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1 Introduction 

 

1.1 This ‘Supporting Statement’ has been prepared by Parker Planning 

Services Ltd on behalf of Seagate Homes (‘The Applicant’) to accompany 

a notification for Prior Approval for a proposed change of use of an 

agricultural building to a dwellinghouse under Schedule 2 Part 3 Class 

Q(a) and Q(b) of the General Permitted Development Order (2015) (as 

amended) (‘GPDO’). 

 

1.2 This statement should be read in conjunction with the plans submitted 

alongside the application. 
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2  Site Context 

 

2.1 The application site (‘the site’) is a roughly rectangular 0.15 ha plot of 

land situated in the countryside to the south of Holbeach but within its 

defined boundary. 

 

2.2 The site includes an elongated reversed “U”-shaped former agricultural 

building which is currently vacant. The building is in good physical 

condition, capable of conversion, comprising mostly red brick walls, 

timber cladding and metal sheet roofing. The site has existing electricity 

and water utilities as well as a minor drainage system.  

 

2.3 The site is part of a large agricultural holding (King Farms) mostly related 

on livestock activities and growing of high value vegetables. To the east, 

there is a residential property, with a Motor Dealer further north. The 

wider area is mostly described by open agricultural land. 

 

Figure 1: Site's location. 
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3 Development proposal 

 

3.1 The proposed development comprises the conversion of an agricultural 

building to a residential property under Schedule 2, Part 3, Class Q(a) 

and Q(b) of GPDO. 

 

3.2 The external alterations are kept to a minimum with modest changes to 

the existing openings and external materials but will also include 

reasonable works to the interior to ensure adequate living conditions for 

future occupiers. 

 

3.3 The proposed dwelling will comprise, open plan kitchen, dining and living 

room, an entrance hall, bathroom, and two bedrooms, of which one 

ensuite. Parking will be provided to the front. 
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4 Summary of Class Q 

 

4.1 Under the provisions described under Class Q, Part 3, Schedule 2 of the 

Town and Country Planning (General Permitted Development) (England) 

Order 2015 (as amended) (‘Class Q’), planning permission is not required 

for the change of use of an agricultural building (or former agricultural 

building) to a residential property subject to specific criteria. 

 

4.2 Specifically, Class Q allows, without planning permission, “development 

consisting of: 

a) 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) of the Schedule to the Use Classes Order; or 

b) development referred to in paragraph (a) together with building 

operations reasonably necessary to convert the building referred to 

in paragraph (a) to a use falling within Class C3 (dwellinghouses) of 

that Schedule.” 

 

4.3 The paragraphs below demonstrate how the client’s agricultural building 

complies with the criteria set within Class Q. 
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5 Summary of Class Q.1 criteria 

 

Class Q.1(a)(i) Agricultural Use 

 

“Development not permitted by Class Q if- 

 

a) the site was not used solely for an agricultural use as part of an 

established agricultural unit— 

(i) on 20th March 2013, or 

(ii) in the case of a building which was in use before that date but 

was not in use on that date, when it was last in use, or 

(iii) in the case of a site which was brought into use after 20th March 

2013, for a period of at least 10 years before the date development 

under Class Q begins;” 

 

5.1 The agricultural building has been used for agricultural purposes, mainly 

agricultural storage and livestock feed & kit, on and after 20th March 

2013. The agricultural building was used as part of the wider agricultural 

holding (King Farm) related to cattle grazing and other related 

agricultural activities such as growing high value vegetables. 

 

5.2 This is confirmed by an appeal decision dated 15th September 2014 (ref 

APP/A2525/A/14/221369) (Appendix 1) related to a site immediately to 

the south, which stated at paragraphs 5 and 6 that: 

 

“[…] the appeal site is also contained within the appellant’s larger 

agricultural holding of approximately 3,900 acres spread across a wider 

area in and around the Holbeach area. 

