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Supporting Statement 

Change of Use of Existing Agricultural Barn to Dwelling house at Red Wells Farm 
Barn, Fordoe Lane, Rochdale. 

1.0	 Introduction 
	 This statement sets out the design considerations for the proposed change of use of an 

existing agricultural barn to a dwelling house at Red Wells Farm Barn, Rochdale.  

	 The statement has been prepared to address the requirements of the The Town and 
Country Planning (Development Management Procedure) (England) (Amendment) Order 
2013. It should not be used for any other purpose. 

	 The design has been prepared by Storah Architecture and is to be read in conjunction 
with drawings; 22-051-001, 22-051-010, 22-051-310 and 22-051-311. 

	 The statement considers the proposals in relation to the National Planing Policy 
Framework (NPPF) and local plan policies. 

2.0	 Site Context and Assessment 
	 The agricultural building and site to which this application relates is located within 

Rochdale, North of Wolstenholme. The site is located approximately 0.19 miles along 
Fordoe Lane (an unadopted road) and is 0.38 miles from the connection to the adopted 
highway at Over Town Lane. Fordoe Lane is currently maintained by the present owners 
of the site to which this application relates.  

	 The site is located in an exposed position below Knowl Hill summit on the South East 
facing hillside. There is little foliage in the immediate context of the site. Neighbouring 
farms are located within the immediate context.  

	 The existing building is a single storey agricultural barn. As a result of this application, the 
use class will change to use class C3. The site is not a site of special scientific interest, a 
safety hazard area or a military explosives storage area. The property is not listed or a 
scheduled monument and is not within a conservation area. The site is located within 
Flood Zone 1 and has a low probability of flooding, as defined by the Environment Agency 
on their ‘Flood Map for Planning’. 
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Dear Lorem, 

Re: Lorem ipsum dolor sit amet, consectetur adipiscing elit 

Lorem ipsum dolor sit amet, consectetur adipiscing elit, set eiusmod tempor incidunt et 
labore et dolore magna aliquam. Ut enim ad minim veniam, quis nostrud exerc. Irure dolor 
in reprehend incididunt ut labore et dolore magna aliqua. Ut enim ad minim veniam, quis 
nostrud exercitation ullamco laboris nisi ut aliquip ex ea commodo consequat. Duis aute 
irure dolor in reprehenderit in voluptate velit esse molestaie cillum. Tia non ob ea soluad 
incom dereud facilis est er expedit distinct. Nam liber te conscient to factor tum poen 
legum odioque civiuda et tam. Neque pecun modut est neque nonor et imper ned libidig 
met, consectetur adipiscing elit, sed ut labore et dolore magna aliquam is nostrud 
exercitation ullam mmodo consequet. Duis aute in voluptate velit esse cillum dolore eu 
fugiat nulla pariatur.  
At vver eos et accusam dignissum qui blandit est praesent. Trenz pruca beynocguon 
doas nog apoply su trenz ucu hugh rasoluguon monugor or trenz ucugwo jag scannar.  
Lorem ipsum dolor sit amet, consectetur adipiscing elit, set eiusmod tempor incidunt et 
labore et dolore magna aliquam. Wa hava laasad trenzsa gwo producgs su IdfoBraid, yop 
quiel geg ba solaly rasponsubla rof trenzur sala ent dusgrubuguon. Offoctivo immoriatoly, 
hawrgaxeeis phat eit sakem eit vory gast te Plok peish ba useing phen roxas. Ut enim ad 
minim veniam, quis nostrud exerc. Irure dolor in reprehend incididunt ut labore et dolore 
magna aliqua. Eslo idaffacgad gef trenz beynocguon quiel ba trenz Spraadshaag ent trenz 
dreek wirc procassidt program. Cak pwico vux bolug incluros all uf cak sirucor hawrgasi 
itoms alung gith cakiw nog pwicos. 
Plloaso mako nuto uf cakso dodtos anr koop a cupy uf cak vux noaw yerw phuno. Whag 
schengos, uf efed, quiel ba mada su otrenzr swipontgwook proudgs hus yag su ba 

Yours sincerely, 

Richard A Storah
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	 A Phase 1 Contaminated Land Report has been provided elsewhere to assess 
contamination risks on site.   The conclusion of that report is that there is no reason to 
suggest that any materials harmful to the proposed use have been mined, stored or used 
on the property. 

