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OLD BUCKENHAM:  Roughlands, Grove Road:  Erection of livestock buildings 
and associated feed silos.  Alterations to access and provision of passing bay. 
References:  3PL/2014/0150/F and 3PL/2014/0151/F 
 
Applicant:  Mrs. Barbara Murray  
 
INTRODUCTION 
This report relates to two separate applications for the erection of livestock buildings 
and feed silos on an agricultural holding together with improvements to the access, 
the provision of a passing bay on the approach road and highway improvements at a 
nearby junction.  The two applications are identical in terms of the structure of the 
buildings and details of the silos and relate to the same proposed use for pig rearing 
and finishing. 500 pigs are proposed to be housed in each building using a straw 
based high welfare rearing system.  
The applications include Design and Access Statements, an Odour Management 
Plan, Noise Management Plan and details of a Pest Control Policy.    
 
KEY ISSUES 
Principle  
Scale, design and materials appropriate to use and landscape  
Pollution 
Impact on residential amenity 
Highway safety 
 
DESCRIPTION OF THE DEVELOPMENT 
Six existing buildings, formerly used in connection with pig farming, are to be 
demolished.  The new buildings will stand on the cleared site, orientated north to 
south, adjacent the existing hardstanding.    
The buildings proposed in each application are identical.  The buildings each 
measure 30.48m long x 15.24m wide to an eaves height of 4.27m and a ridge height 
of 6.28m. The buildings are constructed with 2m high concrete panels at ground level 
with gale breaker curtains above to side elevations.  End gables will be finished in 
profile sheeting in Juniper Green above the concrete panels and the roof in fibre 
cement sheeting.  There are two openings at each end of the building.   A feed silo, 
5m high, will stand on the northern end of each building.   
 
Each building will house 500 pigs on a straw based rearing system.  Piglets would be 
delivered to the site at 28 days old.  They are reared within the building for 
approximately 20 weeks until they reach finished weight.  They are then removed 
from the site.  The unit will operate on an all in/all out system with 2.2 batches of pigs 
per year, including time for cleaning and washing out the building. 
 
Alterations to the existing access on Grove Road and into the site will provide a wider 
access and improved visibility splays in each direction.  A passing bay which has 
been partially created on Grove Road to the east of the access point, will be 
improved in accordance with a scheme to be agreed with the Highway Authority.  
Further works are proposed at the crossroads on Grove Road/Crown Road/Ragmere 
Road/Banham Road to widen that junction.   



 
SITE AND LOCATION 
The site lies outside the Settlement  Boundary in an area identified in the Landscape 
Character Assessment as The Brecks Heathland with Plantations. 
The site is that of an agricultural holding extending to approximately 8 hectares lying 
south of Grove Road and west of Banham Road on the outskirts of the village of Old 
Buckenham. 
The site comprises a range of existing agricultural buildings including low former pig 
buildings, straw barns and a stable block associated with a bungalow, the subject of 
an agricultural occupancy condition.  Access from Grove Road to the north runs past 
the dwelling to an area of hardstanding adjacent the existing buildings some 120m 
from Grove Road.  Land to the north and north west of the site, fronting Grove Road, 
is used for the keeping of horses; land to the east and south is largely grassland.   
Members' attention is drawn to the site history which indicates permission for other 
proposals on site.  The proposed stable block would lie directly to the north of the 
proposed buildings.  The riding arena and horse walker would be sited on part of the 
existing paddock area north of the site of the buildings and adjacent an existing straw 
storage building. 
The site falls from north to south towards the Buckenham Stream, an area of ponds 
and lakes and a wooded area.  Land between the boundary of the holding and 
straddling the stream is a County Wildlife Site and lies within Flood Zone 3.  A 
sewage works lies to the west of the site. 
The nearest dwellings stand on Grove Road to the north; one opposite the entrance 
to the site, 120m from the site of the proposed buildings, and one to the north 
western corner of the paddocks, 160m from that site.  A pair of cottages lie 210m to 
the south east and a group of dwellings off Banham Road lie beyond the river and 
areas of open water to the south, the nearest being some 260m from the site.   
Properties on Ragmere Road to the west lie some 270m away and the nearest on 
Crown Road 330m. 
In terms of the road network the closest junction with a principal route, the B1077 lies 
some 800m to the east; Crown Road runs north to The Green, and the historic centre 
of the village.  
 
