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Proposed Demolition and rebuilding of Agricultural Buildings at Sconsborough Hill Farm, Somerby Road, Knossington 
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1 .0   I n t ro du ct io n  &  B r i e f  

 
This Full Planning Application relates to the proposed demolition of three agricultural buildings – which currently provide a very basic level of machinery storage / workshop and 

“secure” storage for the working farm. The buildings are not fit for purpose, and this application seeks to gain consent to rebuild them to a standard which will provide suitable security, 

storage, appropriate (HSE) workshop facilities and secure machinery storage at Sconsborough Hill Farm, Somerby Road, Knossington, LE15 8LY.  

 

B  R  I  E  F  

 
The Applicant needs the facility which these current buildings provide – BUT – they need to be usable, safe, HSE compliant, be well serviced, secure and to meet current building, 

services and sustainability standards: The Applicant also wants them to look presentable and not be a constant maintenance liability. 

 

The plan form of the buildings is appropriate, but the headroom under the main frame is not. Deficiencies in the building structure, access into the sheds, construction materials 

(asbestos / cement board sheeting) and current floor levels make the current building unworthy of repair. 

 

Due to the proximity of these buildings to the core of the farm and the range of buildings recently accepted for conversion to a new farmhouse, the appearance of the replacement 

building will need to compliment the adjacent brick and slate barn. 

 
Two barns to be replaced: 

 

• Smaller unit in state of disrepair, clad entirely 

in corrugated tin sheeting patched up to best 

of previous owner’s means. Door is fixed shut. 

• This unit is currently providing small tool / 

plant storage – but is not secure. 

 

• Lean to element will permanently be 

removed 

 

 

 

• Larger unit is primarily clad in asbestos / 

cement profiled sheeting on a light metal truss 

roof construction with concrete block and 

clad walls. 

• It is the primary machine store on the farm as 

it is the only building with a lockable door with 

an opening large enough to accommodate 

larger machinery. There is a significant change 

in levels between the yard and the inside of 

the larger barn – making access difficult via a 

steep concrete ramp. Headroom is also 

limited, restricting the machinery that can use 

the building. 
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2 .0  T he  S i t e  –  a n  a n a l ys i s  o f  t he  s i te  a nd  ex i s t i n g  bu i ld in g s  

 
2 . 1  T h e  S i t e :  Sconsborough Hill Farm is situated approximately 0.5km along the Somerby Road north west of the village of Knossington. The site lies within the planning jurisdiction 

of Melton Borough Council. 

 

 

 

 

 

 

 

 

 

 

 

 

 
The existing site (Sconsborough Hill Farm) consists of a substantial group of 

traditional and modern agricultural buildings, additional outbuildings and the 

current farmhouse. 
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2 . 2  T h e  E x i s t i n g  B u i l d i n g s :  

The application site contains three buildings (previously referred to as Barns V, VI and VII). It was considered that barn V would be permanently removed, and barns VI and VII 

retained as a machinery / workshop facility for the farm. Since the initial purchase of the farm, the applicant has had a chance to use the buildings as part of their working farm, 

which has identified serious practical issues with the current buildings – and moreover, the original intention to retain the lean to Barn VII. 

 

(Extract taken from previous Class Q submission) 

It is now intended to remove the low value lean to tin shed (VII) and rebuild V and 

VI.  

 

Barn VI will have three roller shutter security doors – and be built at a floor level 

lower than the current building to improve headroom and enable easy, safe 

access. The proximity of barns VIII, IX and X prevent the construction of a compliant 

ramp into barn VI. 

 

The photographs above give an overview of the current buildings. The issues which 

prevent these buildings from being used to their full requirement and potential can 

be summarised as follows: 

 

1. Inadequate headroom under the current steel frame 

2. Inappropriate materials (asbestos sheeting) 

3. Excessive difference in external ground level and internal floor level 

4. Barn V is boarded up and access can only be afforded through Barn VI 

5. The only door on barn VI is a large, heavy, unstable sliding door  

6. Barn VI provides adequate floor area – BUT with only a single door at one end, a 

steep ramp and low headroom within the building, prevents its efficient use.  

7. Lack of adequate services 

8. Poor security 

9. High, excessive maintenance requirements 

10. Approaching / reached end of useful working condition 

 

 

Identification of Barns at Sconsborough Hill Farm – for indication purposes only 
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3 .0  T he  P ro pos a l s :  

The proposal is to demolish the barns (noting the HSE requirements for removal and disposal of certain materials), lower the current ground slab level to relate to the existing 

farmyard level and rebuild Barns V and VI to a similar size. 

The new barns will be built in a robust manner, and of an appearance contemporary with the more traditional form of building (Barn D) adjacent. 
 

