
Sequential Assessment Note - To Support Farm-Shop and Café Proposal at Bank Top Farm 

LPA ref 23/01016/FUL 

 

This Note is submitted to the on-going planning application for a ‘true’ farm shop and café to 
directly support on-farm diversification and the viability of the family run farm of Bank Top Farm. 

Information on the proposal and the on-farm requirement for the farm shop has been provided 
in the Planning Statement and further submissions to the application. 

However Officers now reference that the site is not considered to be in a rural location relative 
to paragraph 93 of the NPPF and that a sequential assessment is required.   

The applicants remain of the view that the proposal as a ‘true’ farm shop can only be located on 
the farm site to enable customers the linked functions of viewing the farm context, experiencing 
interactions and events with farm animals the and site e.g. at lambing/ shearing time and 
viewing chicks and other animals and having the ability to walk around the site’s landscaped 
surroundings when purchasing goods and visiting the cafe, and to achieve close alliance with 
and direct knowledge from the farming family.  True farm shops are also a specialist rural 
business that have a joint specialist/ limited offer retail and tourism function, they are not a 
general convenience retail shop.   As such, the rural nature and location of the farm accords 
with NPPF paragraph 93 that small rural businesses can be located in a rural area without 
requirement for sequential assessment. 

Para 93 Assessment 

NPPF does not define small scale or rural. 

At 213 sq m gross external area the proposal is considered small scale; it is below the threshold 
for retail assessment in NPPF and below 280 sq m size for small shops relative to Sunday 
trading laws that is a parametre widely used for assessing smaller development proposals1.   

In respect of the location, the site lies outside of a settlement boundary and urban location and 
is therefore considered to be a rural location. 

It is also relevant that NPPF at paragraph 92 states that when considering out of centre 
proposals preference should be given to ‘accessible’ sites.  In this respect the planning 
application submission outlines that the farm shop proposal is not in an ‘isolated’ rural location, 
but is accessible via the adjacent bus stop and location on the main road between 
Littleborough and Smithy Bridge/Hollingworth and being within a relatively short distance of the 
settlements and the residential development sites now being taken forward in the immediate 
vicinity to enable accessibility via public transport, foot and cycle as well as by car.  

Notwithstanding this, a wider sequential assessment has now been considered.  

This Note therefore enables Officers to confirm that a sequential assessment has been 
undertaken.   

 

 
1 It is also significantly smaller than other farm shops in the north- west that are referenced in previous 
submissions to the application 



 

Policy and Case Law Considerations for Sequential Assessment 

NPPF outlines that sequential assessment is required in relation to ‘main town centre uses’, 
including general retail stores, which are not proposed in an existing centre or in accordance 
with an up to date plan to demonstrate that suitable town centre or edge of centre sites are not 
available or expected to become available within a reasonable period such that out of centre 
sites can be accepted. 

In assessing suitable sites, NPPF, NPPG and case law establish that whilst applicants should 
demonstrate flexibility on issues such as format and scale2 there is no requirement to undertake 
disaggregation or materially reconfigure their proposal. Paragraph 12 of NPPG also recognises 
that “certain main town centre uses have particular market and locational requirements which 
mean that they may only be accommodated in specific locations”.  Also, in exploring suitable 
town centre or edge of centre sites, an assessment should be proportionate to the scale of the 
proposal e.g. in respect of catchment area to be considered and the type of sites.  In line with 
guidance, assessment of sites should be based on defined retail centres and primary frontages 
with edge of centre sites being within 350m of such defined primary areas. 

The Proposal and Parametres 

As outlined in the application submission, the proposal is for a small farm shop that will 
predominantly sell farm produced meat products and goods; the proposed condition now 
uplifts to 50% of goods to be from the farm (with 30 % from locally based food producers and 
20% from elsewhere), alongside an associated café also selling a large range of meals and 
goods utilising farm products.  To support the shop, a butchery, chill/freezer area and 
preparation area are required as well, setting the general floorspace requirement of 230sq m.  
Disaggregation of the elements or a multi-level building is not relevant for the proposal 
operations as a co-ordinated true farm shop and farm based food offer.   

Given the proposal and product range there is need for an immediately accessible space for 
unloading products direct into the preparation and storage areas from vans and small HGVs.  
Also, a need for immediately adjacent parking spaces for customers, for those who choose to 
order significantly sized meat products (e.g. half lamb, half pork etc), and relative to the size and 
joint use of the proposal (farm shop and café) such that on-site adjacent parking spaces are 
required. 

As an associated element to the proposal, and reflecting the ‘true’ farm shop aim, there is also a 
requirement to enable a space for farm animals to be penned/ fielded next to the proposal for 
viewing and seasonal views of new lambs, chicks and calves as well as the passing on of 
knowledge and information on the source of the products.  As such, a field or connecting 
greenspace area is required.  

As the family currently own the site on which the farm shop is proposed, they have long term 
plans for the farm shop to pass to the sons (and future generations), and given investment in the 
facility will be significant to achieve the layout and operational aims, a purchase site is required 
rather than leasehold premises.   

