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(i)

Preface to the Revised Edition (2014)

This Guidance Note was first prepared and adopted in 2012 to aid interpretation of the NPPF
and Core Strategy Policy P6 in respect of the conversion of agricultural / rural buildings.
There have subsequently (May 2013 and April 2014) been changes to “permitted
development rights” which mean that there is potential for some changes of use of
agricultural buildings to be carried out without the need for a planning application.
These permitted development rights are subject to a number of exclusions and conditions –
including a need to establish if “prior approval” is needed for specified matters.
The introduction of new “permitted development rights” may be regarded as a simplification
of the system but this is not entirely straightforward and still requires prospective developers
and local planning authorities to establish whether “permitted development rights” apply in
the particular circumstance of each building / proposal.
The core substance of the original Guidance remains directly relevant to any proposals
which are not “permitted development”.
In the light of an appeal decision and new Local Flood Risk Standing Advice from the
Environment Agency it has become necessary to revise the guidance in respect of flood risk
matters.
It is also opportune to cross refer to the corporate strategy and economic development
strategy that provide further context to the objectives and priorities of the Council.
As a consequence the Guidance Note has been revised as follows:
 Insertion of this Preface;
 Insertion of references to wider policies and priorities where appropriate;
 Insertion of reference to and explanation of “permitted development” [new para 1.4,
1.5, A1 – A4 (Appendix A) and a new Appendix B];
 A revised version of the Flow Diagram in Section 5 (Screening / Preliminary
Assessment) – the changes are in the boxes relating to flood risk (including deletion
of the previous Q1 relating to Flood Zone 3b), permitted development (after Q4 / Q5 /
6a) and the policy position if significant rebuilding is required (after Q5b);
 Insertion of links to local highway authority advice (Section 6.6);
 Changes to guidance on flood risk assessment (Section 6.7);
 Appendix B – the previous material concerning interpretation of advice in the NPPF
regarding exemptions from the flood risk “Sequential Test” for “change of use”
proposals has been deleted in its entirety. It is replaced by new material dealing with
permitted development;
 Minor revisions to paragraphs 1.2, 1.6 (this was formerly 1.4 and the quoted text from
the Core Strategy no longer shows the drafting changes) and A7;
 Addition of a Glossary.
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1. Introduction
1.1

This guidance document is intended to assist in the interpretation of Sedgemoor
Core Strategy Policy P6 (Development in the Countryside) in the context of the
National Planning Policy Framework (NPPF), particularly in respect of conversion of
rural buildings.

1.2

Paragraph 55 of the NPPF introduced a policy position in respect of isolated
buildings in the countryside and their potential for conversion to residential use which
differed from that originally set out in the supporting text of Core Strategy Policy P6.

1.3

However, residential conversion is not the only option referenced in the NPPF and
there can be a number of factors to consider. The NPPF does not point to residential
conversion as the only (or even preferred) outcome for redundant rural buildings.

1.4

Sedgemoor is a pro-business council and has a corporate strategy which is
supportive of economic growth and economic re-structuring to ensure we create
better quality jobs that are sustained into the future. The underpinning economic
development strategy recognises the importance of the agricultural sector to the
economy and is supportive of diversification.

1.5

With the commencement of further preparatory works for Hinkley C there may well be
opportunities for active or temporary use of appropriate agricultural / rural buildings in
accessible locations to accommodate the project locally and help reduce wider
impacts. There is a separate supplementary planning document for Hinkley C,
produced jointly with West Somerset Council.

1.6

The opportunity for conversion of agricultural buildings has been further opened up
by changes to “permitted development rights” introduced in May 2013 and April 2014.
A fuller explanation of this potential, which can include residential conversion, is
provided at Appendix B.

1.7

Whilst this Guidance Note is primarily intended to be used in respect of proposals
that will need planning permission it should in part also be of assistance in
connection with projects which may be “permitted development” (because of the
“prior approval” process and through the design guidance references). Anyone with
an interest in potential permitted development should start at Appendix B before
reading any more of this document – if dealing with a traditional farm building the
various good practice / design guidance references cited in Sections 3 and 4 should
also assist you.

1.8

The Core Strategy was adopted on 12th October 2011 but had not yet been published
in its final form before the NPPF was published. The Council had the opportunity to
make technical and drafting changes, including replacement of references to national
guidance. The relevant text of paragraph 6.110 reads as follows:
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“6.110 The spatial strategy does not identify a need for general housing
within the countryside as this would represent a less sustainable form of
development given the limited access to services and facilities. Paragraph 55
of the NPPF sets out special circumstances which might justify an exception
for new buildings or conversions. The Council has produced local guidance
on the subject of the Conversion of Rural Buildings in order to clarify local
SDC Planning Guidance Note – Conversion of Agricultural / Rural Buildings, July 2014

interpretation of this matter including the circumstances where conversion
(including conversion to residential use) might be supported. Policy D11:
Economic Prosperity and Policy D12: Tourism also provide some support for
rural conversions that encourage rural enterprise and/or tourism
accommodation within the countryside.”
Further background on the consideration of national and local planning policy context
is set out in Appendix A.
1.9

This document has been locally adopted as a Planning Guidance Note and may
subsequently be incorporated into a Design SPD.

2. The scope of this guidance
2.1

The terms of para 55 of the NPPF are very specifically on the subject of “isolated”
“redundant or disused buildings” “in the countryside” and include the requirement that
“the development would lead to an enhancement to the immediate setting”. In
preparing this guidance, SDC is seeking to also cover the wider range of
opportunities which may arise for appropriate rural building conversions, particularly
in respect of the “business and enterprise in rural areas” uses referenced in para 28
of the NPPF.

2.2

This guidance attempts to cover a range of rural situations and building types,
including traditional buildings, modern agricultural buildings, listed buildings,
countryside / village locations and flood risk areas, but the specific circumstances of
individual buildings may also benefit from consideration of other guidance.

2.3

Given the range of buildings to which this guidance may be applicable, and the fact
that a great deal of information and advice on design is available online, this
document does not seek to offer comprehensive guidance in respect of design.

2.4

This local guidance provides:
 A list of established national “good practice” guidance on conversion /
maintenance of rural buildings which should be relevant material for anyone
involved in such work (Section 3);
 Some guiding principles regarding traditional farm buildings (Section 4);
 A “decision tree” series of questions to allow potential applicants to examine their
options prior to commissioning any detailed design work (this covers the principal
planning policy considerations which may narrow down the potential future uses
of a redundant rural building) (Section 5);
 Some “headline” advice from The Conversion of Traditional Farm Buildings: A
guide to good practice”, English Heritage, 2006 and an outline of the content of
that document (Section 7);
 Advice on Detailed Assessment (Section 6).
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3. Established “good practice” guidance on conversion / maintenance of
rural buildings
3.1

A particularly useful website is the English Heritage HELM (Historic Environment
Local Management) site which includes an extensive Guidance Library:
http://www.helm.org.uk/guidance-library/ , including the following which are likely to
be useful:

“The Conversion of Traditional Farm Buildings: a guide to good practice”:
http://www.english-heritage.org.uk/content/publications/publicationsNew/guidelinesstandards/conversion-of-traditional-farm-buildings/traditional-farm.pdf
“Living buildings in a living landscape: finding a future for traditional farm buildings”
http://www.english-heritage.org.uk/content/publications/publicationsNew/guidelinesstandards/living-buildings-in-living-landscape/living-buildings-long-version
“The Maintenance and Repair of Traditional Farm Buildings: A Guide to Good
Practice” http://www.englishheritage.org.uk/content/publications/publicationsNew/guidelines-standards/maintenancerepair-trad-farm-buildings/acc-maintenance-repair-traditional-farm-buildings.pdf
“Vacant Historic Buildings – An owner’s guide to temporary uses, maintenance and
mothballing” http://www.englishheritage.org.uk/content/publications/publicationsNew/heritage-atrisk/vacanthistoricbuildings/acc-vacant-historic-buildings.pdf

4. Some guiding principles regarding traditional farm buildings
[The following text is selectively extracted from / paraphrases the Policy Framework section
of “Living buildings in a living landscape: finding a future for traditional farm buildings”,
University of Gloucestershire, English Heritage and Countryside Agency, 2006]
4.1

The traditional farm building stock is an important part of our rural heritage and a
major contributor to the character, beauty and diversity of the countryside. These
historic structures also represent a significant investment of expended energy and
materials, and their demolition and replacement would require a major reinvestment
of these resources.

4.2

Decisions on conserving, retaining and converting traditional farm buildings should
always be based on a good understanding of their architectural and historic interest
and their contribution to the character and appearance of the local area.

4.3

Alterations required to keep a traditional farm building in active agricultural use (for
example, to accommodate new animal welfare requirements) may be less
detrimental to the historic character of the farmstead and wider landscape than either
the changes required to convert the same building to a non-agricultural use or the
addition of new buildings to accommodate displaced farm functions.
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4.4

Where continued agricultural use is no longer practicable, the re-use of buildings for
farm-related business purposes should normally be encouraged. Sensitive
conversion to farm offices, workshops, farm shops, etc. for farm-related business
diversification will generally help to retain the overall agricultural character of the farm
building and farmstead.

4.5

In many cases, conversion to workshop, light industrial or storage use can be more
successfully accommodated than conversion to residential, retail or office use.
Conversion to residential use is usually considered to be the most damaging in terms
of its impact on historic features (such as spaces and finishes), and the setting and
legibility of buildings.

4.6

Conversion schemes should:
 retain as much historic fabric and as many features of interest as possible;
 respect the agricultural character of the buildings, including their general
robustness and simplicity of design;
 protect the building’s farmstead and landscape setting and its relationship to the
farmhouse; and
 safeguard protected species.

4.7

Simplicity of approach should be combined with high-quality design in order to retain
key and defining characteristics, in particular:
 walling materials and finishes;
 the pattern of existing doors and windows;
 roof form, materials and details;
 reducing the need for new external openings, through careful attention to the
existing character of internal spaces;
 historic features including door and window treatment, exposed roof trusses, floor
structure, machinery, floor surfaces;
 significant aspects of internal layout;
 prominent elevations;
 the building or farmstead setting, including hard landscaping, ancillary structures
and service provision, and its relationship to the landscape; and
 boundary details including fences, walls and hedgerows, together with hard
landscaping materials.
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5. Screening / Preliminary Assessment
5.1

The English Heritage publication “The Conversion of Traditional* Farm Buildings: a
guide to good practice” provides detailed advice on good practice in conversion
projects for owners, designers, local authority conservation officers and others
involved in projects of this type. An appendix is included which provides a decisionmaking framework to help inform options for sustainable reuse.

* ‘Traditional’ is a term often used to describe farm buildings pre-dating 1940, after which modern building materials and
revolutions in farming technology and farmstead planning marked a sharp divide with previous practice.

5.2

Before even reaching the point of using that Appendix, there are some locational
questions that Sedgemoor District Council believe are necessary to allow potential
applicants to examine the options prior to commissioning any detailed design work these cover the principal national and local planning policy considerations which may
narrow down the potential future uses of a redundant rural building. The questions
set out in the flow chart on the next 2 pages serve as a strategic filter which
must be passed through prior to consideration of the building in detail.

