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	LW
	

	DELEGATED ITEM FILE REPORT: 
	Decision
	PERMISSION REQUIRED

	

	Development Description:
	Prior notification for the construction of a concrete agricultural track.  

	Site Address/Location:
	Wheatley Farm, Four Acre Lane, Thornley, PR3 2TD

	

	CONSULTATIONS: 
	Parish/Town Council

	N/A

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	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) Order 2015 and (Amendment) Order 2018 

	Relevant Planning History:
3/2023/0938: Prior notification for the erection of an agricultural storage building (Withdrawn). 
3/2018/0499: Erection of two garages (Approved).
3/2017/0712: Conversion of brick barn (barn 1) to one dwelling, creation of curtilage with access and parking and installation of package treatment plant. Resubmission of application 3/2017/0292 (Approved).
3/2017/0293: Conversion of stone barn to one dwelling, creation of curtilage with access and parking and installation of package treatment plans (Approved).
3/2017/0292: Conversion of brick barn to one dwelling, creation of curtilage with access and parking and installation of package treatment (Withdrawn). 
3/2015/0054: Erection of livestock building (Approved).
3/2015/0357: Prior notification for a harp track for cattle to walk on reducing damage to grass land in wet weather (Permission not required). 
3/2013/0193: Proposed change of use of a single storey brick shippon to one residential dwelling (Withdrawn).
3/2012/0451: New roof over existing silage clamp (Approved).
3/2011/0813: Proposed change of use of agricultural barn to residential unit and to include retention of existing detached garage to be used as domestic garaging (Approved).
3/2008/0687: Proposed new building to provide extra accommodation for the dairy herd (Approved).
3/2005/0899: Conversion of three barns to dwellings, erection of farm office and store/workshop and two farm buildings (Refused).
3/1996/0054: Enlargement of small window in kitchen (application for listed building consent) (Approved).
3/1991/0780: Construction of slurry store (Approved).

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The site is comprised of Wheatley Farm, an agricultural unit which incorporates numerous agricultural buildings and dwellinghouses accessed via Four Acre Lane. The farmstead is located within the open countryside, over 2km north-east of the defined settlement area of Longridge, and within the National Landscape (formerly known as the Forest of Bowland Area of Outstanding Natural Beauty). 


	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 an agricultural track. 

The proposed track would be constructed with a crushed limestone sub-base and natural grey concrete top layer and would measure 130m in length and 4.6m in width. 


	
Whether or not permitted development

[bookmark: _Hlk57035126]The scheme must satisfy a number of criteria as set out under Class A of Part 6 of Schedule 2 of the Town and Country Planning (General Permitted Development) Order 2015 (as amended 2018).
 
The first of those requirements is that the development must be ‘carried out on an agricultural unit of 5 hectares or more’ and be ‘reasonably necessary for the purposes of agriculture within that unit’. 

The agricultural holding is 63 hectares in area and the proposal is for an agricultural track to service the grassland which provides grazing for cattle. The submitted supporting statement notes that the track will assist with the natural outdoor grazing of cattle throughout the summer and with careful management during the spring and autumn months. During these times the ground is easily poached, and safe vehicular access may be necessary for additional in field feeding, retrieving fodder and transporting cattle to the security of the farm buildings for veterinary checks.

However, the test of ‘reasonably necessary’ is a core test of the GPDO which requires applicants to demonstrate that the proposed development is needed to support the agricultural activity in operation. Whilst evidence has been submitted to demonstrate that an agricultural trade/ business is in operation on the agricultural holding in question, sufficient evidence has not been provided to demonstrate that an agricultural need exists for the construction of the proposed track. The track would utilise existing access points situated to the northern and southern boundaries of the agricultural field, leading to the main farmyard area and an existing private access track serving Bradleys Farm respectively. It is clear that these access points have been used successfully to service the grassland without the requirement for a hard surfaced track. The applicant has therefore failed to provide any substantial justification for a new concrete track in this location, dissecting the open agricultural field and running parallel with the highway of Birks Brow. Accordingly, insufficient evidence has been provided to demonstrate that the proposed track would be reasonably necessary for the purposes of the agricultural activity in operation.

For the above reason the proposal is not considered to amount to permitted development. 

Notwithstanding the above, for completeness the Council will go onto consider the remaining criteria. Having regard to criteria a) – k), development is not permitted by Class A if –

(a)	 the 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 development would be carried out on the main parcel of land forming the agricultural unit which has an area greater than 1 hectare. 

(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;

No development on the site has been carried out under Class Q or S of Part 3 of this schedule within the last 10 years. 

(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 designed for agricultural purposes;

The proposal is for the construction of an agricultural track. 

(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 or 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 proposed works would not include any works or structure for accommodating livestock or any plant or machinery arising from engineering operations, or any buildings erected, extended or altered by virtue of Class A. 

(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 is not within 3km 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 exceed 12 metres;

The proposal is for a flat track and as such, would not exceed 12m in height. 

(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 25 metres 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 proposal would not 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. 

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

The proposal satisfies criteria a) – k). 

Whether or not prior approval is needed

Notwithstanding that the LPA has determined above that the proposal is not considered permitted development, for completeness the LPA will go on to consider the application against condition A2 (2) (i) and determine whether prior approval is required as to the siting, design and external appearance of the proposal.

Siting 

The proposed track would extend a length of 130m across the middle of the agricultural field with a width of 4.6m. The proposal would therefore dissect the open field and result in undue harm upon the designated National Landscape with no sufficient justification as to why this route is reasonably necessary. 

As such, prior approval is required and refused in terms of siting. 

Design/ Appearance 

The proposed track would be constructed from natural grey concrete which is consistent with other areas of hard standing within the farmstead and is typical for a track of this nature. The design and appearance of the track is therefore considered to be suitable. 

As such, prior approval is required and approved in terms of design and appearance. 


	Observations/Consideration of Matters Raised/Conclusion:

Insufficient evidence has been provided to demonstrate that the proposed development would be reasonably necessary for the purposes of agriculture and the submitted information fails to show that the proposed development is needed to support the agricultural activity currently in operation on the agricultural holding. As such the proposal is not considered to amount to permitted development. 

Furthermore prior approval has been assessed as being required and refused in regard to siting in accordance with condition A2 (2) (i) of Schedule 2, Part 6, Class A of the Town and Country Planning (General Permitted Development) (England) Order 2015. 


	RECOMMENDATION:
	Prior Approval Refused. 




image1.jpeg
&7, Ribble Valley
Borough Council
www.ribblevalley.gov.uk




