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	DELEGATED ITEM FILE REPORT 

	TOWN AND COUNTRY PLANNING G.D.O. PARTS 6 & 7 PRIOR NOTIFICATION OF AGRICULTURAL AND FORESTRY BUILDINGS AND ROADS


	REF: RH
	

	Application No:
	3/2011/0463

	Proposal:
	Proposed stone built machine, tractor and implement store.

	Location:
	Whins House, Sabden.

	Applicant:
	BB Trustees of A Duckworth

	

	COMMENTS:

	Whins House is a large Grade II Listed Building with extensive grounds, located off the main access road ‘The Whins’, just north of the main settlement of Sabden within an Area of Outstanding Natural Beauty. To the north of Whins House are two detached properties which are not in the applicant’s ownership. The property is surrounded by approx. 44.5 hectares of agricultural land, which is within the applicant’s ownership. A large detached stone built barn owned by the applicant is sited on a parcel of land approx. 75 metres north-west of the property. 

This prior notification application seeks a determination as to whether planning permission will be required for the erection of a single storey ‘l-shaped’ building constructed of stone with a slate roof to be used for the housing of machinery, tractors and other implements in connection with the management of the adjoining agricultural land. The building is to measure 23 metres in length to the northern elevation, 12.6m to the north-eastern elevation and 7 metres to the north-western elevation with a maximum height of 5.7m to the ridge with a gabled roof. The building is to be located on a parcel of land approx.  38 metres north-east of the applicant’s property which is bordered by a post and rail fence. Three small outbuildings occupy this parcel of land, which is accessed via a wooden gate to the south of the site adjacent to the main access road. A further gated access is sited to the north-western edge of the application site which opens into the field beyond. This application also incorporates the planting of a new hedgerow to the north-eastern edge of the site, the planting of trees to the south-western corner and a new post and rail fence to replace the existing at 1.2 metres in height.

The submitted Design and Access Statement and supporting letter states that Whins House lacks the storage capacity for implements and agricultural vehicles and that the barn to the north-west of Whins House is no longer suited for modern agricultural requirements, therefore a new purpose built building is required. 

The determination of this application is based upon whether the proposed development qualifies under Part 6 ‘Agricultural Buildings and Operations’ of The Town and Country Planning (General Permitted Development) Order 1995. In general, the following criteria should be met; 

a) there has to be an agricultural use subsisting when the building or works commence;
b) any agricultural use has to be operated as a trade or business;
c) any agricultural use has to fall within the scope of the Sec.336 definition within the Town and Country Planning Act 1990.
d) any agricultural building to be constructed using PD rights has to be "reasonably necessary for the purposes of agriculture"; 
e) buildings or works have to be "designed for agricultural purposes"
      f) the size of the agricultural unit and all other measurements must satisfy the  

         limits specified in Class A and B.
One of the criteria relevant to this submission is whether the building is ‘reasonably necessary for the purposes of agriculture’.  The interpretation provided at D.1 requires that development is also 'in use for agriculture' and 'used for the purposes of a trade and business'.

The proposal is to be constructed of stone and slate, with timber doors and windows, and is of a high quality design and appearance. Therefore it is considered that rather than appearing within the public realm as an agricultural building, it would be viewed more akin to that of an outbuilding used for purposes relating to the incidental enjoyment of the dwellinghouse Whins House. The proposed building is to be constructed on a parcel of land adjacent to the main access road to the site and adjacent to two public footpaths (FP3 and FP4), therefore the building will prove visually prominent within the wider landscape, and in consideration of this, it is appropriate to ensure that there is a genuine need for the building due to its potential visual impact.

The primary use for the building as stated in the Design and Access Statement is to provide secure storage for vehicles such as large tractors, grass implements, trailers and fertiliser spreaders. However, the design and size of the building would surely restrict the ability to store such large equipment and manoeuvre them within the building. For example, the floor plan of the tractor store measures 6m x 3.3m with a doorway measuring 2.6m in height and 2.5 metres in width. This size would appear to be too small and unsuitable for the storage of a modern large tractor. All other openings including the ‘open machine store’ to the courtyard elevation as indicated on the submitted plan measure 2.5 metres in width which would again appear to be too small considering the size of modern trailers, fertiliser spreaders and other farming equipment. In addition, the gated access to the southern end of the site and adjacent to the ‘The Whins’ does not appear to be of a sufficient size to accommodate large agricultural vehicles. Therefore in relation to location, size and design there are fundamental features that would make this building unsuitable for modern farming practices. An Estates Surveyor of Property Group at Lancashire County Council also supports this opinion.

In addition to there being some doubt with regards to the ability of the proposal to function as an agricultural building, I would also query why the building is necessary. The land that surrounds the applicant’s property has been managed for some time. I note however that upon a full review of the planning history of the site no application has ever been submitted requesting the erection of buildings or of any works in connection with an agricultural holding. No evidence was found on site (apart from a grass cutter) of any other machinery, tractors, foodstuffs or general implements being stored. I would therefore question why there is now an acute need for a separate building to store agricultural equipment when there has clearly been no need to in the past. 

The supporting information states that the existing linear barn to the north-west of Whins House ‘is no longer suited for modern agricultural requirements’. However upon conducting my site visit the building appeared to be structurally sound, and is of size and scale to provide adequate storage for agricultural vehicles due to the large wagon doors to the front elevation. Whilst it was not possible to enter the main part of the building through the wagon doors I was able to look through some of the windows to the side of this building. Apart from the storage of a lawnmower, no evidence was found of any agricultural equipment used in connection with the management of the land either inside or outside the building. I therefore consider that with appropriate works to the access, this building could provide adequate storage of any equipment to be used in connection with the agricultural holding.

The land is managed in partnership with farmers who have agricultural holdings elsewhere and who will no doubt travel to site with their own vehicles/equipment. Therefore I would question why they would need to keep their machinery/tractors at the site. The Estates Surveyor of Property Group at Lancashire County Council also supports this view.

Therefore as the land is managed in conjunction with other farmers the applicant should clearly demonstrate why the building is required having regard to the use of the land. For example part of the justification relates to the storage of grass implements, mowing and bailing equipment, when the supporting agricultural information clearly states that the land is entirely used for livestock grazing. Therefore due to this discrepancy, and as advised by comments received from the Estates Surveyor, the applicant should demonstrate why there is an acute need for a building and to demonstrate for what purpose, as this is currently unclear.

For information, I note that there are a number of discrepancies with the details of the application. The first being that on the agricultural information form submitted with the application it states that the applicant owns 98 acres. This equates to 40 hectares, whereas the supporting letter dated the 7th of June from JWPC Ltd states that the applicant owns 44.5 hectares which is approx. 109 acres. Other discrepancies in the application include the fact that the agricultural information form submitted states that the applicant owns land in partnership with a Mr Briggs of Showley Hall Farm, Ribchester, whereas the letter from JWCP states that the land is farmed in agreement with Mr R Townsend of Gisburn. 
I consider that the size, design and materials used in the construction of the building make it unsuitable for modern farming practices and that further information is required in order to both demonstrate that the existing linear barn to the north-west of the site is unsuitable, and that there is adequate agricultural justification for the erection of the building. Therefore I am not satisfied that all sections of Part 6 permitted development rights apply in this case and that a full planning application is required.



	RECOMMENDATION: That the applicant be advised that a full planning application will be required.



DATE INSPECTED: 07/10/2011














