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OLD BUCKENHAM 
Scales Farm 
 

J A Askew & Partners 
c/o agent  

Davies & Co 
Victoria House 31-33 Victoria Street 

Change of use from a redundant farm building to a residential dwelling with new 
car port 

Full 

3PL/2008/0370/F 

N 

N 

Out Settlemnt Bndry

No Allocation 

N 

ITEM 

LOCATION: 

APPLICANT: 

AGENT: 

PROPOSAL: 

REF NO: 

APPN TYPE: 

POLICY: 

ALLOCATION:

CONS AREA:

TPO: 

LB GRADE: 

  

 RECOMMENDATION : APPROVAL  

1. Impact upon the character and appearance of the rural locality 
2. Ability of the buildings to be used for other purposes 
3. Suitability of the buildings for conversion 
4. Highway safety 
5. Compatibility with adjacent uses 
6. Impact upon protected species 
 

 KEY ISSUES 

The application seeks full planning permission for the conversion of existing agricultural buildings 
into a single residential dwelling with accompanying car port.  The scheme will involve two 
extensions, one being a single storey element to provide a car port and a two storey extension to 
provide living accommodation. 
 

The site consists of a number of farm buildings of varying construction which form part of a wider 
farm complex.  To the east of the site is a detached two storey dwelling within the ownership of 
the applicant and to the south is the Hargham Road carriageway which provides vehicular access
to the site.  
 

 DESCRIPTION OF DEVELOPMENT 

 SITE AND LOCATION 
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3PL/2006/0173 - Change of use of farm buildings to B8 storage buildings area - Approved 7/4/06 
3PL/2005/1297 - As above - Withdrawn 
3PL/1989/1119 - Reserved Matters - Erection of house and garage - Approved 14/9/89 
3PL/1988/1300 - Outline application - Detached dwelling house for occupation by agricultural 
employee - Approved 15/7/88 
3PL/1988/0017 - As above - Withdrawn 
 
 

 RELEVANT SITE HISTORY 

The following National Planning Guidance and/or Saved Policies of the Breckland Local Plan 
have been taken into consideration in the determination of this application: 
 
PPS1 - Sustainable Development 
PPS7 - Sustainable Development in Rural Areas 
PPS9 - Biodiversity and Geological Conservation 
PPS23 - Planning and Pollution Control 
TRA5 - Where development would endanger transport safety, generate traffic that would be 
detrimental to the transport network, require highway improvements that would conflict with 
conservation considerations or attract traffic that would have an adverse effect on residential 
amenity, it will not be permitted. 
 
 

 POLICY CONSIDERATIONS 

OLD BUCKENHAM P C     
Unanimous recommendation for approval. 

 CONSULTATIONS 

COUNCIL'S CONTAMINATED LAND OFFICER - No objection subject to conditions and 
informative. 
 
NATURAL ENGLAND - No objection 
 
ENVIRONMENT AGENCY - No objection 
 
HIGHWAY AUTHORITY - No objection subject to a condition 
 
COUNCIL'S TREE & COUNTRYSIDE OFFICER - No objection 
 
COUNCIL'S HISTORIC BUILDINGS OFFICER - Requests a schedule of works 
 
COUNCIL'S ENVIRONMENTAL HEALTH OFFICER - Object on the grounds of close proximity of
the proposed residential unit to existing farm buildings/enterprise. 
 



BRECKLAND COUNCIL - DEVELOPMENT CONTROL COMMITTEE - 13-10-2008 

DC131 

Planning Permission  RECOMMENDATION 

 CONDITIONS 

None received. 
 

 REPRESENTATIONS 

* The application is reported to the Development Control Committee as the applicant is a Ward 
Member. 
* PPS7:  Sustainable Development in Rural Areas paragraph 17 sets out criteria applicable to the
re-use of buildings in the countryside.  These include the impact of the proposal upon the 
countryside, landscape and wildlife, the economic and social needs and opportunities, 
accessibility to service centres and housing, suitability of the buildings for conversion and the 
need to preserve buildings of historic or architectural importance or interest or which otherwise 
contribute to local character. 
* It is considered that the building is of traditional construction and makes a positive contribution 
to the character and appearance of the locality and the sympathetic nature of the conversion and 
contemporary extension will enhance the character and setting of the locality. 
* The agent has provided information in relation to other possible uses, for example, tourism and 
offices.  It is considered that they have demonstrated satisfactorily that it is not economically 
viable to convert to any use other than residential.  
* The Highway Authority have confirmed that they have no objection on highway safety grounds.  
* The existing farm complex is associated with cattle and as such consideration to the 
compatibility of residential with such an operation in terms of noise, smell and disturbance from 
vehicle movements is required.  There have been negotiations with the agent in order to examine
the possibility of restricting the use of the adjacent farm buildings for non-livestock uses, the 
applicant has indicated a willingness to enter into such an agreement and as such it considered 
that non-livestock related uses would mean that adequate levels of amenity could be provided to 
future occupiers.  The Council's Environmental Health Officer has expressed some concern at the
compatibility of the site with a residential unit.  However, it is considered that on the basis of the 
future use of the buildings being restricted to non-livestock, coupled with the conditioning of 
suitable boundary treatments (specifically in relation to the eastern boundary immediately 
adjacent to the access to the farm buildings and the inclusive arrangement of the openings within
the barn conversion) and the scheme meeting all other policy requirements, specifically those of 
PPS7 in relation to the conversion of rural buildings, the Local Planning Authority could not justify
refusal on the incompatibility of the scheme with the adjacent farm buildings alone. 
* In conclusion, it is considered that the proposal meets the requirements of the relevant planning
policies and as such is recommended for approval. 

