APPLICATION FOR PRIOR NOTIFICATION - AGRICULTURAL
CASE OFFICER REPORT
 
 
	APPLICATION REFERENCE:
	PL/2026/02138

	APPLICATION TYPE:
	Prior notification: Building

	SITE ADDRESS:
	Bypass Barn, Burbage, Marlborough, SN8 3FU

	DEVELOPMENT DESCRIPTION:
	Erection of an extension to an existing agricultural building

	RECOMMENDATION:
	Prior Approval Approved



 
SITE DESCRIPTION/CONTEXT

The application relates to Bypass Barn, located outside the defined built‑up area and conservation area of Burbage, near Marlborough. The site comprises agricultural greenfield land used for the grazing of sheep and annual cutting of hay. It has a flat topography, containing two existing barns and areas of hardstanding along the southern edge. Access is taken from the A346, although the site is largely screened from the highway by existing hedgerows. The site lies within the North Wessex Downs National Landscape, and the surrounding area is rural in character with agricultural fields. The site is also identified as being at risk of groundwater flooding, with groundwater levels within 0.25m of the surface.
 
PROPOSAL

The proposal seeks permission to extend an agricultural storage building used for the storage of harvested hay, fodder and machinery to accommodate the operational needs and security of the farm’s machinery. The building would be constructed fit for purpose, with timber castle boarding and precast concrete panels, and the roof would be fibre cement grey to match the host building. The proposed building extension would add an additional 41.81m² of space to the storage building making it a total of 209.03m². It would add an additional 15 feet in length, 30 feet in width, the eaves would be 3.65m high, and the height to the ridge would be 4.87m to match the existing building. The proposal also includes hardstanding of 73m² and a post and wire fence to serve the entrance to the building.

RELEVANT PLANNING HISTORY 

	[bookmark: _bc9eaa23_7b84_4e11_8860_67eb8bbe0c9e]

	Proposal / Summary

	20/01350/FUL - Full planning permission Decision - Approve with Conditions Date: 8/4/2020 – Erection of agricultural barn

	PL/2022/08682 - Permission in Principle Decision - Refuse Date: 9/1/2023 – Permission in principle for residential development of 1 no. dwelling (USE CLASS C3)

	ENQ/2024/00194 - Pre-Application enquiry Decision - Pre-App Response Date: 15/3/2024 – Part conversion of existing barn to form a one bedroom dwelling, with associated parking, turning, landscaping, private amenity space and access

	PL/2024/05280 - Full planning permission Decision - Approve with Conditions Date: 26/7/2024 – Single storey extension to barn

	E/2012/0199/FUL - Full planning permission Decision - Approve with Conditions Date: 3/4/2012 – Construction of agricultural livestock barn and creation of a new access.

	ENF/2024/00240 - Unauthorised extension to barn - Bypass Barn, Burbage, Marlborough, SN8 3FU – Agricultural Barn

	E/2012/00140/ENF - Erection of a large barn and creation of new access onto A345 - Harepath Farm Burbage – Agricultural Barn

	

	




RELEVANT LEGISLATION, POLICY AND GUIDANCE 
This application is assessed under Article 3 of the Town and Country Planning (General Permitted Development) (England) Order 2015 (as amended), which grants planning permission for certain types of development described in Schedule 2 of the Order. The grant of permission is subject to the limitations, conditions, and provisions set out within the relevant Classes of permitted development.

Under Schedule 2, Part 6, Class B of the Town and Country Planning (General Permitted Development) (England) Order 2015 (as amended), certain types of agricultural development may be permitted, including:

· The erection, extension, or alteration of a building;
· The formation or alteration of a private way;
· Excavations or the deposit of waste material (where the relevant area exceeds 0.5 hectares);
· The placing or assembly of a tank in any waters.
 
Where such development is proposed, the developer is required to apply to the local planning authority for a determination as to whether prior approval is needed. This prior approval process is limited in scope and relates only to the following matters:

· The siting, design, and external appearance of the building;
· The siting and means of construction of the private way;
· The siting of the excavation or deposit;
· The siting and appearance of the tank.

ASSESSMENT 

Does the Proposal Qualify as Permitted Development? 

Having completed the detailed assessment checklist at Appendix 1 of this report, it is concluded that the proposed development qualifies as permitted development under Schedule 2, Part 6, Class B of the Town and Country Planning (General Permitted Development) (England) Order 2015 (as amended), and the assessment may now proceed to consider the siting, design, and external appearance of the development as required by the GPDO.

Is Prior Approval Required? 

The proposed development is located within the North Wessex Downs National Landscape, where development must conserve and enhance the area's special qualities, character and scenic beauty. The proposal is clearly agricultural in nature and, as such, reflects the rural and agricultural vernacular of the locality, and would not give rise to adverse impact on the dark skies of the National landscape. 

The extension would be sited on the southern edge of the holding and is well related to the existing group of agricultural buildings, with appropriate access to the A346 highway. While the development would be partially visible from the A346 through the existing access, it would be largely screened from wider views by hedgerows and would read as a subservient addition to the existing storage building.

The proposal is proportionate in scale and design, utilising matching materials including timber vertical boarding, precast concrete panels and a grey fibre cement roof to match the host building and ensure it remains fit for agricultural purposes. The extension is considered necessary for the farm's effective operation, providing additional storage capacity and enhanced security.

The proposed hardstanding is required to provide access from the existing driveway off the A346 to the agricultural storage building. It is the most direct route to the unit and is necessary to support its agricultural use. The hardstanding would be constructed using permeable stone, which is appropriate to the rural setting and local ground conditions, and would minimise surface water run‑off and disturbance to the surrounding land.

