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	Date Inspected:
	10/01/2017
	

	Officer:
	RH
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Conversion of agricultural building to dwelling. Part A & B.

	Site Address/Location:
	Lower Cockhill Barn, Hothersall Lane, Hothersall, Preston, PR3 2XB.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	The proposal raises no highway concerns and therefore Highways raise no objection to the proposal.

	LCC Archaeology:  
	

	The above planning application is for the conversion of an attached barn, which appears on the OS 1:10,560 mapping of 1853 and extended before 1909. LCC Archaeology would not raise any objection to the proposed change of use, but would recommend that an archaeological record of the building be made prior to conversion, and that such works are secured by means of a condition.
the building 

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy

Policy DMG1 – General Considerations

Schedule 2 Part 3 Class Q of the Town and Country Planning (General Permitted Development) (England) Order 2015

National Planning Policy Framework (NPPF)

National Planning Practice Guidance (NPPG)

	Relevant Planning History:

N/A 

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Proposed Development for which consent is sought:

This application relates to the conversion of an agricultural building to a dwelling at Lower Cockhill Barn, Hothersall Lane, Hothersall under the provision of Schedule 2 Part 3 Class Q of the Town and Country Planning (General Permitted Development) (England) Order 2015. 
The application seeks the prior approval under Classes Q(a) and Q(b) of the Town and Country Planning (General Permitted Development) (England) Order 2015 for a change of use of an agricultural building to a dwelling (Q(a)) and for the detailed alterations to the building that are “reasonably necessary” to convert the building for residential use (Q(b)).

To satisfy the requirements of Class Q(b) the Local Planning Authority’s approval is required in respect of the following:

(f) the design or external appearance of the building, and the provisions of paragraph W (prior approval) of this Part apply in relation to that application.

	Site Location/Address:

The application relates to an existing agricultural building which is located to the east of Lower Cockhill Barn. The barn is used to serve the small-scale farming activities on the field located to the south of the application site. It is of a concrete block construction with a series of steel portal frames supporting the monopitch metal roof finish. The building is located within an area of open countryside approximately 0.75 miles south east of the settlement of Longridge.  

	Impact upon Character/appearance:

7.1.1 Class Q of Schedule 2, Part 3 of the Order sets out that ‘Development consisting of a change of use of a building and any land within its curtilage from use as an agricultural building to a use falling within Class C3 (dwellinghouses) of the Schedule to the Use Order’; and ‘building operations reasonably necessary to convert the building referred to in paragraph (a) to a use falling within Class C3 (dwellinghouses) of that Schedule’ may be permitted development.

The first issue is whether the land identified as the agricultural building’s “curtilage” would comply with the Order. In identifying a building’s curtilage, paragraph X (“Interpretation of Part 3”) of the Order, sets out:
““curtilage” means, for the purposes of Class Q, R or S only—

(i) the piece of land, whether enclosed or unenclosed, immediately beside or around the agricultural building, closely associated with and serving the purposes of the agricultural building, or

(ii) an area of land immediately beside or around the agricultural building no larger than the land area occupied by the agricultural building, whichever is the lesser;”

The Council considers that the extent of the land closely associated with and serving the purposes of the agricultural building is contained within the red line. The above cited definition of curtilage set out at Part 3 of the Order makes it clear that any area of land said to be curtilage may not for the purposes of Class Q, R or S in any event exceed the area occupied by the agricultural building. In this case the existing agricultural building occupies an area of 148 sqm. The total area proposed by this application to form the dwelling’s curtilage is 148sqm. Accordingly, it is considered that the proposed curtilage complies with paragraph X. 
Notwithstanding the above, the Council must have due regard to Class Q, Part 3 of GPDO 2015 and the proposal must be assessed against each of the criterion within Class Q.1. Each criterion is listed below and assessed accordingly:
Development is not permitted by Class Q if—

(a) the site was not used solely for an agricultural use as part of an established agricultural unit—

(i) on 20th March 2013, or

(ii) in the case of a building which was in use before that date but was not in use on that date, when it was last in use, or

(iii) in the case of a site which was brought into use after 20th March 2013, for a period of at least 10 years before the date development under Class Q begins;

The application form states that the agricultural building is used for the storage of animal feed, bedding, agricultural materials and equipment and the sheltering of animals during the lambing season. There is no evidence to contradict or disbelieve this. The building at the time of the site visit appeared to be consistent with an agricultural use of the land. Accordingly the Council is satisfied on balance of probability that the proposed development would not be contrary to Q.1.(a)
(b) the cumulative floor space of the existing building or buildings changing use under Class Q within an established agricultural unit exceeds 450 square metres;

No previous dwellings have been created under Class Q within the agricultural unit and the application building has a floor space of approximately 148sqm.

