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1.0 Context 

1.1.1 Daltons Farms are fourth generation farmers and have been farming in the Ickenham area for 

the past 100 years. Due to the decline in agriculture it was no longer financially viable to 

continue dairy farming; therefore in 2006 planning permission was granted for the change of 

use of former agricultural building to small business lets. The diversification income has enabled 

Daltons to continue to farm and today they run 50 head of cattle which are primarily fed from 

hay and bedded on straw harvested from the land. 

1.1.2 HS2 is affecting the Farm and a huge swathe of land on which a hay and straw crop is currently 

taken will be lost to the scheme’s Safeguarded Area (shown shaded grey on Figure 1 below). 

 

 
Figure 1: Source HS2 Development Plan Reference PC-01-014-L1 

2.0 Location 

2.1.1 Copthall Farm is located in a relatively urban location to the north west of Ickenham and north of 

the A40 trunk road in the Borough of Hillingdon. 
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3.0 Site Characteristics 

3.1.1 The Farm is identified in the Hillingdon Landscape Character Assessment as being in “Area C3 

- New Years Green Undulating Farmland”. The extract of the Landscape Character Assessment 

is included at Appendix 1 of this report. 

4.0 Planning History 

4.1.1 The previous change of use application (9271/APP/2005/2893) was granted in 2006. The 

planning consent was subject to a condition which states; 

“Notwithstanding the provisions of Parts 6 and 8 of Schedule 2 of the Town & Country Planning 

(General Permitted Development) Order 1995 (or any order revoking an re-enacting that order) 

no building on the site (excluding the Copthall Farm house, a listed building, for which listed 

building consent is in any event required for any alterations to the building or planning 

permissions required for extensions) shall be extended or constructed without the prior written 

consent of the Local Planning Authority.  

REASON: In granting this planning permission the Council has had regard to the statements 

from the applicant’s agent regarding the absence of the need for future agricultural buildings on 

site, and to protect the openness of the Green Belt in accordance with Policy OL1 of the 

Hillingdon Unitary Development Plan.” 

4.1.2 The officer’s report provides further detail behind the condition, stating in paragraph 3.30; 

“The conversion of building 6 to non-agricultural uses could result in a situation, should 

agricultural activities intensify, whereby new building floorspace would be required to 

accommodate future agricultural activities. This matter has been raised with the applicant, who 

has stated that “this scheme takes into account all the needs of the farm for covered space 

under the existing and proposed farming regimes. Proposed conditions would prevent the 

farmer from building another barn without permission. The application should be decided on the 

basis of this proposal, not any different scheme that wold require planning permission”. This 

approach is consistent with planning law and is considered to be entirely reasonable to the 

circumstances of the application. It means that the Council retains control over any new farm 

buildings at Copthall Farm.”  

4.1.3 Whilst it is recognised that the Applicant’s statement was entirely veritable and correct at the 

time of the application it is not the case anymore. Necessarily thirteen years have passed since 

the consent and at the time that planning permission was granted it was not known that HS2 

was to be developed and the impact that it would have on the farming business. 

5.0 Proposal 

5.1 Current Use 

5.1.1 The main farmstead and buildings have consent for business uses which generate a 

supplementary income to support the core farming business which is operated from the land 

surrounding the farmstead. 
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5.1.2 The farming enterprise comprises running 50 head of cattle and the harvesting of hay and straw 

from the land to support the herd. 

5.1.3 Compulsory purchase powers have been awarded to HS2 to take a large tranche of land at 

Copthall Farm during the construction of HS2. 

5.2 Proposed Use 

5.2.1 There exists an area of hardstanding to the north west of the farmyard which is used by the 

farming business. The development of HS2 has required the farm to evaluate its current 

operations and how best to sustain the herd on the land which will not be affected by the land 

take and disturbance during construction. 

5.2.2 It is proposed that a barn be located on the north west of the farmyard on the existing 

hardstanding. This barn will enable several crops of hay to be taken and safely stored on the 

farm for feeding the cattle when the grazing is reduced. The barn is proposed to be open sided 

to ensure operational efficiency for stacking and accessing the bales which are to be stored 

within. 

6.0 Planning Policy 

6.1.1 The Hillingdon Borough Development Plan comprises the Hillingdon Local Plan: Part 1 – 

Strategic Policies, the Extant 2007 saved Unitary Development Plan policies, The West London 

Waste Plan and the London Plan consolidated with Alterations since 2011 published in 2015. 

6.1.2 The Extant 2007 saved Unitary Development Plan policies are expected to be replaced by the 

Hillingdon Local Plan: Part 2, of which the post examination hearing closed on 8 May 2018 and 

the Inspectors Report is anticipated this month. 

6.1.3 Copthall Farm is located in the Green Belt, it is afforded no other further land designations other 

than the safeguarding provisions of HS2. The emerging Local Plan does not seek to alter this. 

