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26 t h Apr i l  2019 

 

Ribble Val ley Borough Counci l  

P lanning sect ion  

Counci l  Off ices  

Church Walk  

Cl itheroe 

Lancash ire  

BB7 2RA 

 

 

Dear Sir /Madam 

 

NOTIFICATION FOR PRIOR APPROVAL FOR A PROPOSED CHANGE OF USE OF 

AGRICULTURAL BUILDING TO A DWELLINGHOUSE –  HORTON GRANGE FARM, 

HORTON 

 

INTRODUCTION  

We write on behalf  of Mr Isaac Lancaster ,  the appl icant ,  to formal ly submit a 

not i f icat ion for pr ior approval  for a proposed change of use of agr icu ltural bu i ld ing s  

at Horton Grange Farm, Horton, to a dwel l inghouse (C3) and for associated 

operat iona l development. I  hereby enclose the fol lowing documents :  

 

•  Completed Pr ior Approval Appl icat ion Form ;  

•  Structural Survey (Richard Lines at Noriker Civi ls ) ;  

•  Locat ion P lan ;  

•  Exist ing and Proposed Floor Plans and Elevat ions ; and 

•  Appl icat ion Fee of £206 (paid over the telephone to the counci l )   

 

For the reasons set out  with in th is  letter ,  we cons ider that  the proposed development 

meets the legis lat ive cr iter ia of  Schedule 2 , Part 3, Class Q of the Town and Country 

Planning (General Permitted Development) (Eng land) Order 2015  and its  subsequent 

amendments .  We therefore seek the counci l ’s determinat ion as to whether pr ior  

approva l is  required from the counci l  in respect of :    

 

a)  Transport and highways impacts of the development ;  

b)  Noise impacts of the development ;  

c)  Contaminat ion r isks on the s ite ;  

d)  Flooding r isks on the s i te ;   

e)  Whether the locat ion or s it ing of the bui ld ing makes it  otherwise impract ical  

or undes irab le for the bui ld ing to change from agr icu ltura l use to a use fa l l ing 
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with in Class C3 (dwel l inghouses) of the Schedule to the Use Classes Order , 

and  

f)  the des ign or external appearance of the bui ld ing .  

 

APPLICATION SITE AND PROPOSAL 

This appl icat ion seeks to re-use and convert two exist ing agr icultura l  bui ld ings located 

at the western edge of  the farmyard to Horton Grange Farm, Horton.  

 

The s ite l ies within the open countrys ide of  Ribble Val ley Borough Counci l ,  at the 

gateway to the smal l  sett lement of Horton in Craven. The farm is located to the east 

of the main road through the sett lement . To the west l ies the or ig ina l farmhouse which 

is  a Grade I I  l is ted bui ld ing .  

 

I t  is  noted that the s ite does not l ie within a Conservat ion Area , does not have any 

Tree Preservat ion Orders on it  and l ies within Flood Zone 1 (which is  at the lowest  

r isk of f looding) . Access to the s ite is  taken from a rural road which leads from the 

A59.  

 

The northern bui ld ing is  a red br ick ‘Dutch Barn’  and is  used for agr icu ltura l storage  

whist the southern bui ld ing is  a rectangular red br ick bui ld ing  and has been used to 

house catt le .  

 

I t  is  proposed to convert the barns into a s ingle res ident ia l  dwel l ing with associated 

amenity area and park ing. The  locat ion of the bui ld ings are shown in f igures 1 and 2 

below:  
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F igure  1 :  Locat ion  o f  s i t e  i n  prox imi t y  to  the v i l l age  o f  Horton and  the A59 .  

 

 
F igure  2 :  Locat ion  o f  bu i ld i ngs  on wes tern  edge o f  Horton Grange Farm fa rmyard .  
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The bui ld ings are used as part of the farming operat ions at Horton Grange Farm. 

Addit iona l photographs of the bui ld ing s ( internal  and externa l)  are conta ined at 

Appendix 1 .   

