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1. APPLICATION SITE AND LOCALITY 

1.1. The application site is located to the south-east of the village of Wendlebury, amongst the complex of buildings that make up College Farm. College Farm is accessed from a track that leads onto Main Street. The building to which this application relates is a former pig rearing building, which is constructed from concrete blocks, with timber clad gables and a fibre cement sheet roof. The building is located in the east of the site. The building has a floor area of 294 sq m.
2. DESCRIPTION OF PROPOSED DEVELOPMENT

2.1. The application relates to the proposed change of use of the building and building operations reasonably necessary to convert the building under Schedule 2, Part 3, Classes Q (a) and (b) of The Town and Country Planning (General Permitted Development) (England) Order 2015. The scheme proposes to convert the agricultural building to form one dwelling, with a floorspace of 294m2. The proposed curtilage of the dwelling would be an additional area of approximately 291m2. 

3. RELEVANT PLANNING HISTORY

3.1. There is no planning history directly relevant to the proposal.
4. PRE-APPLICATION DISCUSSIONS

4.1. No pre-application discussions have taken place with regard to this proposal.
5. RESPONSE TO PUBLICITY

5.1. This application has been publicised by way of a site notice displayed near the site and by letters sent to all properties immediately adjoining the application site that the Council has been able to identify from its records. The final date for comments was 06.08.2018. 
5.2. No comments have been raised by third parties.
6. RESPONSE TO CONSULTATION

6.1. Below is a summary of the consultation responses received at the time of writing this report. Responses are available to view in full on the Council’s website, via the online Planning Register.

PARISH COUNCIL AND NEIGHBOURHOOD FORUMS

6.2. WENDLEBURY PARISH COUNCIL: The application meets the agricultural guidelines, the development is outside the built up area of Wendlebury and the Parish Council wishes to ensure that this development will not create a precedent that could be used by future developers. As the building is an agricultural conversion, the Parish Council wished to request that conditions are created to keep it with the farm and that it would not be able to be released to be sold as a separate development in the future.

STATUTORY CONSULTEES

6.3. LOCAL HIGHWAYS AUTHORITY: No objections.
NON-STATUTORY CONSULTEES

6.4. ENVIRONMENTAL PROTECTION: No objections, subject to a condition relating to provision of ducting to allow for future installation of EV charging infrastructure.
7. RELEVANT PLANNING POLICY AND GUIDANCE

7.1. As this is a Prior Notification application (as per above), the provisions of Part 3 of Schedule 2 of the General Permitted Development Order 2018 (“GPDO”) are considered most relevant.

7.2. Under Part 3 Class Q of the GPDO, development consisting of a change of use of a building and any land within its curtilage from use as an agricultural building to a use falling within Class C3 (dwellinghouses) of the Schedule to the Use Classes Order, does not require Prior Approval, provided that:

(1) It meets the tests of Class Q—

(a) The site was used solely for an agricultural use, as part of an established agricultural unit— 
(i) on 20th March 2013;

(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 ten years before the date the development under Class Q begins;

(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;

(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;

(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;

(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;

(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;”

(i) The development under Class Q(b) would not consist of any 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);

(j) The site is not on article 2(3) land;

(k) The site is not or does not form part of 

(i) a site of special scientific interest; 

(ii) a safety hazard area; 

(iii) a military explosives storage area;

(l) The site is not, or does not contain, a scheduled monument;

(m) The building is not a listed building.

7.3. And (2) where the development proposed is development under Class Q(a) together with development under Class Q(b), as in this instance, development is permitted subject to the condition that before beginning the development, the developer must apply to the local planning authority for a determination as to whether the prior approval of the authority will be required as to—

a) transport and highways impacts of the development;

b) noise impacts of the development;

c) contamination risks on the site;

d) flooding risks on the site, or

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, and

f) the design or external appearance of the building

and the provisions of Paragraph W shall apply in relation to any such application.

And (3) Development under Class Q is permitted subject to the condition that development under Class Q(a), and under Class Q(b), if any, must be completed within a period of 3 years starting with the prior approval date.
7.4. Under paragraph W.(3) the local planning authority may refuse an application where, in the opinion of the authority—

a) the proposed development does not comply with, or

b) the developer has provided insufficient information to enable the authority to establish whether the proposed development complies with any conditions, limitations or restrictions specified in this Part as being applicable to the development in question.

8. APPRAISAL

8.1. The key issues for consideration in this case are whether or not the Class Q criteria are satisfied.

8.2. The Design and Access Statement submitted with the application states that the building is currently in agricultural use and was used this way before 20 March 2013. It is stated that the building was constructed in 1965 and that pigs were reared in the building until 1984, then cattle were reared in the building until 1987 and after this time it has been used as agricultural storage. Given the type, size and location of the building, observations on site and the information included in the Design and Access Statement, I have no reason to doubt that the use of the building was for agricultural purposes. 

