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Introduction

1

This statement is prepared in support of an application for planning permission for the

erection of a detached storage building on land at Manor Farm House, Ipswich Road,
Dickleburgh.

This statement will firstly consider the planning policy position and provide an overview of the
relevant material considerations relating to the proposed development. It will also provide a

Heritage Assessment due to Manor Farm House being a Grade Il listed building that was added
to the list in March 1977.

The National Planning Policy Framework (NPPF) promotes a proportionate approach to the

description of the impact of proposals on the significance of any designated or un-designated
heritage asset. It identifies that a 1 KS  S@S ¢ 2T RSGFAR @AKSBdA R ASSE
importance and no more than is sufficient to understand the potential impact of the proposal

2y (0 KSANI &He hefifagk st@dmy¢n® Gi, dherefore, provide a proportionate

assessment of the significance of nearby heritage assets and the impacts of the proposed
development on any identified assets.

The extract below shows the location of the site relative to nearby development.
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2.1

2.2

2.3

2.4

2.5

Planning Statement

The proposal seeks planning permission for a detached barn building located adjacent to

Manor Farm House, and would see the removal of an existing building which is sited here.

The submitted plan 21/11/0021 Revision B shows the extent of the proposed works and the

siting of the building relative to Manor Farm House and the existing brick structure adjacent.

Manor Farm House sites adjacent, on the western side, of Ipswich Road, approximately half
way between the A140 roundabout junction to Dickleburgh and the village itself. The property
has a generous curtilage and is surrounded to the east, north and west by arable farmland.
Immediately to the south is the extensive curtilage associated with Manor House (also known

as Dickleburgh Manor), listed at Grade 1I*, and Manor Barns.

The site is unconstrained in terms of landscape designations, and is not set within a
Conservation Area. There are several listed buildings in the vicinity of the site: Manor House
(also known as Dickleburgh Manor), to the south, listed at Grade II*; Barn immediately North-
West of Weggs Farmhouse, 300m to the south-east, listed at Grade II; and, Wegg's Farmhouse,
320m to the south-east, listed at Grade Il. There are several assets to the north, but over 280m
away, in the village centre (surrounded by other development). The Manor Barns are also to
the south, approximately 90m away, but are not listed in their own right. Nevertheless, they
may be non-designated heritage asset(s). These building were probably previously associated
with Manor House forming part of the historic farmstead. However, they now appear to be in
separate use as residential dwellings, and have been subject to significant modifications to
facilitate that use. The change to ownership of the barns, along with the alterations to
facilitate the residential use, may now mean that they are no longer curtilage listed in
association with Manor House. There are no other assets to the south, other than beyond the

A140, over 850m away.

The site lies entirely in Flood Zone 1 and is thereby not at risk of flooding.
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2.6

2.7

2.8

2.9

The Proposal:

The detached barn building is proposed to have a footprint of 11m x 8m, with an integrated
extension of an additional 2m x 6m off the eastern elevation, and a height of approximately
5m to the ridge of the pitched roof. The eaves of the main part of the barn would be 2.5m
high, whilst those for the extension element would be approximately 1.5m high. Facing
materials are proposed as black timber weatherboarding above a soft red brickwork plinth,
with the roof as slate. No windows are proposed for the building, but the vehicular doors and

the personnel door would be timber, as would their respective frames.

Planning Policy:

The National Planning Policy Framework 2019 (NPPF) contains the Government’s planning
policies for England and sets out how these are expected to be applied. Planning law continues
to require that applications for planning permission are determined in accordance with the
Development Plan unless material considerations indicate otherwise. The policies contained
within the NPPF are a material consideration and should be taken into account for decision-

making purposes.

The NPPF is supported by the Planning Practice Guidance (PPG), which assists applicants and

decision makers in interpretation the NPPF.

The development plan for South Norfolk District Council consists of the Joint Core Strategy for
Broadland, Norwich and South Norfolk (2011) and the South Norfolk Local Plan (2015). The
development plan also features a Supplementary Planning Document on Design in the Historic
Environment. The following policies within these documents are considered to be relevant to

this proposal.

