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	Officer:
	LW
	

	DELEGATED ITEM FILE REPORT: 
	PERMISSION NOT REQUIRED

		

	Development Description:
	Prior notification for a proposed agricultural workshop and store.  

	Site Address/Location:
	Cunliffe House Farm, Longsight Road, Langho, BB6 8AD 

		

	CONSULTATIONS: 
	Parish/Town Council

	N/A

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	N/A

	

	CONSULTATIONS: 
	Additional Representations.

	N/A

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Schedule 2 Part 6 Class A of the Town and Country Planning (General Permitted Development) (England) Order 2015 (as amended). 


	Relevant Planning History:

3/2023/0836: Prior notification for a proposed agricultural workshop and store (Permission Required). 

3/2023/0410: New single storey detached building to be used as a fire/stove showroom along with parking spaces (Approved). 

3/2023/0110: Prior notification for a proposed single storey building 13.71m long, 9.14m wide, 5.3m high (max) with pitched roof for storage of animal bedding (Permission not required).

3/2021/1164: New hardstanding to extend display area of garden centre along with new fences and repositioning of access track (Approved). 

3/2020/1002: Single storey timber building with pitched roof for storage of animal feed, tractor and other farming equipment (Permission Not Required).

3/2020/0166: Erection of a single storey timber building with pitched roof for storage of logs and machinery. Replacement of poly tunnel (Permission Not Required).

3/2020/0019: New log cabin to house dog grooming (Approved).

3/2019/1055: Discharge of conditions 4 (materials), 5 (window/door details), 6 (boundary treatment), 8 (bird/bat boxes) and 12 (drainage) from planning permission 3/2019/0716 (Conditions Discharged).

3/2019/0716: Conversion of barn to one new dwelling (Approved).

3/2017/1089: Change of use of existing barn to single dwelling (Approved).

3/2017/0796: Erection of office building (Approved).

3/2017/0648: Notification of prior approval for a change of use of agricultural building to a single dwelling house (class 3) (Refused).

3/2009/0197: Extension to the existing stable block and construction of a menage on the site (Approved). 

3/2005/0617: Change of use of agricultural building to form extended tack shop and animal feed sales (Approved).

3/2003/0148: Change of use of building to form 2no. Holiday let cottages, tack shop 4no. Office/workshop units and an equestrian centre clubroom/office (Approved).

3/2002/0283: Proposed agricultural building extension (non-livestock) for storage (Approved).

3/1999/0156: Non-illuminated projecting sign (resubmission) (Approved).

3/1998/0845: Access road to greenhouse. Area for standing out of containerised plants. Poly tunnel and a bund of clay (Approved).

3/1998/0756: Erect a two-block stable (Approved). 

3/1998/0667: Change of use of farm buildings to equestrian use. Upgrading exercise paddock to arena (Approved).

3/1998/0296: Erection of glass house for garden nursery (Approved).

3/1995/0202: Extension to existing dwelling (Approved).

3/1994/0067: Change of use of stone farm building to detached dwelling (Approved).

3/1993/0703: Change of use of southerly section of barn to form one dwellinghouse (Approved)

3/1993/0704: Change of use of northerly section of barn to form one dwellinghouse (Approved) 

3/1993/0692: Change of use of coach house to form detached dwelling (Approved)

3/1993/0638: Change of use of barn to form one detached dwelling (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application site is comprised of a small area of land immediately to the east of the existing Longsight Nursery building at Cunliffe House Farm. To the south of the site is an existing menage that forms part of the stable/equine use at Cunliffe House Farm, along with existing agricultural buildings, whilst to the east sits a significant part of the applicant’s agricultural holding. 


	Proposed Development for which consent is sought:

The application seeks a determination as to whether the Council’s prior approval is required for the construction of a proposed agricultural workshop and store. 

The proposed building would measure 22.86m by 10.67m and would incorporate a pitched roof form measuring 4.88m to the eaves and 6.42m to the ridge, with access gained via the front and rear elevations, by way of 1no. roller shutter door and 2no, personnel doors. Numerous windows are also proposed to the side elevation of the proposed development and the building would be constructed using concrete blocks to the lower elevations and brown sheeting above, with the roof comprising of grey sheeting. 


	Whether or not permitted development 

The scheme must satisfy a number of criteria as set out under Schedule 2 Part 6 Class A of the Town and Country Planning (General Permitted Development) (England) Order 2015 (as amended). 

The first of those requirements is that the development must be ‘carried out on agricultural unit of 5 hectares of more’ and be ‘reasonably necessary for the purpose of agriculture within that unit’. 

