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	Date Inspected:
	31/05/18
	

	Officer:
	James Blythe (Capita)
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Prior approval for a proposed change of use of agricultural building to a dwellinghouse - Class Q part a and b

	Site Address/Location:
	Slated Laithe, Paa Lane, Paythorne, BB7 4JD

	


	CONSULTATIONS: 
	Parish/Town Council

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	Lancashire Archaeological Advisory Service (LAAS):
	We would recommend that any approval granted to this application should be conditioned on the provision of a historic building record. The following condition is suggested:

Condition: No development including any demolition works shall take place until the applicant or their agent or successors in title has secured the implementation of a programme of archaeological recording, analysis and reporting work. This programme of works should comprise the creation of a record of the building to level 2-3 as set out in "Understanding Historic Buildings" (Historic England 2016)
It should include a full description of the building, inside and out, a drawn plan, elevations and at least one section (which may be derived form a checked and corrected architect's drawing), and a full photographic coverage, inside and out. The record should also include a rapid desk-based assessment, putting the building and its features into context. The work must be undertaken by an appropriately qualified and experienced professional archaeological contractor to the standards and guidance of the Chartered Institute for Archaeologists. This archaeological recording shall be submitted to the Local Planning Authority and the Lancashire Historic Environment Record before the dwelling hereby approved is first occupied.

Reason: To ensure and safeguard the recording and inspection of matters of archaeological/historical importance associated with the site. 

	CONSULTATIONS: 
	Additional Representations.

	None received to date.


	

	RELEVANT POLICIES:

	The Town and Country Planning (General Permitted Development)(England) Order 2015 (As amended)

	Observations/Consideration of Matters Raised/Conclusion:
In relation to the application in question the Town and Country Planning (General Permitted Development)(England) Order 2015 (As amended) states within Class Q, that permitted development rights exist for a change of use from agricultural building to dwelling house as follows:

‘Q.  Development consisting of—

(a)a change of use of a building and any land within its curtilage from a use as an agricultural building to a use falling within Class C3 (dwellinghouses) of the Schedule to the Use Classes Order; or
(b) development referred to in paragraph (a) together with building operations reasonably necessary to convert the building referred to in paragraph (a) to a use falling within Class C3 (dwellinghouses) of that Schedule.’

However the legislation also states a number of limitations and conditions as discussed below:

Limitations:-

(a) Agricultural Use:

The applicant has confirmed within the submitted Planning Statement (April 2018) that the buildings were solely in agricultural use on the 20 March 2013. The building has since been used for a variety of agricultural purposes. – In Accordance.
(b), (c) & (d) Floor Space and Number of Units:
It is acknowledged that the dwelling would be classed as a ‘larger dwelling’. This application relation to 1 dwelling and the total number of dwellings created on the holding would not exceed 3. The total floor space of the buildings changing use to dwellings would not exceed 465m². – In Accordance.
(e) & (f) Land Tenure:
The applicant has confirmed the land and building are not subject to any agricultural tenancy. – In Accordance.
(g) Previous Development:
The applicant has confirmed no development under Class A(a) or Class B(a) of Part 6 of the Schedule has been carried out on the applicants land since 20 March 2013. – In Accordance.

(h) External Dimensions:
The proposed development will not extend beyond the existing external dimensions. – In Accordance.
(i) Building Operations:
The proposed development re-uses existing window and door opening, in addition to appropriately positioned new openings. The development includes the installation of a new roof. A structural report has been submitted as part of the application and states that the building is capable of being converted as proposed. – In Accordance.
(j), (k), (l), (m) Land and Building Restrictions: 
The application site is not on article 2(3) land. The site does not form part of any SSSI, safety hazard zone, or military explosive storage area. The site is not and does contain a scheduled monument. The buildings are not listed. – In Accordance.

Conditions:-

(1)(a) Transport and Highways Impacts:
The application site is accessed via an existing track known as Paa Lane. It is considered that the change in use would not increase the intensity of vehicle movements when compared against the existing agricultural use. – In Accordance.
(1)(b) Noise Impacts of the Development:

The application site is situated within a large farm and it is considered that there is a significant distance to any nearby residential properties therefore, it is considered development would have a limited impact in relation to noise. – In Accordance.
(1)(c) Contamination risks:

The applicant has confirmed that there has been no contamination of the site during their ownership. There is no evidence to suggest any issues relating to land contamination. – In Accordance.

(1)(d) Flooding Risks:

The site is identified as Flood Zone 1. The application site is not at risk of flooding from any rivers or seas. – In Accordance.

1(e) Practicality and Desirability: 

It is considered that the proposed development would provide a modern, efficient dwellinghouse within a suitable and practical location. It is considered that the design is of good quality and would provide an acceptable standard of amenity for future occupiers. – In Accordance.

1(f) Design and External Appearance:

It is considered that the proposed development has been designed to a good standard and would preserve the original character and appearance of the agricultural building – In Accordance.

Other matters:

It is noted that a preliminary Roost Assessment has been submitted. The conclusions of the survey that with appropriate remediation measures, there would be limited impact upon any protected species.  It is considered appropriate to include the remediation measures as conditions to any grant of prior approval.
It is noted that the Lancashire Archaeological Advisory Service (LAAS) has provided a consultation response to the application and it is considered appropriate to include the requested condition in relation to provision of a historic building record to any potential grant of prior approval.
 

	RECOMMENDATION:
	That prior approval is required and granted subject to the following conditons.


