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REPORT of 
DIRECTOR OF SERVICE DELIVERY 

to 
SOUTH EASTERN AREA PLANNING COMMITTEE 
18 JANUARY 2023 
 

Application Number 22/01141/HOUSE  

Location 
The Wheat Barn, Keelings Road, Southminster, Essex, 
CM0 7US 

Proposal 
Construction of garden produce and garden equipment 
store on existing concrete base. 

Applicant Mr & Mrs Adrian Fluker 

Agent Ms Sarah Threlfall 

Target Decision Date 25.01.2023 

Case Officer Lisa Greenwood 

Parish SOUTHMINSTER 

Reason for Referral to the 
Committee / Council 

The applicant is a Councillor. 

1. RECOMMENDATION 

 
APPROVE subject to the conditions (as detailed in Section 8 of this report).  
 

2. SITE MAP 

 
Please see below. 

  



 

 
 



 
 
3. SUMMARY 
 
3.1 Proposal / brief overview, including any relevant background information and 

related planning history 
 
Application site 

 
3.1.1 The application site is located to the north of Keelings Road, to the north east of the 

settlement of Southminster. The site benefits from an elongated plot, and comprises 
‘The Wheat Barn’, a grade II listed building (list entry ‘Barn approximately 90 metres 
north east of Dengie Manor, list UID: 1337008), 1no. annex (the subject of planning 
permission 12/00700/FUL), 1no. cartlodge and workshop, 1no. oil tank and 1no. 
pond. ‘The Wheat Barn’ is an early example of a brick barn in the Maldon District. 
Following its designation in 1986, the barn was converted to 1no. dwelling.  

 
3.1.2 The site is located within close proximity to a number of heritage assets. To the south 

west of the site is the Church of St James, a grade II listed building (list UID: 
1111784). Further to the south west is Dengie Manor, a grade II listed building (list 
UID: 1337007. To the west is walled garden part Crinkle Crankle, approximately 30 
metres of Dengie Manor (listed UID: 1111783) and ‘Vinnies’, a grade II listed building 
(list UID: 1147314). To the north and east of the site is open countryside, and the 
character at the site is rural.  

 
The Proposal and Background Information 

 
3.1.3 Planning permission is sought for the construction of garden produce and garden 

equipment store, on top of an existing concrete base. 
 
3.1.4 The base is located to the north west of the listed barn. The store is to be erected on 

top of, but extending, the base. Drawing no. TMA/907/10 Rev B shows that the store 
will measure 5 metres in depth, 9.1 metres in width and 4 metres to the ridge of a 
hipped roof (2.722 metres to the eaves). The store will be constructed with a 
corrugated sheet roof, timber weatherboarding painted black, and will have a half-
glazed timber door. 6 metres of the front elevation will remain open to allow access.  

 
3.2 Conclusion 
 
3.2.1 The proposal seeks to erect a garden store on an existing concrete base, to the north 

west of the site. The outbuilding has been sympathetically designed to reflect a 
traditional agricultural building and will not involve any alterations to the listed 
building. The store would be partially screened by existing vegetation and would not 
appear large in relation to the existing barn. The store will be discreetly located at the 
western boundary and would not detract from any important views of or from the 
listed building. It is therefore recommended that planning permission is granted, 
subject to the imposition of conditions.  

 

4. MAIN RELEVANT POLICIES 

 
Members’ attention is drawn to the list of background papers attached to the agenda. 