EIA REQUIRED 
No 
 
RELEVANT SITE HISTORY 
3/78/3268 - Erection of bungalow - Outline permission subject to agricultural 
occupancy condition - 13/2/1979 
3/79/1783 - Erection of bungalow and garage - Approval of Reserved matters - 
24/7/1979 
3PL/2012/0614 - Alterations and extension to existing stables to provide 11 stables, 
tack room, tea room, stores and farrier's workshop - Approved subject to conditions 
limiting use to horses belonging to occupants of Roughland Farm and not for 
commercial use - Appeal against condition dismissed on grounds of impact on 
highway safety 
3PL/2012/0657 - Manege and horse walker - Approved subject to conditions as 
above plus no lighting, additional planting required, materials to be agreed - Appeal 
against condition dismissed on grounds of impact on highway safety. 
3PL/2014/0250 - Single storey extensions to existing dwelling - not yet decided 
 
POLICY CONSIDERATIONS 
CP9:  Pollution and Waste 
CP10:  Natural Environment 
CP11:  Protection and Enhancement of the Landscape 



CP14:  Sustainable Rural Communities   
DC1:  Protection of Amenity 
DC12:  Trees and Landscape 
DC13:  Flood Risk 
DC16:  Design 
NPPF:  With particular regard to paras. 28, 56, 109 
 
OBLIGATIONS/CIL 
Not applicable 
 
CONSULTATIONS 
OLD BUCKENHAM PARISH COUNCIL 
Insufficient detail of drainage and disposal of all effluence 
Further comments awaited 
 
CONTAMINATED LAND OFFICER 
Requests informative condition and note re asbestos on site 
 
NCC MINERAL AND WASTE 
No reply received 
 
ENVIRONMENTAL HEALTH OFFICERS 
No objection subject to conditions 
 
HIGHWAYS AUTHORITY 
No objection based on agricultural use and likely movements subject to highway 
improvements and conditions 
 
ENVIRONMENT AGENCY 
No objection subject to conditions and informatives 
 
NORFOLK WILDLIFE TRUST 
No reply received 
 
EAST HARLING IDB 
The Internal Drainage Board has no objection on drainage grounds.  The applicant 
will need to apply for consent to discharge surface water runoff to the Board 
maintained drain. 
 
REPRESENTATIONS 
30 letters of objection have been received raising the following issues in respect of 
each proposal:- 
Increase in traffic;  highway safety;  pedestrian safety;  asbestos; smells;  flies;  
noise;  pollution of watercourse;  disposal of waste;  over intensification of use on a 
small farm;  precedent for future development;  lighting;  operating hours;  impact on 
landscape; impact on wildlife 
Further comments in respect of additional information raise concerns as to where 
manure will be spread 
 
ASSESSMENT  
* The applications are referred to Planning Committee in the light of significant local 
concerns 
 
Principle 



* Policy CP14 of the Breckland Adopted Core Strategy seeks to support rural 
communities by appropriate development.  Diversification of existing rural enterprises 
will be supported provided there are no significant detrimental environmental, 
landscape, conservation or highway impacts.  Those impacts are considered below. 
* Para. 28 of the National Planning Policy Framework seeks to support growth in 
rural areas and refers to the need to promote the development and diversification of 
agricultural and other land-based rural businesses. 
* The site has been established as an agricultural holding since the 1970's when 
planning permission was granted for a dwelling in connection with an agricultural 
enterprise.  Local information suggests the buildings on site were used for pig 
farming in the past.  Whilst some of the land previously associated with that dwelling 
may have been lost, the holding extends to some 20 acres (8 hectares) and is 
currently producing straw and has some livestock.  The occupants of the dwelling on 
site are aware of the requirements of the agricultural occupancy condition.  This 
proposal would affirm the intention to operate a viable agricultural holding and satisfy 
that condition. 
* The principle of such a use is broadly supported by policy.  The development would 
support a relatively modest agricultural enterprise.  However, the contribution to the 
rural economy must be balanced against any impact on the wider environment and 
residential amenity. 
 
Scale, design and materials appropriate to use and rural setting.  
* The footprint of the two buildings would total 929 square metres replacing existing 
buildings totalling approximately 800 square metres.   The new buildings would be 
larger and higher than the modest buildings currently on site.  However, they are 
typical of buildings seen on agricultural holdings in terms of their form, scale and 
materials, providing an appropriate environment for the care of pigs in accordance 
with current standards.  
* The buildings would be seen within the context of the wider group of dwelling, 
stables and storage buildings.  Further development is proposed under those 
permissions outlined in the relevant site history.  The buildings would not intrude into 
the wider rural landscape.  
 
