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1.0 Introduction / Background 

 

1.1 This Design and Access Statement (Planning Support Statement) together with associated 

drawings and Flood Risk Assessment are submitted as part of an application for full 

planning permission in respect of the conversion of the existing sheep barn into a two bed 

self-contained self-build dwelling. 

 
1.2 The applicants have lived at The White House for almost 50 years and wish to stay in 

Newnham in which they have historically long family connections through many 
generations. 

 
1.3 The White House does not have any special designated status nor does the land lie within 

Newnham’s Conservation Area.  However, it is acknowledged that it is within land 
designated as Open Countryside beyond the Green Belt. 

 

1.4 The overall site area is approximately 4.5 acres with a large portion of the site having been 
used for the grazing of sheep from early occupation of the White House. 

 
1.5 This land is covered by Agricultural Holding no. CPH1808 90002 and with Flock no. 242514. 
 

1.6 In July 2016 planning permission was obtained for a single storey, pitched roof sheep barn 
in the North West corner of the site – ref: 16 / 00696 / 1. 

 

1.7 In 2021 a planning application was made for the change of use of the sheep barn into a 
domestic annexe – ref: 21 / 02062 / FP.  The application was refused. 

 

1.8 There was only a single reason for refusal citing the size of the dwelling and its distance 
from the main house, together with a separate vehicular access.  The conclusion was that 
the proposal was effectively a separate dwelling and not an annexe and contrary to 
prevailing policy. 

 

1.9 It is submitted that circumstances have changed and that major Policy changes will now 
inform an alternative outcome to what is fundamentally a similar proposal. 
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2.0  Site Analysis & Flood Risk Analysis 

 

2.1 The existing overall curtilage of The White House is around 4.5 acres (1.82 ha) with the 
subject site being approximately 0.9 acres (0.36 ha).  See appended photographs.   
 

2.2 The immediate land to the house provides a driveway, garaging, patio and garden leaving 
the residual majority for the grazing of sheep. 

 

2.3 The site is relatively flat overall and is bounded to the North East and North West by a 
brook or drain known as Cat Ditch. 

 
2.4 The ditch is bounded by dense mixed vegetation and trees with the watercourse set some 

1.8m below the adjacent ground level and banks.  See attached spot levels plan and 
schedule of levels. 

 

2.5 The road frontage is comprised of a generally well-tended hedgerow and trees together 
with a grass verge. 

 

2.6 Whilst the main house is served by a carriage drive onto the Ashwell road, the sheep barn 
site has an existing dedicated gated access of sufficient width at 4.2m for the largest of 
vehicles.  

 

2.7 Visibility along this stretch of Ashwell Road is excellent in both directions and, with some 
nominal judicious pruning of the hedgerow in the Southerly direction, fully compliant with 
HCC Highways standards of 2.4m × 215m. 

 

2.8 The site has no special designation and there was no archaeological imposition when 
planning permission was granted for the sheep barn. 

 

2.9 However, the site is known to lie within Environment Agency Flood Zone 3 designation.  
Copy appended. 

 

2.10 This designation is on broad assumptions and guesstimates rather than facts.  What is a fact 
is that the owners have lived at the property for some 50 years and have never experienced 
the level of water in the ditch, even after the heaviest prolonged rainfall, ever coming 
within around 1.2m of the top of the bank.  This is further corroborated by the family 
having lived and farmed in Newnham for successive generations and with not a single 
incident of flooding. 

 

2.11 Importantly, following enquiry of Environment Agency, the advice given was to review the 
Flood Risk Summary on “check your long term flood risk-Gov.UK” which is site specific 
rather than Flood Maps for Planning that takes a blanket overview. This was done, and the 
summary is appended in full, from which it is essentially noted that, for this site, every 
single category attributes the risk as VERY LOW, effectively no chance of flooding, which 

APP 2 

APP 3 

APP 1 
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corroborates what has been known locally from empirical experience over many 
generations. 

 

2.12 Flooding was never an issue with the sheep barn application, although it is accepted that 
livestock would have a different status not triggering the need to raise the matter. 

 

2.13 However, out of due diligence a Flood Risk Assessment was commissioned and prepared 
April 2025 – ref: 3725/RE/04-25/ 01 by Evans Rivers and Coastal Ltd, copy appended. 

 

 

2.14 Additionally, I am aware of Evans’ Flood Risk Assessment in respect of a proposal to convert 
a barn, ‘The Battery’, Caldecote Road, Newnham, which is situated adjacent to the same 
Cat Ditch only a short distance away.  

 

2.15 This proposal was similarly to convert the barn into a single storey dwelling and was duly 
granted planning permission 23/11/2021 ref: 21 / 02292 / FP. 

