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Development Management

Cheshire West and Chester Planning

Nicholas House, 
1 Black Friars, 
Chester, 
Cheshire 
CH1 2NU
9th March 2021
Dear Sir or Madam

PRIOR NOTIFICATION FOR THE CHANGE OF USE OF AN AGRICULTURAL BUILDING TO A FLEXIBLE COMMERCIAL USE, QUARRY FARM BARN, MARSH LANE, CROWTON, CW8 2RL

USE OF AGRICULTURAL BUILDING FOR LIGHT INDUSTRIAL  STORAGE AND OFFICE (ONE UNIT)
I write in respect of the enclosed prior notification application as above. The following documents have been submitted to complete this Prior Notification application.
· Completed application Form

· Existing Site Location Plan

· Existing Floor and Elevation Plan

· Proposed Floor and Elevation Plan

The contents of this submission seek the Council’s determination as to whether prior approval is required to use the existing agricultural building as a commercial workshop, storage, and office building, under the range of flexible commercial uses applicable to this application method. The  proposal will provide one unit and this letter demonstrates our view that prior approval is not required.

The Town and Country Planning (General Permitted Development) (England) Order 2015 (GPDO) permits under Class R the following permitted development:

Development consisting of a change of use of a building and any land within its curtilage from a use as an agricultural building to a flexible use falling within Class A1 (shops), Class A2 (financial and professional services), Class A3 (restaurants and cafes), Class B1 (business), Class B8 (storage or distribution), Class C1 (hotels) or Class D2 (assembly and leisure) of the Schedule to the Use Classes Order.

The regulation sets our specific criteria that must be satisfied for this permitted development right to be applied. This submission provides all the information necessary to assist the Council to determine whether prior approval is required.
THE PROPOSAL 
USE
Existing: Agricultural 




Proposed: Commercial office and light industrial workshop 
AMOUNT
The subject building extends to a single storey steel portal framed structure, total floor area 87.84 sq m 
LANDSCAPING
The building benefits from the natural landscaping. This is to remain unaltered. 
APPEARANCE
The proposed structure is extant therefore there will be no alteration to the built environment. 
As existing the building is constructed as follows:

· Steel Portal Frame with block internal construction 
· GRP Fibre cement  roof with roof lights

· Concrete Floor

· Power and Lights connected

· Box Profile Clad
· Galvanized Doors
The proposed structure (alterations proposed to allow for the change of use):

· Steel Portal Frame ( retained as existing) 

· Block Wall Construction (retained as existing)
· GRP Fibre cement  roof with roof lights ( retained as existing)

· Concrete Floor( retained as existing) 
· Power and Lights connected ( retained as existing)

· Openings – sheeted doors replaced with windows and pedestrian doors and windows to side elevations for office use.
· Internal arrangement will be created through block partition.  

The proposed change of use will minimally alter the appearance of the extant building but in our view these alterations and repairs will not create any detriment to the openness of the countryside. 

ACCESS:
The proposal will require no change or alteration to the existing access. The proposed commercial use has no potential users that will require any special requirements. 
The development will not have any effect of the use of the public highway therefore there would be no requirement to improve the existing access to the public highway. The change of use of the building would not generate any increased traffic than experienced to date.
Emergency services will be served by this arrangement and emergency evacuation should be affected easily.

CONTAMINATION
A review of the planning history and the contamination land register confirms that there are no contamination issues that need to be considered. 

FLOOD RISK
As part of this application, we have reviewed the Environmental Agency Flood map which confirms that the site is within Flood Risk Zone 1. Further, there are no known or reported drainage issues. 

PLANNING POLICY

CLASS R CRITERIA
Class R of the GPDO only applies to agricultural buildings which met specific criteria set out at Paragraph R.1 a to e as described below:

Development is not permitted if:

· The building in question has not been solely in agricultural use since 3 July 2012. For buildings first brought into use after 3 July 2012, the building has not been in use for agriculture for 10 years.

· The cumulative floor space of buildings which have changed use under Class R, within an original agricultural unit, exceeds 500 square metres.

· The site is or forms part of a military explosives storage area or  a safety hazard area.

· The building is a listed building or a scheduled monument.
In response: 

Criterion a state that Class R only applies to agricultural building that was and have remained in agricultural since 3rd July 2012. The building is less than the requires floor area and is less than 150 sq m owned independently.

We can confirm that the subject building has been solely used for agricultural purposes, formerly part of a wider holding Sandhole Farm.
· The building does not exceed 500 sq m. The proposal extends to  87.84 sq m

· The site is not located in a military explosive area

· The site is not located within a safety hazard area

· The building is not listed or a scheduled monument.

Transport and Highway Impacts.

The site has sufficient hard standing and ability to accommodate the proposed use, notwithstanding the surface area around the building as existing already provides for ample parking.

The site has clear visibility to allow for safe access and egress by users and all vehicle types associated with the proposed use. 

Noise Impacts of the development

The NPPF states at Paragraph 123 with respect to Noise, the planning policies and decisions should aim to:

Avoid noise from giving rise to significant adverse impacts in health and quality of life as a result of the new development;

· Mitigate and reduce to a minimum other adverse impact on Health and quality of life arising from noise form a new development, including through the use of conditions;

· Recognise that development will often create some noise and existing businesses wanting to develop in continuance if their business should not have unreasonable restrictions put upon them because of the changes in the nearby land uses since they were established; and

· Identify and protect the tranquillity which have remained relatively undisturbed by noise and are prized for their recreational and amenity value for this reason.

Based on this given distance, we do not envisage there would be any significant adverse impacts to neighbouring properties. The proposed use we do not expect there to be any detrimental noise impacts.
CONCLUSION AND SUMMARY

This submission demonstrates that the proposed flexible change of use of the existing agricultural building is in adherence with the criterion of Class R, permitted development therefore prior approval is not required.

There are no technical reasons based on noise, highways, contamination or flood risk requiring consultation. The proposal proposed will make effective use of an existing building to generate economic growth in line with the aims and objectives of the NPPF. The proposal is less than 150 sqm and in one ownership. 
The scheme falls within the Prior Notification process and criteria and will provide a respectful conversion with minimum alterations to the extant structure. As such we respectfully request written confirmation that prior approval is not required so that the development can commence, and importantly new employment opportunities are created.

I trust the enclosed information is satisfactory and will enable validation of the application, however, would you require any additional information please do not hesitate to contact me.
Yours sincerely

Mrs O Starkey MSc Env RICS
OS Planning 
ENC
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07815105595  olivia@osplanning.co.uk
Orchard Cottage, Town Farm Lane, Norley, Cheshire, WA6 8NH
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