 ASSESSMENT NOTES 



BRECKLAND COUNCIL - DEVELOPMENT CONTROL COMMITTEE - 13-10-2008 

DC131 

3007 
3046 
3920 
3920 
3740 
3920 
3106 
3300 
3302 
3304 
3306 
3402 

Full Permission Time Limit (3 years)
In accordance with submitted plans 
Contamination desk study 
Submit scheme if contamination found
Access/parking/turning to be laid out
Restriction on occupancy of remaining bldgs on site
External materials and samples to be approved
No P.D. for fences, walls etc 
No P.D. for extensions, roof alterations, porches
No P.D. rights for extensions, sheds, etc
No P.D. rights for garages 
Boundary screening to be agreed 
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SAHAM TONEY 
High House Farm Barns 
Ploughboy Lane 

Mr C Hagan 
High House Farm Barns Ploughboy Lane

Adrian Morley 
Kingsfold Watton Road 

Conversion of existing barns to dwelling and self contained annexe including 
extension to link two barns 

Full 

3PL/2008/1111/F 

N 

N 

Out Settlemnt Bndry

No Allocation 

N 

ITEM 

LOCATION: 

APPLICANT: 

AGENT: 

PROPOSAL: 

REF NO: 

APPN TYPE: 

POLICY: 

ALLOCATION:

CONS AREA:

TPO: 

LB GRADE: 

Saham Hills  

 RECOMMENDATION : REFUSAL  

1. Impact upon the character and appearance of the rural locality 
2. Ability of the buildings to be used for other purposes 
3. Suitability of the buildings for conversion 
4. Highway safety 
5. Compatibility with adjacent uses 
6. Impact upon protected species 
7. Regard for previous refusal and appeal dismissal 
 

 KEY ISSUES 

The application seeks full planning permission for the conversion of existing farm buildings to a 
single residential dwelling facilitated by an extension to link the existing buildings. 
 

The site consists of a collection of farm buildings with access via Ploughboy Lane which lies to 
the south-west of the site.  To the south-east and north are existing residential dwellings and to 
the east is the remaining farm yard.      
 

 DESCRIPTION OF DEVELOPMENT 

 SITE AND LOCATION 
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3PL/2006/1558: Change of use of barns including minor extension to create a dwelling and 
reposition access - Refusal 
3PL/2003/0603: Proposed demolition of redundant agricultural buildings and replacement with 2 
no. dwellings - Refusal 
3PL/2002/0208: Residential development - 3 dwellings - Refusal 
 

 RELEVANT SITE HISTORY 

The following National Planning Guidance and/or Saved Policies of the Breckland Local Plan 
have been taken into consideration in the determination of this application: 
 
PPS1: Delivering Sustainable Development 
PPS9: Biodiversity and Geological Conservation 
PPS7: Sustainable Development in Rural Areas 
PPS23: Planning and Pollution Control 
TRA5: Where development would endanger transport safety, generate traffic that would be 
detrimental to the transport network, require highway improvements that would conflict with 
conservation considerations or attract traffic that would have an adverse effect on residential 
amenity, it will not be permitted. 
 

 POLICY CONSIDERATIONS 

One neighbour objection on the grounds of the buildings not being suitable for conversion; a 
similar application was turned down by the planning committee; the land is for agricultural use, 
however, since its purchase no attempt to use it for these purposes has been attempted; it would 
set a precedent for such a development and a dwelling would affect the character of the area. 
 

 REPRESENTATIONS 

SAHAM TONEY P C     
No objection. 

 CONSULTATIONS 

NORFOLK LANDSCAPE ARCHAEOLOGY - No objection subject to a condition. 
 
COUNCIL'S ENVIRONMENTAL HEALTH OFFICER - No objection subject to a condition. 
 
NATURAL ENGLAND - No objection. 
 
COUNCIL'S HISTORIC BUILDINGS OFFICER - Request/Condition schedule of works. 
 