5.3

The Flowchart is available separately on the Council’s website for use in connection
with individual proposals. Applicants / agents are recommended to:
 save the chart as a PDF, adding the building name and location to the filename,
and
 use the “Comment : Highlight Text” tool to highlight the arrows and boxes which
record the actual pathway for that individual assessment.
(It will be useful to submit this as part of any subsequent pre-application discussion /
planning application).
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Screening / Preliminary Assessment - Flow Diagram (Revised)
This chart is an initial filter of potential policy issues prior to detailed assessment of individual buildings. It is intended to
cover a range of rural situations and building types, including traditional buildings, modern agricultural buildings, listed
buildings, countryside / village locations and flood risk areas.
(N.B. for “permitted development” some elements may not be applicable).

Q1. Is the building in Flood Zone 3
(high probability of flooding /
functional floodplain) or Flood Zone 2
(medium probability)?
(You will need to refer to flood map plans
on the Environment Agency website
http://watermaps.environmentagency.gov.uk/wiyby/wiyby.aspx?topic=fl
oodmap#x=342481&y=139251&scale=5




YES


NO
Q3. Is the building within, or in close
proximity to, a village or hamlet (or
close to a town)?

A
B
B

NO
Q3a. Is the building:

C
(A) Part of a group of
buildings,
or
(B) Totally isolated?

(A)
Part of a
group of
buildings

Y
E
S

(B)
Totally
isolated

Conversions to residential use may be
more problematic and be unable to meet
the NPPF test of “lead to an
enhancement to the immediate setting”.
Isolated field barns are not a common
feature in the Sedgemoor landscape
and conversion to any new use is likely
to require particularly careful
consideration – go to Q4, and then 5
and 6 if applicable, but be prepared to
stop at Q6;
in such cases it will be prudent
to seek Pre-Application Advice
– see note after Q6.

All development proposals in these zones
should be accompanied by a flood risk
assessment (FRA).
The FRA requirements will be most stringent if your
proposal creates a unit which has only ground floor
accommodation (i.e. no upper floor).
In assessing flood risk, regard should be had to the
“flood risk vulnerability classification” of the
proposed use (see “Technical Guidance to the
NPPF”)
As an initial steer, see options A, B, C below:
“less vulnerable” uses (including shops,
restaurants, cafes, offices, leisure, industry,
storage and distribution) are appropriate in FZ 2
or FZ 3 – go to Q3.
“more vulnerable” uses (such as dwellings,
residential care homes, hostels, hotels) are
appropriate in FZ 2 – go to Q3 (but for FZ 3 see
Box C)
“more vulnerable” uses (such as dwellings,
residential care homes, hostels, hotels) would
normally only be permitted in FZ 3 if the Exception
Test is passed .

The Exception Test does not apply if your
proposal is for “change of use” only – go
to Q3.

If the Exception Test applies go to Q2

Q2. Is the site within a settlement
identified under Policy S1 of the Core
Strategy as being a suitable location?

YES
The
“sustainability
benefits to the
community”
element of the
Exception Test
is passed

NO
The “sustainability
benefits to the
community” element
of the Exception
Test is not passed.
Stop here /
consider an
alternative use
(e.g. as per Box A
above)

Continue at
SDC Planning Guidance Note – Conversion of Agricultural / Rural Buildings, July 2014
Q5 on next
Continue at Q4 on next page
page
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Q4. Is the building of a non-traditional
construction?
i.e. modern steel framed building, wooden
shed or stable, block work construction etc.

This type of building may not be particularly suitable
for some uses (e.g. residential conversion) – even if
seeking to use a “permitted development” right you
should consider whether the building is inherently
suitable for the proposed use.
Go to Q5.

YES

(‘Traditional’ is a term commonly used to
describe farm buildings pre-dating 1940, after
which modern building materials and
revolutions in farming technology and
farmstead planning marked a sharp divide with
previous practice.)

(If the building and proposed use are eligible for PD,
the Council will have no direct control over design
and external appearance except in the case of a
residential conversion.)

NO

Q5. Is the building of permanent and
substantial construction (in the case
of traditional buildings this means
principally stone or brick walls), in a
sound structural condition, with
potential for conversion to the
proposed use without significant
rebuilding, significant alteration or
significant extension?

YES

NO

Q5a. Is the building a
Listed Building or in a
Conservation Area?

NO
Q5b. Is the building within
the Development
Boundary of a settlement
listed in Core Strategy
Policy S1?

YES
If the building is a Listed Building or
is in a Conservation Area, seek
further advice from the Council’s
Conservation Officer at Detailed
Assessment Stage.
[N.B. PD rights are not available for
a LB and some are limited in a CA]

Residential (or other)
development through
rebuilding or redevelopment
may be acceptable. On this
basis, a conversion which
involves significant
alteration or extension could
be favourably considered.
- Continue to Q6.

Q6. Is the site directly
accessible from a public
highway?
N.B at Detailed Assessment
Stage you will also need to seek
advice from Somerset County
Council regarding any need for
visibility / other access / highway
improvements; this in turn may
raise Landscape and Visual
Impact issues.

YES

NO

Q6a. Is the
site served
by an
existing
private
access
road?

YES

NO

NO

YES

Seek further advice
from the Council’s
Conservation Officer
regarding the viability
of repair and re-use.

Significant rebuilding (or
alteration or extension) will
only be considered if the
development can be
justified under the
provisions of Core
Strategy Policies P6, D11
or D12 or Para 55 of the
NPPF.

If such circumstances apply, and
depending upon the nature of the
building, conversion to uses such
as workshops or tourist
accommodation may be appropriate
- Go to Q6.

This may indicate that the building is in a very
isolated location where landscape impact may
be a significant consideration.
Go to Detailed Assessment Stage but
address this issue early and be
prepared to abort if Landscape and
Visual Impact is adverse.
[N.B. If potentially eligible as PD Class MA or
MB prior approval for such a location might be
refused (impractical or undesirable)]

Congratulations you have reached the end of the Screening / Preliminary Assessment Stage. You can
proceed to the Detailed Assessment Stage.
A record of your Preliminary Assessment should be included within any subsequent planning application (this
can simply be a copy of this diagram with your responses highlighted).
If you have any doubt about the validity of your Preliminary Assessment you may wish to seek confirmation from
the Council before proceeding further – this would be in the form of Initial / “in principle” Pre-Application Advice –
see the relevant item at the end of the next section (6.8) for further information.
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6. Detailed Assessment


Follow the advice in “The Conversion of Traditional Farm Buildings: A guide to
good practice” (English Heritage, 2006) – [as referenced further in Section 7]
And have regard to local planning policies / commission expert advice as necessary on
matters such as:
 Structural condition
 Local Landscape Character and Building Materials (Core Strategy Policies D2
and D14)
 Landscape and Visual impact / external appearance (Core Strategy Policy D14)
 Ecology (Core Strategy Policy D14 and D15)
 Historic environment (Core Strategy Policy D17)
 Transport impact / access and parking (Core Strategy Policy D10)
 Flood Risk Assessment / flood resilience (NPPF / Core Strategy Policy D1)
 Consider seeking “Pre-Planning Application advice” from the District Council
Further details on the above items follow.
6.1 Structural condition and potential extensions
 If the building is in a countryside location where new development would not normally
be allowed, then in order to be a legitimate candidate for conversion it must be
structurally sound. A building which is not capable of conversion without significant
rebuilding or extension will not normally be granted planning permission. Owners
may wish to commission an expert structural survey for their own benefit in any case,
but if there is any doubt then this would be a matter that the Council would require
evidence upon as part of the planning application.
 It should be noted that if a building collapses during the course of conversion and
requires substantial building beyond the scope of the permission granted, there will
no longer be a planning permission in place and the work must cease.
 If the building is thought to require significant extension in order to accommodate the
intended use then it is probably not a suitable candidate for conversion and an
alternative use should be considered.
 If there is no other viable alternative use and the building is inherently worthy of
retention then sympathetic consideration may be given to an extension of a design
consistent with vernacular adaptation of similar buildings.
 One of the guiding principles in respect of the conversion of traditional rural buildings
is that the original character should still be recognisable – the addition of features
such as conservatories, porches, garages and sheds can be problematic and the
Council may condition any planning permission for a conversion to effectively remove
what would normally be “permitted development” rights.
 The Council may similarly consider it necessary to curtail what could otherwise be
future “permitted development” extensions if a modern agricultural building is given
permission for change of use to storage / industrial etc. use.
6.2 Local Landscape Character and Building Materials
Interpretation of English Heritage guidance will require some additional local knowledge.
Local geology in particular is a key influence both on local building stones which were used
in traditional farm buildings and on the local landscape. Further information on both these
matters is available the “Sedgemoor Landscape Assessment and Countryside Design
Summary”, SDC 2003, http://www.sedgemoor.gov.uk/index.aspx?articleid=7355 and there
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are also other useful sources of information about Somerset building stones published by
Somerset County Council and Somerset Archaeological and Natural History Society:
 Somerset Building Stones Paper – Issues consultation for the Minerals Core
Strategy, SCC, July 2010 http://www.somerset.gov.uk/irj/public/services/directory/service?rid=/wpccontent/Site
s/SCC/Web%20Pages/Services/Services/Environment/Minerals%20Development%2
0Plan%20Documents


Somerset Building Stone – A Guide, Hugh Prudden in Somerset Archaeology and
Natural History, 2002 http://www.sanhs.org/Documents/Proc%20Building%20stone.pdf

In addition to stone, the locally available clay once supported a thriving brick and tile
industry in and around Bridgwater and also at Highbridge and some other parts of the
District. Clay tiles became the predominant roofing material throughout the District and a
wider sub-region. They were available in a variety of profiles, but “pantiles” and “Double
Romans” were probably the most extensive.
The underlying geology varies substantially across the district and in some localities
changes in building stone can be evident across relatively short distances. Research for an
individual barn may be able to trace back to a local quarry (of which there were many small
scale examples); in and around the Quantock Hills in particular there is a range of building /
walling stone that has been utilised. The following is a general guide to the most commonly
encountered stones within Sedgemoor:
Carboniferous Limestone – sourced and used in
the vicinity of the Mendip Hills (Cheddar, Axbridge,
Shipham etc) and also near Cannington. Used as
a building stone (usually rubble, occasionally
dressed) and for walling.

Blue Lias – a grey-blue limestone – strongly
associated the Polden Hills where it is used
extensively (and was formerly quarried) and also
found in other parts of the district where there are
outcrops (Combwich / Stockland Bristol, Brent
Knoll, Mark, Isle of Wedmore). Readily cut into
regular blocks, lias is widely used for building,
walling and floor slabs.
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Otter Sandstone - (also referred to as “new red
sandstone”) – found in the fringes of the Quantock
Hills (Cannington, Wembdon, Nether Stowey,
Spaxton, North Petherton etc). Red sandstone of
variable hardness and grain size – used for
building and walling.

Devonian Sandstones / Slates – various hard
stones of purple-red-grey colour found in the
Quantock Hills and used for building and walling.

Cockercombe Tuff – a greenish-grey stone used
as rubble and ashlar in the Plainsfield area (the
source being a quarry in Cockercombe).

Dolomitic Conglomerate (Draycott Stone) – a
robust grey-pink-red stone (a natural concrete)
formerly quarried around Cheddar and Draycott.
Used for building (including as lintels) in the vicinity
of the Mendip Hills and also for massive
characteristic round-top gate posts which can be
found in the locality (extending to Wedmore and
Mark).
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Wedmore Stone – buff sandstone / grey-brown
limestone found in the Wedmore area. Used for
building (ashlar and rubble) and walling.