8.3. The cumulative floor space of the existing building or buildings changing use under Class Q within an established agricultural unit does not exceed 465 square metres. No other dwellings have been developed under Class Q on the agricultural unit. The site is not occupied under a tenancy and therefore Q1(e) and (f) are not relevant.
8.4. The covering letter states that no development has been undertaken under Part 6 since 20th March 2013 on the agricultural holding. It is concluded that criteria a, b, c, d, e, f, and g are considered to be satisfied.  
8.5. A plan of the existing building has been submitted. Comparing the plans for the proposed conversion with the former plan, it is concluded that the proposed development would not result in the external dimensions of the building extending beyond the external dimensions of the existing building at any given point, and therefore criterion (h) is satisfied. 

8.6. In respect of criterion (i), the PPG states that, “It is not the intention of the permitted development right to include the construction of new structural elements for the building”. Government guidance also states:

8.7. “It is not the intention of the permitted development right to include the construction of new structural elements for the building. Therefore it is only where the existing building is structurally strong enough to take the loading which comes with the external works to provide for residential use that the building would be considered to have the permitted development right.”

8.8. A structural survey has been submitted with the application which demonstrates that the building is structurally sound. The roof trusses and purlins would be retained; with new sheet roofing replaced the existing fibre cement roofing. Where possible, the existing high level windows have been used but increased in size, whilst doorways have been created on the north, south and east elevations. Three rooflights are to be installed on the south roof slope, with two rooflights installed on the north roof slope. Internally, the building is open plan at present, so partition walls would be erected to form the rooms of the dwelling. The open doorway on the south elevation would be filled in with a door and glazing. The proposal generally accords with Class Q(i) as the proposed internal and external works are considered necessary for the conversion and would not result in any significant new building operations outside of the definition at Q(i).
8.9. The site is not or does not form part of a site of special scientific interest, a safety hazard area or a military explosives storage area. The site does not contain a scheduled monument and the building is not listed. The site is not on article 2(3) land.
8.10. Overall the proposal as amended is considered to comply with Class Q.1.  It is therefore necessary to consider the proposal under the prior approval criteria under paragraph Q.2.   This is discussed below:
Matters under Q.2 (prior approval)

Highway Impacts

8.11. The most recent legislation makes it clear that an assessment is to be made as to whether or not the proposal is likely to result in a material increase or material change in the character of the traffic in the vicinity of the site. There would be sufficient space within the curtilage as indicated on the submitted drawings to provide the required parking and the development is therefore deemed to be acceptable in this regard.
Land Contamination

8.12. The Environmental Protection Officer suggested that a sensitive land use questionnaire was submitted by the applicant. This was done during the course of the application and the Environmental Protection Officer offered no objections to the submitted information. It is therefore considered that the development would not be at risk of contamination.
Flood Risk

8.13. The site is not within any Flood Zones. The proposal is considered acceptable in this regard.
Impractical or Undesirable Location or Siting

8.14. The test in this criterion is 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. 

8.15. The PPG guides that Local Planning Authorities (LPA) should start from the premise that the permitted development right grants planning permission, subject to prior approval requirements. Moreover, the PPG guides that a proposal for a change of use in a location where the Local Planning Authority would not normally grant planning permission for a new dwelling is not sufficient reason for refusing prior approval.

8.16. Impractical or undesirable are not defined in the regulations, and the LPA should apply a reasonable ordinary dictionary meaning in making any judgment. Impractical reflects that the location and siting would “not be sensible or realistic”, and undesirable reflects that it would be “harmful or objectionable”. The PPG also guides that the location may be undesirable if it is adjacent to other uses such as intensive poultry farming buildings, silage storage or buildings with dangerous machines or chemicals – in other words, uses that would be incompatible and in close proximity to residential uses for safety and amenity reasons. 
8.17. The building is located in the east of the site and backs onto agricultural fields. The site would be at the edge of the farmyard, however the siting of such a building in close proximity to agricultural fields and on the edge of a farmyard is considered to be a common relationship for a building that would be subject to this kind of application and this would not constitute an impractical or undesirable siting. Given the nature of the use of stables and the siting of the stable block to the rear of the application site, it is considered that this would also be acceptable in this regard.
9. PLANNING BALANCE AND CONCLUSION

9.1. The proposed development accords with the criteria (a) - (m) under Class Q, Part 3, Schedule 2 of the Town and Country Planning (General Permitted Development) (England) Order 2015. 

	10. RECOMMENDATION
That prior approval and permission is granted, subject to the following conditions:

1. The development to which this permission relates shall be completed within a period of three years beginning with the prior approval date of this permission.

Reason - To comply with the provisions of Section Q.2 (3), Part 3, Schedule 2 of the Town and Country Planning (General Permitted Development) (England) Order 2015.
2. Except where otherwise stipulated by conditions attached to this permission, the development shall be carried out strictly in accordance with the application form and the following plans and documents:  18.178.02 Rev C.
Reason – For the avoidance of doubt, to ensure that the development is carried out only as approved by the Local Planning Authority and comply with Government guidance contained within the National Planning Policy Framework.
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