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1.0 Introduction 

Carver Knowles have been instructed Mrs D. Brown to submit a Prior Approval application to convert 

an agricultural outbuilding to provide two dwellings at Little Harbours Farm, Stoke Prior. This is a re-

application of consent 18/00409/CUPRIO. 

 

This planning statement supports that application and provides the details to indicate how the 

proposed development complies with the with permitted development rights under Class Q of Part 3, 

Schedule 2 of the General Permitted Development Order 2015 and its more recent amendment the 

General Permitted Development (England) (Amendment) Order 2018. 

 

2.0 Background information 

The building is situated alongside Moorgate Road, outside the small village of Stoke Prior.  

   

The building is located approximately 1.7 miles South of Stoke Prior, 6.5 miles from Redditch and 12 

miles from Worcester. 

 

Mrs Brown owned 25 acres at Little Harbours Farm used for keeping sheep. The farm has been 

downsized from a 50 acre dairy farm holding several years before. 

 

The adjacent buildings and access are owned by a third party undertaking agricultural operations. This 

was the case in 2018 and nothing has changed to affect the status quo. 

 

Prior approval was granted for this development (ref 15/0530) on the 25th August 2015 and the works 

were due to be undertaken last year. However unfortunately Mrs Brown’s husband passed away 

suddenly in January 2017 which meant all farm projects had to be put on hold.  

 

The most recent consent (18/00409/CUPRIO) expires on the 15th May 2021 and it is unlikely the 

conversion will be completed prior to that date. We appreciate that this is the second extension but 

given recent events it is not possible to undertake the conversion just yet. 

 

It is accepted that there have been some amendments to the Prior Approval requirements in the last 

few years but it is felt this building still complies with the requirements of the legislation, as it did 

before. 

 

 

3.0 Planning Policy 

This application is submitted in accordance with the Town and Country Planning (General Permitted 

development)(England) Order 2015 – Schedule 2, Part 3, Class Q, with reference to the National 

Planning Policy Framework and Planning Practice Guidance.   
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4.0 Proposed Development 

The proposed development relates to the conversion of an existing agricultural outbuilding to create 

a two dwellings.  

 

The existing building comprises breezeblock with wooden supports and an asbestos roof.  

 

To the east of the outbuilding is an open north facing lean-to, with metal supports and an asbestos 

roof.  The lean to would need to be removed as part of the development to form the parking area. 

 

The site boundary is outlined in red on the attached plan. 

 

5.0 Requirements of Class Q 

Permitted Development Class Q is for development consisting of the change of use of a building and 

land from use as an agricultural building to form dwelling houses together with the building operations 

necessary to convert the building. This class also has a number of criterions that need to be met to 

ensure the development can take place within this class. Each of the points is listed below with a 

summary of how the proposed building and development complies with the requirements. 

 

5.1 Is the site used solely for an agricultural use, as part of an agricultural unit? 

An agricultural unit is defined in part 6 of the Town and Country Planning (General Permitted 

Development) Order 1995 as agricultural land which is occupied as a unit for the purposes of 

agriculture. Section 109 of the Agricultural Act 1947 defines agricultural land as land in use for 

agriculture which is so used for the purposes of a trade or business. Agriculture is defined within the 

Town and Country Planning Act 1990 to include ‘horticulture, fruit growing, seed growing, dairy 

farming, the breeding and keeping of livestock and the use of land as grazing land’.  

 

Mr and Mrs Brown have farmed at Little Harbours Farm for many years, previously running the 

property as a dairy and beef holding. More recently it was used for sheep farming. Mr Brown died 

suddenly in 2017 and the farming activities have now ceased. 

 

5.2 Is the cumulative floor space of the existing building less than 450m2? 

The agricultural building extends to 257m2 which is significantly less than the limit of 450 m2.  The two 

dwellings provided will be less than 150m2 each. 

 

5.3 Is the cumulative number of separate dwellings developed up to three (or five 

subject to size restrictions)? 

It is proposed that the conversion will provide two dwellings. The existing floor plan shows the current 

building layout and it is proposed that the conversion makes the most of the existing rooms. 

 

5.4 Is the site occupied under an Agricultural tenancy? 

The building is owned and occupied by Mrs Brown. 
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5.5 Has any other permitted development taken place? 

There has been no permitted development carried out in the last 10 years at this site. 

 

5.6 Does the proposal increase the external dimensions of the building? 

The existing room layout shows there is plenty of space to accommodate two dwellings without the 

need to extend the building in any direction. Each dwelling can provide a kitchen/living room, 

bathroom and two/three bedrooms.  

 

 

5.7 What is the extent of the proposed building operations? 

Externally the roofing material will be replaced but the existing fenestration will be maintained, 

albeit with improved double glazed windows and doors.  

