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	Date Inspected:
	N/A
	Site Notice:
	N/A
	

	Officer:
	
	

	DELEGATED ITEM FILE REPORT: 
	Decision
	PRIOR APPROVAL REQUIRED AND REFUSED

	

	Development Description:
	[bookmark: _Hlk168992947]Prior notification for concrete agricultural track 80m long and 4m wide.

	Site Address/Location:
	[bookmark: _Hlk168993034]Hall Barns Farm Knowles Brow Hurst Green BB7 9PT

	

	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:
3/2022/0103: Discharge of condition 9 (walling and roofing materials) from Listed Building Consent 3/2021/0256. – Approved. 
3/2021/0526: Discharge of conditions of Listed Building Consent 3/2020/0308. Condition 5 - Specifications, 6 - Written Scheme of Investigation, 9 - Materials. – Approved. 
3/2021/0081: Proposed roof to provide cover to existing cattle feeding yard to minimise DWPA (Diffuse Water Pollution from Agriculture) as recommended and supported by the Environment Agency. Roof will also provide adequate protection for cattle from adverse weather conditions. – Approved with conditions. 
3/2020/0308: Repairs to south-western outshut roof to remove existing roof covering; replace rotten timber trusses with equivalents; re-covering roof with breathable membrane; fitting new softwood battens and re-roofing with set-aside roof slates. – Approved with conditions. 
3/20219/1107: Request for confirmation that proposed removal of the existing slate roof and rafters to the lean-to, replacement with new treated rafters and breathable membrane and re-laying the stone slate roof with any second-hand stone slates required to match existing, refixing and pointing leadwork to wall joint will not require a formal application for Listed Building Consent. – Refused. 
3/2019/0239: The erection of an agricultural building, a silage clamp and a slurry lagoon on land adjacent to existing farm buildings. – Approved with conditions. 
2018/0403: Proposed agricultural building for livestock (cubicle building for cattle) and silage clamp. – Refused.

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The proposal site relates to a farmstead in the village of Stonyhurst which is situated to the South of Stonyhurst college. The site contains a sizeable farmyard, two barns with Listed Building status, residential cottage properties and numerous agricultural sheds and buildings. The surrounding area is largely characterised by woodland, agricultural land and open countryside.


	Proposed Development for which consent is sought:

The application seeks to determine whether the proposed hardstanding falls under the realm of permitted development, or whether full planning consent is required. 


	
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 95 hectares in area. The proposal is for replacement concrete hardstanding, the area is utilised for the moving of both livestock and agricultural machinery. The existing hardstanding is damaged and broken, new hardstanding will allow for the yard area to be cleaned sufficiently to reduce dirty water runoff.  Accordingly, the proposed development is considered to be reasonably necessary for the purposes of agriculture in this instance.

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 proposed developemnt will be carried out on a parcel of land 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;

No development under Class Q or S has been carried out in the last 10 years. 

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

The proposal does not consist of the erection, extension or alteration of a dwelling. 

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

The proposed development is designed for the purpose of agriculture. 

(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 hardstanding would not exceed 1000 square metres in area. 

(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 development 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 proposed development is flat. 

(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 is not within 25 metres of a 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 development is not for the purposes of housing livestock, 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 does not involve excavations or engineering operations related to 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 development is not for the purposes of storing fuel for or waste form a biomass boiler. 

The proposal does satisfy all criteria a) – k) therefore is defined as permitted development.

Whether or not prior approval is needed

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

Siting – Parts of the proposed hardstanding would be sited immediately adjacent to the Grade II Listed Barn. As per the proposed plan, sections of the hardstanding will touch the elevations of the listed building and will extend across the majority of the southern elevation of the barn. Given the siting of the development falls partly within the curtilage of the Grade II Listed Building, it is not considered that sufficient information has been provided to be able to assess the impact on the significance of the Grade II Listed Building, including any removal of historic fabric or harm to inherent character.

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

Design / appearance- The proposed hardstanding will be constructed in concrete with a typical grey appearance. This is consistent with other tracks and areas of hardstanding within the farmstead and is typical in design for its agricultural purpose. However, given the development falls partly within the curtilage of the Grade II Listed Building, it is not considered that sufficient information has been provided to be able to assess the impact of the design on the significance of the Grade II Listed Building, including any removal of historic fabric or harm to inherent character.

As such Prior approval is required in terms of design and refused.


	Observations/Consideration of Matters Raised/Conclusion:

The proposal does meet all of the criteria set out within Schedule 2, Part 6, Class A of the Town and Country Planning (General Permitted Development) Order 2015 to be classed as permitted development. However, as part of the hardstanding would be within the curtilage of the Grade II Listed Barn, and appear to touch the elevations of the listed building, prior approval is required in regard to siting and design. As insufficient information has been provided to assess the impact on the significance of the Grade II Listed barn, including the removal of any historic fabric, then prior approval is refused. 


	RECOMMENDATION:
	Prior Approval Required and Refused.
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