Visual impact on the wider landscape 
* The site lies in open countryside with some sporadic development but not remote 
from the built up area of Old Buckenham.   The site drops gently from Grove Road to 
the stream, lessening the impact on views from the Northern boundary.  That 
boundary to Grove Road benefits from an established hedge.  The buildings would 
stand some 120 m south of that boundary.  Established trees lie to the southern edge 
of the site, along the course of the Buckenham Stream screening views from those 
properties to the south.  There are largely open views to the site from the east on 
Banham Road but over the distance involved, some 200m, the buildings are not likely 
to be intrusive. 
* Having regard to the nature of the development, its siting within the existing 
complex of buildings, the levels of land and existing screening, it is not considered 
appropriate to require further landscaping. 
*  Concerns have been raised regarding lighting for the units.  This can be controlled 
through an appropriate planning condition. 
 
Impact on the countryside through pollution 
* Those residents making objections to the scheme have raised significant concerns 
with regard to pollution to watercourses having regard to the fall of the land to the 
Buckenham stream. 
*  The proposed use will result in waste and run-off which must be dealt with in 
accordance with legislation and to avoid any pollution.  Details indicate manure from 



the units will be stored to the south of the buildings, closer to the more vulnerable 
areas of Buckenham stream.  However, the manure pad is to be enclosed by a 
catchment drain and dirty water will be collected within a sealed concrete tank.  
Farmyard manure will be exported on a straw for muck agreement with local farmers.  
No manure will be spread on the applicant's land.  Fresh straw will be used in the 
building on a daily basis. 
* The Environment Agency has no objections to the scheme in principle subject to 
conditions requiring details of foul and surface water drainage, including trade 
effluent disposal.  Further information is sought in respect of the layout of the 
development to show areas for keeping and moving pigs and measures to deal with 
muck and run-off storage, pollution control measures and confirmation of total 
livestock capacity. 
* The agent has supplied a site management protocol which seeks to answer some 
of the queries raised.  This has been the subject of further consultation.  The results 
will be reported verbally. 
* The Environmental Health Officer has, having regard to the previous use of existing 
buildings in connection with the rearing and fattening of pigs and in the light of 
additional information received, not raised any objection to the scheme subject to 
compliance with the site management protocol and conditions to prevent pollution 
and to protect the amenities of nearby properties.  In respect of issues of noise, the 
Environmental Health Officer reiterates that site management and control would 
minimise disturbance to pigs which can occur during feeding, movement and 
cleaning and can result in squealing.  The measures outlined in the noise 
management plan should be conditioned to any approval.  It is acknowledged that it 
is difficult to assess whether a site with 500 pigs would be any more disturbing than 
one with 1000.   
 
Impact on residential amenity 
* Significant concern has been raised in letters of representation regarding the impact 
of the proposals on the amenities of residential properties over a wider area by virtue 
of smell, flies and noise.  Whilst acknowledging previous operations on the site, the 
current proposal is considered by objectors to be an over intensification of the use, 
detrimental to residential amenity.  The concern is that if permission were to be 
granted for these buildings it would set a precedent for further development which 
could have significant impacts on amenity. 
* The Design and Access Statement and site management protocol makes particular 
reference to those measures which will be taken to minimise problems in respect of 
smell, flies and general pest control.  They highlight that regular cleaning of the units 
and disposal of waste as outlined will prevent smells from the pigs themselves and 
the straw or manure.  Muck will be removed from site every seven days (maximum) 
and from dunging areas of the building every day.  The use of an automated feeding 
system will reduce any spillage of feed.  Dead animals will be removed daily and 
stored in a sealed bin until it is collected by a licensed collection agent. 
*  The site management protocol quotes a pest control policy which outlines 
measures to deal with rodents and flies.  Regular inspections by a Pest Control 
company, use of bait stations and preventative measures such as storage of feed in 
sealed containers, covers on feed hoppers and removal of waste from site would 
provide effective control.   
*  The control of straw and muck as outlined above and the use of fly control spray 
will prevent problems with flies. 
* In respect of noise, it is acknowledged that the building uses gale breaker curtains 
which will not provide the noise insulation of a solid construction.  The use of curtains 
on part of the building aids ventilation.   The Noise Management Plan highlights the 
various sources of noise and indicates those measures taken to reduce any impact. 