 
4.1 National Planning Policy Framework (NPPF) 2021, including paragraphs: 

 7  Sustainable development 

 8   Three objectives of sustainable development 



 

 10-12 Presumption in favour of sustainable development 

 38  Decision-making  

 47-50 Determining applications 

 55 – 59  Planning conditions and obligations 

 119 – 125 Making effective use of land  

 126 – 136 Achieving well-designed places 

 152 – 173 Meeting the challenge of climate change, flooding and coastal 
change 

 189 – 204 Conserving and enhancing the historic environment 
 
4.2 Maldon District Local Development Plan (LDP) approved by the Secretary of 

State  

 S1 Sustainable Development 

 S8 Settlement Boundaries and the Countryside 

 D1 Design Quality and Built Environment 

 D3 Conservation and Heritage Assets 

 D5 Flood Risk and Coastal Management 

 H4 Effective Use of Land 

 N2 Natural Environment  
 
4.3 Relevant Planning Guidance / Documents: 

 National Planning Policy Framework (NPPF) (2021) 

 Planning Practice Guidance (PPG) (first released in 2014, but regularly 
updated) 

 Maldon District Design Guide SPD (2017)  

 Maldon District Vehicle Parking Standards SPD (2018) 

 Planning (Listed Buildings and Conservation Areas) Act 1990 
 

5. MAIN CONSIDERATIONS 

 
5.1 Principle of Development 

 
5.1.1 The Council is required to determine planning applications in accordance with its 

adopted Development Plan unless material considerations indicate otherwise 
(Section 38(6) of the Planning and Compulsory Purchase Act 2004 (PCPA 2004) and 
Section 70(2) of the Town and Country Planning Act 1990 (TCPA1990). 

 
5.1.2 Policy H4 of the Maldon District Local Development Plan (2017) (LDP) acknowledges 

that development which includes the alterations, extensions or additions must: 
 

1)  Maintain, and where possible enhance, the character and sustainability of the 
original building and the surrounding area; 

 
2)  Be of an appropriate scale and design that makes a positive contribution to 

the character of the original building and the surrounding area and where 
possible enhance the sustainability of the original building; and 

 



 
3)  Not involve the loss of any important landscape, heritage features or ecology 

interests.” 
 
5.1.3 The proposal seeks to introduce a 1no. garden store. The store will be constructed 

on top of an existing concrete base to the north west of the site, to the north of an 
existing oil tanker. The site is well screened by existing vegetation. The site benefits 
from an elongated plot, and the proposal seeks to site the store in a discreet location, 
adjacent to the western boundary.  

 
5.1.4 The store has been designed to reflect a traditional agricultural barn and will not 

appear as out of keeping with the character and appearance of the area. Owing to 
the size of the plot, and the proposed scale of the store, it will not appear as 
incongruous. As the store is to be located on top of an existing concrete base, it will 
not involve the loss of any important landscape, heritage features or ecology 
interests. The acceptance of the scheme has been confirmed by the Council’s 
Conservation Officer. The principle of development is therefore considered to be 
acceptable, and the merits of the scheme are set out below.  
 

5.2 Design and Impact on the Character of the Area  
 

5.2.1 The planning system promotes high quality development through good inclusive 
design and layout, and the creation of safe, sustainable, liveable, and mixed 
communities. Good design should be indivisible from good planning. Recognised 
principles of good design seek to create a high-quality built environment for all types 
of development.  
 

5.2.2 It should be noted that good design is fundamental to high quality new development 
and its importance is reflected in the NPPF. The NPPF states that:  

 
“The creation of high-quality buildings and places is fundamental to what the 
planning and development process should achieve. Good design is a key aspect of 
sustainable development, creates better places in which to live and work and helps 
make development acceptable to communities”.  
 
“Permission should be refused for development of poor design that fails to take the 
opportunities available for improving the character and quality of an area and the 
way it functions, taking into account any local design standards or style guides in 
plans or supplementary planning documents”.  
 

5.2.3 The basis of Policy D1 of the approved LDP seeks to ensure that all development will 
respect and enhance the character and local context and make a positive 
contribution in terms of:  

a) Architectural style, use of materials, detailed design features and construction 
methods. Innovative design and construction solutions will be considered 
where appropriate;  

b)  Height, size, scale, form, massing and proportion;  

c)  Landscape setting, townscape setting and skylines;  

d)  Layout, orientation, and density;  

e) Historic environment particularly in relation to designated and non-designated 
heritage assets;  

f) Natural environment particularly in relation to designated and non-designated 
sites of biodiversity / geodiversity value; and  

g) Energy and resource efficiency.  