 

The Dutch Barn and rectangular barn are both of tradit iona l construct ion  of red br ick 

wal l  and corrugated roof .  The Dutch Barn measures 15.1m long by 10.4m wide , g iv ing 

157sq. m gross external area. The rectangular bui ld ing measures 19.3m long by 14.2m 

wide , g iv ing 278sq . m gross external area . Combined, the bui ld ing provide a gross  

externa l area of 435sq .  m. 

 

I t  is  intended that the proposed res ident ia l  convers ion wi l l  be retained as part of the 

farmstead to ach ieve addit iona l income for the owners .   

 

The bui ld ings are current ly attached on their  eastern s ide by an agr icu ltura l bu i ld ing  

which conta ins catt le s tal ls .  I t  is  proposed that the f irst two bays on each bui ld ing wi l l  

be demolished as part of the proposed development in order to create a courtyard 

and park ing area to the eastern s ide of the proposed dwel l ing, This  wi l l  a lso enhance 

the amenity of the dwel l ing by provid ing separat ion from  the agr icultura l bui ld ings ,  

which are to be used for agr icultura l storage .  

 

To the west of the bui ld ings a re a mix of old portacab ins and sheds which wi l l  a lso be 

removed to provide a garden area.  The locat ion of the areas to be demol ished is  

shown in the aer ia l  image below:  

 

 
F igure  3 :  Bu i ld ings  to  be demol i shed h igh l i gh ted  in  o range .  
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I t  is  proposed to ut i l i se the northern entrance to the farmyard as access to the 

proposed dwel l ing.  This access point is  one of two current ly used by the farm and 

both have adequate v is ib i l i ty to ensure a safe means of access can be achieved. A 

photograph showing the s ite entrance is  provided at with in the attached Appendix .  

Parking spaces wi l l  be provided with in the courtyard area to the east of the dwel l ing .  

 

Planning History  

 

A previous appl icat ion has been submitted a pr ior approva l for the change of use of 

the agr icultura l bu i ld ing to three dwel l ings , but this  was refused in 2016 (reference :  

3/2016/0520) .  

 

The reasons for refusal  were that extens ive bui ld ing operat ions would be required to 

fac i l i tate the change of  use; insuff ic ient detai l s  of the bui ld ing operat ions were g iven,  

and the author ity were unable to establ ish whether the development compl ies with 

the restr ict ions .  

 

I t  was a lso refused as  ( i)  the res ident ia l  curt i lage was  too large and outs ide the 

requirements of the Pr ior Approval cr iter ion and ( i i)  the new bui ld ing works were too 

s ign i f icant and d id not const itute ‘bui ld ing operat ions reasonably necessary to convert  

the bui ld ing ’ .  

 

This appl icat ion has sought to address these concerns . A Structura l  Survey has been 

undertaken by R ichard Lines at Norker Civ i ls  and is  submitted as part of th is  

appl icat ion. The Structural Survey conf irms that the bui l d ings are current ly in very 

good condit ion and are capable of convers ion.  

 

The Structural Report  also demonstrates that the bui ld ing is  capable of convers ion 

without substant ia l  bui ld ing operat ions .  

 

Fol lowing the rev is ion of the scheme, and the creat ion o f the amenity area to the 

south west of the proposed dwel l ings , we can conf irm that the proposed curt i lage to 

the dwel l ings is  430m2 whereas the footpr int of the proposed dwel l ing is  436m2.  This  

is  in accordance with Paragraph W3(b) of Part 3.  

 

LEGISLATIVE PROVISIONS 

 

CLASS Q  

 

Without the need for planning permiss ion, Schedule 2, Part 3, Class Q of the Town 

and Country Planning (General Permitted Development) (Eng land) Order 2015 as 

amended provides for :  
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(a) change of use of a bui ld ing and any land with in its  curt i lage from use as an 

agr icu ltura l bu i ld ing to a use fa l l ing with in Class C3 (dwel l inghouses) of the 

Schedule to the Use Classes Order ; and  

 

(b) development bui ld ing operat ions reasonably necessary to convert the 

bui ld ing referred to in paragraph (a) to a use fa l l ing with in Class C3 

(dwel l inghouses) of that Schedule .  