* Feed deliveries would be during normal working hours of 8.00 - 18.00 Monday to 
Friday and 8.00 - 13.00 on Saturdays.  The auger system serving feeding equipment 
is said to be quiet.  Vehicles and machinery would operate during the normal working 
day 08.00 to 18.00.  The manure loading area is to the south of the building with the 
buildings providing a physical barrier in one direction. 
* In respect of noise from the animals, pigs will be held in single sex pens and the 
use of an ad lib feeding system providing feed at all times prevents squealing in 
anticipation of food.  De-stocking of the buildings would generally be restricted to 
08.00 to 18.00 Monday to Friday.  There would be no Saturday or Sunday 
collections.      
* The Contaminated Land Officer has highlighted that asbestos containing material 
may be on site.  An informative note outlining how this can be dealt with is 
recommended to be included on any permission.    
*  In terms of the scale of use, whilst the new buildings would accommodate a larger 
number of animals than could have been kept in the older buildings, the results of 
consultation would indicate that 1000 pigs can be kept on the site without significant 
impacts on amenity, subject to appropriate controls.  The number of animals on site 
at any one time can be controlled through condition and the way the use is operated 
can be conditioned in line with the submitted site management protocol.  Any 
proposal for an increase in the number of pigs or for new buildings would be the 
subject of a further application.   
   
Highway safety 
* Local residents raise significant concerns regarding traffic movements associated 
with the use and the capacity of the local roads to cater for additional traffic and the 
likely larger vehicles which will visit the site.    Letters quote the status of the adjacent 
roads as Quiet Lanes and highlights concerns regarding pedestrian safety on country 
roads often used by walkers.  Reference is made to an appeal inspector's decision 
regarding the site which highlighted issues regarding highway safety. 
* Members' attention is drawn to the site history which outlines the nature of previous 
proposals for the site.  Conditions were imposed to ensure the use for horses was 
controlled and restricted to personal use by occupants of the dwelling on site.  The 
Inspector concluded that to widen its use would  involve frequent visits by other horse 
owners to use the facilities, including bringing horses to site which are normally 
stabled elsewhere.  He acknowledged that visibility at the access could be improved 
but notes the narrow width of Grove Road. 
* Traffic movements in association with the pig rearing enterprise would be less 
frequent than those which could have been associated with livery use and other 
equine activities.  However, the type of vehicles accessing the site would be different. 
* The Design and Access Statement indicates one pig delivery lorry per batch (every 
20 weeks), one feed delivery lorry every 2 weeks, one pig collection per week during 
weeks 17-20 of the cycle, straw delivery 3 per batch (20 week period), manure 
removal 22 per batch (one a week). 
* Vehicles removing manure from the site (likely to be tractors and trailers) would be 
the most frequent visitor (once a week).  The busiest period for vehicle movement 
would appear to be at the end of the cycle when animals are dispatched over a four 
week period in lorries. 
* The Highway Authority acknowledges the increased footprint available for livestock 
compared to the modest buildings currently on site but accepts there is potential for 
the existing buildings to be used for agriculture which would generate some degree 
of vehicle movements. 
* In response to concerns regarding the access from the site onto Grove Road, 
amended plans have been submitted widening the access to 6m in width, 10m radii 
with 2.4m x 43m visibility splays in both directions.   



* A passing bay will be provided on Grove Road, south of the carriageway, between 
the crossroads and the site access.  Further highway works are proposed at the 
junction of Grove Road with Crown Road, on the southern edge of Grove Road and 
Banham Road to increase the width of the junction in response to concerns regarding 
vehicles meeting at this narrow point of the road.  Such works will avoid further over-
running of the verge and erosion of the bank which results in mud on the highway.  
* In respect of concerns regarding the routes which vehicles may take to the site, 
which could be past residential areas and through difficult junctions, in the light of the 
established agricultural use of the site and its potential for increased activity it must 
be acknowledged that this does and could generate several traffic movements.  
* Based on the quoted traffic movements, the nature of the existing site and potential 
for movements in connection with the agricultural holding and subject to the highway 
improvements outlined, the Highway Authority would not object to the applications. 
 
Other Issues 
* No response has been received in respect of any impact on the County Wildlife site.  
In the light of the Environment Agency's comments and recommendations which 
would prevent any pollution of the watercourse, it is not considered likely that the 
proposals will impact on the County wildlife site. 
 
Conclusion 
* Significant concerns have been raised locally in respect of the proposals in terms of 
the issues outlined above.  However, having regard to policy support for such 
agricultural enterprises and responses from consultees which indicate appropriate 
control can be exercised to avoid significant detrimental impact on residential 
amenity and the wider rural landscape, on balance, the application is recommended 
for approval subject  to conditions in respect of highway improvements, compliance 
with the site management protocol, a limit of 500 pigs per building at any one time, 
Environmental Health conditions in respect of waste and odour management, 
Environment Agency conditions in respect of foul and surface water drainage, details 
of external lighting, unexpected contamination and informatives in respect of 
asbestos and Environment Agency advice.  