The replacement barns will provide the facilities the farm currently lacks: 

 

• Fully accessible triple bay secure machine store and workshop – level access 

• Secure storage 
 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

The barn will be dropped so the FFL relates in a more practical way to the external FGL: Removal of the lean-to will allow additional doors to be provided improving access and 

function – increased headroom is a paramount requirement. 
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3 . 1  D e s i g n :  

The form of the replacement buildings will be very similar to the existing barns – single storey, 

pitched roofs and solid walls. Taking the lead from the adjacent brick barn, the machinery / 

workshop area will be faced in red brick (to match) and the store room will be of similar form 

but faced in horizontal timber boarding over a red brick plinth. Simple in design and 

appearance and appropriate considering the future use of the adjacent barns as a Class Q 

conversion. 
 

Barn D – to be converted (as described elsewhere) – with Barn V to the immediate right: 

proposed materials are in keeping with the main barn. 

 

 

 

 

 

 

3 . 2  L a y o u t  a n d  s c a l e :  

The layout is illustrated on the plan (previous page) and is the same footprint as the existing buildings. 

In terms of scale / mass and bulk – the replacement buildings will be the same ridge height as the existing, but will have slate roofs (rather than asbestos / cement or tin sheet) 

The layout and scale is appropriate and is simply a “better” version of the current buildings. 

3 . 3  A c c e s s  

Improved vehicle access into the main barn will be afforded by the reduced FFL of the main building (FFL reduced by approximately 600mm), thus removing the steep, unattractive, 

impractical concrete ramp. Removal of lean to VII in conjunction with the lower FFL will enable the applicant to have 3 large roller shutter doors, fundamentally improving the use of 

the building.  

Pedestrian access into the secure store will also be at “farmyard level” – thus avoiding any steps up into the building. 
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4 .0  Re lev a nt  P l a n n i n g  Po l icy  

 

4.1 The Planning and Compulsory Purchase Act 2004 (Section 38(6)) requires that applications should be determined in accordance with the Development Plan, unless material 

considerations indicate otherwise.  

 

4.2 The Development Plan for the application site consists of the Melton Local Plan 2011-2036 (adopted October 2018). The National Planning Policy Framework (February 2019) is 

also a material consideration in the determination of this application. 

 

4.3 The Local Plan adoption predates the latest revision to the Framework. In accordance with Annex 1, paragraph 213 of the Framework, due weight will be given to the policies 

contained within the Development Plan according to their degree of consistency with the Framework (the closer the policies in the Plan to the policies in the Framework, the greater 

the weight that may be given). 

 

i. Melton Local Plan 2011-2036 

 

4.4 The following policies from the Local Plan are considered relevant to the determination of this application: 

 

• Policy SS1 – Presumption in favour of Sustainable Development 

• Policy SS2 – Development Strategy 

• Policy EC2 – Employment Growth in the Rural Area (Outside Melton Mowbray) 

• Policy EN1 – Landscape 

• Policy EN2 – Biodiversity and Geodiversity 

• Policy IN2 – Transport, Accessibility and Parking 

• Policy D1 – Raising the Standard of Design 

 

ii. National Planning Policy Framework 2019 

 

4.5 The following sections from the Framework are also considered of relevance to the determination of this application: 

 

• Section 2: Achieving Sustainable Development 

• Section 6: Building a Strong, Competitive Economy 

• Section 9: Promoting Sustainable Transport 

• Section 12: Achieving Well Designed Places 

• Section 15: Conserving and Enhancing the Natural Environment 
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4.6 Planning Policy Assessment 

i. Principle of Development  

 

4.6.1 Policy SS1 of the Local Plan and section 2 of the Framework are both concerned with achieving sustainable development. At paragraph 8 of the Framework, the three 

strands to sustainable development are identified: 

 

a) “an economic objective – to help build a strong, responsive and competitive economy, by ensuring that sufficient land of the right types is available in the right places and 

at the right time to support growth, innovation and improved productivity; and by identifying and coordinating the provision of infrastructure; 

b) a social objective – to support strong, vibrant and healthy communities, by ensuring that a sufficient number and range of homes can be provided to meet the needs of 

present and future generations; and by fostering a well-designed and safe built environment, with accessible services and open spaces that reflect current and future 

needs and support communities’ health, social and cultural well-being; and 

c) an environmental objective – to contribute to protecting and enhancing our natural, built and historic environment; including making effective use of land, helping to 

improve biodiversity, using natural resources prudently, minimising waste and pollution, and mitigating and adapting to climate change, including moving to a low carbon 

economy”. 

 

4.6.2 It is demonstrated throughout this Planning Policy Assessment section that the proposed development constitutes sustainable development, by way of producing eco-

nomic, social and environmental benefits, in accordance with paragraph 8 of the Framework. 

 

4.6.3 Paragraph 11 of the Framework states that where development proposals accord with an up-to-date Development Plan, they should be approved without delay. It is 

demonstrated throughout this section that the proposed development would not present any inherent conflicts with the Development Plan, therefore in accordance with Policy 

SS1 of the Local Plan and section 2 of the Framework. 

