PRIOR APPROVAL: AGRICULTURAL
Schedule 2, Part 3, Class Q of the
Town and Country Planning (General
Permitted Development) (England)
Order 2015 (as amended) (GPDO)
permits 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 use falling
within class C3 (dwellinghouses).

If a building was built
after 20th March 2013
then prior approval
would not be possible
until a period of ten
years from its first use has
expired. This should be
evidenced.
Buildings in Conservation Areas or
where a building is listed would not
qualify, but those in Green Belt
locations do however qualify.
A building used with regard to horses
would be classed as equestrian and
as such does not count as agricultural.

In simple terms this legislation sets out
that the conversion of an existing
agricultural building to a residence is
achievable without the need for
planning permission. There are
however a number of caveats and a
statutory process that must be
undertaken.
An application must be made to the
Local Planning Authority (LPA) for
‘prior approval’. This process allows
the LPA to assess the site and the
building with regard their suitability for
conversion and to identify whether
each condition or element of the
legislation is adhered to.
To qualify for prior approval a building
must be agricultural in nature and
should have been used as such on
20th March 2013, or its last use before
that date must have been
agricultural.

The maximum floorspace is 450m²,
however it is possible to develop three
dwellings from a single building. The
size limit is also the maximum
floorspace limit for conversions on any
single farm unit i.e. upon a farm.

With regard to the nature of a building
to be converted it is set out that it
should be “of a permanent or
substantial construction”.
This does open up scope for a range
of buildings to be considered which
would not normally be suitable for
conversion under normal planning
policies.

For example Dutch or Pole Barns could
be considered to be suitable,
however any works undertaken should
not constitute complete demolition or
a new build project.
In addition the works to convert a
building should not make it larger in
any way. As such extensions are not
allowed and new cladding also must
not increase the building’s size.

For prior approval the building must
be in a good structural condition so as
to allow only works necessary to
convert the building to a dwelling.
Building works for a conversion should
be limited in nature and should not go
beyond those reasonably necessary
to enable the building to be
converted to a dwelling.

A barn conversion decision
successfully achieved on Appeal by
Foxley Tagg set out that,
“The structural engineer’s letter
attached to the planning application
found that the building was
constructed off a concrete slab
forming a permanent foundation and
was not portable. The blockwork walls
and timber frame also suggest that
the building was designed and
constructed to last and indeed it has
existed on the site for over 20 years”.

Therefore works such as the:
“installation or replacement of—
(a) windows, doors, roofs, or
exterior walls, or
(b) water, drainage, electricity,
gas or other services”
would be allowable under the
legislation. For example our recent
project included:

The structural integrity of the building is
key given that the legislation does not
allow new structural elements to be
added to the building so as to allow
the conversion to be undertaken.
As such works to create a second
floor in a single storey building would
require planning permission.

“The proposed building
operations include the
re-roofing of the building with
new corrugated panels with
rooflights inserted, the provision
of new doors and windows and
the construction of new internal
insulation measures.
Internal rooms would be
created by plasterboard
partitions. One of the lean-to
structures would be demolished

to provide a domestic curtilage
and the other retained to
provide a garage.”

permission for a new dwelling that this
is not a sufficient reason for refusing
prior approval”.

The legislation also provides an
allowance for partial demolition
where the extent of such works are
reasonably necessary to carry out
building operations as previously
considered.
Care should however be taken with
regard to the scale and design of
conversion so as to ensure that
proposals do not harmfully affect the
character and the appearance of the
area. In this regard material choices
and fenestration are key
considerations given that in a lot of
cases agricultural buildings do not
include many openings. In terms of
decision making “whether the
design is of exceptional quality or
innovative, are unlikely to be
relevant”.

In this regard an isolated, potentially
unsustainable location should not
specifically be a matter for refusal
given that, by their very nature,
agricultural buildings are generally
located in rural locations.
In this regard “When a local authority
considers location and siting it should
not therefore be applying tests from
the National Planning Policy
Framework except to the extent these
are relevant to the subject matter of
the prior approval”.
There are however specific technical
areas where an application must
demonstrate the suitability of the site
and building.
The key areas as set out are:

So far we have considered the type of
building which may be convertible in
addition to what works may be
undertaken to achieve this, however it
is important to consider the location of
the building.
Guidance sets out that even if an,
“agricultural building is in a location
where the local planning authority
would not normally grant planning

(a) transport and highways
impacts of the development,
(b) noise impacts of the
development,
(c) contamination risks on the
site,
(d) flooding risks on the site,
(e) whether the location or siting
of the building makes it

otherwise impractical or
undesirable for the building to
change use to a dwelling.
With regard to these matters any
application will need to be technically
compliant with sufficient evidence
and detail provided to conclusively
demonstrate that there are no
material issues.
Criterion e) is generally the area most
open to interpretation, however it is
generally considered that there are
genuine circumstances where a
development would be impractical,
for example, “an agricultural building
on the top of a hill with no road
access, power source or other
services” would most likely be refused.

succinct, however whilst there is now
supporting guidance there is still a
degree of subjectivity with regard to
the assessment of prior approval
applications by LPA’s.

In this regard it is advised that
specialist planning advice be
obtained from the outset so that any
submission can be made with
sufficient evidence and justification in
order to allow prior approval to be
granted.
Foxley Tagg Planning Ltd are
experienced practitioners with regard
to prior approvals in addition to work
on mainstream planning matters such
as new housing for self and custom
builders.

In terms of undesirability, the location
of a building near to retained
agricultural uses such as intensive
poultry farming buildings, silage
storage or buildings with dangerous
machines or chemicals etc. would
again most likely be refused.
The supporting legislation is relatively
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We would therefore be happy to hear
from you with regard to any
prospective agricultural buildings with
a view to working on your behalf.
Please send any details maps, plans,
photographs to Foxley Tagg using the
details included below.

