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1.0 – Introduction and Site Location  
 

1.1 This statement is in support of an outline planning application, submitted to South 
Norfolk Council (SNC) for the part demolition and conversion of the existing 
(former) agricultural barns into two dwellings/houses.   
 

1.2 The areas edged in red on the submitted location and site plan measure 
approximately 887m2. Additional land owned by the applicant is shaded in blue. 
The gross internal area of the single storey, existing barns, measures 
approximately 860m2 (GIA).   
 

1.3 As can be seen from the images below, the barns are significant units, constructed 
from thick cavity masonry walls. Finished in predominantly red / orange brickwork 
with cement boarding to the roofs and high-level gable walls of the Eastern unit. A 
single storey flat roofed structure exists off the Northern gable of the Western unit.  

 

 

Existing Aerial View of Site  

Existing View Looking South-West Existing View Looking South 
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1.4 The existing barns are situated (West of) behind the existing dwellings Vineyard 
Cottage and Ashfield House. The main Mill Hall further North of our site is listed 
under Name: MILL LANE FARMHOUSE List UID: 1373326. 

 
1.5 As can be seen from the images below the Eastern ‘block’ has existing ‘scissor’ 

style timber trusses which are to be retained as part of the proposals. The West 
‘Block’ has full height internal blockwork walls and metal frame roof structure.   
 

1.6 The general arrangement of the existing and proposed units, relative to the existing 
surrounding dwellings, can be seen from the site and location plans accompanying 
this application.  

 

 
 
 

2.0 – Site History 
 

2.1 The barns were established by the original farmer (Peter Cook) who farmed 
brussels sprouts in the area and the original use is undoubtably agricultural.  
 

2.2 The applicant then used the barns for their winery business producing grapes from 
the adjoining fields. These operations have now ceased.  
 

2.3 The latest formal use of the site was to house a soap company and an application 
was submitted and approved under 2003/2010 - Proposed change of use from 
winery to workshop for the production of handmade soaps & bath products.  
 

2.4 An enquiry application was submitted to SNC under ENQSMI/2021/0591, the 
council determined any application would not be considered favourably, due to 
confliction with Policy DM.210, more specifically the buildings are not considered 
historic and traditionally constructed.  
 

3.0 – Compliance with General Planning Policy 

 
3.1 Flooding – Referencing the Government maps, the proposed site is at NO RISK of 

flooding from either surface water or rivers and coastal.   
 

3.2 Ecology – The barns have been in frequent agricultural and commercial use over 
the years and both units are solid, fully enclosed structures with no obvious entry 
points for bats and nesting birds.   

Internal View of ‘West’ Unit Roof Structure 
 

Internal View of ‘East’ Unit Roof Structure 
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3.3 Structural – The structural integrity of the barns looks to be in very good condition 
with no signs of cracking in the external brickwork walls, which suggests the 
foundations have performed satisfactory to date.  
 

3.4 See below relevant South Norfolk Council Local Plan policies our proposals shall 
be determined against. 
 

3.5 New housing on this site may not be deemed in a sustainable location under Policy 
DM1.3 due to the site being heavily reliant on vehicle use. However, it should be 
noted the site is a short distance from Long Stratton and Harleston. The A140 is 
under 1 mile away with access to Norwich and Ipswich. We feel with the existing 
housing in close proximity the site should not be considered isolated.  

 
3.6 Policy DM 2.10 – conversion and re-use of buildings in the countryside for non-

agricultural use. 
 

3.7 a) The proposed development should not result in the loss of a farm building 
suitable for continued agricultural use and which, if its alternative use is permitted, 
would be likely to result in the construction of a replacement agricultural building.  

 
Although still in use for general agricultural storage, the need for such an 
abundance of space is no longer required. The applicant no longer farms or 
produces wine at the site and sold Mill Hall farmhouse. No new / replacement 
agricultural buildings will be required following the conversion to dwelling/houses.   

 
3.8 b) The building(s) to be re-used should be standing and of adequate external 

dimensions to accommodate the proposed use, without the need for the erection 
of major extensions and additional outbuildings and / or significant changes in 
materials and appearance that would have a serious adverse impact on the rural 
53 characteristics of the original building.  

 
The barns, as existing, are approximately 850m2 (GIA), sufficient for our client’s 
needs and for the conversion into two new units. A portion of the existing barns is 
to be demolished to enable separation of the two proposed units.  

 
3.9 c) The development (including associated use of external space and change of use 

of land) is sympathetic to the setting; and  
 

Although full elevations have not been submitted as part of this outline application, 
we have provided a sketch ‘courtyard view’ of how the proposed units may look.  
 
The appearance will be of typical barn conversion aesthetic using traditional 
external finishes, complementing the existing setting, and creating a net positive 
impact on the existing surrounding dwellings.  

 
3.10 d) Any proposed commercial use (including leisure or retail sales content) should 

not have an adverse impact or give rise to the dispersal of activity on such a scale 
as to prejudice the vitality and viability of local rural towns and villages. 
 