 

I heard that the bulk of the agricultural holding is mainly put to arable 

farming, growing high value vegetables on good quality silt soils, with 

the existing livestock of 180 head of cattle accommodated at Bank House 

Farm, approximately 7 miles away from the appeal site at Moulton Seas 
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End. Currently, the herd are grazed at a number of different locations 

throughout the holding on grassland totalling 300 acres. The appelants 

intend to relocate the existing 180 head of cattle from Bank House Farm 

to the appeal site at Manor Farm, and to initially increase the size of the 

herd to about 250 head.” 

 

5.3 Indeed, aerial images confirm that large parts of the agricultural holding 

were used for grazing purposes. Please refer to Appendix 2 for the 

relevant images. 

 

Class Q.1(b)(i) Larger Dwellinghouse 

 

“Development not permitted under Class Q if- 

 

(b) in the case of— 

(i) a larger dwellinghouse, within an established agricultural unit— 

(aa) the cumulative number of separate larger dwellinghouses 

developed under Class Q exceeds 3; or 

(bb) the cumulative floor space of the existing building or buildings 

changing use to a larger dwellinghouse or dwellinghouses under 

Class Q exceeds 465 square metres;” 

 

5.4 The agricultural building has a gross internal floorspace area of 

approximately 111.6 sqm therefore it would be classified as a “larger 

dwellinghouse” as defined under ‘interpretation of Class Q’ (GIA of more 

than 100 sqm but under 465 sqm). 

 

Class Q.1(b)(i)(aa) and (bb) Cumulative number of dwellinghouses and 

floorspace. 

 

5.5 Within the agricultural unit, no other dwellings have or are being 

developed under Class Q. The submitted plans confirm that the 
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cumulative floor space of the existing building does not exceed 465 m2 

in compliance with criterion (bb). 

 

Class Q.1(ba) Developed floor space 

 

“Development not permitted under Class Q if- 

 

(ba) the floor space of any dwellinghouse developed under Class Q 

having a use falling within Class C3 (dwellinghouses) of the Schedule to 

the Use Classes Order exceeds 465 square metres;” 

 

5.6 The submitted plans confirm that the developed floor space of the 

building does not exceed 465m2 in compliance with this criterion. 

 

Class Q.1(c) Smaller Dwellinghouse 

 

5.7 The proposal is for a larger dwellinghouse and therefore these criteria do 

not apply. 

 

Class Q.1. (d)(i) and (ii) Class Q Development within an 

Established Agricultural Unit 

 

“Development not permitted under Class Q if- 

 

(d) the development under Class Q (together with any previous 

development under Class Q) within an established agricultural unit 

would result in either or both of the following— 

(i) a larger dwellinghouse or larger dwellinghouses having more than 

465 square metres of floor space having a use falling within Class C3 

(dwellinghouses) of the Schedule to the Use Classes Order; 
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(ii) the cumulative number of separate dwellinghouses having a use 

falling within Class C3 (dwellinghouses) of the Schedule to the Use 

Classes Order exceeding 5;” 

 

5.8 There were no records found of any developments under Class Q within 

the established agricultural unit. The agricultural unit therefore meets 

the requirements of Q.1. (d - i and ii) as it does not result in a floor space 

of over 465m² or an excess of 5 dwellings being developed under Class 

Q within the established agricultural unit. 

 

Class Q.1. (e) Agricultural Tenancy 

 

“Development not permitted under Class Q if- 

(e) the site is occupied under an agricultural tenancy, unless the 

express consent of both the landlord and the tenant has been obtained;” 

 

5.9 The site is not currently occupied by any agricultural tenancy thus no 

consents need to be received. 

 

Class Q.1. (f) (i) and (ii) 1 year Before Development Begins 

 

“Development not permitted under Class Q if- 

 

(e) less than 1 year before the date development begins— 

(i) an agricultural tenancy over the site has been terminated, and 

(ii) the termination was for the purpose of carrying out development 

under Class Q, 

unless both the landlord and the tenant have agreed in writing that the 

site is no longer required for agricultural use;” 
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5.10 As stated above, the site is not currently occupied by any agricultural 

tenancy and a tenancy has not been terminated for the purpose of 

carrying out development under Class Q in the last year. 