South Norfolk Local Plan

DM 1.1 - Ensuring development management contributes to achieving sustainable
development in South Norfolk

DM 1.4 - Environmental quality and local distinctiveness
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2.10

2.11

2.12

2.12

2.13

DM 3.8 - Design Principles
DM 3.13 - Amenity, noise and quality of life
DM 4.10 - Heritage Assets

Joint Core Strategy for Broadland, Norwich and South Norfolk

Policy 2 — Promoting Good Design

Policy 17 - Smaller rural communities and the countryside

These policies will be referred to throughout this statement wherever relevant to this

proposal.

Relevant Planning History:

The application property was recently the subject of consent to “Remove and replace twenty-
nine windows and one door and frame; remove cement render from all elevations of the

building and re-render with a traditional lime mix” under Application Ref. 2021/1697.

Prior to that, the only planning history applicable to the site is for the “Erection of conservatory
to dwelling” under references 1995/0895 and 1995/0894, both of which were approved with

Conditions.

Planning Considerations:

The South Norfolk Local Plan 2015 does not contain a policy that deals specifically with new
outbuildings within residential curtilages. As such, the relevant planning policies in this
instance are those which relate to how proposals impact on the character of the area, how
they impact on the amenity of neighbouring properties and any requirements in respect of

specialist matters such as the setting of listed buildings or other designations.
Similarly, the Joint Core Strategy for Broadland, Norwich and South Norfolk (2011) does not

contain a policy that refers to residential outbuildings. That being the case, the relevant

planning policies will be those relating to sustainability, design and locational impact.
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2.14

2.15

2.16

2.17

Policy DM 1.1 of the Local Plan refers to the contribution to achieving sustainable
development in South Norfolk and indicates that the Council: will take a positive approach
that reflects the presumption in favour of sustainable development; will work proactively with
applicants to find solutions so that development proposals can be approved wherever
possible, having regard to the three pillars of sustainable development referred to in the NPPF;
will approve applications, without delay, where the proposals accord with the development
plan (including neighbourhood plans, where applicable); and, will consider the impact of the
proposal in each of the economic, social and environmental dimensions jointly and

simultaneously where there are no Local Plan Policies directly relevant to the application. The

Policy also states that “The Council will grant permission unless material considerations

indicate otherwiseg taking account of whether any adverse impacts of granting permission

would significantly and demonstrabbutweigh the benefits when assessed against:

i. Thepolicies in the National Planning Policy Framework taken as a whole or

ii. Other national planning policy guidance or

ii. ¢CKS /2dzyOAf Qa 20SNIff {LIGAIE xAairzy

Joint Core Stratedy
Finally, the Policy stipulates that the Council will “give significant weight to supplementary

guidance and community led plans”, where relevant.

The proposed development meets the criteria of this Policy. It constitutes sustainable
development in that it contributes to the three pillars of the NPPF — it will make an economic
contribution, albeit small, through its construction and the employment of contractors; a
social contribution by being well designed and supporting the health and well-being of the
owners and occupiers of the host property; and, an environmental contribution through
protection and enhancement of the existing buildings on the property, the surrounding

natural environment, and the prudent use of resources.

Furthermore, the applicant has sought to work proactively with the Council by engaging with
the pre-application process. The advice given in the outcome of that process, under ref.
ENQHOU/2021/1070, was that there were no objections to the proposals from either the

Planning Officer or the Heritage Officer.

As the Local Plan and the Joint Core Strategy do not contain policies which specifically refer to

proposals for residential outbuildings, the proposals in this instance have been assessed
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2.18

2.19

2.20

2.21

against the overarching objectives of the Joint Core Strategy, the NPPF, and other relevant
planning policy guidance, as required by Policy DM 1.1. The proposals are considered to accord
with these objectives, and not give rise to any adverse impacts sufficient to outweigh the

benefits.

Policy DM 1.4 of the Local Plan states the Council’s aims and objectives in terms of the
protection to be afforded to designated assets and their natural and historic significance, and
refers to the details within the Development Management Policies. How this proposal accords

with this Policy will be set out in detail in the Heritage element of this statement.

Local Plan Policy DM 3.8 refers to Design Principles and sets out the aspiration to achieve high
quality design and positive improvement from all development, whilst also protecting and

enhancing the environment and existing locally distinctive character.