N/A 

 
3.11 e) Cannot be practically or viably converted for Employment Uses; and  

 
In our opinion the site and buildings are now more suited to residential than office 
or commercial use. Although adequate for two new residential units, Grays Lane 
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and Dunnings Lane are relatively narrow. Any regular, heavy, commercial use of 
the site would be a negative impact on the existing community and road users.  
 
We believe residential use would be least impactful in terms of noise / smell 
pollution and visual aesthetics. We believe new residential units will positively 
enhance the existing site and setting of other nearby dwellings and their amenity 
space adjoining our buildings. 
 
See accompanying our application a ‘Demand for Employment Use’ statement 
from Chapman Chartered Surveyors who undertook detailed review of our site and 
concluded: 
 
“this is not a property for which there would be a demand for employment 
use, noting that storage use should not be considered an employment use 
as it does not generate employment. Although the market for light industrial 
properties is reasonably strong at the moment, despite Covid-19, we are still 
finding that light industrial properties which are not immediately adjacent to 
A- or B-roads, or which have unrestricted access to them, are difficult to let.  
 
Access is one of the key considerations for occupiers, and anywhere that 
has restricted vehicular access does not generate demand. For a unit of this 
size an occupier would expect to be able to use at least 7.5T lorries, if not 
HGVs, for deliveries and distribution and it’s clear from the planning 
application at Rookery Farm that Norfolk County Council Highways do not 
consider the local road network to be suitable for this use.  
 
The buildings themselves are also energy-inefficient and lack modern 
facilities that occupiers would expect to see, such as powered roller-shutter 
doors, heating, a concrete yard, and a high-speed broadband connection. 
Access is poor along Mill Lane and the turning off Mill Lane past Vineyard 
Cottage is also restricted.  
 
Taking account of all these factors we consider that there would be little point 
in advertising the property to potential occupiers as there will be no demand, 
and therefore converting the buildings to residential use will not result in the 
loss of an employment opportunity.” 

 
3.12 f) It is a historic and traditionally constructed building worthy of protection, and the 

proposals will enhance the building and / or the setting of other nearby buildings in 
the Countryside. 
 
Following our enquiry, the officer determined the barns were not of traditional 
construction and therefore not worthy of conversion to dwellings. We do feel the 
buildings are still significant, they are not steel portal frames but predominantly 
substantial brickwork with the original, timber scissor trusses (East Barn).  
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4.0 – Class Q Material Consideration 

 

 
 

4.1 As previously mentioned, part of the site was to house a soap company and an 
application was submitted and approved under 2003/2010 - Proposed change of 
use from winery to workshop for the production of handmade soaps & bath 
products.  
 

4.2 The block is made up of two barns attached to each other via lean-to roofs. The 
Western barn formally changed from agricultural use as noted above. The eastern 
block (highlighted in the image above) has not been formerly used for any other 
use (than agricultural) since the original farmer (Peter Cook) used the barn for 
sprouts farming.  

 
4.3 Both barns were in use for more than 10 years prior to 2013.  

 
From our site survey both barns look in good condition and we assume are 
adequate for conversion. Subject to engineer’s report.  
 
The agricultural barn is around 450m2, potentially 5 x 90m2 units could be 
proposed.  
 
Any footprint would be equal to or less than the external footprint. Subject to 
submission of detailed layouts.  
 
The site is not occupied under an agricultural tenancy and the barns are not listed 
or curtilage listed.  
 
No development under Class A(a) or Class B(a) of Part 6 of this Schedule 
(agricultural buildings and operations) has been carried out on the established 
agricultural unit since 20th March 2013. 
 
Any Class Q Proposal would not result in the external dimensions of the building 
extending beyond the external dimensions of the existing building at any point. 
 
We believe the site would satisfy the remaining fundamental criteria such as 
highways and pollution etc.  

 
4.4 Therefore, we are asking SNC to consider any potential Class Q application 

should be a consideration in determining our outline proposal for conversion 
just to two detached units under a full application / reserved matters.  
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5.0 – Summary / Justification for Conversion 
 

5.1 As mentioned above we feel the benefits of this scheme on the neighbouring 
dwellings is net-positive, including any impact on the existing listed building (Mill 
Hall) situated further North. In our opinion, these proposals are an aesthetical 
improvement on the former agricultural buildings, which once served as an 
important part of the farming operations on site at that time.  

 
5.2 The existing buildings, although not of traditional constriction, are a significant 

asset worthy of retention. In our opinion conversion to housing would be more 
suitable than a commercial or an offices type use on the site, in this area.  

 

5.3 The two additional units will add good quality housing to the council’s stock and 
provide economic benefits for the local area, albeit modest. 

 

5.4 The units are not being extended as part of these proposals, on the contrary 
portions of the existing buildings will be demolished to separate the units and give 
more amenity space.  

 

5.5 Conversion via Class Q permitted development should be a material 
consideration in assessing this application.  
 

5.6 The Local Plan aims to encourage offices and commercial use buildings to specific 
areas within towns, near to major highways. The accompanying statement from 
Chapman Chartered Surveyors, summarised above, concludes the site is not 
appropriate for industrial / commercial use. Therefore, conversion to dwellings 
would be more suitable and should be seen as a favourable use of the existing 
asset.  


