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	Officer:
	BT
	

	DELEGATED ITEM FILE REPORT: 
	Decision
	REFUSAL

	

	Development Description:
	

	Site Address/Location:
	Laneside Barn, Grindleton Road, Grindleton, BB7 4QH.

	

	CONSULTATIONS: 
	Parish/Town Council

	N/A

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objections subject to conditions.

	

	LCC Archaeology:
	No objections.

	

	RVBC Countryside:
	No objections.

	

	RVBC Engineers:
	Consulted 18/9/24 – no response.

	

	Sabic UK:
	No objections.

	
	

	United Utilities:
	Consulted 18/9/24 – no response.

	

	CONSULTATIONS: 
	Additional Representations.

	None.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Schedule 2, Part 3, Class Q of the Town and Country Planning (General Permitted Development) Order 2015.

Article 10 allows for a transitional provision where applications made up to 20 May 2025 can be considered against the most recent legislation in place prior to the changes made on 20 May 2024. The application form confirms the PD rights in place prior to 21st May 2024 are to be used.


	Relevant Planning History:

3/2024/0380:
Prior approval for the conversion of agricultural stone barn to one two-storey dwelling under Class Q (a) and (b). (Resubmission of 3/2021/0307) (Refused)

3/2023/0274:
Proposed demolition of the existing agricultural building and erection of one new detached dwelling (Refused)

3/2021/0307:
Conversion of stone barn to one two-storey dwelling; re-siting of existing gateway, closing existing western gateway; installation of new sewage treatment plant; removal of adjacent steel framed shed. Class Q (a) and (b). (Approved)

3/2019/0760:
Change of use of existing agricultural building to a dwelling under class Q (a) and (b). (Approved)

3/2019/0389:
Change of use of existing agricultural building to a dwelling under class Q (a) and (b) (Refused)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a historic agricultural barn located on the South-western outskirts of Grindleton. The barn comprises an ‘L’ shaped footprint topped with a catslide roof. The barn includes later lean-to additions on its rear South-eastern and North-eastern side elevations. The principal elevation of the barn faces directly onto Grindleton Road with its rear elevation facing towards open countryside. An area of hardstanding and a smaller enclosed yard area lie directly adjacent to the North-eastern and South-western gable ends of the barn respectively. The surrounding area comprises a mixture of woodland, agricultural land and open countryside.


	Proposed Development for which consent is sought:

This application relates to the conversion of an agricultural building to form one residential dwelling under the provisions of Schedule 2, Part 3, Class Q (a) and (b) of the Town and Country Planning (General Permitted Development) Order 2015. In the case of a change of use of agricultural buildings to dwellinghouses, the legislation requires the applicant to notify the Council of an intention to utilise permitted development rights through the process known as ‘prior approval’.


	Observations/Consideration of Matters Raised/Conclusion:

This application seeks prior approval under Class Q (a) and (b) of Schedule 2, Part 3. The subsequent parts of Class Q.1 have therefore been assessed as follows:

Development is not permitted by Class Q if—

(a) the site was not used solely for an agricultural use as part of an established agricultural unit—
(i) on 20th March 2013, or
(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 site which was brought into use after 20th March 2013, for a period of at least 10 years before the date development under Class Q begins;

The application’s supporting information states that the last use of the building was for agricultural purposes with the building being in use for this purpose on and prior to the 20th March 2013. There is no evidence to contradict or disbelieve this and the requirements are therefore satisfied.

(b) in the case of—

(i) a larger dwellinghouse, within an established agricultural unit—
(aa) the cumulative number of separate larger dwellinghouses developed under Class Q exceeds 3; or
(bb) the cumulative floor space of the existing building or buildings changing use to a larger dwellinghouse or dwellinghouses under Class Q exceeds 465 square metres;

(c) in the case of—
(i) a smaller dwellinghouse, within an established agricultural unit—
(aa) the cumulative number of separate smaller dwellinghouses developed under Class Q exceeds 5; or
(bb) the floor space of any one separate smaller dwellinghouse having a use falling within Class C3 (dwellinghouses) of the Schedule to the Use Classes Order exceeds 100 square metres;

The application is for one larger dwellinghouse.

Larger dwellinghouses proposed to be developed under Class Q in order to be defined as such should have a floor space of more than 100 square metres but not exceed a cumulative floor space of 465 square metres. In addition, the cumulative number of separate larger dwellinghouses developed under Class Q cannot exceed 3.

The Order defines ‘floor space’ at paragraph 2 as ‘the total floor space in a building or buildings’. The Local Planning Authority determines the floor space of a building to be the ground, first and any other internal floor space within the proposed dwelling including basement levels. 
 
