultations 

Little Baddow Parish Council 
 
Comments 

14.12.2022 - Little Baddow Parish Council considered this application at its meeting on December13, 2022 

and strongly objects to the proposal. Council feels that the application does not meet the requirements of 

Policy DM8 in the Chelmsford Local Plan in that the development will adversely impact the intrinsic 

character of the area as an open rural landscape; both in terms of the proposed building and of vehicles 

parked on site. There is a public footpath close to the development and so the proposed building will be 

clearly visible to walkers enjoying the rural scenery. In addition Colam Lane is narrow and in places a single 

track road with poor sight lines at its junctions creating traffic issues from any increase in vehicle numbers 

 

03.02.2023 - Little Baddow Parish Council re-considered this application at the Council meeting held on 

February 2, 2023 and strongly objects to the proposal. Council maintains the following reasons for 

objecting. Council feels that the application does not meet the requirements of Policy DM8 in the 

Chelmsford Local Plan in that the development will adversely impact the intrinsic character of the area as an 

open rural landscape; both in terms of the proposed building and of vehicles parked on site. There is a 

public footpath close to the development and so the proposed building will be clearly visible to walkers 

enjoying the rural scenery. In addition Colam Lane is narrow and in places a single track road with poor sight 

lines at its junctions creating traffic issues from any increase in vehicle numbers 

 

 
Essex County Council Highways 
 
Comments 

A new gated vehicular access has been constructed, however: 

I. It does not benefit from hardened construction in accord with current Highway Authority standard. The 

Highway 'Confirm' System Record System has been examined and it is confirmed that there has been no 

application made to the Highway Authority for permission to construct the access. It has therefore been 

constructed without the necessary permissions from the Highway Authority. It has therefore not been 

legally constructed. 

II. It is not perpendicular to the Colam Lane carriageway ' it approaches at 15 degrees and is not acceptable. 

The vehicular access must be made perpendicular to the Colam Lane carriageway as shown in principle in 

the Site Plan, drawing no. SG-JH-02. 

III. Width measured at 6 metres. 

IV. Gate set back measured at 8 metres. 

V. Not located in the position as proposed and supported by the Highway Authority in the Highways and 

Transportation CO/EGD/SD/RM/CHL/52405/Pre App January 2022 - FS393845271 ' 

ColamLane,LtBaddow,NewAccessOppCranleyCottage. The position shown was located 39 metres south of 
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the Rectory Wood Cottage Access. It is 58 meters south, issued 18 February 2022 to COTTEE ' Andrew 

Firmin for Mr Gunn. 

VI. Colam Lane is subject to a de-restricted or 60mph speed limit. However, the measured 85th percentile 

vehicle speeds by ATC (Automatic Traffic Counter) were: 

o North-bound 33.3mph 

o South-bound 33.4mph 

VII. Manual for Streets visibility standard is therefore required for the 85th percentile vehicle speeds above. 

This is 2.4 metres by 35 metres. The visibility splays measured at X distance 2.4m were well in excess of this 

distance in both directions: 

o To the north; 49 metres (beyond the Rectory Wood Cottage access).  

o To the south; in excess of 49 metres. 

o Appropriate visibility is therefore provided to the vehicular access, in both directions. 

VIII. However, the vehicular access has not been authorised or constructed lawfully. The applicant is 

therefore vulnerable to enforcement action by the Highway Authority to remedy the situation. This must be 

addressed by the applicant by making an application to the Highway Authority, for construction of the 

vehicular access. Appropriate conditions have been included in the conditional recommendation for 

approval below. 

 

From a highway and transportation perspective the impact of the proposal is acceptable to the Highway 

Authority subject to the following conditions: 

 

1. Areas within the curtilage of the site for the purpose of loading / unloading / reception and storage of 

building materials and manoeuvring of all vehicles, including construction traffic shall be provided clear of 

the highway. 

Reason: To ensure that appropriate loading / unloading facilities are available to ensure that the highway is 

not obstructed during the construction period in the interest of highway safety in accordance with policy 

DM1. 

Note - MUD / DEBRIS ON HIGHWAY - Under Section 148 of the Highways Act 1980 it is an offence to deposit 

mud, detritus etc. on the highway. In addition, under Section 161 any person, depositing anything on a 

highway which results in a user of the highway being injured or endangered is guilty of an offence. 

Therefore, the applicant must ensure that no mud or detritus is taken onto the highway, such measures 

include provision of wheel cleaning facilities and sweeping/cleaning of the highway. 

 

2. The public's rights and ease of passage over public footpaths no.21 and no.22 (Little Baddow Parish 224) 
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shall be maintained free and unobstructed at all times. 

Reason: To ensure the continued safe passage of the public on the definitive right of way and accessibility in 

accordance with Policies DM1 and DM11. 

 

3. The vehicular access shown in the Site Plan, drawing no. SG-JH-02, at its centre line shall be provided with 

a visibility splay with dimensions of 2.4 metres by 49 metres to the north and 2.4 metres by 35 metres to 

the south, as measured from and along the nearside edge of the carriageway. The visibility splays shall be 

provided before the vehicular access is first used by vehicular traffic and retained free of obstruction clear 

to ground at all times. 

Reason: To provide adequate inter-visibility between vehicles using the vehicular access and those in the 

existing public highway in the interest of highway safety in accordance with policy DM1. 