The proposed barn has been designed to blend neatly with the adjacent outbuilding whilst
respecting the setting of the listed building and the curtilage within which it sits. The scale,
mass, form and appearance of the proposed barn is such that it will not detract from the
character of the area but instead offer a positive enhancement over the structure already in
situ and due to be replaced. Furthermore, the proposal offers a building of traditional
appearance utilising materials that are appropriate to the character and appearance of the
area. Access to the new building is to be via existing means so there will be no detriment to
the vicinity in that regard. Public views of the new building, and the wider property, will be an
enhancement over the existing, and will offer an improvement to the wider locality insofar as
the design will retain its quality for the long term. As the proposed barn is sited within the
garden of the dwelling, landscaping is likely to occur through the natural evolution of the
private amenity space. Having said that, if the Council considered it appropriate to include a

condition to secure landscaping within the permission the applicant would not object.

Amenity impacts are considered under Policy DM 3.13 of the Local Plan. Given the layout and
area of the property upon which the proposed barn is to be sited, and the only other
residential neighbours to the south are separated by extensive amenity space of their own,
there are no adverse effects from the development in terms of overlooking or loss of privacy,
or loss of light or overshadowing, or from any incompatibility of neighbouring uses. The

proposed barn is for domestic storage associated with the residential use of the dwelling and

Page |8



2.22

2.23

2.24

2.25

its curtilage so there will be no matters of nuisance (noise, odour, dust, artificial light) arising

from it.

The proposed barn has been designed to be sympathetic to the setting of the listed building
within which it would sit. The proposal is also considered to be appropriate for the curtilage
of the listed building. Indeed, the applicant has received a positive response from the Council’s
Heritage Officer under pre-application enquiry ref. ENQHOU/2021/1070. The proposal does
not give rise to any direct harm to the listed building, and is considered to offer an
enhancement to the setting of the asset by providing a building of appropriate traditional form
which would be more commensurate with the historic status of the farmhouse, as well as
through removal of the existing ‘add-on’ structure. The proposal is therefore considered to
accord with the requirements of Local Plan Policy DM 4.10. Further detail is provided on this

point in the Heritage section of this statement.

The policies of the Joint Core Strategy which are relevant to this proposal are Policy 2 —
‘Promoting Good Design’, and Policy 17 — ‘Smaller rural communities and the countryside’.
The proposal is considered to accord with these policies in that it provides a high quality design
which is respectful of the listed building’s setting, the local area and its landscape character,
uses appropriate materials, and does not give rise to any harmful impacts on any
environmental designations; and, provides an appropriate replacement for an existing
building which would protect and enhance the historic environment through an improvement
to the setting of the listed building, which would accord with Objective 9 of the Joint Core

Strategy.

Summary:

The replacement barn would provide domestic storage space incidental to the use of the main

dwelling and would be for the personal use of the applicants.

The proposed layout has been developed so that the building would have minimal impact on
the amenity of neighbouring properties to the south, by being sited, in part, on the footprint
of the existing building so the proposed dimensions should not give rise to significant
additional impact on the surroundings. The new building is proposed to be separated from —

rather than conjoined with, as per the existing structure — the existing brick-built barn, and is
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2.26

2.27

3.0

3.1

3.2

of dimensions which should enable it to nestle within the garden and adjacent to the other

building without intrusion into the wider landscape.

Existing boundary hedges, and trees, around the site will help to screen the existing and new
structures from wider views. Additional hedge planting along the new eastern boundary can
be provided, if considered necessary, as further screening of the buildings such that there
would be no tangible change to the character of this land resulting from the erection of the

replacement structure.

As such, the replacement barn is considered to accord with the policy provisions of the Local
Plan and the Joint Core Strategy, and this statement provides a comprehensive proposal that
would enable the applicants to use the land associated with the principal residential building
as garden, and to have the necessary storage accommodation to accompany that use and

facilitate appropriate maintenance.

Heritage Statement

Relevant Legislation and Policy

The Planning (Listed Buildings and Conservation Areas) Act 1990 places a duty on local
planning authorities to have special regard to the desirability of preserving listed buildings and

their settings (Sections 16 and 66).