(c) the cumulative number of separate dwellinghouses developed under Class Q within an established agricultural unit exceeds 3;

It is proposed to convert the agricultural building to one dwelling. The planning history for the established agricultural building has been checked and on the date of writing the LPA had no record of any other Class Q applications on the agricultural unit.

(d) the site is occupied under an agricultural tenancy, unless the express consent of both the landlord and the tenant has been obtained;

(e) less than 1 year before the date development begins—

(i) an agricultural tenancy over the site has been terminated, and

(ii) the termination was for the purpose of carrying out development under Class Q,

unless both the landlord and the tenant have agreed in writing that the site is no longer

required for agricultural use;

The application form stipulates that the building and area surrounding it is owned by the applicant and are not subject to any tenancy agreement on the land.  There is no evidence to contradict or disbelieve this and the requirements are therefore satisfied.

(f) 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—

(i) since 20th March 2013; or

(ii) where development under Class Q begins after 20th March 2023, during the period

which is 10 years before the date development under Class Q begins;

A planning history search has been undertaken for all of the land within the established agricultural unit and it is apparent that no applications under Part 6, Class A or B have been submitted to the LPA or approved by the LPA since the 20th March 2013, therefore the application complies with Q1 (f).
(g) the development would result in the external dimensions of the building extending beyond the external dimensions of the existing building at any given point;

The submitted plans indicate that the proposal would not result in any alterations extending beyond the external dimensions of the existing building at any given point. 

(h) the development under Class Q (together with any previous development under Class Q) would result in a building or buildings having more than 450 square metres of floor space having a use falling within Class C3 (dwellinghouses) of the Schedule to the Use Classes Order;

The Order defines ‘floor space’ at paragraph 2 as ‘the total floor space in a building or buildings’.  The Local Planning Authority determines that the floor space of a building to be the ground, first and any other internal floor space within the proposed dwelling including basement levels.  

The resultant floor space of the building, would amount to 148 sqm. No other buildings within the site have been changed under Class Q. Section 192 of the Town and Country Planning Act 1990 requires a local planning authority to consider whether the use or operations described in the application would be lawful if begun at the time of the application. At the time of this application no other development has been commenced in reliance on any permitted development right and accordingly the local planning authority is not required to assess Q.1(h) against any other development. 

(i) the development under Class Q(b) would consist of building operations other than—

(i) the installation or replacement of—

(aa) windows, doors, roofs, or exterior walls, or

(bb) water, drainage, electricity, gas or other services, to the extent reasonably necessary for the building to function as a dwellinghouse; and

(ii) partial demolition to the extent reasonably necessary to carry out building operations allowed by paragraph Q.1(i)(i);

Class Q (b) refers to ‘building operations reasonably necessary to convert the building’.  In respect of this part of the Order paragraph 105 of the National Planning Policy Guidance provides guidance in the relation to the definition of works “reasonably necessary”, stipulating “the right allows for the installation or replacement of windows, doors, roofs, exterior walls, water, drainage, electricity, gas or other services to the extent reasonably necessary for the building to function as a dwelling house; and partial demolition to the extent reasonably necessary to carry out these building operations. It is not the intention of the permitted development right to include the construction of new structural elements for the building’.  
The PPG advises that building works are allowed under the change to residential use. The permitted development right under Class Q assumes that the agricultural building is capable of functioning as a dwelling. However, it recognises that for the building to function as a dwelling some building operations which would affect the external appearance of the building, which would otherwise require planning permission, should be permitted. The right allows for the installation or replacement of windows, doors, roofs, exterior walls, water drainage, electricity, gas or other services to the extent reasonably necessary to carry out these building operations. It is not the intention of the permitted development right to include the construction of new structural elements for the building. Therefore, it is only where the existing building is structurally strong enough to take the loading which comes with the external works to provide for residential use that the building would be considered to have the permitted development right.