6.3 Landscape and Visual impact / external appearance
This is a key issue for the planning authority when considering applications for the
conversion of rural buildings. As per the English Heritage / Countryside Agency guidance,
“traditional” farm buildings may be important for their contribution to the rural landscape
(whether within a settlement or in the countryside). The Council will be keen to see that the
inherent character of a traditional building is not seriously damaged by the conversion
process. This involves consideration of not only the building itself but also how it sits in its
surroundings and some of the issues to be considered are:


Surroundings / curtilage / boundaries / vehicle parking: traditional farm buildings
often do not have their own defined “curtilage” – they are commonly sited as part of a
farmyard or at the edge of / within a field, and the creation of a curtilage with the
introduction of new boundaries can be a major change of character and appearance:
o If the building is sited within a former farmyard, the yard should generally be
left open and uncluttered (not be subdivided by walls or fences).
o The creation of a garden curtilage can over-domesticate the surroundings. In
some instances it may be desirable to ensure that land attached to the barn is
not used as a garden at all, for instance if the uncluttered rural landscape
abutting on one or several sides is part of the essential character of the
original building, or if there would be harm to the character of the surrounding
countryside itself.
o Where gardens are created it is likely that the most satisfactory solution will
be to create a “walled garden” in the traditional style. A high wall in stone /
brick (as appropriate to the location) will provide privacy and screening.
o The use of standard timber fences and suburban features such as posts with
interlinking chains should be avoided.
o Vehicle parking / garage provision should be unobtrusive. Where possible
this should be within the main building conversion or associated outbuildings
such as open-fronted former cart-sheds or similar. A new structure which
replicates the character of such outbuildings may be acceptable if there is no
opportunity to re-use existing.



Roofs – on traditional barns these are usually simple uninterrupted planes; the
insertion of elements such as chimneys, dormer windows or roof lights can be
particularly damaging to the character of a barn. Where required, a flue should be
installed in preference to a chimney stack. Major roof alterations should generally be
avoided, insertion of flue / roof lights should if possible be on elevations which are not
in public view.
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Windows and Doors – barns commonly do not have many windows and, in order to
retain the essential character of the building, the creation of new openings needs
kept to a minimum and handled sensitively (the English Heritage guidance has
advice and examples).



Area of Outstanding Natural Beauty (AONB) – if the building is in the Mendip Hills
or Quantock Hills AONB, proposals for conversion will need to be carefully
considered against the terms of Core Strategy Policy D14 (Development proposals
within the AONB will only be supported where they enhance or conserve the natural
beauty, or the exceptional character or quality of the landscape). If the building is of
non-traditional construction its removal may be an enhancement of the landscape /
setting of other buildings and therefore proposals for conversion to an alternative
business use may not be acceptable in an AONB location (whereas this may be
acceptable in other areas).



Listed Building / Conservation Area – if the building is in a Conservation Area or is
a Listed Building, effects on character and appearance will be given particular
scrutiny and the proposal needs to be subject of an application for Conservation Area
/ Listed Building Consent.

6.4 Ecology
Sedgemoor district contains numerous sites which are designated for their nature
conservation importance, and even outside designated sites the rural environment is host to
protected species and other ecological interest. Rural buildings are potentially roost /
nesting sites for bats and birds, and a change of use could also have other ecological
impacts.
 The potential ecological impact of a conversion proposal will need to be subject of
expert assessment and reporting. Survey work will need to be carried out by a
suitably qualified and experienced person, using established methods at an
appropriate time of year.
 Advice should be sought from the Council’s Ecologist.
 Conversion of redundant agricultural buildings can have the beneficial effect of
retaining ecological features such as bat roosts which might otherwise be lost if the
building fell into dilapidation.
 If the building is within a designated nature conservation site of international /
national importance (Special Protection Area / Special Area of Conservation /
Ramsar site – these affect parts of the Somerset Levels and Moors, Mendip Hills and
Quantock Hills) - the proposal will need to demonstrate that there are no significant
direct or indirect adverse impacts (e.g. loss of roost sites or habitat / disturbance /
noise) on the integrity of the site.
 Core Strategy Policies D14 and D15 provide further policy context.
 The online “Biodiversity Planning Toolkit” http://www.biodiversityplanningtoolkit.com/
is a very useful resource which includes a specific interactive guide dealing with
conversion of rural buildings, a bat protocol, and guidance on the law and finding
ecological advice.
6.5 Historic environment
 If the building is a Listed Building or in a Conservation Area, effects on character and
appearance will be given particular scrutiny and the proposal needs to be subject of
an application for Conservation Area / Listed Building Consent. Advice should be
sought from the Council’s Conservation Officer.
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The site should also be checked in respect of potential archaeological interest advice should be sought from the Somerset County Council’s Heritage Service.
Core Strategy Policy D17 provides further policy context.

6.6 Transport impact / access and parking
A conversion proposal will need to be served by an adequate and safe means of access to a
public highway. In many cases an existing access will probably be suitable, but this will
need to be confirmed by the local highway authority (Somerset County Council).
Existing accesses are generally preferred, but where a new access is needed this could then
raise landscape and visual impact issues – any new entrance / access road should be
integrated with the local street scene / landscape. This involves careful consideration of
gateways and the materials, alignment and detailed design of any new highway boundary
(stone walls / hedges / banks). A long access serving an isolated building could have an
adverse visual impact, and one that passes in front of adjoining buildings could damage their
settings.
Conversions accessed via a former farmyard should have access and parking arrangements
which utilize that space without destroying its open character (care with surface materials
and avoiding unnecessary subdivision / enclosure)
Garaging and storage areas should be provided within existing buildings. Where this is not
possible some new building may be allowed provided that the siting, design and materials
complement the character and setting of the farm building.
A proposal to convert modern agricultural buildings to an industrial / distribution / similar use
might give rise to traffic generation issues – the adequacy of local roads might be a problem
in some locations.
Core Strategy Policies D9 and D10 provides further policy context.
For guidance on parking standards and other highway matters see the Somerset County
Council Transport Strategy documents available at: http://www.somerset.gov.uk/policiesand-plans/strategies/transport-strategy/ .
At the time of preparing this Guidance Note:
 Parking standards are set out in the SCC “Parking Strategy” dated September 2013.
The standards vary according to location – you will need to establish whether your
building is in Zone A / B / C and look up the standard applicable to your particular
proposed use – a “quick reference guide” is provided in Appendix 3 of that document.
 Highway design advice (including matters such as visibility splay requirements) is set
out in “Estate Roads in Somerset Design Guidance notes” (red book) available at
http://www.somerset.gov.uk/policies-and-plans/strategies/somerset-highwayinfrastructure/ . This document is due to be updated and, if appropriate, reference
should be made to any replacement guidance.
6.7 Flood Risk Assessment and flood resilience (N.B this section is not limited to Flood
Zone 3)
Sedgemoor District contains extensive areas at risk of flooding (Flood Zones 2 and 3).
Other land is referred to as Flood Zone 1 – if your building is in Flood Zone 1 this section is
not relevant to you unless your proposal includes the culverting or control of flow in any river
or stream. Flood zone maps are available on the Environment Agency (EA) website
http://www.environment-agency.gov.uk/ .
Development is normally steered to areas with the lowest probability of flooding through
application of the “Sequential Test” [NPPF paras 100 – 104], but the Sequential Test does
not apply to changes of use. The NPPF is clear that:
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all development proposals in Flood Zone 2 or 3 (including minor development and
change of use) should be accompanied by a site-specific flood risk assessment
(FRA) [footnote 20 to NPPF para 103] and
that applications for minor development and changes of use should not be subject to
the Sequential or Exception Tests but should still meet the requirements for sitespecific flood risk assessments [ para 104].

However, the EA has also produced Local Flood Risk Standing Advice (LFRSA) for
Sedgemoor – this includes material relevant to Changes of Use and Conversions and this
indicates that in some instances the EA would wish the LPA to rely on its “standing advice”
rather than send a separate consultation to the EA. If
a) the conversion will give occupiers access to an upper storey, and
b) the development does not involve any new structures (e.g. boundary walls) within 8
metres of the bank of a “main river” or flood defence, and
c) does not include culverting or the control of flow of any river or stream,
then there is no requirement to consult the EA – the LFRSA gives a relatively simple
requirement that:
 Floor levels within the proposed development will be set no lower than existing floor
levels (this must be confirmed within the application), and
 a flood emergency plan shall be agreed. The details - to include warning procedures,
safe access/egress routes and appropriate actions for occupiers to take in the event
of a flood – should be submitted with the application.
On this basis the parameters for an individual FRA are significantly reduced if all those
circumstances (a-c) apply – the FRA needs only to address the two requirements regarding
floor level and flood emergency plan.
In all other instances (where consultation with the EA will be required) you will need to
provide a more detailed FRA. The EA guidance on how to complete a FRA as part of a
planning application is available at https://www.gov.uk/planning-applications-assessingflood-risk but it is also relevant to be guided by the more local guidance set out Sheet OP<1
of the LFRSA.
If an FRA is required (e.g. a building with no upper floor, in Flood Zone 2 or 3) it is important
to be aware that development in “functional floodplain” (Flood Zone 3b) will be of particular
concern. The Flood Zone maps available on the Environment Agency (EA) website do not
distinguish Flood Zone 3b – for this you will need to refer to Figures 3A / 3B / 3C / 3D of the
Sedgemoor Strategic Flood Risk Assessment (SFRA) :
http://www.sedgemoor.gov.uk/index.aspx?articleid=5851 . Normally (applying the
Sequential Test) the only development permissible in Flood Zone 3b would be “water
compatible” or “essential infrastructure” (“Technical Guidance to the NPPF”, DCLG, March
2012 refers). The Sequential Test has been deemed not applicable to “change of use”
applications, but the District Council would advise developers to exercise caution before
developing in areas of functional floodplain, particularly if the conversion only has ground
floor accommodation.
The LFRSA is available here: http://www.sedgemoor.gov.uk/index.aspx?articleid=9728
The LFRSA is a first edition and could be subject of future revision – any change will take
precedence over the situation described above. One area of potential change is in relation
to whether the access to upper floors is a matter only for residential conversions [the present
matrix says “units” – but Sheet COU1 is more specifically related to “dwellings”] – it is
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arguable that other “more vulnerable” uses (e.g. residential care homes / hostels / hotels)
should be included.
The NPPF and Core Strategy Policy D1 provides further policy context.
Even if your proposal did not require a detailed FRA, but you are in Flood Zone 2 or 3, it is
wise to consider what flood resilience measures you might be able to incorporate (e.g. tiled
floors and walls / raised sockets) – see the “Guidance on flood resilient design and
construction” section of “Improving the flood performance of new buildings”
https://www.gov.uk/government/publications/flood-resilient-construction-of-new-buildings .
6.8 Consider seeking “Pre-Planning Application Advice” from the District Council
For details of the services available (Detailed / Initial “in principle” advice) please see the
published “Pre-Planning Application Advice” booklet available at
http://www.sedgemoor.gov.uk/index.aspx?articleid=7257
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7. Some “headline” advice from
“The Conversion of Traditional Farm Buildings: A guide to good practice”
(English Heritage, 2006)
and an outline of the content of that document
“A designer should not start to address the issues associated with adapting a building for a
new use until it is determined whether a building and its landscape have the capacity to
accept change. Some buildings, or parts of buildings with significant interior fabric or fittings,
will have little or no capacity for adaptive reuse, on account of their scale, location or degree
of interest.”