 
 

 

3.0 Development Proposals 

 

3.1 The proposal is to convert the existing sheep barn into a simple 2 bed dwelling to allow the 
applicants to decant, in their retirement, into a smaller, more manageable dwelling without 
leaving the site they have lived in and enjoyed for many decades. 
 

3.2 The barn was robustly built in 2016 to a high standard and is easily converted, requiring no 
special engineering to facilitate the build. 

 

3.3 Access will be from the existing field access onto Ashwell Road and will be highway 
compliant in respect of visibility splays. 

 
3.4 The planted areas requested, when the sheep barn was granted planning permission, will in 

the main be retained and maintained and the general appearance will largely be as existing, 
ie, an agricultural building within an agricultural setting. The mature  trees and vegetation 
to the road frontage together with the semi-mature planted areas, which will become 
denser in time, ensure that the building will barely be seen, if at all. In any event, there will 
be no perceived change from the status quo. 
 

3.5 Noting that by the time this application’s Decision Notice is issued, the building will have 
been constructed and used solely for agricultural purposes for, de minimis, ten years, it is 
suggested that a Class Q conversion would kick in.  And, should we be a few months short, 
it would be unreasonable to issue a refusal exclusively on time grounds. 

 

APP 5 APP 5 

APP 4 
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3.6 It goes without saying that planning authorities should employ consistency of decision-
making and in the matter I would draw attention to the change of use of ancillary building 
to separate residential dwelling at (coincidentally) The White House, Preston Road, 
Gosmore, planning reference 17 / 02861 / 1, granted permission  24/01/2018. 

 

3.7 The building had originally been granted planning permission for a barn-like structure to be 
used as the applicant’s offices and the site lay outside Gosmore’s settlement envelope and 
within the Green Belt. 

 

3.8 The delegated file note indicates that the proposal was compliant with policy in respect of 
reuse of rural buildings; sustainability; visual impact; standard of accommodation; impact 
on neighbouring properties and Highways/car parking.  I believe that it is inarguable that a 
direct parallel can be drawn here and that this application proposal, similarly, meets all 
these criteria. 

 
 
 
 
4.0 Summary 

 
4.1 The proposal is a simple conversion of an existing agricultural sheep barn into a retirement 

home for the applicants. 
 

4.2 As is commonly experienced, whilst the Main Home has provided a long term home for a 
growing family, there comes a point when that home becomes oversized and a 
maintenance burden and the spatial needs are significantly reduced. 

 
4.3 The proposal therefore is to make beneficial use of the existing barn with only modest 

additions. 
 

4.4 The submission is supported on a number of fronts – 1) NPPF24 Previously Developed Land 
(PDL); 2) Class Q conversion of agricultural buildings into residential; 3) Precedent set by 
‘The Battery’ Caldecote Road, Newnham; 4) Helping to meet NHC’s housing land allocation 
shortfall; 5) Helping to meet NHC’s target for self-build housing. 

 

4.5 It is submitted that whilst each of the above criteria in 4.4, severally, is significant, 
cumulatively they represent a compelling case for the Grant of Planning Permission. 

 

4.6 Whilst flooding may be considered an issue, the designation of the site does not 
automatically preclude development, as exemplified, inter alia, at ‘The Battery’.  
Environment Agency’s data in this location is not based on any detailed survey or historical 
knowledge.  This has been addressed in the above text and with benefit of Evans Rivers and 
Coastal Ltd Flood Risk Assessment and accurate site levels taken last month. 
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4.7 Accordingly, for all the foregoing submission, this application seeks support, endorsed with 
the grant of planning permission. 

 

4.8 However, noting NPPF Policy together with North Herts still declaring a proactive policy, it is 
requested that the planning authority’s aim be focused on trying to enable rather than 
frustrate this modest worthwhile proposal.  We would be happy to enter into any 
collaborative dialogue.  
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5.0 Appendices 

 

 

APP 1: Site Photographs 

 

APP 2: Spot Levels Plan and Schedule of Levels 

 

APP 3:  EA Flood Risk Map  

 

APP 4: Flood Risk Summary, ref: “Check Your Long-Term Flood Risk – Gov.UK” 

 

APP 5: Flood Risk Assessment ref: 3725/R /04-25/01 drawn up by Evans Rivers and Coastal Ltd 
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   APPENDIX 1:  Site Photographs  
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APPENDIX 2:  Spot Levels and Schedule of Levels 
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APPENDIX 2:  Spot Levels Plan and Schedule of Levels    APPENDIX 3:  Environment Agency Flood Risk Map 
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 APPENDIX 4:  Government Flood Risk Map 
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 APPENDIX 5:  Evans Rivers Coastal Flood Risk Assessment 
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