 
5.2.4 Similar support for high quality design and the appropriate layout, scale and detailing 

of development is found within the Maldon District Design Guide 2017 (MDDG).  
 

5.2.5 As aforementioned, Policy H4 requires all development to be design-led and to seek 
to optimise the use of land having regard, among others, to the location and the 
setting of the site, and the existing character and density of the surrounding area. 
The policy also seeks to promote development which maintains, and where possible 
enhances, the character and sustainability of the original building and the 
surrounding area; is of an appropriate scale and design that makes a positive 
contribution to the character of the original building and the surrounding area and 
where possible enhances the sustainability of the original building; and does not 
involve the loss of any important landscape, heritage features or ecology interests. 

 
5.2.6 As stated, ‘The Wheat Barn’ is a grade II listed former barn and is constructed with 

red brick with a hipped roof clad in clay peg tiles. The barn was designated in 1986, 
and the list description attributes it to the 18th century. It is an early example of a brick 
barn in the Maldon District, where brick barns are rare, prior to the Victorian period. 
Following designation, the listed building was converted to 1no. dwelling.  

 
5.2.7 The application seeks permission to erect an outbuilding / store, to the north west of 

the listed barn, for the storage of garden equipment and vegetables. Listed building 
consent is not required, as the development would not involve the alteration to the 
listed building.  

 
5.2.8 The proposed store would have walls clad in timber weatherboarding painted black, 

and a pitched roof clad in black corrugated sheets, and in these respects would 
resemble a typical agricultural outbuilding. The building would be partially screened 
by existing hedges surrounding the proposed location. The site benefits from an 
elongated and generous plot, and the outbuilding would not appear large in relation 
to the existing barn. It would also not detract from any important views or from the 
listed building.  

 
5.2.9 The proposal has been reviewed by the Council’s Conservation Officer, who 

acknowledges that the proposed outbuilding would pose no conflict with Policy D3 of 
the Maldon LDP, Chapter 16 of the NPPF, or the duty set out in Section 66 (1) of the 
Planning (Listed Buildings and Conservation Areas) Act 1990. The proposal has also 
been found to accord with Policies D1 and H4 of the LDP and is acceptable with 
regard to design and the impact on the character and appearance of the area. 
Should planning permission be forthcoming, the Conservation Officer recommends 
the imposition of planning conditions regarding the materials, to ensure the material 
and finish would respect the character and setting of the barn, as no information has 
been included on this product within the application.  
 

5.3 Impact on Residential Amenity 
 
5.3.1 The basis of Policy D1 of the approved LDP seeks to ensure that development will 

protect the amenity of its surrounding areas taking into account privacy, overlooking, 
outlook, noise, smell, light, visual impact, pollution, daylight, and sunlight. This is 
supported by section C07 of the MDDG. 

 
5.3.2 The closest residential dwelling to the proposed development is located in excess of 

90 metres to the south west of the site. Owing to this, and the fact that the proposed 
outbuilding is of a single storey and is well screened, it is not considered that the 
proposed development would result in a loss of privacy or daylight and sunlight to 
any neighbour, nor would it appear as overbearing. The proposal is therefore 
acceptable in this regard.  



 
5.4 Access, Highway Safety 

 
5.4.1 Policy T2 aims to create and maintain an accessible environment, requiring 

development proposals, inter alia, to provide sufficient parking facilities having regard 
to the Council’s adopted parking standards. Similarly, Policy D1 of the approved LDP 
seeks to include safe and secure vehicle and cycle parking having regard to the 
Council’s adopted parking standards and maximise connectivity within the 
development and to the surrounding areas including the provision of high quality and 
safe pedestrian, cycle and, where appropriate, horse riding routes.  