In this instance, the cumulative floor space of the proposed larger dwellinghouse, having a use within use Class C3, would amount to 242 square metres. The cumulative number of larger dwellinghouses proposed would be 1, within the threshold limit. 

Accordingly, the proposal would meet all above criteria and the above requirements are therefore satisfied.

(d) the development under Class Q (together with any previous development under Class Q) within an established agricultural unit would result in either or both of the following—
(i) a larger dwellinghouse or larger dwellinghouses having more than 465 square metres of floor space having a use falling within Class C3 (dwellinghouses) of the Schedule to the Use Classes Order;
(ii) the cumulative number of separate dwellinghouses having a use falling within Class C3 (dwellinghouses) of the Schedule to the Use Classes Order exceeding 5;

The cumulative floor space of the proposed larger dwellinghouse would amount to 242 square metres, within the threshold limit. The cumulative number of dwellinghouses having a use falling within Class C3 would be 1, within the threshold limit. Accordingly, the proposal would meet all above criteria and the above requirements are therefore satisfied.

(e) the site is occupied under an agricultural tenancy, unless the express consent of both the landlord and the tenant has been obtained;
(f) less than 1 year before the date development begins—
(i) an agricultural tenancy over the site has been terminated, and
(ii) the termination was for the purpose of carrying out development under Class Q, unless both the landlord and the tenant have agreed in writing that the site is no longer required for agricultural use;

The application’s supporting information states that the site is not occupied under an agricultural tenancy, nor has it been less than 1 year ago. There is no evidence to contradict or disbelieve this and the requirements are therefore satisfied.

(g) development under Class A(a) or Class B(a) of Part 6 of this Schedule (agricultural buildings and operations) has been carried out on the established agricultural unit—
(i) since 20th March 2013; or
(ii) where development under Class Q begins after 20th March 2023, during the period which is 10 years before the date development under Class Q begins;

A planning history search has been undertaken for all of the land within the established agricultural unit and it is apparent that no applications under Part 6, Class A or B have been submitted to the LPA or approved by the LPA since the 20th March 2013.

(h) the development would result in the external dimensions of the building extending beyond the external dimensions of the existing building at any given point;

The submitted plans show that the external dimensions of the proposed dwelling would not extend beyond the external dimensions of the existing building.

(i) the development under Class Q(b) would consist of building operations other than—
(i) the installation or replacement of—
(aa) windows, doors, roofs, or exterior walls, or
(bb) water, drainage, electricity, gas or other services, to the extent reasonably necessary for the building to function as a dwellinghouse; and
(ii) partial demolition to the extent reasonably necessary to carry out building operations allowed by paragraph Q.1(i)(i);

Planning Practice Guidance (Paragraph: 105 Reference ID: 13-105-20180615) advises:

“that building works are allowed under the right permitting agricultural buildings to change to residential use. The right (Class Q) permits building operations which are reasonably necessary to convert the building, which may include those which would affect the external appearance of the building and would otherwise require planning permission. This includes the installation or replacement of windows, doors, roofs, exterior walls, water, drainage, electricity, gas or other services to the extent reasonably necessary for the building to function as a dwelling house; and partial demolition to the extent reasonably necessary to carry out these building operations. It is not the intention of the permitted development right to allow rebuilding work which would go beyond what is reasonably necessary for the conversion of the building to residential use. Therefore it is only where the existing building is already suitable for conversion to residential use that the building would be considered to have the permitted development right”.

It is noted that paragraph 105 above was revised on 15 June 2018 resulting in the removal of the earlier assertion that it is not the intention of the permitted development right to include the construction of new structural elements of the building and the guidance no longer asserts that it is only where the existing building is structurally strong enough to take the loading which comes from the external works that the building would be considered to have the permitted development right.

Paragraph 105 still states, however, that it is not the intention of the permitted development right to allow rebuilding work which would go beyond what is reasonably necessary for the conversion of the building to residential use, so that it is only where the existing building is already suitable for conversion to residential use that the building would be considered to have the permitted development right. This is derived from the basic principle that the PD right is for the conversion of the building to residential use, and not for its substantial reconstruction. 

Previous application 3/2024/0380 was partially refused on the basis that an updated structural survey had not been provided to confirm the barn building’s suitability for conversion to residential use. An updated structural survey has since been provided in support of the current application however the supporting survey work indicates that rebuilding works would be necessary in order to support the residential use proposed. These works would include the entire rebuilding of the barn’s outmost South-western facing rear wall (identified as WP7 in the submitted structural survey) due to foundational issues which have caused leaning within the wall. In addition, the three walls forming the single storey mono-pitched lean-to extension (identified as WP10, WP11 and WP12 in the submitted structural survey) on the North-eastern side of the barn building are all identified as being in poor condition and in light of this the survey recommends for the complete demolition and rebuilding of the barn’s lean-to extension. 