The application form states that the total area of the agricultural unit is 24 hectares, and the applicant is seeking permission for an agricultural building which would primarily be utilised as a workshop and store for farm machinery. 

It is noted that there are currently numerous other uses on the site – most notably a riding school/tack shop (complete with menage and stables), a garden centre and plant nursery. However, the style, purpose and siting of the proposed building indicate, on the balance of probabilities, that the development would be used solely as an agricultural workshop and store and not in any way in association with the other uses. If this was to be the case, then it could not be done so under the prior approval route and would require full planning permission. 

Accordingly, the proposed development is considered to be reasonably necessary for the purposes of agriculture in this instance. 

Notwithstanding the above, having regard to criteria a) – k), development is not permitted by Class A if - 

a) development would be carried out on a separate parcel of land forming part of the unit which is less than 1 hectare in area; 

The submitted application form states that the proposed building would be sited on a parcel of land which is greater than 1 hectare in area.

b) it would consist of the erection or extension of any agricultural building on an established agricultural unit (as defined in paragraph X of Part 3 of this Schedule) where development under Class Q or S of Part 3 (changes of use) of this Schedule has been carried out within a period of 10 years ending with the date on which development under Class A(a) begins; 

An application under Class Q of Part 3 was refused in 2017. As such, it has not been ‘carried out’ and the proposal is compliant with the above. 

c) it would consist of, or include the erection, extension or alteration of a dwelling; 

The development does not include any works in relation to a dwelling. 

d) it would involve the provision of a building, structure or works not designated for agricultural purposes; 

The proposal is for an agricultural workshop and store.

e) the ground area which would be covered by – 

(i) any works or structure (other than a fence) for accommodating livestock or any plant or machinery arising from engineering operations, or 

(ii) any building erected, extended or altered by virtue of Class A, 

would exceed 1000 square metres, calculated as described in paragraph D.1(2)(a) of this Part; 

The ground area of the proposed building would measure approximately 243.9 square metres.

f) the height of any part of any building, structure or works within 3 kilometres of the perimeter of an aerodrome would exceed 3 metres; 

The proposed building would not be within 3km of the perimeter of an aerodrome. 

g) the height of any part of any building, structure or works not within 3 kilometres of the perimeter of an aerodrome would be 12 metres; 

The highest part of the agricultural buildings would measure 6.42m.

h) any part of the development would be within 25 metres of a metalled part of a trunk road or classified road; 

The proposed development would not be within 25m of a metalled part of a trunk road or classified road. 

i) it would consist of, or include the erection or construction of, or the carrying out of any works to, a building, structure or an excavation used or to be used for the accommodation of livestock or for the storage of slurry or sewage sludge where the building, structure or excavation is, or would be, within 400 metres of the curtilage of a protected building; 

The proposed building would not be within 400m of the curtilage of a protected building and would not be used for the accommodation for livestock. 

j) it would involve excavations or engineering operations on or over article 2(4) land which are connected with fish farming, or

The proposal would not involve excavations or engineering operations on or over article 2(4) land which are connected with fish farming. 

k) any building for storage of fuel for or waste from a biomass boiler or an anaerobic digestion system – 

(i) would be used for storing waste not produced by that boiler or system or for storing fuel not produced on land within the unit, or

(ii) is or would be within 400 metres of the curtilage of a protected building.

The proposed agricultural building would not be used for storing fuel for or waste from a biomass boiler or an anaerobic digestion system. 

Whilst the proposed development would satisfy criteria a) – k), the applicant has not demonstrated that the proposed building would be reasonably necessary for the purposes of agriculture. 


Whether or not prior approval is needed

Notwithstanding the above, in accordance with condition A2 (2) (i) the Local Authority must also determine whether prior approval is required as to the siting, design, and external appearance of the proposal. 

Siting and Design/ Appearance 

The proposed building would be sited immediately adjacent to a variety of other agricultural-style buildings and the application site does not sit within a visually prominent area, nor is it located within a sensitive landscape. The size, design and materials of the proposed building would also be largely typical of an agricultural building and would be similar to the existing buildings in its immediate context. 

As such, prior approval is not required in terms of siting or design/ appearance. 


	Observations/Consideration of Matters Raised/Conclusion:

The proposed development meets all the criteria set out within Schedule 2 Part 6 Class A of the Town and Country Planning (General Permitted Development) (England) Order 2015 (as amended). The siting and design/appearance of the proposal would also be considered acceptable for the reasons stated above. Prior approval is therefore not required. 


	RECOMMENDATION:
	Prior approval not required. 
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