	Report to be read in conjunction with the Decision Notice.

	Signed:

	Officer:
	LW
	Date:
	25/04/24
	Manager:
	LH
	Date:
	26/4/24

	

	Application Ref:
	3/2024/0128
	[image: ]

	Date Inspected:
	07/03/24
	Site Notice:
	07/04/24
	

	Officer:
	LW
	

	DELEGATED ITEM FILE REPORT: 
	Decision
	APPROVAL

	

	Development Description:
	Prior notification for change of use of agricultural building to a use within Class B8 (Storage and Distribution) under Class R for the storage of ATV vehicles in connection with a wider dealership.

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

	

	CONSULTATIONS: 
	Parish/Town Council

	No comments received in respect of the proposed development. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	No objection subject to imposition of conditions. 

	CONSULTATIONS: 
	Additional Representations.

	Three letters of representation have been received. The concerns outlined within these letters can be summarised as below: 

· Loss of trees; 
· Increased use and trialling of ATV vehicles and bikes around the surrounding fields;
· Significant increase in the size of the agricultural building; 
· Noise impact. 

The application relates solely to the change of use of an existing agricultural building, with no external alterations or works being proposed as part of this application. As such, no trees are proposed for removal as part of overall development, nor are any alterations to the existing size of the building.

The remaining issues will be addressed below.   

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Schedule 2, Part 3, Class R of the Town and Country Planning (General Permitted Development) Order 2015 and (Amendment) Order 2018 

	Relevant Planning History:
3/2023/0836: Prior notification for a proposed agricultural workshop and store (Permission not required). 
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 an existing agricultural building located at Cunliffe House Farm. To the north of the site is the Longsight Nursery, whilst to the south is an existing menage that forms part of the stable/equine use at Cunliffe House Farm, along with other existing agricultural buildings. To the east of the site sits a significant part of the applicant’s agricultural holding. 


	Proposed Development for which consent is sought:

The application seeks the Council’s determination as to whether prior approval of the highway impacts, noise impacts, contamination implications and flood risks would be required for the change of use of an agricultural building to a use within Class B8 (storage and distribution) under Class R for the storage of ATV vehicles in connection with a wider dealership under Class R of Schedule 2, Part 3 of the Town and Country Planning (General Permitted Development) (England) Order 2015. 


	Whether or not Permitted Development 

Subject to a number of conditions and restrictions, agricultural buildings and land in their curtilage may be converted to a ‘flexible use’ under Class R. Flexible use means any use falling within Class B8 (storage or distribution) of Schedule 1, Class C1 (hotels) of Schedule 1, or Class E (commercial, business or services) or Schedule 2 of the Town and Country Planning (Use Classes) Order 1987. 

Development is not permitted by Class R if – 

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

(i) on 3rd July 2012;
(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 building which was brought into use after 3rd July 2012, for a period of at least 10 years before the date development under Class R begins;

The applicant alleges that the building was used solely for an agricultural use as part of the established agricultural unit at Cunliffe House Farm on 3rd July 2012 and has remained in agricultural use. There is no evidence to suggest otherwise. 

(b) the cumulative floor space of buildings which have changed use under Class R within an established agricultural unit exceeds 500 square metres;

The floor space of the building would not exceed 500 square metres. 

(c) the site is, or forms part of, a military explosives storage area;
(d) the site is, or forms part of, a safety hazard area; or
(e) the building is a listed building or a scheduled monument.

The site/ building does not fall within any of the above. 

The proposal satisfies criteria a) – e) therefore is defined as permitted development. 

Whether or not prior approval is needed

In accordance with condition R.3 (1) (b) the Local Authority must determine whether prior approval is required as to the following:  

(i) transport and highways impacts of the development;

Lancashire County Council Highways have been consulted in respect of the proposed development and following the submission of further information, including an amended site plan detailing a turning area and additional vehicle parking spaces, the Local Highway Authority (LHA) have raised no objections. 

The site would continue to utilise an existing unadopted access track located off The Rydings, which is an unclassified road subject to a 30mph speed limit. The existing track currently serves the farm and other commercial units at the site. The agent has confirmed that sales of ATV’s will not occur from the site therefore only staff vehicles and deliveries will occur. A turning area has been provided for an HGV and parking for two staff vehicles. All vehicles will be able to enter, turn and exit in a forward gear which is considered necessary. In view of this, the LHA does not raise an objection to the proposed development and are of the opinion that the proposal would not result in a significant impact upon highway safety, capacity or amenity in the immediate vicinity of the site, subject to the imposition of conditions. 

As such, prior approval is approved in terms of transport and highways impacts. 

(ii) noise impacts of the development;

The Council’s Environmental Health Officer has been consulted on the proposed development and raised no objection. The use for which prior approval is sought is storage (B8) use which does not generally create significant noise. Vehicular movement within the site may generate some noise but this would be no greater than expected from the continued use of the site for agricultural purposes including the comings and goings of agricultural machinery and vehicles.

As such, prior approval is approved in terms of noise impacts. 

(iii) contamination risks on the site; and

There are no contamination risks on the site. 

As such, prior approval is not required in terms of contamination risks. 

(iv) flooding risks on the site,

The site is situated 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.

As such, prior approval is not required in terms of flooding risk. 


	Observations/Consideration of Matters Raised/Conclusion:

Having regard to the above, the proposal complies with all of the criteria set out within Schedule 2, Part 3, Class R of the Town and Country Planning (General Permitted Development) Order 2015 and is therefore defined as permitted development. The transport and highways and noise impacts of the development and contamination and flooding risk of the site are considered to be acceptable for the reasons stated above. 


	RECOMMENDATION:
	Prior Approval Granted. 
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