Although the land is identified as being at some risk of groundwater flooding, the site is located within Flood Zone 1. The scale of the works falls below the threshold requiring a formal flood risk assessment. Given the chalk geology, the permeable proposed hardstanding, and the relatively modest extent of development, adequate drainage can be achieved. On balance, the proposal is not considered to give rise to unacceptable drainage or flood risk impacts.

Overall, the proposed development complies with the requirements for permitted development, falling within the scope of Class B. In accordance with the prior approval legislation, the proposal has been assessed in respect of its siting, design and external appearance. It is considered that the building would be sympathetic to its rural setting, consistent with the established agricultural character of the area, and would not result in unacceptable landscape impacts.

CONCLUSION 

The proposed development has been assessed against the provisions, limitations, and conditions set out in Schedule 2, Part 6, Class B of the Town and Country Planning (General Permitted Development) (England) Order 2015 (as amended). Based on the submitted plans, supporting documentation, and the findings of this report, it is concluded that the proposal complies with the criteria for permitted development and therefore falls within the scope of Class B. Following assessment, it is determined that prior approval is required in relation to the design and external appearance of the development.

Having considered the relevant matters, it is concluded that the proposal would not result in unacceptable landscape or visual harm. The building and hardstanding are considered necessary for agricultural use, and adequate drainage provision can be achieved. Prior approval is granted, subject to the development being carried out in accordance with the submitted details and any conditions set out in this report.

RECOMMENDATION:
That prior approval is required and GRANTED
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	APPENDIX 1 – PERMITTED DEVELOPMENT CHECKLIST

	
	Permitted Development 
	Yes / No 

	B
	Does the proposal involve the carrying out on agricultural land comprised in an agricultural unit of no less than 0.4 hectares but less than 5 hectares in area, of development consisting of one or more of the following: 

(a) the extension or alteration of an agricultural building; 
(b) the installation of additional or replacement plant or machinery;
(c) the provision, extension or replacement of a private way; 
the provision, extension or replacement of a sewer, main, pipe, cable or other apparatus; 
(d) the provision, rearrangement or replacement of a private way;
(e) the provision of a hard surface;
(f) the deposit of waste; or
(g) the carrying out of any of the following operations in connection with fish farming, namely, repairing ponds and raceways; the installation of grading machinery, aeration equipment or flow meters and any associated channel; the dredging of ponds; and the replacement of tanks and nets,
 
Which are reasonably necessary for the purposes of agriculture within that unit?
	Yes – the proposal relates to 6 acres of agricultural land. 
 
a) Yes – the proposal relates to the extension of an agricultural building.
e) Yes – the proposal includes hardstanding to serve the building extension. 
 
Yes – the proposal is reasonably necessary for the purposes of agriculture to store harvested hay, fodder and machinery.


	Criteria (B.1) – Development not permitted by Class B:

	(a)
	Would the development be carried out on a separate parcel of land forming part of the unit, which is less than 0.4 hectares in area?
	No.

	(b)
	Would external appearance of the premises would be materially affected? 
	No.

	(c)
	Would any part of the development would be within 25 metres of a metalled part of a trunk road or classified road?
	No.

	(d)
	Would it consist of, or involve, the carrying out of any works to a building or structure used or to be used for the accommodation of livestock or the storage of slurry or sewage sludge where the building or structure is within 400 metres of the curtilage of a protected building?
	No.

	(e)
	Would it relate to fish farming and would involve the placing or assembly of a tank on land or in any waters or the construction of a pond in which fish may be kept or an increase (otherwise than by the removal of silt) in the size of any tank or pond in which fish may be kept?
	No.

	(f)
	Would it involve any building for storing fuel for or waste from a biomass boiler or an anaerobic digestion system to be used for storing waste not produced by that boiler or system or for storing fuel not produced on land within the unit?
	No. 

	(g)
	Would an extension of a building be carried out on land or a building that is, or is within the curtilage of, a scheduled monument?
	No.

	Criteria (B.2) – Development not permitted by Class B (a):

	(a)
	Would the height of any building be increased?
	No.

	(b)
	Would the cubic content of the original building be increased by more than 25%?
	No - The proposal would provide an additional 203.60m³  of space to the storage building which is currently 814.39 m³. This is an 25% increase in space.  

	(c)
	Would any part of any new building be more than 30 metres from the original building?
	No.

	(d)
	Would it consist of the extension or provision of any agricultural building on an established agricultural unit where development under Class Q or S of Part 3 (changes of use) has been carried out within a period of 10 years ending with the date on which development under Class B(a) begins?
	No.

	(e)
	Would the development involve the extension, alteration or provision of a dwelling?
	No.

	(f)
	Would any part of the development be carried out within 5 metres of any boundary of the unit?
	No. 

	(g)
	Would the ground area of any building, extended by virtue of Class B(a), exceed 1,250 square metres?
	No.

	Criteria (B.3) – Development not permitted by Class B (b):

	(a)
	Would the height of any additional plant or machinery within 3 kilometres of the perimeter of an aerodrome would exceed 3 metres?
	N/A.

	(b)
	Would the height of any additional plant or machinery not within 3 kilometres of the perimeter of an aerodrome would exceed 12 metres?
	N/A.

	(c)
	Would the height of any replacement plant or machinery exceed that of the plant or machinery being replaced?
	N/A.

	(d)
	Would the area to be covered by the development would exceed 1,000 square metres?
	N/A.

	(e)
	Would the development involve the extension, alteration or provision of a dwelling?
	N/A.

	(f)
	Would any part of the development would be carried out within 5 metres of any boundary of the unit; or
	N/A.

	(g)
	The ground area of any building extended by virtue of Class B(a) exceed 1,250 square metres?
	N/A.

	Criteria (B.4) – Development not permitted by Class B (e):

	(a)
	Would the area to be covered by the development exceed 1,000 square metres?
	No.