SUMMARY OF
GOOD PRACTICE FOR THE CONVERSION OF TRADITIONAL FARM BUILDINGS
(The following bullet points are the headline advice from the summary at pages 35 – 36 of
“The Conversion of Traditional Farm Buildings: A guide to good practice”, English Heritage,
2006), associated text on those pages provides some additional commentary which follows
the extensively illustrated text at pages 2 – 34.)


Understand the character and significance of the farm building and its landscape
setting. What distinctive features need to be preserved in any conversion proposal
such that the building can still be read as a farm building?



Try to understand as much as possible about the way the building is constructed and
its condition before undertaking significant works of repair/alteration.



Respect the architectural and historic interest of the building and its setting – pair
uses and buildings sensitively.



Achieve high standards of design and craftsmanship for conversion work and use
appropriate materials and methods of repair.



Minimise loss of and intervention in significant historic fabric during repair and
conversion.



Obtain relevant consents and wherever possible have pre-application discussions
with the local authority planning/conservation/building control officers.



Respect the open character of many farm building interiors when considering
conversion proposals.



Use existing openings in their original form wherever possible and minimise the
formation of new openings. Avoid the use of ‘domestic’ window styles and standard
‘off the peg’ joinery.



Give careful consideration to the choice of colour for joinery. Use colours that blend
with and complement the surrounding external walls of the building.
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Retain the character of the roof form and minimise new insertions such as roof lights
in prominent roof pitches.



Ensure that new landscape works and boundary treatment are appropriate to the
setting.



Avoid the construction of extensions that compromise the character and setting of the
farm building. Consider extensions as a way of working with and enhancing the
existing plan, form and context of the steading and as a way of safeguarding the
significance of farm buildings whose character could be compromised by internal
subdivision.



Retain existing outbuildings wherever possible for uses such as car parking, storage,
new services.



Think carefully before installing new services that might have a detrimental impact on
the building. Consider in particular the position of flues and vent pipes.



Retain and encourage wildlife habitats.

The extensively illustrated content of pages 2 - 34 of “The Conversion of Traditional Farm
Buildings: A guide to good practice”, English Heritage, 2006) should be regarded as
essential reading / reference material; it covers the following matters:
THE CHARACTER OF TRADITIONAL FARM BUILDINGS AND THEIR CONTEXT
 Understanding farm buildings (p.3)
 Landscape and historical context (p.4)
 Farmstead character (p.5)
 Types of farm buildings and their character (p.7)
 Materials (p.9)
ADAPTING AND REPAIRING TRADITIONAL FARM BUILDINGS
 General principles and design issues (p.10)
o Understanding character, significance and context
o Understanding how the building is constructed and its condition
o Respecting the architectural and historic interest of the building and its setting
o Achieving high standards of design and craftsmanship
o Minimising loss of and intervention in significant historic fabric
o Daylight
o Subdivision
o Retaining features
o Setting
o Incorporating services and adding insulation
 The treatment of the external walling (p12)
o Common Structural Issues
 Masonry and earth structures
 Timber frame structures
o Damp In External Walls
o Retaining Distinctive Features
o Openings
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o Windows And Doors
o Glazing Design
o External Wall Finishes
Roofing (p.21)
o Roof Character/Features
o Repairing Roof Finishes
o Repairing Existing Roof Structures
o New Roofs
o Adding New Elements To The Roof
o Roof Ventilation And Roofing Felt
o Rainwater Goods
Internal spaces (p.23)
o Subdivision/Volume
o Adding Floors
o Internal Finishes
o Machinery And Fittings
Incorporating services and insulation (p.23)
o Adding New Incoming And Outgoing Services
o Adding Heating
o Incorporating Service Ducts And Pipework
o Adding Insulation
 Wall insulation
 Roof insulation
 Floor insulation
o Fire Prevention Services
o Incorporating Other Services
Outbuildings and extensions (p.29)
o Converting Existing Additions
o Constructing New Additions
Setting and surroundings (p.29)
o Respecting The Farmstead Setting And Grouping
o Landscape Works
o Vehicular Access And Parking

AUTHORISATION OF WORKS
 Planning (p.31)
o Planning Policy
o Planning Application And Permission
 Consents for designated buildings and areas (p.33)
o Listed Buildings
o Conservation Areas
 Other consents (p.33)
o Building Regulations
o Highways
o Wildlife Legislation
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Appendix A
Further background on national and local planning policy context
A1.
Between 2011 (when the Sedgemoor Core Strategy was adopted) and 2014 there
were successive adjustments to the national policy context regarding development in the
countryside and the conversion of agricultural buildings:
 March 2012 - the National Planning Policy Framework replaced previous national
guidance (Planning Policy Statements);
 May 2013 – permitted development rights for change of use of agricultural buildings
were introduced – this allows change to a variety of commercial uses (shop / financial
and professional services / restaurants and cafes / business / storage or distribution /
hotels / assembly and leisure);
 April 2014 - permitted development rights for change of use of agricultural buildings
were extended to include change to dwellinghouse(s) (and building operations
reasonably necessary to convert the building) and also to a state-funded school or
registered nursery.
These changes brought progressively more significant shifts in the opportunity for
conversion of rural buildings.
A2.
The changes to the permitted development regime are potentially significant, but
apply only to an “agricultural building and any land within its curtilage” (N.B. these terms are
subject of specific definition which restrict eligibility) and can be subject of exclusions (e.g.
residential conversion in an AONB will need to be subject of a planning application).
A3.
Appendix B sets out further information about the permitted development rights
associated with agricultural buildings and the associated “prior approval” procedures.
A4.
Any development which needs to be subject of a planning application will be
considered in the context of the NPPF and the Core Strategy. The NPPF is also a
consideration when assessing “prior approval” applications. As the matter of consistency
with the NPPF had to be formally considered and findings in respect of Policy P6 were
reported in Appendix A of the original version of this Guidance Note that text is retained
below (with re-numbered paragraphs). With the passage of time it is now of limited
relevance because supporting text in the Core Strategy was revised, but is retained for
completeness.

Assessment of Core Strategy consistency with NPPF (September 2012)
A5.
The Sedgemoor Core Strategy was adopted on 12th October 2011. Introduction of
the NPPF in March 2012 was followed by a 12-month transitional period where decisionmakers may continue to give full weight to relevant policies within a development plan
adopted since 2004 even if there is a limited degree of conflict. Beyond March 2013
adopted policies can only continue to be used if the local planning authority is satisfied that
they are consistent with the objectives of the NPPF.
A6.
An assessment of the Core Strategy was reported to the Council’s Executive
Committee on 5th September 2012. A potential conflict in respect of Policy P6 was reported
as follows:
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3.5 Although the Core Strategy is considered entirely consistent with the NPPF in
terms of its overall objectives and policy direction, the assessment does raise a
potential conflict in how conversion of redundant rural buildings are dealt with. Policy
P6 of the Core Strategy and its supporting text identifies that reuse and conversion of
rural buildings outside of identified settlements will not be permitted unless a
countryside location is demonstrated as essential. Paragraph 55 of the NPPF
identifies that “local planning authorities should avoid new isolated homes in the
countryside unless there are special circumstances such as…where the development
would re-use redundant or disused buildings and lead to an enhancement to the
immediate setting”.
3.6 It is therefore considered that the supporting text of Policy P6, whilst consistent
with the need to avoid new isolated homes in the countryside, lacks advice that
details when the re-use of redundant and disused buildings could be considered. In
this absence there is a danger once the transitional period has passed that the NPPF
advice will take precedence and this will see a significant relaxation in how the
Council have consistently sought to protect the countryside from inappropriate
development from this source. The policy as it stands in the Core Strategy would not
rule out schemes where residential is the only viable option to retain the building
(providing it is worthy of retention). Conversely it is considered the NPPF could allow
a much wider spectrum of proposals including where buildings are potentially
inappropriate in respect of condition, location and use.
3.7 This potential conflict, whilst relatively minor in overall terms does have a
significance in respect of development management as the number of applications
for barn conversions in the countryside is proportionally high. Therefore to address
this it is intended to provide further detailed policy guidance on barn conversions to
residential as part of a suite of guidance currently being prepared. This includes
householder developments (i.e. extensions), shopfronts and infill development. The
existence of such guidance will ensure there is a consistency in interpretation of
Policy P6 in relation to barn conversions. It is proposed that the guidance, once
prepared, will be locally adopted by the Council as a material consideration in the
determination of relevant planning applications in due course.

Further commentary on the nature of NPPF guidance regarding conversions and the
compatibility of Core Strategy policy
A7.
Whilst recognising that there is a degree of potential conflict between Policy P6 (and
in particular the residential limitation embodied in supporting text paragraph 6.110) and the
NPPF, it is important to remember that the principal conclusion of the assessment was that
“the Core Strategy is considered entirely consistent with the NPPF in terms of its overall
objectives and policy direction.” It is also important to understand that both the NPPF and
the Core Strategy are documents which should be read as a whole and that both documents
have the achievement of “sustainable development” as a guiding principle. [2014 update the paragraph 6.110 text referred to above was subsequently revised prior to final
publication of the Core Strategy in order to eliminate this inconsistency].
A8.
It is also the case that the NPPF “provides a framework within which local people and
their accountable councils can produce their own distinctive local and neighbourhood plans,
which reflect the needs and priorities of their communities” (NPPF para1), therefore a degree
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of variation from the national policy is to be expected. This is reinforced at NPPF para10:
“Plans and decisions need to take local circumstances into account, so that they respond to
the different opportunities for achieving sustainable development in different areas.”
A9.
Furthermore, para 14 of the NPPF is clear that in respect of decision taking, there
may be other specific policies in the NPPF which indicate that development should be
restricted – designated nature conservation sites, AONBs, designated heritage assets, flood
risk and coastal erosion are amongst the cited examples and which could apply in
Sedgemoor.
A10. Whilst para 55 of the NPPF points to the potential for proposals which “re-use
redundant or disused buildings and lead to an enhancement to the immediate setting” to be
a “special circumstance” allowing an exception, the primary instruction is that “LPAs should
avoid new isolated homes in the countryside”. The Sedgemoor Core Strategy has a clear
Spatial Strategy (Policy S1) which does not identify a need for general housing in the
countryside as this would represent a less sustainable form of development given the
relatively limited access to services and facilities. Residential conversion is not the only
potential use of a redundant or disused building, and whilst the NPPF introduces a “special
circumstances” route for considering isolated homes in the countryside (which is not
anticipated in the Core Strategy), the NPPF also refers to conversions in the context of
“business and enterprise in rural areas” (para 28) and “transition to a low carbon future”
(para 17):
Extracts from the NNPF which refer to “conversions”
para17, under heading “Achieving Sustainable Development (Core Planning Principles)”:
“Within the overarching roles that the planning system ought to play, a set of core
land-use planning principles should underpin both plan-making and decision-taking.
These 12 principles are that planning should:
[6th bullet] support the transition to a low carbon future in a changing climate,
taking full account of flood risk and coastal change, and encourage the
reuse of existing resources, including conversion of existing buildings,
and encourage the use of renewable resources (for example, by the
development of renewable energy);”
para 28, under heading “Achieving Sustainable Development - 3. Supporting a prosperous
rural economy”:
Planning policies should support economic growth in rural areas in order to create
jobs and prosperity by taking a positive approach to sustainable new development.
To promote a strong rural economy, local and neighbourhood plans should:
[1st bullet of 4] support the sustainable growth and expansion of all types of
business and enterprise in rural areas, both through conversion of existing
buildings and well designed new buildings;

A11. Therefore, whilst recognising that the NPPF opens a potential opportunity to
exceptionally allow isolated rural conversions to residential use “where the development
would re-use redundant or disused buildings and lead to an enhancement to the immediate
setting”, it is clear that the NPPF does not point to residential conversion as the only (or even
preferred) outcome for redundant rural buildings.
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Appendix B
Notes on potential “permitted development” rights for the change of use
of existing agricultural buildings.
B1.