 

For ease , the relevant cr iter ia of Class Q has  been set out below in a tabular format ,  

with commentary on how the proposa l meets these cr iter ia ;  thus result ing in a 

permitted form of development .  

 

Agricultural Barns at Horton Grange Farm Compl iance with Class Q:  

 

Criter ia of Q.1 (development is  not permitted i f…)  Response 

 

(a) the s ite was not used solely for agr icu ltural use , as 

part of an estab l ished agr icu ltura l un it  –  

 

on 20th March 2013;  

i f  the s ite was not in use on that date , when i t  was last 

in use; or  

i f  the s ite was brought into use after that date, for ten 

years before the date the development begins .  

 

 

The bui ld ings are current ly 

in agr icultural use and are 

part of an establ ished 

agr icu ltura l unit  at Horton 

Grange Farm. The Dutch 

Barn is  current ly being 

used for agr icultural  

storage associated with 

the farmyard and the 

rectangular bu i ld ing is  

used to house l ivestock.  

 

As amended in 2018:  

 

(b) the cumulat ive f loor space of the exist ing bui ld ing 

or bui ld ings changing use under Class Q with in an 

establ ished agr icultural  unit  exceeds 465  square metres  

as a larger dwel l ing or f ive  smal ler dwel l ings at 100 sq. 

m (total 865 sq. m) .  

 

 

 

 

The gross interna l f loor 

space proposed to change 

use has been measured as 

approximate ly 436 sqm.  

 

The f loor space proposed 

to change therefore fa l ls  

with in the permitted l imit .  

As amended in 2018:  

 

(c) the cumulat ive number of separate dwel l ing houses 

developed under Class Q within an establ ished 

agr icu ltura l un it  exceeds three  larger homes with a 

combined maximum f loor space of 465 sq.m or up to 

 

The proposal wi l l  resu l t  in 

the creat ion of one s ingle 

dwel l inghouse.  

 

The f loor space which is  

proposed to be changed 
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f ive smal ler homes upon 100 sq.m each, or  a mix of 

both with a maximum number of f ive dwel l ings .  

therefore fa l ls  within the 

permitted l imit  

 

 

(d) the s ite is  occupied under an agr icu ltura l tenancy 

unless the express consent of both the land lord and the 

tenant has been obtained .  

 

 

The s ite is  not current ly 

occupied under an 

agr icu ltura l tenancy 

agreement and that  no 

such agreement has been 

terminated within the last 

year .  

 

 

(e) less than one year before the date development 

begins –  

 

( i)  an agr icultura l tenancy over the s ite has been  

terminated, and  

( i i)  the terminat ion was for the purpose of carrying out 

development under Class Q unless both the landlord 

and the tenant have agreed in writ ing that the s ite is  no 

longer required for agr icu ltur al use 

 

 

The s ite is  not current ly 

occupied under an 

agr icu ltura l tenancy 

agreement and that  no 

such agreement has been 

terminated within the last 

year .  

 

( f)  development under Class A(a) or Class B(a) of Part 

6 of this  Schedule (agr icultura l bui ld ings and  

operat ions) has been carr ied out on the establ ished 

agr icu ltura l unit  s ince 20th March 2013, or where 

development under Class Q begins after 20th March 

2023,  dur ing the per iod which is  10 years before the 

date development under Class Q begins .  

 

 

No development has been 

carr ied out on the 

agr icu ltura l un it  under 

Part 6 of the GDPO since 

20th March 2013 

 

(g) the development would resu lt  in the externa l 

dimens ions of the bui ld ing extending beyond the 

externa l dimens ions of the exist ing bui ld ing at any g iven 

point .  

 

 

No addit ional  

development beyond the 

bui ld ing l ine is  proposed. 

The footpr int wi l l  remain 

as exist ing .  