 

4.6.4 The application site is located within an area of open countryside, entailing that development will be strictly controlled in accordance with the Council’s policies for such 

areas, as stated within Policy SS2 of the Local Plan. Agriculture is clearly a wholly acceptable use within the countryside, and it is stated at Policy EC2 of the Local Plan that the 

Council will support such development in rural locations. The proposed development would assist with enhancing the functionality of operations of an existing, established 

farmstead, contributing to the rural economy in accordance with section 6 of the Framework. 

 

ii. Design 

 

4.6.5 Paragraph 127 of the Framework states that development proposals should ensure that they: 

a) “will function well and add to the overall quality of the area, not just for the short term but over the lifetime of the development;  

b) are visually attractive as a result of good architecture, layout and appropriate and effective landscaping; 

c) are sympathetic to local character and history, including the surrounding built environment and landscape setting, while not preventing or discouraging appropriate 

innovation or change (such as increased densities); 

d) establish or maintain a strong sense of place, using the arrangement of streets, spaces, building types and materials to create attractive, welcoming and distinctive places 

to live, work and visit; 
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e) optimise the potential of the site to accommodate and sustain an appropriate amount and mix of development (including green and other public space) and support 

local facilities and transport networks; and 

f) create places that are safe, inclusive and accessible and which promote health and well-being, with a high standard of amenity for existing and future users; and where 

crime and disorder, and the fear of crime, do not undermine the quality of life or community cohesion and resilience”. 

 

4.6.6 The proposed replacement barns would be constructed from a mixture of facing brickwork and horizontal timber boarding, with a blue slate roof. The palette of materials 

has been carefully chosen to reflect other existing built development on the wider farmstead, and will allow the replacement barns to assimilate with the adjacent barn to be 

converted into residential use (LPA ref: 20/00738/GDOCOU). In terms of design, the proposals offer a clear visual enhancement to the application site by way of removal of the 

existing dilapidated barns and their replacement with modern, fit for purpose structures. The use of atypical materials for the proposed replacement agricultural barns offers a 

clear betterment on the usual appearance of comparable structures, in accordance with Policy D1 of the Local Plan and paragraph 127 of the Framework. 

 

4.6.7 Policy EN1 of the Local Plan states that development should “respect existing landscape character and features...[and] not have an unacceptable adverse effect upon 

important landscape features” to include distinctive topography, important trees, hedges and other vegetation features, ponds, watercourses & other water areas, and important 

views, approaches and settings. Whilst the application site is not within an identified Landscape Character Area, it is within the open countryside, meaning that development 

must be of an appropriate massing, scale and design so as not to appear as an incongruous, dominant feature within the landscape. The existing footprints of the barns will be 

utilised, and the scale and massing of the structures will remain the same. This will ensure that the proposals will continue to assimilate well with the surrounding natural and built 

environment, and not appear as a dominant feature within the landscape, in accordance with Policy EN1 of the Local Plan and sections 12 and 15 of the Framework. 

 

iii. Biodiversity 

 

4.6.8 The proposed development is for the like for like replacement of No. 2 existing barns and the removal of the adjoining lean-to structure. The replacement agricultural 

barns will have the same footprints as the existing barns, and will not exceed the existing envelopes. No additional built form is proposed. The proposed development would 

therefore have no impact upon biodiversity levels on site, ensuring that the proposals do not conflict with the objectives of Policy EN2 of the Local Plan, nor section 15 of the 

Framework.  

 

iv. Other Matters 

 

4.6.9 The proposed development would have no impact upon the surrounding highway network, as it would not result in any increase in vehicular movements. This is due to 

the nature of the proposals, which are for the like for like replacement of No. 2 existing barns on an established farmstead. The proposals would however serve to improve highway 

safety within the site, as by removing the dilapidated lean-to structure, more internal circulation space within the yard will be achieved. In addition, the proposed lowering of the 

floor slab of barn VI to match the external ground level will facilitate easier and safer access, as the existing steep ramp would no longer be required. The proposed development 

is therefore considered to accord with Policy IN2 and section 9 of the Framework. 

 

4.6.10 There are no other material considerations, such as flood risk, that should prevent planning permission from being granted. 
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5 .0  F u r th e r  I n fo r ma t io n  

 

The following information is included within this submission: 

ENVIRONMENT   :  Will any trees or hedgerows be affected by the proposals         NO 

PROTECTED SPECIES   : Survey and report submitted              YES 

FLOOD RISK   : Does any part of the site lie within a flood plain           NO 

CONTAMINATION  : Survey and report submitted              YES 

LOCATION PLAN  :                   YES 

BLOCK PLAN   : Existing and Proposed               YES 

PLANS    : Existing and Proposed               YES 

ELEVATIONS   : Existing and Proposed               YES     

      

 

6 . 0  C on c l us ion  

 

This is a Full Planning Application for the demolition and replacement affecting three buildings at Sconsborough Hill Farm. 

The proposals are necessary to provide safe, secure working facilities and storage the farm currently does not have. 

The proposals are in keeping in terms of size, massing, layout, and style with the remaining buildings in the farmyard – and are not considered contrary or controversial in terms of local 

and national planning policy. 

The LPA is therefore invited to grant consent for this application. 

 

 

 