Context / Introduction

B1.1

Changes to “permitted development rights” introduced on 30th May 2013 and 6th April
2014 include the potential for the change of use of agricultural buildings as follows:
Class M: a change of use of an “agricultural building and any land within its curtilage”
to a variety of commercial uses (Class M is a flexible use covering - Class A1
(shops), Class A2 (financial and professional services), Class A3 (restaurants
and cafes), Class B1 (business), Class B8 (storage or distribution), Class C1
(hotels) or Class D2 (assembly and leisure)
Class MA: a change of use of an “agricultural building and any land within its
curtilage” to “a state funded school or a registered nursery”
Class MB: a change of use of an “agricultural building and any land within its
curtilage” to dwellinghouse(s)” and “building operations reasonably necessary to
convert the building to [that] use”






B1.2



The statutory instruments which introduced these changes are:
The Town and Country Planning (General Permitted Development) (Amendment)
(England) Order 2013, http://www.legislation.gov.uk/uksi/2013/1101/contents/made
and
The Town and Country Planning (General Permitted Development) (Amendment and
Consequential Provisions) (England) Order 2014
http://www.legislation.gov.uk/uksi/2014/564/contents/made

B1.3 This Appendix is intended to serve as an accessible guide to interpretation of these
permitted development rights but in the event of any doubt or dispute it must be the statutory
instruments which will prevail. Prospective applicants (and/or their agents) should use this
guidance to gauge whether their proposal may be “permitted development” (and therefore
need to be subject of a “prior approval” application) or whether it will need to be subject of a
normal planning application. Developers / agents may wish to seek confirmation of their
conclusion by writing to the Council’s Development Management section prior to submitting
an application [but N.B. there may be a charge for pre-application advice].
B1.4

Curtilage for these classes of development is defined as:
“(i) the piece of land, whether enclosed or unenclosed, immediately beside or around
the agricultural building, closely associated with and serving the purposes of the
agricultural building, or
(ii) an area of land immediately beside or around the agricultural building no larger
than the land area occupied by the agricultural building,
whichever is the lesser;”;
B1.5 In all cases there are defined exclusions (“development not permitted”) and
conditions.
B1.6 The exclusions cover such matters as: the building’s past use as part of an
established agricultural unit / cumulative area / any recent agricultural buildings and
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operations / SSSI / scheduled monument / listed building. For change of use to
dwellinghouse there are further exclusions related to “article 1(5) land” [AONB /
Conservation Area], the building operations, partial demolition and the number of dwellings.
If an exclusion applies then the development will need to be subject of a planning
application.
B1.7 The conditions include the need for the developer to apply to the LPA for a
determination as to whether the prior approval of the authority will be required in respect of a
number of matters.
B1.8 The Government’s intention in introducing such changes is to expand the opportunity
for certain building works and changes of use to be carried out without having to make a
planning application to obtain planning permission. In principle this may seem to be a
“simplification” / “removal of red tape” but in practice there will still be situations where a
planning application is required and also situations where the “permitted development” is
subject of prior approval – for example:
 There are no PD Rights for an agricultural building which is a listed building
 There are no PD Rights for an agricultural building which is in a scheduled
monument.
 There are no PD Rights for an agricultural building which is in an AONB or SSSI to
be converted to a dwelling
 There are no PD Rights for a proposal where the curtilage is larger than the footprint
of the building
 There are no PD Rights for a proposal which includes enlarging the building.
Further guidance in the form of Q and A / a matrix is set out at Section B2.
B1.9 Where the PD Rights are potentially available, the judgement as to the need for prior
approval will need to be made by the LPA on a case-by-case basis. That judgement
(“determination”) will be made in response to an application from the developer – there is
prescribed information which the developer must submit and a fee is payable (the fee is
currently £80).
B1.10 The matters which may need prior approval and the application procedure are
considered further in Sections B3 and B5 below.
B1.11 In addition to the specific “exclusions” and “conditions” for Classes M, MA and MB
there are also a number of general limitations on Permitted Development as set out in Article
3 of the GPDO, which may apply in some circumstances (and have the effect of removing
the PD right) – see Section B4.

B2.

A guide to checking if a proposal will have the benefit of PD rights

B2.1 Do the PD rights apply to all agricultural buildings?
Answer: No – there are a number of exclusions and limitations; some of which differ between
Class M / MA /MB and others are universal. These are summarised in the table below
(Figure B1) which has a separate column for each potential use class. If your proposal
gives a negative answer to any one of the tests this means that will mean that the
building cannot benefit from the PD rights for that particular class of use change.
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Figure B1 - Matrix for checking if a proposed change of use is PD

Is the building / site any of
the following?

a listed building

a scheduled
monument

part of a military
explosives
storage area

part of a safety
hazard area
Is the site part of a Site of
Special Scientific Interest
(SSSI)?
Is the building / site within
an AONB or Conservation
Area?
Have new agricultural
buildings have been
erected as permitted
development anywhere
on the agricultural unit?

Was the building in
agricultural use at
specified dates / for
minimum periods?

Size restriction

Tenancy
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Class M

Class MA

Shops (A1),
Financial/professional
services (A2),
Restaurants & cafes (A3),
Business (offices, light
industrial etc) (B1),
Storage & Distribution
(B8), Hotels (C1) or
Assembly/Leisure (D2)

State-funded school or a
registered nursery

X
PD rights not available

(No restriction)

(No restriction)

(No restriction)

X
PD rights not available

Class MB
Dwellinghouses

X
PD rights not available

X

X

PD rights not available

PD rights not available

(No restriction)

X

PD rights not available
Not PD if any agricultural buildings and / operations
have been carried out as permitted development
[Class A(a) or Class B(a)] on the established
agricultural unit since 20th March 2013,
(or within 10 years before the date development under
Class MA / MB begins, whichever is the lesser)
The building must have been solely in agricultural
th
use as part of an established agricultural unit on 20
March 2013.

The building must have
been solely in
agricultural use as part
of an established
agricultural unit on 3rd
July 2012.
If the building was not in use at the relevant date, it must have been solely in
agricultural use when it was last used
If the building is first brought into agricultural use after the relevant date, the building
must be solely in agricultural use for at least 10 years before the PD rights will
apply]
Not PD if the cumulative
Not PD if the cumulative
Not PD if
floor space of buildings
area of:
(i) the cumulative floor
which have changed use
(i) floor space within the
space of the building(s)
under Class M exceeds
existing building(s), and .
changing use under Class
500 square metres
(ii)land within the curtilage MB exceeds 450 square
of the building(s),
metres, or
[Also note that if the
changing use under Class (ii) the cumulative number
cumulative floorspace is
MA exceeds 500 square
of separate
less than 150 sq m the
metres;
dwellinghouses
LPA should be notified
developed exceeds three
but a prior approval
application is not
required.]
If the site is occupied under an agricultural tenancy,
(No restriction)
there are no PD rights unless the express consent of
both the landlord and tenant has been obtained.
Similar limitations may apply if a tenancy was
terminated less than one year before.
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B2.2 Can I make physical alterations to the building to make the building suitable for
a new use?
Answer:
i.
For Class M and MA the PD rights cover only “change of use”. Any alterations
which will materially affect the external appearance of the building will still need
planning permission. [Buildings such as dutch barns or other relatively open
structures are unlikely to be capable of conversion under PD rights]
ii.
For Class MB, the PD rights include “building operations reasonably necessary to
convert the building to a dwellinghouse”. Such building operations are limited to:
 the installation or replacement of
o windows, doors, roofs, or exterior walls, or .
o water, drainage, electricity, gas or other services,
to the extent reasonably necessary for the building to function as a
dwellinghouse; and
 partial demolition to the extent reasonably necessary to carry out the above
building operations;
and the development must not result in the external dimensions of the building
extending beyond the external dimensions of the existing building at any given point.
B2.3 Is the formation of a new access covered by PD?
Answer:
i.
If the access is onto a trunk road or a classified road – NO. (If a new access onto a
trunk or classified road is required then this must be subject of a planning
application.)
ii.
Elsewhere - “the formation, laying out and construction of a means of access to a
highway which is not a trunk road or a classified road, where that access is required
in connection with development permitted [under the GDPO]” is PD (under GDPO
Schedule 2, Part 2 “Minor Operations”, Class B). N.B. this PD right covers only the
works at the point of access onto a public highway; it would not cover the additional
creation of a new private access track to the site (this would require planning
permission).
N.B. if the access can be undertaken as PD there is still a need to seek approval from the
highway authority (SCC) by applying for a Section 184 Licence. This will require compliance
with SCC highway safety standards. For further information see
http://www.somerset.gov.uk/roads-parking-and-transport/working-on-the-road/ .
B2.4 Is the erection / construction of new boundary structures covered by PD?
Answer: It may be.
“The erection, construction, maintenance, improvement or alteration of a gate, fence, wall or
other means of enclosure” may be PD under GDPO Schedule 2, Part 2 “Minor Operations”
Class A – but with the following height limitations:
a) Height of new structures adjacent to a highway used by vehicular traffic must not
exceed one metre above ground level (or two metres in the case of schools /
nurseries - provided that any part of the gate, fence, wall or means of enclosure
which is more than one metre above ground level does not create an obstruction to
the view of persons using the highway as to be likely to cause danger to such
persons);
b) Height of new structures elsewhere must not exceed two metres above ground
level;
c) Height of an improved or altered structure must not exceed its former height or the
heights referred to at (a) and (b), whichever is the greater.
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B2.5 Does a dwellinghouse created under Class MB benefit from the further PD
rights normally available for development within the curtilage of a dwellinghouse
(under Part 1 of Schedule 2 of the GPDO)?
Answer: No – The 2014 amendment (Article 3) stipulates that none of the Part 1 rights will
apply (this means that extensions, roof alterations, porches, garages, sheds, fuel storage
tanks, satellite dishes, swimming pools etc will need to be subject of a planning application).
B2.6 Does a change of use to Class M / MA / MB have any effect on rights to build or
extend agricultural buildings (under Part 6 of Schedule 2 to the General Permitted
Development Order)?
Answer:
i.
For Class M – no.
ii.
For Class MA or MB – The 2014 amendment (Article 6) prevents developers using
existing rights to build or extend agricultural buildings (under Part 6 of Schedule 2 to
the General Permitted Development Order) within ten years of having changed the
use of an agricultural building under new Class MA or MB.
B2.7 Can a building converted to a Class M use subsequently be changed to
another use in Class M (e.g. restaurant to shop) without the need for a planning
application?
Answer: Yes – Class M is a “flexible use” allowing further changes within the defined range
of uses in Class M, but each change needs to be subject of a “prior approval” application.
(N.B. a change from a Class M use to Class MA or MB is not permitted development).
B2.8 Do normal parking and highway access requirements and design standards
apply?
Answer: Yes:
Parking - the proposed use will need to be provided with adequate parking provision which
meets the requirements set out in the SCC standards (see Section 6.6 for references). If it is
not possible to make the requisite provision within the available curtilage of the building then
a “prior approval” application is likely to be refused – if the provision can be appropriately
made on a separate site nearby this arrangement could be considered through a normal
planning application.
Access - all proposals must also be served by a safe access to the public highway – in many
instances the use of an existing access (e.g. existing farm track or a farmyard with direct
access to the highway) will be appropriate but if visibility is sub-standard a “prior approval”
application could be refused. Formation of a new access onto an unclassified road could be
undertaken as PD (under GDPO Schedule 2, Part 2 “Minor Operations”, Class B) if required
in connection with the Change of Use to Class M / MA / MB. If a proposed use is to be
served by a new private access track this would not be covered by the permitted
development rights and a normal planning application will be required.
B2.9 What is an “established agricultural unit”?
Answer: the definition in the GPDO can be paraphrased as “agricultural land occupied as a
unit for the purposes of agriculture on or before 3rd July 2012 (for the purposes of Class M) /
20th March 2013 (for the purposes of Class MA or MB) or for 10 years before the
development begins”. But this definition does not offer any guidance as to the geographic
scale of a “unit” – there is no specified minimum size, nor any indication as to how a farm
enterprise which consists of land in more than one location is treated. This is potentially
significant because:
a) there is a limit on the quantum of cumulative floorspace for which change of use PD
can be exercised (for Class MB the limit is 450 sq m and 3 dwellings) on any
“established agricultural unit”
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b) “agricultural buildings and operations” carried out as PD on an “established
agricultural unit” within the past 10 years constrains change of use PD rights
c) future “agricultural buildings and operations” PD rights on an “established agricultural
unit” are constrained for 10 years following the exercise of change of use PD rights.
Unless guidance or case law indicates otherwise, SDC will regard the whole of a farm
holding as being the “established agricultural unit”.
B2.10 Is a stable or other equestrian building eligible for change of use PD rights?
Answer: No – an equestrian use does not fall within the definition of “agriculture” (unless the
horses are kept specifically for agricultural purposes).
N.B. a farm building which was originally built as stables but has subsequently been used for
other agricultural purposes (e.g. storage of feed or equipment), and was in such “agricultural
use” at the relevant date, would be eligible.
B2.11 Is there a PD right for the creation of a hard surface within the curtilage of a
Class M use (shop / financial and professional services / restaurant and café /
business / storage and distribution / hotel / assembly and leisure)?
Answer:
Yes, after a site has changed use under Class M the provision of a hard surface up to a
cumulative total of 50 square metres (not including any hard surfaces already existing on 6th
April 2010) is PD. This is available through condition M.2(c) which gives a Class M use the
same permissions as are granted for office buildings by Class B of Part 41 of Schedule 2
(see SI 2010 No 654 for details). That permission is subject to conditions relating to the use
of porous materials.
N.B. it is important to be aware that condition M.2(b) stipulates that “after a site has changed
use under Class M the site it is to be treated as having a sui generis use” – this means that
for example the unlimited area which might be surfaced in the curtilage of an industrial
building or warehouse under Class C of Part 8 of Schedule 2 is not available to a Class M
storage and distribution use.
B2.12 Is there a PD right for the creation of a hard surfaced playground or parking
area within the curtilage of a Class MA use (school / nursery)?
Answer:
Yes, after a site has changed use under Class MA the provision of a hard surface up to a
cumulative total of 50 square metres (not including any hard surfaces already existing on 6th
April 2010) is PD. This is available through condition MA.2(b) which gives a Class MA use
the same permissions as are granted for office buildings by Class B of Part 41 of Schedule 2
(see SI 2010 No 654 for details). That permission is subject to conditions relating to the use
of porous materials.