 
2 Tesco Stores Limited v Dundee City Council [2012]  



Additionally, a location close to the farm is required for product sourcing and also for the family 
to return to the farm quickly if an animal issue was to occur (e.g. health issue, birthing issue 
etc).  The farm is set in the Littleborough and Smithy Bridge/ Hollingworth area and thus an 
approximate 1 mile catchment area from the farm for the identification of retail areas has been 
considered as a relevant area for the assessment;  within this context, the retail centres of 
Littleborough and Smithy Bridge are present only.   

It is widely accepted across the country that ‘true’ farm shops require an on-farm location and 
that an element of produce sales from local farms and businesses and of other goods can be 
associated with such farm shop operations;  they do not form a ‘general’ shop outlet.  However 
without assessing non-farm locations, the sequential assessment as required by the Officers 
cannot be undertaken.   

Assessment 

Following examination of the Development Plan, and any retail allocations in the settlements of 
Littleborough and Smithy Bridge/Hollingworth, secondary source information has been 
reviewed including commercial property search websites.  

The following property sources have been reviewed:  

• Right Move  
• Zoopla 
• Prime Location 
• Box Pod 

The recently adopted GM wide ‘Places For Everyone’ Plan does not contain retail allocations or 
sites.  From the Rochdale Core Strategy (2016) based on the Rochdale UDP (2006) proposals 
maps there are no sites allocated for retail uses within the defined retail frontages or town 
centre areas.  A regeneration area in Littleborough, ref R4a (identified for tourism and 
complementary retail), located on the edge of the town centre inset map is currently in 
occupation by a variety of businesses and has flood risk areas.   It is not considered to be 
suitable or available3.   

From assessment of the commercial property agency websites, only 1 commercial property is 
listed as available within the defined town centre inset map area of Littleborough, but lies 
beyond the primary retail frontages.  7 other properties are listed as available to the market 
within 1 mile of the two centres (or immediately beyond this distance).  (See map at Appendix 
1).  

Marketing details of these properties are assessed in the Table below.  The online marketing 
particulars of each of these properties is enclosed at Appendix 2. 

 

 

 

 

 
3 This is a longstanding constrained site that was also included in the initial Rochdale UDP from 1999 



 

Site location Site/Unit Size Other Considerations Conclusion 
Cherry Tree Café 
Littleborough 

-104 sq m 
-2 floor configuration 

-Leasehold 
-Within listed building 
-No directly adjacent  
parking or servicing 
-Edge of centre 

The unit is concluded 
to be Not Suitable 
due to the unit size 
and configuration. 

Duke Street 
Business Centre 
Littleborough 

-244 sq m - Out of centre 
-Office use 
-Insufficient direct 
parking and servicing 
-Leasehold 

The unit is out of 
centre and not 
sequentially 
preferable to the 
application site. 
The unit is concluded 
to be Not Suitable 
due to the 
established use and 
lack of parking/direct 
servicing. 

52 Church Street 
Littleborough 

-95 sq m -Office use 
-Integral unit within 
building 
-No direct parking or 
servicing 
-Edge of centre 

The unit is concluded 
to be Not Suitable 
due to the unit size 
and configuration 
and lack of 
parking/direct 
servicing. 

Mayfield Parade -107 sq m -Out of centre 
-Leasehold 
 
 

The unit is out of 
centre and not 
sequentially 
preferable to the 
application site. 
The unit is concluded 
to be Not Suitable 
due to the unit size. 

Hare Hill Road - 85 sqm - Office Use 
- Integral unit within 
building 
-No direct parking or 
servicing 
-Edge of centre 

The unit is concluded 
to be Not Suitable 
due to the unit size. 

Sladen Wood Mill 
Littleborough 

-2,820 sq m 
 

- Out of centre 
-Leasehold 
- Commercial / 
industrial use 
 

The unit is out of 
centre and not 
sequentially 
preferable to the 
application site. 
The unit is concluded 
to be Not Suitable as 
too large. 

Moorcock Inn 
Littleborough 

-Two storey public 
house and hotel 

-Out of centre 
-£2,000,000 price 

The site is out of 
centre and not 
sequentially 



accommodation/ 
wedding venue 

-Too large/inappropriate 
configuration for 
proposal 

preferable to the 
application site. 
Also concluded to be 
Not Suitable as too 
large and given the 
wide-ranging uses on 
site is outside of the 
investment 
opportunities. 

Rake Inn 
Blackstone Edge 

-376 sq m 
- Two storey public 
house and hotel 
accommodation 

- Out of centre 
-£1,000,000 price 
-Too large for proposal 
-Limited adjacent 
parking and servicing 

The site is out of 
centre and not 
sequentially 
preferable to the 
application site. 
Also concluded to be 
Not Suitable as too 
large and given the 
wide-ranging uses on 
site is outside of the 
investment 
opportunities. 

 

Conclusion 

Having regard to the above, it has been concluded that there are no sequentially preferable sites 
which are suitable or available for the proposal. 

The proposal is therefore acceptable in terms of the sequential assessment. 
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Appendix 1 

 

 

 

Radius – 1 mile Littleborough retail centre/ 1 mile Smithy Bridge retail frontage 

 

 

 

 

 

 



Appendix 2 – Marketing Details of Units  

Primelocation 
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Box Pod 

 

 

 

 

 

 

 

 

 



Zoopla 

 



 



 

(OL16 Newhey Pub Site – too far from catchment area for assessment) 



 

 

 