Section 16 of the NPPF sets out the Government’s position on the conservation and
enhancement of the historic environment. Paragraph 194 of the NPPF requires applicants to
describe the impact of proposals on the significance of any heritage asset to a level of detail
proportionate to the assets’ importance. This should be no more than is sufficient to
understand the potential of that impact on the significance. Paragraph 195 requires local
planning authorities to identify and assess the particular significance of any heritage asset that
may be affected by a proposal (including by development affecting the setting of a heritage
asset) taking account of the available evidence and any necessary expertise. They should take
this assessment into account when considering the impact of a proposal on a heritage asset,
to avoid or minimise conflict between the heritage asset’s conservation and any aspect of the

proposal.
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3.3

3.4

3.5

3.6

3.7

3.8

Paragraph 197 sets out that in determining planning applications, local planning authorities

should take account of:

° the desirability of sustaining and enhancing the significance of heritage assets and
putting them to viable uses consistent with their conservation;

° the positive contribution that conservation of heritage assets can make to
sustainable communities including their economic vitality; and

° the desirability of new development making a positive contribution to local

character and distinctiveness.

Paragraph 199 of the NPPF apportions great weight to a designated asset’s conservation. The
more important the asset, the greater the weight should be. The NPPF highlights that
significance can be harmed or lost through physical change and any harm requires clear and

convincing justification.

Paragraphs 200 and 201 address how local planning authorities should deal with situations

where the assessment of impacts has identified harm to a heritage asset.

At the local level, Policy DM 4.10 deals with listed buildings and their settings and provides a
number of objectives against which to assess proposals that affect listed buildings. Policy DM
1.4 addresses environmental aspirations and sets out objectives for enhancements to be

achieved by development proposals.

These legislative and policy provisions thereby identify a need to assess the significance of the
heritage asset in a proportionate manner, identify the impact of the proposed development
on that significance, balance any harm arising against the public benefits and ensure that the

special character of the building is preserved and, where possible, enhanced.

The Site and Heritage Assets

Manor Farm House was added to the National Heritage List for England (NHLE) in 1977 and

was listed as Grade Il. Historic England’s description of the building is:
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3.9

3.10

3.11

“C17. Plastered. Steep gal@leded roof of pantiles. Two storeys and attic. Four windows.

Threelight casements. Central C19 door. Attic windows in gable.’ends

The Historic Environment Record curated by Norfolk County Council similarly describes the

building but with additional detail:

“This is a mid 17th century timber framed house of unusual type. The upper and ground floor
seem to have had considerably differplans. Alterations including the rebuilding of the south
wall and the addition of a low outshut to the west probably took place around 1700. It was

also considerably altered in 1984

The image below shows the listed building, Manor Farm House, and the existing structures

within the curtilage:

Image 1: Listed building and existing curtilage structures

Neither the NHLE description nor the Historic Environment Record make any reference to
either of these curtilage structures. That being the case, their historic value is likely to be
extremely limited. Maps dated 1884 do not show either of these structures. A relevant extract

of the 1884 map is provided below:
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Image 2: 1884 Map

3.12 Maps dated 1926 show a structure in the location of the brick-built and pantile-roofed
structure depicted in Image 1 above. This suggested this brick outbuilding was added to the

site at some point between 1884 and 1926. A relevant extract of the 1926 map is provided

below:

Image 3: 1926 Map

3.13  The 1926 map shows a much smaller structure located to the east of the brick outbuilding and
separate from it, suggesting the building is not the black weatherboarded and corrugated-

roofed structure depicted in Image 1 above. Maps dated 1956 show a similar layout for the
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outbuildings on the site, indicating the black weatherboarded building was provided after the

1956 map was produced. A relevant extract of the 1956 map is provided below:

Image 4: 1956 Map

3.14  Current Ordnance Survey mapping shows the brick structure and the weatherboarded
structure immediately adjacent to one another, as shown in Image 1 above. A relevant extract

of the current OS Map is provided below:

Manor Farm

House

Dickleburgh

Manor

Image 5: Current OS Map
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3.15 Itis clear from these map extracts (Images 2 — 5) that the brick outbuilding has existed on site
since at least 1926, but the weatherboarded building is a much later addition only developed
after 1956. Manor Farm House was added to the NHLE in 1977 and the description makes no
mention of either outbuilding, though it wouldn’t necessarily do so. However, had either of
the outbuildings indicated any special architectural or historic interest they could have been
given their own separate and distinct listing. The absence of a separate listing arguably

suggests neither building offers any qualities of significance.