 
5.4.2 The proposed development will not result in an increase in the number of rooms 

capable of use as a bedroom at the site. The parking requirement, therefore, remains 
unaltered.  
 

5.4.3 There are no highways or access issues, and the proposal is acceptable in this 
regard. 

 
5.5 Nature Conservation and Biodiversity 

 
5.5.1 Paragraph 170 of the NPPF states that ‘Planning policies and decisions should 

contribute to and enhance the natural and local environment by; (amongst other 
things) minimising impacts on and providing net gains for biodiversity’. 

 
5.5.2 Strategic LDP Policy S1 includes a requirement to conserve and enhance the natural 

environment, by providing protection and increasing local biodiversity and 
geodiversity, and effective management of the District’s green infrastructure network.  

 
5.5.3 Policy N1 states that open spaces and areas of significant biodiversity or historic 

interest will be protected. There will be a presumption against any development 
which may lead to the loss, degradation, fragmentation and/or isolation of existing or 
proposed green infrastructure. LDP Policy N2 states that, any development which 
could have an adverse impact on sites with designated features, priority habitats 
and/or protected or priority species, either individually or cumulatively, will require an 
assessment as required by the relevant legislation or national planning guidance. 
Where any potential adverse effects to the conservation value or biodiversity value of 
designated sites are identified, the proposal will not normally be permitted. 
 

5.5.4 Whilst it is acknowledged that 1no. pond is present at the site, the proposal seeks to 
construct the store on an existing concrete base, within a well maintained, cultivated 
garden. As such, no further information has been requested in this regard.  

 

6. ANY RELEVANT SITE HISTORY 

 
The planning history for the site is summarised below: 
 

Application number Description Decision 

22/01142/LBC Construction of garden 
produce and garden 
equipment store on 
existing concrete base 

Pending 

20/00502/HOUSE Proposed construction of 
a lean-to storage building 
to store logs, household 
and garden equipment 

Approved 

20/00503/LBC Proposed construction of Granted 



 

Application number Description Decision 

a lean-to storage building 
to store logs, household 
and garden equipment 

12/00700/FUL Detached annex Approved 

12/00138/FUL Detached annex Withdrawn 

09/01037/FUL Stables and garden store Approved 

 
 

7. CONSULTATIONS AND REPRESENTATIONS RECEIVED 

 
7.1 Representations received from Parish/Town Councils 
 

Name of Parish / Town 
Council 

Comment Officer Response 

Asheldham and Dengie 
Parish Council 

 No objection. Noted.  

Southminster Parish Council No comments received. Noted. 

 
7.2 Internal Consultees 

 

Name of Internal Consultee Comment Officer Response 

Conservation Officer 
No objection, subject to the 
imposition of a condition 
regarding materials. 

Noted, and 
discussed at Section 
5.2 of this report. 

 
7.3 Representations received from Interested Parties 
 

No letters of representation have been received from Interested Parties.  
 

8. PROPOSED CONDITIONS 

 
1. The development hereby permitted shall be begun before the expiration of 

three years from the date of this permission.  
REASON To comply with Section 91 (1) of The Town & Country Planning Act 
1990 (as amended). 

2. The development hereby permitted shall be carried out in accordance with the 
following approved plans and documents: TMA/907/05 B, TMA/907 10 Rev B, 
TMA/907 11.  
REASON To ensure the development is carried out in accordance with the 
details as approved. 

3. High quality photographs of the black corrugated sheets to be used on the 
roof, and information on the product, shall be submitted to and approved in 
writing by the Local Planning Authority prior to their use.  
REASON To ensure the materials and finish would respect the character and 
setting of the grade II listed barn, in accordance with Policies D1, D3 and H4 
of the Maldon District Local Plan (2017), Section 66(1) of the Planning (Listed 
Buildings and Conservation Areas) Act 1990, and the policies and guidance 
contained in the National Planning Policy Framework (2021).  

 