 

As amended in 2018:  

 

(h) The cumulat ive number of separate dwel l ing houses  

developed under Class Q within an establ ished 

agr icu ltura l un it  exceeds three larger homes with a 

combined maximum f loor space of 465 sq.m or up to 

 

No separate dwel l ing 

houses have been 

developed thus far 

ut i l is ing Class Q. 
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f ive smal ler homes upon 100 sq.m each, or  a mix of 

both with a maximum number of f ive dwel l ings .  

The f loor space proposed 

to change therefore fa l ls  

with in the permitted l imit  

 

 

( i)  the development under Class Q(b) would cons ist of  

bui ld ing operat ions other than –  

 

( i)  the instal lat ion or replacement of -  

(aa) windows, doors , roofs ,  or exter ior  wal ls ,  or  

(bb) water , dra inage , e lectr ic ity ,  gas or other services ,  

to the extent reasonably necessary for the bui ld ing to 

funct ion as a dwel l ing house; and  

( i i)part ia l  demolit ion to the extent reasonably 

necessary to carry out bui ld ing operat ions a l lowed by 

paragraph Q.1( i)( i) .  

 

 

The proposed scheme for 

convers ion would involve 

minimal a lterat ion and 

would comply with the 

cr iter ia under Q.1 ( i) .  

 

The bui ld ings have an 

exist ing water and 

electr ic ity supply . P lease 

see the accompanying 

exist ing and proposed 

f loor plans and e levat ions 

for more detai ls .  

 

 

( j)  the s ite is  on art ic le 2(3) land  

 

 

The art ic le is  not on 

art ic le 2(3) land .  

 

 

(k) the s ite is  or forms part of –   

 

( i)a s ite of special scient i f ic interest ;  

( i i )a sa fety hazard area ;  

( i i i )a mi l i tary explos ives storage area  

 

 

The s ite is  not or does not 

form part of any of the 

l is ted areas .  

 

( l)  the s ite is ,  or contains , a scheduled monument  

 

 

The s ite is  not or does not 

conta in a scheduled 

anc ient monument .  

 

 

(m) the bui ld ing is  a l is ted bui ld ing  

 

The bui ld ing is  not l is ted.  

 

 

Agricultural Barns at Horton Grange Farm Compl iance with Condit ions:  

 

In addit ion to meet ing the above cr iter ia of Class Q, it  is  a lso a requirement to address 

matters (a) –  ( f) below which are included as condit ions of the leg is lat ion . Again ,  for  

ease, each matter has been addressed in a tabular format below.  
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(a)  Transport and highways impacts of the development ;  

(b)  Noise impacts of the development ;  

(c)  Contaminat ion r isks on the s ite ;  

(d)  Flooding r isks on the s i te ;  

(e)  Whether the locat ion or s it ing of the bui ld ing makes it  otherwise i mpract ical  

or undes irable for the bui ld ing to change from agr icultural use to a use fa l l ing 

with in Class C3 (dwel l inghouses) of the Schedule to the Use Classes Order ; 

and 

( f)  The des ign or externa l  appearance of the bui ld ing .  

 

Condit ions Q.2—(1)  Assessment  

 

(a) Transport and highways impacts of the de velopment 

 

 

The s ite benef its  from an 

exist ing access on/off the 

publ ic highway to the 

north west of the s ite .  

 

The s ite access has a good 

safety record and the 

development of  a 

res ident ia l  dwel l ing wi l l  

not create an 

unacceptab le leve l  of 

intens i f icat ion of the use 

of the s ite access or the 

lane.  

 

A safe means of access can 

be ach ieved.  

 

 

(b) Noise impacts of the development  

 

 

Fol lowing the demolit ion 

of part of the adjoining 

agr icu ltura l bui ld ings  a 

courtyard wi l l  be 

proposed to the east  to 

provide amenity space for 

the proposed res ident ia l  

unit .  This wi l l  not only give 

the new unit some pr ivate,  

south fac ing amenity space 

but also remove any 

conf l ict with the adjo ining 

use. The remaining 

agr icu ltura l bui ld ings  wi l l  
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be used for agr icultural  

storage ad jacent to this  

courtyard area .  