COUNCIL'S CONTAMINATED LAND OFFICER - Conditions required. 
 
HIGHWAY AUTHORITY - No objection subject to conditions. 
 
COUNCIL'S TREE & COUNTRYSIDE OFFICER - Bat boxes should be requested.   
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Refusal of Planning Permission 

9900 Refusal:PPS7:Sustainable Development in Rural Areas

 RECOMMENDATION 

 REASON(S) FOR REFUSAL 

* The application is reported to the Development Control Committee at the request of the Ward 
Member. 
* PPS7:  Sustainable Development in Rural Areas paragraph 17 sets out criteria applicable to the
re-use of buildings in the countryside.  These include the impact of the proposal upon the 
countryside, landscape and wildlife, the economic and social needs and opportunities, 
accessibility to service centres and housing, suitability of the buildings for conversion and the 
need to preserve buildings of historic or architectural importance or interest or which otherwise 
contribute to local character. 
* Full consideration must be given to the previous refusal of planning permission and subsequent 
appeal dismissal at the site.  The reasons for dismissal were that sufficient marketing had not 
been undertaken, the building was not suitable for occupation without extensive re-build and the 
existence of protected species had not been fully assessed. 
* The Inspector observed that, in their opinion "considerable construction work would be required 
to provide acceptable living conditions which would be not far short of complete rebuilding of the 
existing structures" and this would be the case in this application.  Therefore, the proposal is 
contrary to the requirements of PPS7 which requires the building to be of suitable construction. 
* The agent has provided evidence of marketing for other possible uses, for example, tourism 
and offices.  It is considered that they have demonstrated satisfactorily that there is no interest 
from other parties.  
* The Highway Authority has confirmed that they have no objection on highway safety grounds.  
* Natural England has confirmed that there are no objections on the basis of the contents of the 
protected species survey submitted. 
* It is considered that the relationship of the building with adjacent dwellings and land uses would 
be acceptable. 
* In conclusion, it is considered that the building is structurally inappropriate for residential 
conversion as indicated in the previous appeal dismissal and as such the application is 
recommended for refusal. 
 

 ASSESSMENT NOTES 
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GREAT ELLINGHAM 
4 Rectory Lane 
 

Mr R J and Mrs K L Singfield 
4 Rectory Lane Great Ellingham 

Mr John Spencer 
Magnum House Deopham Green 

Retention and extension of 1.8m high perimeter fencing around back garden  

Full 

3PL/2008/1172/F 

N 

N 

In Settlemnt Bndry 

No Allocation 

N 

ITEM 

LOCATION: 

APPLICANT: 

AGENT: 

PROPOSAL: 

REF NO: 

APPN TYPE: 

POLICY: 

ALLOCATION:

CONS AREA:

TPO: 

LB GRADE: 

  

 RECOMMENDATION : APPROVAL  

1.  Impact on the street scene 
2.  Highway safety 
 

 KEY ISSUES 

The application as originally submitted related to retrospective consent for the erection of a 1.8m 
high close boarded fence to the side boundary, adjacent the highway and to the rear, alongside a 
shared access drive serving garages and a parking area.  The scheme has subsequently been 
amended to show 1m high fencing for the last 2 metres on the side boundary and on the rear 
towards the highway.  At this height, no formal consent is required.  As such the proposal now 
relates to 1.8m high fencing to a length of 5m along the boundary to the highway only. 
 

4 Rectory Lane is a semi detached bungalow with a recent extension to the side.  It is part of a 
small development of similar properties set around an area of open space with pedestrian access
only to the front.  Vehicular access is provided from Rectory Lane to the rear of Nos. 4 and 6 to a 
parking area and garages.  This arrangement is repeated to the northern part of the development,
adjacent Nos. 20, 22, 24 and 26.  The site does not lie within the Conservation Area. 
 

 DESCRIPTION OF DEVELOPMENT 

 SITE AND LOCATION 

3PL/2004/0171 - Erection of extension - Approved 
 

 RELEVANT SITE HISTORY 
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The following National Planning Guidance and/or Saved Policies of the Breckland Local Plan 
have been taken into consideration in the determination of this application: 
PPS1:  Delivering Sustainable Development 
 

 POLICY CONSIDERATIONS 

Letters of objection have been received from neighbouring properties raising concerns regarding 
highway safety for vehicles entering and emerging from the shared drive to the rear of the 
property.  Other concerns relate to civil issues. 
 