B3.

The matters which may need “prior approval”

B3.1 There are up to six potential matters which could be deemed to require prior approval
– this varies between each class as set out in the table below (greyed out boxes are not
applicable):
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Figure B2 - Matters which may need “prior approval”
Class M

Class MA

Class MB

(If floorspace is
150 – 500sq m)

transport and highways impacts of the
development
noise impacts of the development
contamination risks on the site
flooding risks on the site
whether the location or siting of the building
makes it otherwise impractical or undesirable
for the building to change to [the proposed] use
design or external appearance of the building
(in respect of building operations)

(Not applicable)
(Not applicable)

(Not
applicable)

B3.2 Prior Approval application forms are available on the Planning Portal. There are
separate forms for each of the Classes:


Class M - (flexible use)
http://www.planningportal.gov.uk/uploads/1app/forms/notification_of_a_proposed_ch
ange_of_use_of_agricultural.pdf



Class MA – school / nursery
http://www.planningportal.gov.uk/uploads/1app/forms/prior_approval_agricultural_buil
ding_to_school_or_nursery.pdf



Class MB – dwelling
http://www.planningportal.gov.uk/uploads/1app/forms/prior_approval_of_agricultural_
to_residential.pdf

B3.3 Potential ecological impact is a noticeable absence from six matters identified as
potentially requiring prior approval (this may seem surprising given the potential for bats or
owls etc to be using agricultural buildings as roost sites) – but it is important to be aware that
there are potentially relevant conditions attached to GPDO permissions via The
Conservation of Habitats and Species Regulations 2010. This is considered further in the
next section.

B4.

Consideration of potential ecological matters

B4.1 It is important to be aware that:
a) There are potentially relevant limitations attached to GPDO permissions via
Regulations 73 – 76 of The Conservation of Habitats and Species Regulations 2010.
b) There are also separate processes for applying to Natural England for a European
Protected Species Licence (if required) – this is done after planning consent is in
place.
c) Bird species, including Barn Owls are protected by special penalties under the
Wildlife and Countryside Act 1981 (as amended).

29

SDC Planning Guidance Note – Conversion of Agricultural / Rural Buildings, July 2014

Further information about how these restrictions might affect a barn conversion is set out in
the paragraphs below (4.2 – 4.4 / 4.5 – 4.7 / 4.8 respectively) and links to other relevant
content on the Natural England website are provided at B4.9.
B4.2 Regarding item (a) there is a specific “subject to” clause at Article 3(1) of The Town
and Country Planning (General Permitted Development) Order. The original 1995 Order
stated that “planning permission is hereby granted for the classes of development described
as permitted development in Schedule 2 … Subject to the provisions of this Order and
regulations 60 to 63 of the Conservation (Natural Habitats, & c.) Regulations 1994(1)
(general development orders)” – a subsequent update of the Habitat Regulations results in
this reference now being to Regulations 73 – 76 of The Conservation of Habitats and
Species Regulations 2010. In summary, Regulation 73(1) says “It is a condition of any
planning permission granted by a general development order,… that development
which is likely to have a significant effect on a European site … (either alone or in
combination with other plans or projects), must not be begun until the developer has
received written notification of the approval of the local planning authority under
regulation 75”. The other associated regulations set out further details, including:
 Provision for developers to apply in writing to Natural England for their opinion as to
whether the development is likely to have a relevant effect (Reg 74).
 The information to be submitted to the LPA and the consultation / decision-making
process requirements (Reg 75).
 The fee for the Regulation 75 application is £30 (Reg 76).
B4.3 The above GPDO limitation is not necessarily of widespread relevance, but the
existence of European sites (including sites with a specific bat interest) within / close to
Sedgemoor means that this matter will be potentially relevant to some rural buildings. The
Bat Consultation Zones established under Policy D15 of the Core Strategy are indicative of
this.
B4.4 Where applicable, the process of securing the necessary approval under Regulation
75 is a separate process, and should be undertaken after a prior approval has been granted.
Unless a written opinion has been obtained from Natural England (under Regulation 74)
stating that the development is not likely to have a relevant effect, the Regulation 75 process
will be applicable in the following circumstances:
 For Class MA or MB – if the barn is within a defined “Bat Consultation Zone”
 For Class M – if the barn is within a European site or a “Bat Consultation Zone” (it is
quite possible that a prior approval application could relate to land within a European
site because the Class M exclusions do not eliminate potential development in an
SSSI).
The Council will attach a condition to all prior approval decisions relating to barns in such
locations. The process is summarised in a flowchart at the end of this appendix (Figure B4)
– in locations where this applies, the Council recommends that applicants seek an “opinion
under the provisions of Regulation 74” from Natural England as a first step.
B4.5 Regarding item (b), this is a matter which may be of more widespread relevance in
respect of barn conversions. It relates to the prohibitions against the deliberate capturing,
killing or disturbance and against the damage or destruction of a breeding site or resting
place of a European Protected Species (EPS). EPS include all Bats, Dormouse and Great
Crested Newts and a number of plants (see Schedules 2 and 5 of the Habitat Regs for full
lists).
B4.6 Ordinarily there is an expectation that planning applications for development that is
likely to affect protected species will include relevant protected species surveys and
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mitigation proposals – there is no such requirement in respect of “permitted development”,
but the legal protection must be respected and if relevant an EPS License must be applied
for before work is carried out. The licensing process will require consideration of details of
the development and appropriate mitigation.
B4.7 The licensing regime allows what would otherwise be an unlawful act to be carried
out lawfully.
B4.8 Regarding item (c), the special protection of birds under the Wildlife and Countryside
Act 1981 (as amended) also includes a licensing process – but the legislation does not
permit licences to be issued in relation to development of land. Barn Owls are amongst the
birds which are protected at all times; protection includes nests and eggs - birds and their
young must not be disturbed at the nest. As no licence is available for birds with regard to
development any work will need to be undertaken outside the breeding period, generally
March to August. Within this breeding period if development needs to proceed then a survey
by a suitably qualified ecologist will be needed to determine absence / presence of nesting
birds. If present, development must not proceed until chicks have fledged. However, some
species, such as barn owls, can be breeding at any time and where roosts are likely advice
should be sought.
B4.9


Additional information is available from the Natural England website:
For more on EPS and the Planning Process see
http://publications.naturalengland.org.uk/publication/113030?category=8004
 For more information on licensing see
http://www.naturalengland.org.uk/ourwork/regulation/wildlife/default.aspx
The online “Biodiversity Planning Toolkit” http://www.biodiversityplanningtoolkit.com/ is
another very useful resource which includes a specific interactive guide dealing with
conversion of rural buildings, a bat protocol, and guidance on the law and finding ecological
advice.
B5.

The procedure for applications for prior approval

B5.1 The statutory guidance on the procedure is set out in Paragraph N of the Town &
Country Planning (General Permitted Development) (Amendment) (England) Order 2013 with a number of insertions / substitutions made by paragraph 8 of the Town and Country
Planning (General Permitted Development) (Amendment and Consequential Provisions)
(England) Order 2014. The full text, incorporating revisions in italics, is set out in the box
below. This is followed by additional paragraphs and a flowchart (Figure B3) which are
intended to give further guidance.