 

Class Q.1. (g)(i) and (ii) Part 6 Class A (a) or Class B (b) 

Development on the Established Agricultural unit 

 

“Development not permitted under Class Q if- 

 

(e) development under Class A(a) or Class B(a) of Part 6 of this 

Schedule (agricultural buildings and operations) has been carried out 

on the established agricultural unit— 

(i) since 20th March 2013; or 

(ii) where development under Class Q begins after 20th March 2023, 

during the period which is 10 years before the date development 

under Class Q begins;” 

 

5.11 No records were found of any development under Class A (a) or Class 

B (b) of Part 6 of the GPDO has been carried out on the established 

agricultural unit since 20 March 2013. 

 

Class Q.1. (h) External Dimensions 

 

“Development not permitted under Class Q if- 

 

(h) the development would result in the external dimensions of the 

building extending beyond the external dimensions of the existing 

building at any given point;” 

 

5.12 As per the submitted drawings which accompany this application, the 

‘building operations reasonably necessary to convert the building’ will not 
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extend the external dimensions of the existing building at any given 

point. 

 

Class Q.1. (i)(i) Building Operations 

 

“Development not permitted under Class Q if- 

 

(i) the development under Class Q(b) would consist of building 

operations other than— 

(i) the installation or replacement of— 

(aa) windows, doors, roofs, or exterior walls, or 

(bb) water, drainage, electricity, gas or other services, 

to the extent reasonably necessary for the building to function as a 

dwellinghouse; and 

(ii) partial demolition to the extent reasonably necessary to carry out 

building operations allowed by paragraph Q.1(i)(i);” 

 

5.13 In order to convert the existing building into a dwelling, only a modest 

number of “reasonably necessary” building operations are likely to be 

undertaken:  

• Refurbishing rainwater goods where needed; 

• Replacing timber infilling of two existing openings with windows 

(part east elevation and south elevation); 

• Limited infilling or enlarging of other openings (north elevation 

and part west elevation); 

• Amending the external timber materials with back 

weatherboarding; among other things. 

 

5.14 As confirmed by PPG Paragraph 001 Reference ID: 13-001-20140306: 

“The categories of work that do not amount to ‘development’ …. include… 

building operations which do not materially affect the external 

appearance of a building…”. 
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5.15 Internal operations, including works for insulation, flooring etc., may 

be required to convert the barn however these will not have an external 

effect and therefore are not a planning matter. As stated in the PPG 

Paragraph: 105 Reference ID: 13-105-20180615: “Internal works are 

not generally development. For the building to function as a dwelling it 

may be appropriate to undertake internal structural works, including to 

allow for a floor, the insertion of a mezzanine or upper floors within the 

overall residential floor space permitted, or internal walls, which are not 

prohibited by Class Q”. 

 

5.16 Therefore, no substantial works or alterations are proposed outside 

what is “reasonably necessary” in line with criterion Q.1.(i)(i). Please 

refer to the drawings submitted as part of this application for further 

details relating to the works proposed. 

 

5.17 No partial demolition is required under the proposal in compliance with 

criterion Q.1.(i)(ii) 

 

Class Q.1. (j and k) Article 2(3) land / Sensitive Location 

 

“Development not permitted under Class Q if- 

 

(j) the site is on article 2(3) land; 

(k) the site is, or forms part of— 

(i) a site of special scientific interest; 

(ii) a safety hazard area; 

(iii) a military explosives storage area;” 

 

5.18 Article 2(3) land is defined is defined as  

 

“Land within- 
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(a) an area designated as a conservation area under section 69 of the 

Planning (Listed Buildings and Conservation Areas) Act 1990 

(designation of conservation areas); 

(b) an area of outstanding natural beauty; 

(c) an area specified by the Secretary of State for the purposes of 

section 41(3) of the Wildlife and Countryside Act 1981 (enhancement 

and protection of the natural beauty and amenity of the countryside)43; 

(d) the Broads; 

(e) a National Park; and 

(f) a World Heritage Site.” 

 

5.19 The site is not within a Conservation Area nor within: a National Park, 

an Area of Outstanding Natural Beauty; a World Heritage Site; or a Site 

of Special Scientific Interest (SSSI). 