3.16  Notwithstanding the above, Section 1(5) of the Planning (Listed Buildings and Conservation
Areas) Act 1990 (as amended) states that the listing includes any ancillary object or structure
within the curtilage, which forms part of the land and has done so since before 1st July 1948.
That being the case, the brick outbuilding would be considered curtilage listed, whereas the

weatherboarded building would not, given that it was not present on site at the relevant date.

3.17 Historic England’s Advice Note 10, ‘Listed Buildings and Curtilage’, advises that the courts have
established (in AttorneyGeneral ex rel. Sutcliffe and Others v. Calderdale BC, 32982
accepted by Debenhams plc v. Wesinster CC, 198that there are three key factors to have
regard to in assessing if structures fall within the curtilage of a listed building and ought to be

afforded protection by the listing:

- Physical layout of the listed building and the structure;
- Their ownership, both historically and at the date of listing; and
- The use or function of the relevant buildings, again both historically and at the date of

listing.

3.18 Both structures are clearly within the current curtilage of the listed building, being within the
garden area, in close proximity, and not segregated from the listed building by any other
building or structure. Their current function is incidental to the principal building, offering
storage accommodation to the residential and domestic use of the property. The brick building
may have previously provided ancillary functionality to Manor Farm House as a historic
farmstead. However, the 1884 map (Image 2) indicates a much larger footprint of ancillary
structure associated with the principal building, albeit one which was demolished by the time

the 1926 map was produced. The reduction in the footprint of the ancillary structures, and
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3.19

3.20

3.21

3.22

the replacement with the brick building which remains on site, may be coincident with a

reduction in the area of the farmstead, or a change in function.

Itis possible, even probable, that by the time Manor Farm House was listed in 1977 its function
had changed to being solely residential with no associated farming operation. The brick
outbuilding would clearly form part of that listing by virtue of its age and the criteria set out
above. What is less clear is when the weatherboarded structure was added to the property.
Whilst it is clearly within the curtilage of the listed building now, if it was not on site at the
time Manor Farm House was added to the list it would not be afforded any protection by the
listing. Given the rudimentary nature of the structure, and its current condition, it is arguable
it was not developed until after the principal building was listed and, thus, would not be
considered curtilage listed. Furthermore, by virtue of its form and condition, its removal would

not give rise to any impact on either the setting or the significance of Manor Farm House.

Establishing whether or not the two outbuildings are curtilage listed is important because it
determines if listed building consent is required for works to them. The black outbuilding not
being considered curtilage listed means works can occur to it, including demolition, without
the need for listed building consent. The brick outbuilding being established as curtilage listed
means works to it would require listed building consent, but only if those works affected any
characteristics of special architectural or historic interest. Where a curtilage building has no

special interest, consent would not be required for works to it.

In this case, whilst the brick outbuilding is of traditional form and materials, it holds no
particular characteristics of special architectural or historic interest. Furthermore, the works
to it would be considered ‘de minimisin that they would be limited to removal of the timber
frame of the black structure, and removal of flashing where the two roofs meet, followed by
the replacement of tiles to the roof of the brick building and the installation of rainwater goods
to match existing. On that basis, it is considered that the works to demolish the black
outbuilding, and the works to make repairs and minor additions to the brick outbuilding,

would not require a listed building consent application.
Furthermore, the removal of the black outbuilding and its replacement with the proposed

building, in a similar location but separate from the brick outbuilding, is considered to offer

an improvement to the setting of the principal, listed, building by virtue of being of more
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3.23

3.24

3.25

3.26

3.27

traditional form and appearance, and by being of a higher quality commensurate with the
status of Manor Farm House. In short, the proposed outbuilding would have a positive, rather
than negative, impact on the setting of the listed building and, thus, would accord with the

criteria set out in Local Plan Policies DM 1.4 and DM 4.10.

Heritage Impact Assessment

Manor Farm House, listed at Grade Il, is a C17 former farmhouse now in residential use. It is
plastered and features a steep gable-ended roof of pantiles, has two storeys and attic, and has
four windows, each of three-light casements. There are also attic windows in gable ends. The

central front door is nineteenth century.

It is likely that the history of Manor Farm House is one of being a farmstead, with extensive
associated land. The wider setting of the building is predominantly agricultural fields utilised
for arable farming. Whilst the form of the setting may have altered over the years as farming
methods have changed and developed, the tone of the setting — primarily agricultural — is

largely unchanged. The setting of Manor Farm House adds positively to its significance.