Procedure for applications for prior approval under Part 3
N.—(1) The following provisions apply where under this Part a developer is required to make
an application to a local planning authority for a determination as to whether the prior
approval of the authority will be required.
(2) The application shall be accompanied by—
(a) a written description of the proposed development;
(b) a plan indicating the site and showing the proposed development;
(c) the developer’s contact address; and
(d) the developer’s email address if the developer is content to receive
communications electronically;
(e) where paragraph (4) requires the Environment Agency to be consulted, a sitespecific flood risk assessment;
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together with any fee required to be paid.
(2A) The local planning authority may refuse an application where, in the opinion of the
authority—
(a) the proposed development does not comply with, or
(b) the developer has provided insufficient information to enable the authority to
establish whether the proposed development complies with,
any conditions, limitations or restrictions specified in this Part as being applicable to the
development in question.
(2B) Paragraphs (3) to (6) and (8) shall not apply where a local planning authority refuses an
application under paragraph (2A).;
(3) Where the application relates to prior approval as to transport and highways impacts of
the development, on receipt of the application, where in the opinion of the local planning
authority the development is likely to result in a material increase or a material change in the
character of traffic in the vicinity of the site, the local planning authority shall consult—
(a) the Secretary of State for Transport, where the increase or change relates to
traffic entering or leaving a trunk road;
(b) the local highway authority, where the increase or change relates to traffic
entering or leaving a classified road or proposed highway, except where the local
planning authority is the local highway authority; and
(c) the operator of the network which includes or consists of the railway in question,
and the Secretary of State for Transport, where the increase or change relates to
traffic using a level crossing over a railway.
(4) Where the application relates to prior approval as to the flooding risks on the site, on
receipt of the application, the local planning authority shall consult the Environment Agency
where the development is—
(a) in an area within Flood Zone 2 or Flood Zone 3; or
(b) in an area within Flood Zone 1 which has critical drainage problems and which
has been notified to the local planning authority by the Environment Agency for the
purpose of paragraph (ze)(ii) in the Table in Schedule 5 to the 2010 Order.
(5) The local planning authority shall notify the consultees referred to in paragraphs (3) and
(4) specifying the date by which they must respond (being not less than 21 days from the
date the notice is given).
(6) The local planning authority shall give notice of the proposed development—
(a) by site display in at least one place on or near the land to which the application
relates for not less than 21 days of a notice which—
(i) describes the proposed development;
(ii) provides the address of the proposed development;
(iii) specifies the date by which representations are to be received by the local
planning authority; or
(b) by serving a notice in that form on any adjoining owner or occupier.
(7) The local planning authority may require the developer to submit such information as the
authority may reasonably require in order to determine the application, which may include—
(a) assessments of impacts or risks;
(b) statements setting out how impacts or risks are to be mitigated; or
(c) details of proposed operational development;
(8) The local planning authority shall, when determining an application—
(a) take into account any representations made to them as a result of any
consultation under paragraphs (3) or (4) and any notice given under paragraph (6);
(b) have regard to the National Planning Policy Framework issued by the Department
for Communities and Local Government in March 2012, so far as relevant to the
subject matter of the prior approval, as if the application were a planning application;
and
(c) in relation to the contamination risks on the site—
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(i) determine whether, as a result of the proposed change of use, taking into
account any proposed mitigation, the site will be contaminated land as
described in Part 2A of the Environmental Protection Act 1990(a), and in
doing so have regard to the Contaminated Land Statutory Guidance issued
by Secretary of State for the Environment, Food and Rural Affairs in April
2012, and
(ii) if they determine that the site will be contaminated land, refuse to give
prior approval.
(9) The development shall not be begun before the occurrence of one of the following—
(a) the receipt by the applicant from the local planning authority of a written notice of
their determination that such prior approval is not required;
(b) the receipt by the applicant from the local planning authority of a written notice
giving their prior approval; or
(c) the expiry of 56 days following the date on which the application was received by
the local planning authority without the authority notifying the applicant as to whether
prior approval is given or refused.
(10) The development shall be carried out—
(a) where prior approval is required, in accordance with the details approved by the
local planning authority;
(b) where prior approval is not required, or where paragraph (9)(c) applies, in
accordance with the details provided in the application referred to in paragraph (1),
unless the local planning authority and the developer agree otherwise in writing.
(11) The local planning authority may grant prior approval unconditionally or subject to
conditions reasonably related to the subject matter of the prior approval.

B5.2 Prior Approval application forms are available on the Planning Portal. There are
separate forms for each of the Classes. Links are available at para B3.2:
B5.3 It should be noted that parking spaces and necessary space for manoeuvring
vehicles should normally be contained within the curtilage of the converted building. As
referred to above, the curtilage is restricted in size to that equivalent of the footprint of the
building and accordingly in some cases this will mean that conversions involving extensive
new parking areas will fall outside the prior approval process and full planning permission
will be required instead.
B5.4 The flowchart (Figure B3) below (and the associated notes) indicates the “prior
approval” application process and potential outcomes.
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Figure B3 - Flowchart showing the Prior Approval application process for Change of
Use of Agricultural Buildings to Class M / MA / MB
This chart should be read in conjunction with the footnotes [numbers in square brackets refer]
Applicant / agent check that the proposal is eligible for consideration as PD. (Does it comply with the limitations set
out in the GDPO?) [1]

Applicant / agent complete the appropriate Application Form in full – including information about all the “prior
approval matters”. [2]

Submit Application Form with:

correct fee and

plan(s) showing the proposal, and

Flood Risk Assessment (if required).
[3]

SDC stage 1 – Check compliance
(a) Does the proposal comply with GDPO limitations?
or
(b) Is there sufficient information to establish compliance?

YES

No further
consultation
on this
matter is
required

NO

SDC refuse the
Application – or - in the
case of insufficient
information, request
additional information and
an extension of time. [4]

SDC stage 2 – Based on information
submitted in the application (and any
additional information which may have
been requested), decide what consultation
is needed

NO

Will there be a material
increase / change in traffic [5]

NO

Is the Proposal in Flood Zone
2 or 3, or an area with critical
drainage problems [6]

In all cases it is necessary to
serve notice locally and consult
internally regarding noise and
contaminated land

YES

YES

Consult SCC (LHA) / SoS for Transport
/ rail network operator (as applicable).
(21 days to respond) [5,7]

Consult the Environment Agency.
(21 days to respond) [7]

Give notice locally by:

Display of a site notice and/or

Serve notice on any adjoining
owner or occupier
Also notify Parish Council and Ward
Member(s)
(21 days to respond) [8]
Consult SDC Environmental Health re
noise and contaminated land
(21 days to respond) [9]

SDC stage 3 – Consider the relevant prior approval matters, taking into account:

Any representations arising from consultation / notices

NPPF (so far as relevant)
and come to a decision.
The decision will be issued in the form of a written notice. [10]
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Notes to Flowchart (Figure B3)
1.
Check by reference to the GPDO / SDC Guidance Note Appendix B. [If not eligible
for PD then the proposal will need to be subject of a normal Planning Application N.B. if a
proposal does not qualify as PD, this does not necessarily mean that the proposal has no
prospect of being granted planning permission – each application will be considered on its
merits.]
2.
Use the relevant Form available on the Planning Portal. In order to enable us to
make a judgement on the prior approval matters, you should include assessments of the
impacts or risks and statements setting out how the impacts or risks are to be mitigated.
Occasionally we may require further information, or we may refuse Prior Approval on the
basis that the information submitted fails to demonstrate that the impacts and/or risks have
been adequately assessed and/or that they can be adequately mitigated. It is your
responsibility to assess how the proposed development may raise issues under the prior
approval matters. As a guide we would expect information about the following:
Siting and location / eligibility for PD
 The building and its curtilage should be clearly identified on a plan; this plan should
also show how the site is accessed from public highway.
 It will be helpful if the application describes the extent of the “established agricultural
unit” and includes information about any other PD rights have been exercised or
applied for in respect of this unit.
Transport and highways:
 Speed limit of the highway onto which access is gained and consequential visibility
requirement – and evidence that this can be met.
 Explanation of any material increase / change in traffic on the local highway network;
 calculation of parking provision (and explanation if this falls below the SCC
standards).
 Layout of parking area, demonstrating how this is achieved within the curtilage.
 Consideration of whether any vehicle movements associated with the continuing
agricultural operation could impact on future occupiers / users – and if so, how
conflict will be avoided.
Noise:
 Consideration of whether future occupiers / users could be affected by noise
disturbance from the continuing agricultural operation (plant / machinery etc) or any
other source in the immediate locality - and if so, how conflict will be avoided.
 Consideration of whether the proposed use is likely to generate noise and, if so,
whether this would be likely to cause disturbance (by virtue of volume, timing or
duration etc) and how this could be controlled. [For most of the permitted uses this
should not be a problem, but in some cases a limit on hours of operation may be
appropriate e.g. Class B8 use near existing houses or other noise-sensitive
receptors].
Contamination:
 Description of the materials previously stored in the building, with particular reference
to any potentially hazardous materials (e.g. pesticides).
 A record of any known contamination incidents within the building or curtilage.
 Is there any asbestos in the building?
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Flooding:
 Flood risk assessment (FRA) if the proposal is in FZ2 or FZ3. [See also Note 3
(below) and Section 6.7 for further advice.]
Location or siting [which may make the proposal “otherwise impractical or undesirable” applies to Class MA or MB only]:
 Does the building have limitations such as proximity to nuisance sources / distance
from facilities?
Design or external appearance [Class MB only]:
 Where the proposal involves building operations these must be fully described (in
writing / graphically) – the Council would prefer the inclusion of scaled plans and
elevation drawings, existing and proposed.
 Given that there is a limitation that the development must not “result in the external
dimensions of the building extending beyond the external dimensions of the existing
building at any given point”, the installation of structures such as flues could be
regarded as problematic – in order have any chance of being acceptable such
installations should be as discrete as possible. If a flue(s) protrudes significantly the
proposal could fail to be eligible as PD. Similarly, the addition of rendering or
cladding on the face of existing walls will mean that the proposal cannot be PD.
3.
All applications should be submitted with sufficient information to demonstrate that
the eligibility criteria can be satisfied. There must be a plan which clearly shows the
proposed curtilage and access and parking provision. In the case of Class MB, where the
proposal involves building operations these must be fully described (in writing / graphically) –
the Council would prefer the inclusion of scaled elevation drawings, existing and proposed.
As the “prior approval” process requires flood risk assessment (FRA) if the proposal is in
FZ2 or FZ3, the EA guidance on how to complete a FRA as part of a planning application
would normally be relevant. However, the EA has also produced Local Flood Risk Standing
Advice for Sedgemoor (LFRSA) – this includes material relevant to Changes of Use and
Conversions (see Section 6.7 / the LFRSA is available at:
http://www.sedgemoor.gov.uk/index.aspx?articleid=9703). Unless the proposal involves a
self-contained ground floor dwelling, the LFRSA gives a relatively simple requirement that:
 Floor levels within the proposed development will be set no lower than existing floor
levels (this must be confirmed within the application), and
 a flood emergency plan shall be agreed. The details - to include warning procedures,
safe access/egress routes and appropriate actions for occupiers to take in the event
of a flood – should be submitted with the application.
If the proposal is for a “self-contained ground floor dwelling” (i.e. with no upper floor) then a
more detailed FRA will be required - the EA guidance on how to complete a FRA as part of a
planning application would then be relevant (this is available at https://www.gov.uk/planningapplications-assessing-flood-risk ).
4.
GPDO procedural guidance clause N(2A) is clear that the LPA may refuse an
application in these circumstances. If it is clear that the proposal is not compliant a refusal
will be issued immediately. If there is insufficient information SDC will invite the applicant to
(a) submit additional information and (b) agree an extension of time. Failure to provide a
Flood Risk Assessment (when one is clearly required), or any other information as is
reasonably required, will result in a refusal at this stage.
5.