 

The conversion will be subject to building regulations approval therefore all proposals will meet with 

the current standards. 

 

The proposal makes the use of the existing structure which is in excellent condition.  

 

As the building is already fully clad there will be no change to the wind loading on the frame and the 

replacement materials will be of a similar weight. Insulation will be inserted in the bays between the 

stanchions. 

 

The envelope of the building will not be extended any further than the existing footprint of the 

building.  

 

There is already good existing vehicular access to the building.  

  

The additions outlined are included in the works reasonably necessary for the conversion in 

accordance with Class Q. 

 

5.8 Is the site on article 1(5) land? 

No part of this site is within article 1(5) land.  

 

5.9 Are there any designations on the proposed site? 

The site does not form part of a SSSI, Safety hazard area or military explosives storage area. 

 

The building is not a Listed Building and no part of the sites is, or forms part of, a Schedule Monument. 
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6.0 Appraisal of the development 

 

6.1 Highways and transport impacts 

The proposed development will make use of the existing access from Moorgate Road. This is the main 

access to the farm house and buildings and has been used regularly by agricultural machinery. 

 

The development also provides 4 parking spaces within the curtilage as a communal parking area 

which is considered to be adequate for the two dwellings  

 

There would be a slight increase in the use of the access and vehicles entering the property however, 

due to the size and scale of the proposed development it is not considered that this increase would 

have any negative effects on the operation and safety of the highway network. 

 

6.2 Noise Impacts 

The noise that would be created by two additional dwelling in this area is considered minimal.  

 

6.3 Contamination Risks 

There are no issues of contamination on this property.  

 

The building has been used historically been used for equipment storage. 

 

There have never been any chemicals or fuels stored at this building as these have been located at 

the main farm for improved security. 

 

The floor is clean and robust and free from contamination. Due to the low risk of contamination a 

full contamination survey is not deemed to be necessary. 

 

6.4 Flooding Risks 

The site is not located within a Flood Risk Zone nor a Surface Water Risk zone. 

 

6.5 Practicality and desirability of the location and siting of the building 

The outbuilding will create two rural dwellings in an attractive part of rural Worcestershire. The farm 

is removed from the village of Stoke Prior so these dwellings would not affect their privacy or standard 

of living. 

 

It is considered that the proposed development will be in a practical and desirable location given that 

it is approximately 6.5 miles from Redditch and 12 miles from Worcester with the schools, shops, 

public transport connections, health and recreational facilities it offers.  

 

The proposed building is already connected to both mains water and electricity. The sewage will be 

dealt with using a private sewage treatment plant package for the two dwellings.  
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The proposed development is sensitive to the character of the area by retaining the shape and 

structure of the barn yet ensuring that each of the dwellings has plenty of natural light and can provide 

a practical living space. The access to the building will remain unchanged with the provision of four 

car parking spaces. Each dwelling will also have access to a private garden. 

 

6.6 External appearance and design 

The design of the conversion will ensure that the shape and structure of the barn will be retained. The 

building has numerous doors and windows and these will be used and maximised to retain the 

character of the converted barn.   

 

The finished colour of the buildings can be agreed with the council as the blockwork will be re-

rendered and painted to give a clean finish. 

 

Please refer to the proposed building elevations for further details of the external appearance and 

design.  

 

6.7 Protected Species 
A Baseline Bat Survey has previously been undertaken by Elizabeth Mckay B.A. (Hons.) MCIEEM CEnv. 

She found the building to have a low suitability for roosting bats due to the lack of crevices in roof 

linings or similar. Elizabeth also confirmed the opportunities for nesting birds was also limited but as 

a precaution recommended that the roof be stripped outside of the bird nesting season. This was not 

added as a condition on the last consent but would be considered as a sensible practical measure. 

 

A copy of the 2018 report has been enclosed with this application for completeness. 

 

 

7.0 Conclusion 

The agricultural building at Little Harbour’s Farm satisfies the criteria for permitted development 

under Class Q of the GPDO including the new amendments. The proposed development would not 

cause an adverse impact on the highway, neighbouring properties or the local area.  

 

The site itself provides an attractive and desirable location to live given the rural setting but close 

proximity to all the necessary services. The building is of permanent and substantial construction and 

is capable of being converted to provide residential accommodation without structural works being 

undertaken and its design is sensitive to the original character of the building. This change of use is a 

practical one and many of the existing internal walls can also be re-used to enhance the character of 

the proposed dwellings. 

 

The conversion has been designed with minimal impact in mind that would utilise the original 

structure as well as using like for like materials to remain in-keeping with the character of the area.   

 

The re-application is a direct result of the limited time frames of the Permitted Development rules and 

issues as a result of the Covid 19 pandemic.  