It is considered that the work that would need to be done to the building to enable it to be used as a house would fall within these operations.

(j) the site is on article 2(3) land;

(a) an area designated as a conservation area under section 69 of the Planning (Listed Buildings and Conservation Areas) Act 1990 (designation of the conservation areas);

(b) an area of outstanding natural beauty;

(c) an area specified by the Secretary of State for the purposes of section 41 (3) of the Wildlife and Countryside Act 1981 (enhancement and protection of the natural beauty and amenity of the countryside);

(d) the Broads;

(e) a National Park; or

(f) a World Heritage Site

The agricultural building is located within an area of open countryside and is not included within any of the above.

(k) the site is, or forms part of—

(i) a site of special scientific interest;

(ii) a safety hazard area;

(iii) a military explosives storage area;

The building does not form part of any of the above.

(l) the site is, or contains, a scheduled monument; or

The agricultural building and its curtilage do not contain a scheduled monument

(m) the building is a listed building.

The agricultural building and its curtilage do not contain a listed building

To satisfy the requirements of Class Q(a) the Local Planning Authority’s approval is required in respect of the following conditions:

(a) transport and highways impacts of the development

The Highways Authority has been consulted and has not raised any concerns. Access to the proposed dwelling would be provided by an existing vehicular access and there would appear to be sufficient space within the applicant’s ownership to park and manoeuvre cars.

(b) noise impacts of the development

With regards to noise impacts, residential use is essentially a quite one. In relation to this particular consideration, therefore, the application is considered to be acceptable.

(c) contamination risks on the site

The Council’s Contaminated Land Officer has raised no concerns.

(d) flooding risks on the site

With regards to the matter of flooding, the Environment Agency flood map shows the site to be within Flood Zone 1 (i.e. the lowest possible risk of flooding) and there are no known local flooding issues. The proposed development is therefore considered to be acceptable in relation to this particular consideration.

(e) whether the location or siting of the building makes it otherwise impractical or undesirable for the building to change from agricultural use to a use falling within Class C3 (dwellinghouses) of the Schedule to the Use Classes Order.

The agricultural building to be converted is located to the east of the Lower Cockhill Barn and therefore would be partially screened from Hothersall Lane by the aforementioned dwelling, as such it is considered that the conversion would not result in a visually intrusive feature in the local landscape, nor would it result in substandard levels of amenity for the future occupiers of the proposed dwelling. 
In terms of its location and siting, the National Planning Practice Guidance states that permitted development does not apply a test in relation to sustainability of location and taking this into account there would appear to be no reason why the siting of the building would prove impractical or undesirable. 

(f) the design and external appearance of the building, and the provisions of paragraph W (prior approval) of this Part apply in relation to that application.

With regards to the design and external appearance of the building, the existing building has a number of existing door and window openings which will be utilised by the applicant. Paragraph 64 of the NPPF states that ‘permission should be refused for development of poor design that fails to take the opportunities available for improving the character and quality of an area and the way it functions’. 

The proposed building operations necessary to convert the building would include the erection of new internal walls, the insertion of a floating floor and  the insertion of a ceiling which will be affixed to the existing steel frames. The proposed works also includes the removal of the existing metal roof finish and the insertion of a replacement metal roof covering.  

In respect of the design and external appearance of the building, it is proposed to utilise all existing window and doors openings as part of the conversion. The conversion includes the insertion of patio doors to the west and south elevations of the application building. Whilst this is not ideal as it would result in some harm to the simple characteristic of the building resulting in a more domestic appearance. It is considered that as the application building is set back far enough away from the main highway and would not be visible from any public vantage point that the proposed works would not be significant enough to warrant a refusal. 

The English Heritage Best Practice Guidance on the Conversion of Traditional Farm Buildings recognises that; “there is a balance to be struck between incorporating the practical requirements…and protecting the special character and significant of the farm building and its setting” (page 10). The materials proposed are considered appropriate to the locality and the surrounding area and would help maintain the agricultural character of the building. 

	Observations/Consideration of Matters Raised/Conclusion:

It is considered that the proposals satisfy the requirements of Class Q (a) and (b) of Schedule 2 Part 3 of the Town and Country Planning (General Permitted Development) Order 2015. As such, it is recommended that prior approval is approved.

	RECOMMENDATION:
	Prior approval is approved.