 

5.20 Furthermore, the site is not within a Local Nature Reserve; a National 

Nature Reserve; a Special Protection Area; a Special Area of 

Conservation; a safety hazard area; a military explosives storage area. 

 

5.21 Therefore, the site complies with criteria Q.1.(j) and (k). 

 

Class Q.1. (l and m) Scheduled Monument or Listed Building 

 

5.22 There are no scheduled monuments or designated heritage assets in 

the vicinity of the site. 

 

5.23 On this basis, the site is in line with criteria (l) and (m) of Class Q.1. 
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6 Summary of Class Q.2 conditions 

 

Class Q.2.(1) 

 

6.1 Development proposed under both Class Q(a) and Class Q(b) is 

permitted subject to the condition that prior to development 

commencement, the developer must apply to the local planning authority 

for the determination on a number of specific aspects, including: 

 

Class Q.2.(1)(a) Highways 

 

6.2 Access to the site is achieved via a private driveway linking with the 

highways network off Fen Road, approx. 175m to the east of the site. 

The hedge adjacent to the access is further back allowing for good 

visibility splays in both directions. Furthermore, due to the winding 

section of this road in this area, drivers would be pressured to slow down 

to negotiate these bends, further improving access visibility splays. 

 

6.3 Lastly, it worth noting that the building’s existing lawful use is 

agricultural, and thus the potential impact of the vehicular movements 

associated with this use, if it were to be used at full capacity, is a material 

consideration.  

 

6.4 Consequently, taking the above into account, the proposal would not 

have an unacceptable impact on highway safety and thus would comply 

with criterion Q.2.(1)(b) of the GPDO. 

 

Class Q.2.(1)(b) Noise impact 

 

6.5 In terms of noise impacts, the barn is evidently redundant. The barn is 

capable of having significant internal works undertaken to it to limit noise 

ingress in the event the local planning authority are concerned about any 

potential noise impact. 
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6.6 The surrounding area is generally described by open agricultural land, 

with a residential property to the north east. As such, it is considered 

that the proposed development is acceptable in terms of the amenity to 

be enjoyed by the future occupiers of the residential property. 

 

Class Q.2.(1)(c) Contamination risk 

 

6.7 Following a site visit, no apparent signs of potential contamination were 

found. The building was used mainly for storage of feed and cattle kit. 

As such, it is considered that there would be no unacceptable harm to 

the occupiers of the proposed dwelling in terms of contamination. 

 

Class Q.2.(d) Flooding risks on the site 

 

6.8 A Flood Risk Assessment accompanies this application which confirms 

that the site is located withing Flood Zone 3. The assessment suggests 

that floor level is a minimum of 0.1 m above level with 0.3 m of flood 

resilient construction above finished floor level. The report concludes 

that, subject to mitigation measures, the development passes the 

Sequential Test and Exception Test and is therefore suitable for the 

proposed location. 

 

6.9 The proposed finished floors implement the recommended mitigation 

measures. Therefore, the proposal complies with criterion (d) of Class 

Q.2. 

 

 

Class Q.2.(1)(e) Location and siting 

 

6.10 The location and siting criterion is generally assessed against whether 

it is ‘undesirable’ or ‘impractical’ to change the use from agricultural to 

residential.  
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6.11 Planning Practice Guidance states that: 

• “Undesirable reflects that it would be harmful or objectionable” 

• “Impractical reflects that the location and siting would not be 

sensible or realistic”  

6.12 The PPG also provides guidance on the meaning of these terms: 

 

“What is meant by impractical or undesirable for the change to residential 

use? 

Impractical or undesirable are not defined in the regulations, and the 

local planning authority should apply a reasonable ordinary dictionary 

meaning in making any judgment. Impractical reflects that the location 

and siting would “not be sensible or realistic”, and undesirable reflects 

that it would be “harmful or objectionable”. 

 

When considering whether it is appropriate for the change of use to take 

place in a particular location, a local planning authority should start from 

the premise that the permitted development right grants planning 

permission, subject to the prior approval requirements. That an 

agricultural building is in a location where the local planning authority 

would not normally grant planning permission for a new dwelling is not 

a sufficient reason for refusing prior approval. 