The section of rear wall to be demolished and rebuilt is approximately 13 metres in length and forms an integral part of the barn’s rear profile. In a similar vein, the existing lean-to structure occupies an area of approximately 30 square metres and is depicted as accommodating a study area / bedroom in the proposed plans submitted. Furthermore, the proposed demolition of walls WP10, WP11 and WP12 would subsequently involve the complete demolition and rebuilding (or at the very least, replacement) of the extension’s roof. 

In addition, the submitted structural report casts further doubt with respect to the structural integrity of the barn building through stating:

‘…the existing roof is unlikely to have sufficient capacity to support a modern roof buildup and maintain stiffness to protect the various brittle finishes under future deflections.’

The structural report goes on to state that further calculations would need to be carried out to the roof timbers of the main barn in order to ascertain their capacity to bear the proposed new loads. Furthermore, with reference to the barn’s stable and store component, the structural survey states:

‘The current arrangement is not a satisfactory means of supporting the roof for a domestic structure and the roof should be replaced accordingly. In addition, the roof timbers have sustained some water damage / decay and therefore we recommend that the roof in this area is replaced during works.’

As such, the submitted structural report does not provide a confident indication that significant additional reconstruction works (in addition to the demolition and rebuilding works outlined above) would not be required. 

Furthermore, the structural survey confirms that new foundations would be required for the rebuilding of walls WP7 and WP11 however comments from the Planning Inspectorate in recent planning appeal decision ref: APP/Y3940/W/21/3273444 are relevant in this instance:

‘Foundations are not included in the list of permitted operations under Q.1(i) of the GPDO and, in my view, are not development under Section 55(2)(a) of the Town and Country Planning Act 1990 (as amended) as they would go beyond ‘maintenance, improvement or other alteration’ of the building and given that by their nature would be beneath the building, could not be considered internal works…the provision of new foundation for the new dwarf wall on the northern side of the building would be building operations that go beyond what would be reasonable for the building to function as a dwellinghouse.’

As such, the above appeal decision clearly identifies the provision of new foundations as falling outside the realm of works reasonably necessary to convert buildings to residential use.

In light of all of the above, given the overall scale of demolition and rebuilding work that would be required to bring the building into residential use, in addition to the requirement for new foundations, it is not considered that the proposed development would amount to a genuine conversion that would fall within the threshold of works ‘reasonably necessary’ to change the use of the building in question. 

(j) the site is on article 2(3) land;
(a) an area designated as a conservation area under section 69 of the Planning (Listed Buildings and Conservation Areas) Act 1990 (designation of the conservation areas);
(b) an area of outstanding natural beauty;
(c) an area specified by the Secretary of State for the purposes of section 41 (3) of the Wildlife and Countryside Act 1981 (enhancement and protection of the natural beauty and amenity of the countryside);
(d) the Broads;
(e) a National Park; or
(f) a World Heritage Site

The application site does not lie within any of the above designations.

(k) the site is, or forms part of—
(i) a site of special scientific interest;
(ii) a safety hazard area;
(iii) a military explosives storage area;

The application site does not form part of any of the above.

(l) the site is, or contains, a scheduled monument; or

The application site does not contain a scheduled monument

(m) the building is a listed building.

The agricultural building to be converted is not a Listed Building

To satisfy the requirements of Class Q (a) and (b) the Local Planning Authority’s must consider whether approval is required in respect of the following conditions listed in Schedule 2 Part 3 Q2.

(a) transport and highways impacts of the development

The proposed development has been subject to review from Lancashire County Council Highways who have raised no issues with the proposal with respect to access, vehicle parking or general highway safety. The LHA have recommended for the imposition of planning conditions outlined in the previous LHA response pertaining to application 3/2021/0307.  Prior approval is therefore required and approved on this matter.

(b) noise impacts of the development

In relation to this particular consideration, the building to be converted lies approximately 20 metres away from the nearest residential receptor to the North-west of the site (Laneside Farm) however in this instance it is not anticipated that use of the existing building as a dwellinghouse would result in noise or disturbances over and above that caused by an agricultural use of the application building and site. Furthermore, no additional residential receptors lie within close proximity to the application site. Therefore prior approval is not required in respect of this matter.

(c) contamination risks on the site

No supporting information has been provided with respect potential contamination risks within or around the proposal site. As such, it remains unclear as to whether contaminants are present within or around the proposal site therefore further investigation of the site would be required. Prior approval is required and approved on this matter however a condition to secure appropriate site investigation and remediation would need to be imposed on any future consent granted. 