 

4. The vehicular access shall be constructed at right angles to the highway boundary and to the existing 

carriageway as shown in the Site Plan, drawing no. SG-JH-02. The width of the access at its junction with the 

highway shall be 6 metres and shall be provided with an appropriate vehicular crossing of the highway 

verge. 

Reason: To ensure that vehicles can enter and leave the highway in a controlled manner in the interest of 

highway safety in accordance with policy DM1. 

 

5. No unbound material shall be used in the surface treatment of the vehicular access within 15 metres of 

the highway boundary. 

Reason: To avoid displacement of loose material onto the highway in the interests of highway safety in 

accordance with policy DM1. 

 

6. There shall be no discharge of surface water from the development onto the Highway.  

Reason: To prevent hazards caused by water flowing onto the highway and to avoid the formation of ice on 

the highway in the interest of highway safety to ensure accordance with policy DM1. 

 

7. The gates provided at the vehicular access shall be inward opening only and shall be set back a minimum 

of 8 metres from the back edge of the metalled carriageway.  

Reason: To enable vehicles using the access to stand clear of the carriageway whilst gates are being opened 

and closed and to allow parking off street and clear from obstructing the adjacent carriageway in the 

interest of highway safety in accordance with policy DM1. 
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8. Notwithstanding the details shown in the Site Plan, drawing no. SG-JH-02, prior to occupation of the 

development a vehicular turning facility of a design to be approved in writing by the Local Planning 

Authority, shall be constructed, surfaced and maintained free from obstruction within the site at all times 

for that sole purpose. 

Reason: To ensure that vehicles can enter and leave the highway in a forward gear in the interest of 

highway safety in accordance with policy DM1. 

 

9. The proposed development shall not be occupied until such time as the 3no. vehicle parking with turning 

area shown in principle in the Site Plan, drawing no. SG-JH-02, has been constructed appropriately hard 

surfaced ready for use. The vehicle parking area and associated turning area shall be retained in this form at 

all times. The vehicle parking shall not be used for any purpose other than the parking and turning of 

vehicles that are related to the use of the development. 

Reason: To ensure that on street parking of vehicles in the adjoining streets does not occur in the interests 

of highway safety and that appropriate parking is provided in accordance with Policy DM8. 

 

10. Cycle parking shall be provided in accordance with the EPOA Parking Standards. The approved facility 

shall be secure, convenient, covered and provided prior to occupation and retained at all times.  

Reason: To ensure appropriate cycle parking is provided in the interest of highway safety and amenity in 

accordance with Policy DM8. 

 

The above conditions are to ensure that the proposal conforms to the relevant policies contained within the 

County Highway Authority's Development Management Policies, adopted as County Council Supplementary 

Guidance in February 2011. 

 

 

Please include the informative: 

All work within or affecting the highway is to be laid out and constructed by prior arrangement with, and to 

the requirements and satisfaction of, the Highway Authority, details to be agreed before the 

commencement of works.  

 

The applicants should be advised to contact the Development Management Team by email at 

development.management@essexhighways.org  
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Ramblers Association 
 
Comments 

No Comments 

 

 
Public Health & Protection Services 
 
Comments 

No PH&PS comments with regard to this application 

 

 
 
Local Residents 
 
Comments 

Representations received: 

- The proposals would be harmful to the character and beauty of the Rural Area 

- The site would have a harmful, developed and urbanised appearance  

- Prior to any planning permission being granted, various structures have been placed on the land 

and the access from Colam Lane has been created 

- There has been a change in the character and appearance of the site from the previous 

undeveloped grassland 

- The proposals are contrary to planning policy and would lead to urbanisation of the rural area 

- The development will result in congestion of Colam Lane 

 

 
 

Appendix 2 – Policy Summary  

 
SUMMARY OF RELEVANT ADOPTED PLANNING POLICIES: 
 
SPS1 
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Strategic Policy S1 Spatial Principles -  The Spatial Principles will guide how the Strategic Priorities and Vision 
will be achieved.  They will underpin spatial planning decisions and ensure that the Local Plan focuses growth 
in the most sustainable locations. 
 
SPS11 
Strategic Policy S11 The Role of the Countryside - The openness and permanence of the Green Belt will be 
protected. Inappropriate development will not be approved except in very special circumstances.  The Green 
Wedge has an identified intrinsic character and beauty and is a multi-faceted distinctive landscape providing 
important open green networks.  The countryside outside of the Urban Areas and Defined Settlements, not 
within the Green Belt is designated as the Rural Area. The intrinsic character and beauty of the Rural Area 
will be recognised, assessed and development will be permitted where it would not adversely impact on its 
identified character and beauty. 
 
DM8 
Policy DM8 - New Build & Structures in the Rural Area - Planning permission will be granted for new buildings 
in the Rural Area where the development would not adversely impact on the identified intrinsic character 
and beauty of the countryside and is for one of a number of prescribed developments. Planning permission 
will be granted for the redevelopment of previously developed land, replacement buildings and residential 
outbuildings subject to meeting prescribed criteria. 
 
DM23 
Policy DM23 - High Quality & Inclusive Design - Planning permission will be granted for development that 
respects the character and appearance of the area in which it is located.  Development must be compatible 
with its surroundings having regard to scale, siting, form, architecture, materials, boundary treatments and 
landscape.  The design of all new buildings and extensions must be of high quality, well proportioned, have 
visually coherent elevations, active elevations and create safe, accessible and inclusive environments. 
 
              

Appendix 3 – Drawings   
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