 

There may, however, be circumstances where the impact cannot be 

mitigated. Therefore, when looking at location, local planning authorities 

may, for example, consider that because an agricultural building on the 

top of a hill with no road access, power source or other services its 

conversion is impractical. Additionally the location of the building whose 

use would change may be undesirable if it is adjacent to other uses such 

as intensive poultry farming buildings, silage storage or buildings with 

dangerous machines or chemicals. 

 

When a local authority considers location and siting in this context it will 

not therefore be appropriate to apply tests from the National Planning 
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Policy Framework except to the extent these are relevant to the subject 

matter of the prior approval. So, for example, factors such as whether 

the property is for a rural worker, or whether the design is of exceptional 

quality or innovative, are unlikely to be relevant. 

Paragraph: 109 Reference ID: 13-109-20150305 

Revision date: 05 03 2015”. 

 

6.13 The existing agricultural building is not impractically located. There are 

full services to the site and the location is not “on the top of a hill with 

no road access, power source or other services”; there are other houses 

in close proximity and Holbeach (and Spalding thereafter) is a short 

distance away, providing easy access to facilities and services. 

 

6.14 The barn is not near to active intensive poultry buildings; poultry is 

used as an example because of the ammonia and odour issues associated 

with that livestock, more so than others. 

 

6.15 The dwelling will not be located near uses such as silage storage or 

buildings with dangerous machines / chemicals which could cause harm 

to residents. It is therefore not harmful nor undesirable. Therefore, the 

proposal complies with this the requirements of Q.2.(1)(e) of GPDO. 

 

Class Q.2.(f) Design or External appearance 

 

6.16 The elevation drawings show how the aesthetic of the agricultural barn 

has been enhanced within the limitations of the Class Q requirements.  

 

Class Q.2.(g) Internal Lighting 

 

6.17 The submitted drawings show how high levels of natural light will be 

provided to all habitable rooms.  
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Class Q.2.(2) 

 

6.18 The development will take place under Class Q (a) and Class Q (b), 

therefore Q.2. (2) is not relevant. 

 

Class Q.2.(3) 

 

6.19 The applicant notes that development permitted under Class Q must be 

completed within 3 years starting with the prior approval date. 
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7 Conclusions 

 

7.1 The applicant has demonstrated that the change of use and conversion 

of the existing barn and associated curtilage conforms with the provisions 

within Class Q, Part 3, Schedule 2 of the GPDO (2015) (as amended) and 

the prior approval of the local planning authority is either not required 

for the permitted change of use from agricultural to residential use (Class 

C3) to be undertaken, or should be given, with any relevant planning 

conditions. 

 

7.2 A Flood Risk Assessment and architectural drawings have been 

submitted to support the prior approval and confirm the building’s 

capability to be converted to and use as a dwelling. 

 

7.3 Paragraph W (11) of part 3 of the GPDO restricts the commencement of 

the development until the occurrence of one of the following: 

• The receipt by the applicant from the local planning authority of a 

written notice of their determination that such prior approval is not 

required; 

• The receipt by the applicant from the local authority of a written 

notice giving their prior approval; or 

• The expiry of 56 days following the date on which the application 

under sub-paragraph (2) was received by the local planning 

authority without the authority notifying the applicant as to 

whether approval is given or refused. 

 

7.4 The applicant looks forward to receiving confirmation that the prior 

approval of the local planning authority is either not required or has been 

granted with the requisite conditions so this permitted development can 

be delivered. 
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Appendix 1 

Appeal Decision ref APP/A2525/A/14/2213669 
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Appendix 2 

Satellite images [source: Google Pro Earth] 

 

Figure 2: Aerial image [dated 2006] showing the agricultural building circled in red with 
livestock outlined in blue. 
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Figure 3: Aerial image [dated March 2006] showing the agricultural building (red) and 
fencing around trees for protection from grazing [blue]. 
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Figure 4: Satellite image [dated January 2007] showing the agricultural building (red) and 
the grazing cattle [blue]. 
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Figure 5: Satellite image [dated September 2018] showing the agricultural building (red) 
and the grazing cattle (blue). 
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