(d) flooding risks on the site

With regards to the matter of flooding, the Environment Agency flood map shows the application site to be located within Flood Zone 1 and there are no known local flooding issues. Prior approval is required and approved on this matter however a condition to secure an appropriate drainage strategy would need to be imposed on any future consent granted.

(e) whether the location or siting of the building makes it otherwise impractical or undesirable for the building to change from agricultural use to a use falling within Class C3 (dwellinghouses) of the Schedule to the Use Classes Order.

The application building and site are served by an existing access from Grindleton Road. In addition, no requests for any significant alterations to the site’s existing access to facilitate occupation of the proposed dwelling have been made by the LHA. Furthermore, the application’s supporting information indicates that foul water disposal would be dealt with by means of a package treatment plant. Accordingly, it is not anticipated that conversion of the application building to a dwellinghouse as proposed would warrant any unnecessary expenditure by public authorities or utilities on the provision of additional infrastructure. It is noted that the application site occupies a rural location some distance away from the nearest public transport links and amenities however Planning Practice Guidance states that the permitted development right does not apply a test in relation to sustainability of location on the basis that the right recognises that many agricultural buildings will not be in village settlements and as such may not be able to rely on public transport for their daily needs (Paragraph: 108 Reference ID: 13-108-20150305). 

Taking account of the above, it is not considered that the location and siting of the proposed development would in this instance be impractical or undesirable. Therefore prior approval is required and is acceptable on this matter.

(f) the design and external appearance of the building, and

(g) the provision of adequate natural light in all habitable rooms of the dwellinghouses,

and the provisions of paragraph W (prior approval) of this Part apply in relation to that application.

Design and external appearance

On farm buildings, windows and doors are commonly small and insignificant. Farm buildings are operational structures with a functional simplicity which is an essential part of their character. In order to protect the character and setting of the surrounding countryside any additional openings should be kept to a minimum to avoid a clearly domestic appearance. 

In addition, Historic England guidance states: 

‘New features added to a building are less likely to have an impact on the significance if they follow the character of the building. Thus in a barn conversion new doors and windows are more likely to be acceptable if they are agricultural rather than domestic in character’.

In this instance, the proposed conversion of the application building to a dwelling would be largely centred around the use of the barn’s existing openings which would be respectful to the historic character of the agricultural building. The roof pitch of the building would be detailed in blue slate and flush fitting roof lights, with the dwelling’s windows comprising timber frames detailed in heritage paint, all of which would largely reflect and be respectful to the rural vernacular of dwellings within the locality. Furthermore, no extensions are proposed to the existing building as part of the proposed development. As such, the proposed development is considered to be acceptable with respect to its design and external appearance.

Accordingly, prior approval is required and approved on this matter.

Provision of natural light

The proposed plans submitted indicate that all habitable rooms within the proposed dwelling would be served by a sufficient quantity of window and roof light openings therefore it is anticipated that future occupants of the proposed dwelling would receive an adequate provision of natural light. Therefore prior approval is required and is acceptable on this matter.

Other matters:

Curtilage

The cumulative area of land occupied by the proposed domestic curtilage area would amount to 247 square metres which would be less than the ground floor area covered by the building to be converted to residential use. The proposed development is therefore considered to be acceptable in relation to this particular consideration.

Ecology

Recent bat surveys of the application building and site undertaken between 20/5/24 and 30/5/24 observed no evidence of bat emergence from the barn building or any presence of bats, barn owls or nesting birds within the confines of the building, with the presence of a significant or low conservation value bat roost on site being deemed as unlikely. As such, no further survey work has been recommended however the application’s Bat Survey Report and Method Statement provides a number of recommended working practices and precautionary measures to be undertaken and adhered to during implementation of the proposed development so as to avoid and mitigate for any potential disturbances to protected species. The proposed development is therefore considered to be acceptable in relation to this particular consideration, however a condition to secure adherence with the aforementioned recommended working practices and precautionary measures would need to be imposed on any future consent granted. 


	Conclusion:

The scale of works proposed would go significantly beyond conversion and beyond what it is considered to be ‘reasonably necessary’ to change the use of the building in question. Furthermore, the submitted survey report fails to provide a confident indication that significant additional works of reconstruction would not be required.

Accordingly, it is considered that the proposal does not satisfy the requirements of Class Q (a) and (b) of Schedule 2 Part 3 of the Town and Country Planning (General Permitted Development) Order 2015. As such, it is recommended that prior approval is refused.


	RECOMMENDATION:
	Refuse Prior Approval.
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