3.0	 Permitted Development 

3.1	 Requirements of the Brief 
	 The proposed development involves the change of use of an existing agricultural barn to a 

dwelling at Red Wells Farm Barn, Rochdale. The proposal for the change of use of the 
agricultural building will entail building operations to the extent reasonably necessary for 
the building to function as a dwelling house. This will include the replacement of windows, 
doors or roofs. The installation of water, gas, electricity and drainage services. 

3.2	 Evidence of Agricultural Use 
The site has been used solely for an agricultural use as part of an established agricultural 
unit on 20th March 2013. This is supported by the following evidence, provided in 
Appendix A of this document. 

3.3	 Prior Development 
	 No prior permitted development works have been carried out under Class A or Class B, 

Part 6 of Schedule 2, within the land forming part of the established agricultural unit since 
20th March 2013. 

4.0	 Design 

4.1	 The Scale of the Development 
	 The scale of the development is considered ‘minor works’ and utilises the footprint and 

volume of the existing building. The existing building has an internal floorspace of 166.6 
square meters. The proposed floorspace is as existing. 

4.2	 Layout 
	 The layout of the proposal has been designed within the parameters of the existing 

building and the footprint and volume of the existing building are unchanged as a result of 
this application. The proposal entails building operations to the extent necessary for the 
building to function as a dwelling house and the layout and internal alterations have been 
designed to make full use of the existing building’s layout and openings. 

4.3	 Flood Risk 
	 The existing dwelling is positioned within flood zone 1, as defined by the Environment 

Agency’s ‘Flood Map for Planning’. This flood zone is associated with the lowest risk to 
flooding. 

5.0	 Appearance 
	 The existing barn is constructed in traditional stone masonry with metal profile sheeting 

roof. It is propose to re-roof the building with natural stone slates in keeping with the 
surrounding local vernacular. The re- roofing works will not result in an increase in height 
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exceeding the current external envelope. The proposed property has been allocated 
garden space and an area of hardstanding within the site boundary.

6.0	 The Context and Impact of the Proposals 
	 We believe that in the careful consideration of the proposal, we have successfully utilised 

the available materials and layout of the existing building, reducing the requirement for 
demolition and importing of materials. We propose that the change of use will be 
constructed to satisfy the current Building Regulations Standards covering Energy 
Conservation and CO2 emissions. 

6.1	 Waste Management Strategy 
	 The existing arrangement for removal of waste currently in place for the neighbouring 

dwellings would be used for the proposed dwelling, with refuse collected at the property. 
Adapted, smaller sized Isuzu refuse vehicles are used by the Council’s refuse collector. 

	  
	 Neighbouring Fordoe Farm currently leaves refuse and recycling bins to be collected 

outside the application site and it is proposed that the same location will be used for 
collection from Red Wells Barn.  This location is indicated on the submitted drawings. 

6.2	 Transport and Highways Impact 
	 Access to the development is primarily via vehicular transport as the site is located in a 

rural area. No public access is proposed through the site, and the maintenance of the 
unadopted road will be continued by the owners/occupiers. There is sufficient land 
available to provide two parking spaces for the dwelling. The increase in traffic in 
connection with the additional proposed dwellings is not considered significant enough to 
have adverse impact on transport and highways.  

	  
	 In prior consultations, RMBC Highways and Engineering Services have requested 

information detailing the construction of the passing places.  This has been provided in 
the drawings submitted as part of this application. 

6.3	 Noise Impact 
	 As the proposed development is in a rural area, the increase in noise to neighbouring 

farmhouses and dwellings is not considered significant enough to have an adverse 
impact.  

6.4	 Provision of Services 
	 There is an existing gas and electrical supply to the barn which will serve the proposed 

dwelling. The existing water supply is from a private spring and would supply the 
additional proposed dwelling.  