 
Figure 2 – Extract of Adopted Local Policy Map 
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6.1.4 Prior to submitting this application consideration was given to the relevant local policies and The 

National Planning Policy Framework 2019 (“NPPF”) and where necessary assessment of the 

alignment of local policies with the NPPF. 

6.1.5 Saved UDP Policies, in particular OL1 and OL12, outlines the control of development within the 

Green Belt. Inappropriate development is, by definition, harmful to the Green Belt and should 

not be approved except in very special circumstances. OL1 states; 

“Within the Green Belt, as defined on the proposals map, the following open land uses will be 

acceptable; 

(i) Agriculture, horticulture, forestry and nature conservation 

The Local Planning Authority will not grant planning permission for new buildings other than for 

the purposes essential for and associated with the uses specified above. The number and scale 

of buildings permitted will be kept to a minimum in order to protect the visual amenity of the 

Green Belt.” 

6.1.6 OL12 states; 

“The Local Planning Authority will not permit development which will lead to the irreversible loss 

of the best and most versatile agricultural land Grade 1, 2 and 3A, whether currently in use or 

capable of still being used for agricultural purposes.” 

6.1.7 Local Plan Part 1 Policy EM2: refers to development in the Green Belt, stating;  

“The Council will seek to maintain the current extent, hierarchy and strategic functions of the 

Green Belt, Metropolitan Open Land and Green Chains. Notwithstanding this, Green Chains will 

be reviewed for designation as Metropolitan Open Land in the Hillingdon Local Plan: Part 2- Site 

Specific Allocations LDD and in accordance with the London Plan policies.  

Any proposals for development in Green Belt and Metropolitan Open Land will be assessed 

against national and London Plan policies, including the very special circumstances test.” 

6.1.8 The NPPF seeks to support the rural economy; paragraph 83 in particular states; 

“Planning policies and decisions should enable:  

a)  the sustainable growth and expansion of all types of business in rural areas, both through 

conversion of existing buildings and well-designed new buildings;  

b)  the development and diversification of agricultural and other land-based rural businesses;”  

6.1.9 Furthermore paragraph 145 of the NPPF states; 

“A local planning authority should regard the construction of new buildings as inappropriate in 

the Green Belt. Exceptions to this are:  

a)  buildings for agriculture and forestry;” 

6.1.10 The land on which the barn is proposed is in agricultural use but is an area of hardstanding thus 

is not classed as best and most versatile. Local Planning policies are is broadly aligned with 
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paragraph 145 of the Framework although national policy does not require agricultural buildings 

to be “essential” for the farming business in this case the requirement for the straw and hay 

store is considered to be essential for the future of the farming enterprise given the impact of 

HS2. 

6.1.11 The nature of the building is wholly agricultural. It has been designed to BS5502 standards 

which specifies the code of practice for design, construction and loading of agricultural 

buildings. 

7.0 Design & Access 

7.1 Amount 

7.1.1 The land that Daltons Farms farm extends to 87 acres of arable land and the proposed building 

will have a footprint of 464.5 square metres. The building is to be used of the storage of hay and 

straw harvested from the land. 

7.1.2 The size of the building is dictated by the crop that can reasonably be expected to be harvested 

from the land to support the cattle enterprise. 

7.1.3 Agricultural portal framed buildings are also constructed in standard dimensions typically of 20 

foot (6.096m) bays. Taking all of these factors into consideration requires a five bay building to 

be provided. 

7.2 Layout 

7.2.1 It is proposed that the building is situated on land which is in agricultural use but is currently laid 

to hardstanding. The location to the rear of the farmstead will be screened from outside views.  

7.3 Scale 

7.3.1 The height of the building will allow for the safe ingress and egress of agricultural machinery to 

all sides of the barn. 

7.4 Landscaping  

7.4.1 No landscaping is proposed as 

part of the application. 

7.5 Appearance 

7.5.1 The image at Figure 3 shows the 

indicative appearance of the 

proposed barn. 

7.6 Access 

7.6.1 Access will be direct from the agricultural land. 

Figure 3 - Indicative Appearance of Barn 1 
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8.0 Application Documents 

8.1.1 The following provides a summary of the application documents which have been submitted via 

Planning Portal. 

REFERENCE DOCUMENT TITLE 

PP-08217155 Application Form 

1729/10728/001 Planning Statement (incorporating Design & Access Statement) 

1729/10728/002 Location Plan 

1729/10728/003 Site Plan 

1729/10728/004 Block Plan 

1729/10728/005 Proposed Elevations 

1729/10728/006 CIL Questionnaire 

Table 2 

9.0 Summary 

9.1.1 There is a requirement to provide a hay and straw barn at Copthall Farm following the 

compulsory purchase and safeguarding of land through the High Speed Rail (London – West 

Midlands) Act 2017. Although there exist some buildings at Copthall Farm they were converted 

to business uses in 2006 and their reversion to agriculture is not feasible and would introduce 

conflicting land uses adjacent to each other.  

9.1.2 The building is more than reasonably necessarily to enable the continued farming enterprise 

and is not inappropriate development in the Green Belt. 
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