 REPRESENTATIONS 

GREAT ELLINGHAM P C     
No Objection 

 CONSULTATIONS 

HIGHWAY AUTHORITY - expresses disappointment that the 2m x 2m pedestrian/vehicle visibility
splay has not been offered but acknowledges that permitted development rights allow for 1m high
fencing at the junction of the drive with Rectory Lane.  
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*  The application is referred to Development Control Committee at the request of the Ward 
Representative  
*  At the time of the application, the fence was partly complete.  Information from neighbours 
indicates that the fence to the highway edge has been completed recently.  
*  The original application related to 1.8m high fencing to side and rear boundaries.  Following 
concerns from the Highway Authority in respect of lack of visibility at the junction of Rectory Lane 
and the access drive, the application was amended to show 1m high fencing for the last 2m of the
side boundary and 2m of the rear.  The agent indicated the applicant was not prepared to provide
a clear 2m x 2m visibility splay at this corner, as required by the Highway Authority, as it would 
further restrict the garden area of this relatively modest property.  At 1m high the fencing on the 
corner of the garden does not require specific planning permission.  Permitted Development 
rights allow fences up to 1m in height adjacent to highways used by vehicular traffic.  No 
conditions restricting those rights were imposed at the time of approval of the development. 
*  Prior to the erection of the new side extension, the only screening was a wall set in from the 
highway edge and run off the corner of the bungalow to the rear boundary.  This maintained an 
open area adjacent the highway and gave good visibility for vehicles emerging from the access 
drive.  The garden of the property has been extended into the area, within the ownership of the 
applicant, behind the newly erected extension and the fence is intended to provide privacy to the 
rear garden.  
*  Representations from neighbours who have rights of access over the drive to the rear raise 
concerns in respect of highway safety for pedestrians approaching the access drive where 
visibility would be severely restricted.  Plans submitted with those representations include details 
of a conveyance which indicates that at the time of the sale of the dwellings the access drive and 
parking area would be jointly maintained by Nos. 4, 6, 8, 10 & 12, who have a right of access over
it.  A visibility splay was shown at the junction with Rectory Lane.  The site area indicated in the 
application includes this visibility splay.  The agent has provided a copy of a Land Registry map 
which appears to show the whole of the property within the same ownership.  The accuracy of the
plan has been challenged by an objector who is making separate enquiries of Land Registry. 
*  Whilst acknowledging the site's prominence in the street scene, the fence is not considered 
likely to detract from the visual amenity of the area.  It is seen against a backdrop of established 
trees and hedges and runs off the existing extension which already creates a hard edge at the 
highway.   The main issue is the impact of the erection of a fence on highway safety in particular 
in relation to pedestrians.  The Highway Authority has acknowledged that permitted development 
rights allow a 1m high fence where the access joins Rectory Lane giving views from cars over the
fence but maintain their concerns in respect of pedestrian safety. 
*  Issues raised in respect of civil matters are not relevant to the application.  Notwithstanding any
right of access across part of the site or land ownership issues, as claimed by neighbouring 
landowners, planning permission can be granted for the fencing.  Any such consent would be 
distinct from other matters contained within the deeds or conveyance relating to the property or 
civil matters. 
*  Based on the planning issues relating to the development, as amended, the application is 
recommended for approval. 
                                                                                                                                                         
                                                                                                                                                         
                                                                                                                                                         
                                                                                                                                                         
                                                                                                                                                         
    
 

 ASSESSMENT NOTES 
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Planning Permission 

3007 
3048 
3994 
3998 
4000 

Full Permission Time Limit (3 years)
In accordance with submitted AMENDMENTS
NOTE: Seek independent legal advice re land
NOTE: Reasons for Approval 
Variation of approved plans 

 RECOMMENDATION 

 CONDITIONS 
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ASHILL 
Site at Dunnetts Close 
 

Hastoe Housing Association 
Rectory Farm Barns Little Chesterford 

Parsons & Whittley Ltd 
1 London Street Swaffham 

Low cost housing development scheme for 14 dwellings (amended layout)  

Full 

3PL/2008/1300/F 

N 

N 

Out Settlemnt Bndry

No Allocation 

N 

ITEM 

LOCATION: 

APPLICANT: 

AGENT: 

PROPOSAL: 

REF NO: 

APPN TYPE: 

POLICY: 

ALLOCATION:

CONS AREA:

TPO: 

LB GRADE: 

Planning Permission 

3007 
3046 
3104 
3116 
3408 
3405 
3750 
3750 
3750 
3750 
3750 
3920 
3994 
3992 
3998 

Full Permission Time Limit (3 years)
In accordance with submitted plans 
External materials to be approved 
Roof of clay pantiles 
Landscaping - details and implementation
Fencing/walls - details and implementation
Roads, footways, foul & surface water details to be provided
Works in accordance with specification
Road to dwelling constructed before first occupation
Off-site highway improvements 
Off-site highway works completed before first occupation
Levels to be agreed 
Permission required for highway works
Non-standard note re: S106 
NOTE: Reasons for Approval 

 RECOMMENDATION 

  

 REPORT RECOMMENDING APPROVAL 

 CONSULTATIONS 