A new water treatment plant would be installed as part of the proposed works, to provide 
drainage to the dwelling. Connection to mains sewer is considered impractical due to the 
distance to the nearest mains connection point from a rural area. Further details of the 
proposed septic tank and soak-away positions can be found on drawing 19-047-300 (site 
plan). The system would be maintained through regular inspection.  
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6.5	 Drainage  
	 The site is located remotely from any sewerage and because the application is to convert 

to a dwelling, provision for private packaged sewage plant is required. 
	 It is proposed that upon approval of the scheme, a water treatment plant is to be installed 

as part of the works to convert the property.  It is proposed that the WTP will  drain to the 
neighbouring Fordoe Brook.  The WTP will provide better treatment by providing aeration 
to the micro-organisms in the sewage through the use of rotating discs or an intermittent 
air blower.  

	 When the calculation regarding the size of a sewage treatment plant is carried out, British 
Water’s Flow and Loads code of practice stipulates that you must base it on ‘minimum 
population’ – or ‘p’. This enables you to understand roughly how much sewage is likely to 
be created by an average household  

	 Minimum population does not directly relate to the minimum number of people who are in 
the property and using the sewage treatment plant. It is, instead, a calculation that is 
based on the number of bedrooms of a property.  When it comes to the sizing of sewage 
treatment tanks, the minimum population is calculated in the following way: 

 	 Any single house of up to three bedrooms = 5 people 
	 Allowing for a flow of 180litres per person, per day, the minimum capacity of the WTP is  
	 5 x 180= 900litres, or 0.9m3 
	  
	 It is proposed that the installation of the Klargester BioDisc Domestic Sewage Treatment 

Plant, with a max daily flow of 1.2m3 will meet the requirements for this development. 

7.0	 Proposed Use 
As a result of this application, the use class of the existing building will change to Use 
Class C3. There is existing precedent within the area, due to the other neighbouring, 
private, residential properties which also fall within the C3 Use Class under the Town and 
Country Planning Order. Therefore, this use is considered appropriate. 

8.0	 Structural Appraisal 
	 Storah Architecture have undertaken a measured survey of the barn to which this 

application relates. The barn is of traditional stone construction with steel purlins to the 
roof, supporting a profiled insulated metal sheet roofing material. It is considered that the 
barn is capable of adaptation to form a dwelling, without alterations requiring the 
enlargement of the external envelope of the existing building. It is proposed to retain the 
existing window and door openings as far as possible. Any new openings required will not 
protrude beyond the external envelope of the building. There are no structural concerns 
which would prohibit the proposed conversion being undertaken.  

9.0 Supporting Documents 
 
The applicant has presented the documentation below to demonstrate the extent of the 
Agricultural Holding, a recent receipt for the animal feed and land summary.  Additionally, 
we have submitted photos of the current use of the building’s interior.  This is in support of 
the evidence that the building is in current use as part of the agricultural use of the land. 
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Appendix 01 is a location plan provided by the applicant, which shows the extent of the 
land in his ownership and forms the agricultural holding.  The building is identified in green 
and is clearly within the border of the agricultural unit bordered in red. 
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Appendix 02 is taken form the Rural Land Payments website and demonstrates the 
extent of fields the applicant receives a Government subsidy for maintaining permanent 
grassland.  It is acknowledged that the application site is excluded from the blue line 
boundary, however it is also apparent that the tracks, meadows and access roads where 
the applicant does not receive a subsidy are also excluded form the blue line boundary.  
However they are undisputedly in agricultural use. 
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Appendix 03 is a closer view of the application site and it again demonstrates the extent 
of the Rural Payment Boundaries.  To reiterate, this is land within ownership of the 
applicant for which he is paid an agricultural subsidy. 
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9.0 Conclusion 
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Appendix 04- Receipts for animal food and farming supplies  
 (2 pages)
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Photos of the existing barn
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10.0 Conclusion 
	  
	 In conclusion, the proposed alterations as a result of this development are considered 

minor and are in keeping with the composition and external dimensions of the existing 
building. 

	 It has been demonstrated that the building forms a part of an agricultural operation, that 
the building is capable of conversion and that the resulting property will not have any 
greater impact on the setting than the existing building. 

	 The proposed works are considered permitted development under Class Q of Part 3, 
Schedule 2 of The Town and Country Planning (General Permitted Development) 
(England) Order 2015. 

	 Prepared by 

Mathew Benson 
Architect RIBA 
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