 

The s ite is  cons idered to 

have an acceptable 

relat ionsh ip with ad jacent 

res ident ia l  uses and its  use 

is  compat ible so that no 

unacceptab le noise 

impacts would ar ise that 

would impact on exis t ing 

neighbours , or the 

occupiers of  the proposed 

dwel l ing .  

 

 

(c) Contaminat ion r isks on the s ite  

 

 

There are no 

contaminat ion r isks of 

developing th is  s ite . The 

proposed development 

wi l l  not require any 

excavat ion of the land and 

there are no contaminants 

with in the exis t ing 

bui ld ing.  

 

 

(d) Flooding r isks on the s ite  

 

 

The s ite l ies within Flood 

Zone 1 , as des ignated by 

the Environment Agency .  

This is  c lass i f ied as an area 

with the lowest r isk from 

f looding , and as the s ite 

area is  under one hectare,  

a f lood r isk assessment 

would not be required .   

 

 

(e) Whether the locat ion or s it ing of the bui ld ing makes 

it  otherwise impract ica l or undes irab le of the bui ld i ng 

to change from agr icul tural use to a use fa l l ing within 

Class (dwel l inghouses)  of the Schedule to the Use 

Classes Order , and  

 

 

The s ite is  served by an 

exist ing access and has 

access to water and 

power; the re-use of this  

bui ld ing to provide 

res ident ia l  
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accommodat ion is  both 

pract ical and eff ic ient .  

 

The ad jacent uses are 

compat ible with the 

proposed res ident ia l  use 

of the barn and made 

more so by the demolit ion 

of part of the agr icultural  

bui ld ings that ad join the 

proposed development .  

 

The proposal (as shown 

on the accompanying 

proposed s ite plan) also 

inc ludes a car park ing area 

which together with the 

courtyard area,  is  no 

greater than the exis t ing 

bui ld ing , in l ine with the 

Leg is lat ion .  

 

The farm bui ld ings 

adjacent to the proposed 

development wi l l  be used 

only for storage . The use 

of these bui ld ings wi l l  not 

impact upon the future 

occupants of the subject 

bui ld ing.  

 

 

( f)  The des ign or external appearance of the bui ld ing.  

 

As shown on the 

accompanying proposed 

elevat iona l drawings ,  

minimal changes to the 

externa l appearance of 

the bui ld ing are proposed.  

 

The character of the 

bui ld ings are to be 

preserved, through the 

retent ion of the exis t ing 

openings .  
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The proposed scheme for 

convers ion compl ies with 

the cr iter ia under Class 

Q.1 ( i) .  

 

 

CONCLUSION  

 

In conclus ion , i t  has been demonstrated above and with in the p lanning submiss ion,  

that the proposed convers ion of the da iry bui ld ing and red br ick barn accords with 

Schedule 2, Part 3, Class Q of the Town and Country Planning (Genera l Permitted 

Development) (England) Order 2015  and its  2018 amendments .   

 

I t  is  therefore our cons idered view that the proposal meets the leg is lat ive cr iter ia and 

its  condit ions .  

 

The re-use of these underut i l ised agr icu ltura l bui ld ings is  an excit ing opportunity to 

secure the long-term future of this  bu i ld ing and Horton Grange Farm.  

 

We trust that you have everything you require to ensure a swi ft  val idat ion of th is  

appl icat ion. However , i f  you have any further  quest ions or would l ike to discuss any  

of the above, p lease do not hes itate to contact me.  

 

Yours s incere ly  

 

 

 

F iona Tiplady                      

Senior P lanner  

f iona.t ip lady@ruralso lut ions .co.uk  

01756 796199 
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APPENDIX 1: INTERNAL AND EXTERNAL PHOTOGRAPHS 

OF THE AGRICULTURAL BUILDINGS  
 

 

Photograph 1: Proposed bui ldings viewed from the south  
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Photograph 2: Dutch Barn viewed from northeast  
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Photograph 3: Internal Dutch Bar 
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Photograph 4: Internal Rectangular Bui lding 
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Photograph 5: Western elevation showing portacabins and sheds to be 

demolished.  
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Photograph 6: The Exist ing Northern Access  

 

 

 