The setting of the building previously included extensive outbuildings, probably constructed
when it was in active use as a farmhouse, and in association with the agricultural farmstead.
Those buildings have subsequently been removed and replaced with much smaller
outbuildings as the use of the property has changed and, probably, the land associated with it

diminished.

The immediate setting of Manor Farm House — its curtilage — has historically included
outbuildings. The removal of one of the existing outbuildings and its replacement with another
of higher quality design and materials would not give rise to an adverse impact on either the

significance of the listed building or its immediate setting.

There are several other listed buildings in the wider landscape setting of Manor Farm House.
These include: Manor House (also known as Dickleburgh Manor), 130m to the south, listed at
Grade II*; Barn immediately North-West of Weggs Farmhouse, 300m to the south-east, listed

at Grade Il; and, Wegg's Farmhouse, 320m to the south-east, listed at Grade II.
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3.28

3.29

3.30

3.31

3.32

3.33

Manor House is a C18 house of red brick with a steeply pitched hipped tiled roof with modillion
eaves cornice. It is of two storeys and attic, with five windows which are all sashes with glazing
bars and flat brick arches. The central gabled porch is a later addition and features a panelled
door with semi-circular fanlight. The property also has three pedimented dormers with sash
windows, and two brick chimney stacks with cornices. The curtilage of the house features a

swimming pool, tennis courts, and a relatively recent cartlodge.

Manor Barns are located to the north of Manor House, approximately 90m to the south of
Manor Farm House. The Barns are not listed in their own right but may be non-designated
heritage asset(s). They were probably previously associated with Manor House forming part
of the historic farmstead. However, they now appear to be in separate use as residential
dwellings and have been subject to significant modifications to facilitate that use, including
the installation of a swimming pool in the central courtyard area. The change to ownership of
the barns, along with the alterations to facilitate the residential use, may now mean that they
are no longer curtilage listed in association with Manor House. Nevertheless, they are a

feature within the wider landscape setting of Manor Farm House.

The barn associated with Wegg’'s Farmhouse is a C17/18 timber-frame barn with
weatherboarding and a steeply pitched pantile roof with gabled ends. The list description
states it also has a modern garage door, but this appears to have been removed during the
conversion to a residential dwelling. The property also appears to have its own distinct

domestic curtilage.

Wegg’s Farmhouse is a C17, plastered farmhouse with a steeply pitched pantile roof with
gabled ends. It has two storeys and attic (attic windows in gable ends), three windows of

modern casements, a modern brick gabled porch, and a brick chimney stack off centre.

Both of these buildings are adjacent to the current yard associated with the farm, which
features an array of agricultural buildings of various age and form. Coupled with that, there
are a number of residential properties in a linear form adjacent to the highway, Common

Road.

Overall, the wider landscape setting of Manor Farm House remains predominantly

agricultural. There have been changes to the use of some of the land and buildings in the
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4.0

4.1

4.2

4.3

4.4

4.5

landscape surrounding the property — including the construction of the A140 trunk road —and
the use of the building itself has altered from being an agricultural dwelling to becoming solely
residential. The addition of the proposed building as a replacement for an existing structure,

within the context described above, is assessed as having no heritage impact.

Conclusions

This statement has assessed the relevant planning policy provisions and has found the
proposal to comply with policies DM 1.1, DM 1.4, DM 3.8, DM 3.13 and DM 4.10 such that it

has been found that there is development plan support for the principle of this development.

Furthermore, as the site lies in a sensitive heritage setting, being the curtilage of a listed
building, and in the vicinity of three other listed buildings, consideration has been given to the

setting of these assets and the resultant impacts from the proposed works.

It has been found that the proposal would enhance the setting that is the curtilage of the listed
building, and would have no material impact on the setting of the nearby listed buildings or

the wider landscape.

As such, the proposal complies with the development plan. Where relevant, the expectations
of the NPPF have also been assessed as a material consideration in the determination of this
application, and compliance has been found with the respective paragraphs of the NPPF also

(namely paras. 197, 200 and 201 in particular).

The proposals can, therefore, be found to be sustainable and it is thereby respectfully

requested that the Local Planning Authority grant planning permission in the terms requested.
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