GPDO procedural guidance clause N(3) refers.
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6.
GPDO procedural guidance clause N(4) refers. SDC will also check site against
existing constraints mapping (EA Flood Zone data etc).
7.
GPDO procedural guidance clause N(5) refers. Whilst there is a requirement to
consult the EA, it should be noted that the EA has issued local “standing advice” for
Sedgemoor – in respect of “change of use” proposals it is only applications which involve a
“self-contained ground floor dwelling” (i.e. with no upper floor) which will require individual
referral to the EA.
8.
GPDO procedural guidance clause N(6) refers. The GDPO prescription for “local
notice” has a degree of flexibility (e.g. a site notice is not compulsory); SDC considers that it
is appropriate to also notify the relevant local parish council and District Ward Member(s).
9.
In respect of noise and contaminated land, expert advice from the Council’s
Environmental Health Officer is needed. GPDO procedural guidance clause N(8)(c) directs
that if a site is contaminated land then the Council shall refuse to give prior approval.
10.
GPDO procedural guidance clauses N(8), (9) and (11) refer. There can be between
4 and 6 relevant approval matters (varies according to which Class of development is
proposed). The decision may be:
 Prior approval is not required (also referred to as unconditional approval) – the
development shall be carried out in accordance with the details provided in the
application, unless the LPA and the developer agree otherwise in writing.
 Prior approval is granted subject to conditions. The conditions must be “reasonably
related to the subject matter of the prior approval”.
 The application is refused (on the basis that it is unacceptable having regard to one
or more of the matters for prior approval).
The Council will, when issuing an approval, add an informative note regarding the potential
need for compliance with other wildlife legislation. If relevant the Council will also draw
attention to the need for further consideration of likely significant effects on a European Site
(which will require further action under the Habitat Regulations before an approval can be
implemented, as explained in Section B4 of this Appendix). If your Prior Approval
application is refused, you have the right to submit an appeal to the Planning Inspectorate.

[The flowchart referred to at B4.4 follows on the next page]
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Figure B4 - Flowchart showing Habitat Regulations process applicable to a Barn in a
location where there might be a significant impact on a European Site
i.e. where:
 For Class MA or MB – if the barn is within a defined “Bat Consultation Zone”
 For Class M – if the barn is within a European site or a “Bat Consultation Zone”
Stage 1
Applicant applies to Natural England (NE) for an
opinion under Reg 74 (as to whether the
development is likely to have “a relevant effect”)

NE may request additional information before being
able to reach a decision

NE decide “YES” it
will have “a
relevant effect”

NE decide “NO” it
will not have “a
relevant effect”

NE notify
applicant and
LPA in writing

No further
action –
proposal can
proceed as PD

NE notify applicant
and LPA in writing

Stage 2

Applicant applies to LPA for approval under Reg 75

The applicant must provide such information as the LPA may reasonably require for the
purpose of the appropriate assessment of the implications for the European site in view of
that site’s conservation objectives [Reg 61(2)]

LPA sends a copy to NE and must take account of any representations made by them.

NE makes
representations
concerning a
relevant effect

NE makes
no response

NE advise LPA
it will not have
“a relevant
effect”

LPA send a
copy of the
NE response
to the
applicant

No further
action –
proposal
can
proceed as
PD

LPA make an appropriate
assessment
The development can only be
approved if the assessment enables
the LPA to ascertain that it will not
adversely affect the site
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LPA ascertain the
proposed development
will not adversely affect
the European site

LPA notify
applicant proposal can
proceed as PD

LPA ascertain the
proposed development
will adversely affect the
European site

LPA notify
applicant proposal cannot
proceed as PD
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Appendix C
Map showing the location of “European Sites” and “Bat
Consultation Zones” within / adjacent to Sedgemoor
This map is intended to give an indication of the locations where “permitted development” is
additionally constrained by the need to consider potential impact on a “European site”
Red line = Sedgemoor District Boundary
Purple cross-hatching = Bat Consultation Zones
Green outline with black hatching = Special Protection Area
Blue diagonal hatching = Special Area of Conservation

The exact boundaries of European sites can be checked at http://www.magic.gov.uk/# - in
the “Table of Contents” panel expand “Designations” > “land-based designations” > “
statutory” and scroll down the list to find “Special Areas of Conservation (England)” and
Special Protection Areas (England)” –select both and then zoom in to your location.
For Bat Consultation Zones you will need to refer to the Local Plan Proposals Map or contact
SDC.
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Appendix D
Glossary (abbreviations / definitions and selected web links)
“Agricultural building” - in the context of “permitted development” this has a specific
meaning and definition relating to actual use (“solely in agricultural use as part of an
established agricultural unit”) at a specific date.
AONB = Area of Outstanding Natural Beauty – nationally designated area of high scenic
quality – within Sedgemoor this applies to the Mendip Hills and Quantock Hills.
The exact boundaries of AONBs can be checked on the Local Plan Proposals Map or at
http://www.magic.gov.uk/# - in the “Table of Contents” panel expand “Designations” > “landbased designations” > “ statutory” and select “AONB” and then zoom in to your location.
“Change of use” - A form of development of a building (or land) which involves changing its
operational use but without needing any building works affecting its external appearance.
Some changes of use are allowed as “permitted development”.
Class M (or MA or MB) – the classes of use to which an agricultural building may change
under “permitted development” (a flexible business use / school or nursery / dwelling)
Conservation Area – an area valued for its special architectural or historic interest, the
character of which it is desirable to preserve and enhance – designated under the Planning
(Listed Buildings and Conservation Areas) Act 1990.
Relevant areas can be checked on SDC’ s Interactive Mapping Online
http://www.sedgemoor.gov.uk/index.aspx?articleid=5785 (select “Conservation”).
Core Strategy – local planning policy document (Sedgemoor’s Core Strategy was adopted
in October 2011). The Sedgemoor Core Strategy can be accessed at
http://www.sedgemoor.gov.uk/index.aspx?articleid=5856 .
Curtilage - The area, usually enclosed, encompassing the ground and outbuildings which
serve a dwelling-house (or other building). In the case of PD for the change of use of
agricultural buildings “curtilage” is specifically limited to being “no larger than the land area
occupied by the agricultural building”.
EA = Environment Agency – the government agency with responsibilities relating to the
protection and enhancement of the environment in England, including flood risk
management.
EPS = European Protected Species – the species of plants and animals protected by law
throughout the European Union (as listed in Annexes II and IV of the European Habitats
Directive / Schedules 2 and 5 of the Habitat Regulations)
“established agricultural unit” – see B2.9
“European site” – a nature conservation site of international importance (specifically a
“Special Protection Area” or a “Special Area of Conservation” as designated under the
provisions of the European Birds Directive or Habitats Directive). A plan showing such sites
in Sedgemoor is provided at Appendix C.
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Exception Test – the test set out in paragraph 102 of the NPPF (sustainability benefits to
the community outweigh flood risk and development will be safe for its lifetime without
increasing flood risk elsewhere).
FRA = Flood Risk Assessment – a site-specific assessment of the flood risk to and from a
development site. The assessment should demonstrate how flood risk will be managed now
and over the development’s lifetime, taking climate change into account, and with regard to
the vulnerability of its users.
GPDO = General Permitted Development Order – a shorthand reference to the suite of
statutory instruments which provide for “permitted development”, the first is The Town and
Country Planning (General Permitted Development) Order 1995; this has been subject of a
succession of amendments including those which introduced the agricultural buildings
change of use - The Town and Country Planning (General Permitted Development)
(Amendment) (England) Order 2013 and The Town and Country Planning (General
Permitted Development) (Amendment and Consequential Provisions) (England) Order 2014.
The Civil Service appears to be incapable of publishing a user-friendly document which
consolidates the successive changes – but the Explanatory Memorandum to the 2014 Order
states that “The Government has announced its intention to consolidate the General
Permitted Development Order in response as part of the Government’s Planning Red Tape
Challenge initiative …. It is the intention that this consolidation will be delivered in this
Parliament” (para 7.9). In the meantime the statutory instrument references are SI
1995/418, SI 1997/366, SI 2006/1282, SI 2008/2362, SI 2010/654, SI 2012/748, SI
2012/2257, SI 2013/1101, SI 2014/564.
Habitat Regulations = The Conservation of Habitats and Species Regulations 2010, as
amended – the regulations which transpose the EC Habitats Directive into national law in
England and Wales
LFRSA = Local Flood Risk Standing Advice – The EA has issued standing advice for
Sedgemoor which, in the case of most “change of use” applications, will mean that the EA
does not need to be consulted on individual applications. (References within this document
are based on Version 1.0 of the LFRSA, issued in November 2013).
LHA = Local Highway Authority – the organisation responsible for maintaining local
highways - in Sedgemoor’s case this is Somerset County Council.
Listed Building - a building on the Statutory List of Buildings of Special Architectural or
Historic Interest [under the Planning (Listed Buildings and Conservation Areas) Act 1990.
This can be checked on SDC’ s Interactive Mapping Online:
http://www.sedgemoor.gov.uk/index.aspx?articleid=5785 (select “Conservation”).
LPA = Local Planning Authority - the local council that is empowered by law to exercise
statutory town planning functions for a particular area (in this area: Sedgemoor District
Council).
NE = Natural England - the government agency with responsibilities relating to the
protection and improvement of England’s natural environment. It also has a responsibility to
help people enjoy, understand and access the natural environment.
NPPF = National Planning Policy Framework – document which sets out government’s
planning policies for England (published 27 March 2012)
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PD = “permitted development” – certain building works and changes of use which can be
carried out without having to make a planning application because planning permission is
granted under The Town and Country Planning (General Permitted Development) Order
1995, as amended.
Planning Portal - the UK Government's online planning and building regulations resource
for England and Wales www.planningportal.gov.uk/
Ramsar site – a wetland of international importance, designated under the Ramsar
Convention (the vast majority are also classified as SPAs and all terrestrial Ramsar sites in
England are also notified as SSSIs).
Regulation 74 / Regulation 75 – (within this document this is a reference to) the specific
part of the Habitat Regulations which may be relevant (74 - General development orders:
opinion of appropriate nature conservation body / 75 - General development orders:
approval of local planning authority)
SAC = Special Area of Conservation – an area which has been given special protection
under the EC Habitats Directive (SACs and SPAs are also referred to as “European sites”)
SCC = Somerset County Council
Scheduled monument - a 'nationally important' archaeological site or historic building,
given protection against unauthorised change – designated under the Ancient Monuments
and Archaeological Areas Act 1979.
The location of Scheduled (Ancient) Monuments can be checked at
http://www.magic.gov.uk/# - in the “Table of Contents” panel expand “Designations” > “landbased designations” > “historic statutory” and select Scheduled Monuments (England) and
then zoom in to your location.
SDC = Sedgemoor District Council
Sequential Test - A planning principle that seeks to identify, allocate or develop certain
types or locations of land before others - in the case of flood risk the aim of the Sequential
Test is to steer new development to areas with the lowest probability of flooding (paragraphs
100 – 104 of the NPPF refer).
SFRA = Strategic Flood Risk Assessment - a study carried out by one or more local
planning authorities to assess the risk to an area from flooding from all sources, now and in
the future, taking account of the impacts of climate change, and to assess the impact that
changes or development in the area will have on flood risk. Sedgemoor’s current SFRA is
available on the website at http://www.sedgemoor.gov.uk/index.aspx?articleid=5851
SoS = Secretary of State – a Cabinet Minister in charge of a Government Department
SPA = Special Protection Area - an area which has been given special protection under
the EC Birds Directive (SPAs and SACs are also referred to as “European sites”)
SPD = “Supplementary Planning Document” – a document which provides additional
information on local planning policy/policies and which was prepared and adopted as a local
development document under the provisions of relevant planning legislation.
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SSSI = Site of Special Scientific Interest – a nationally important nature conservation site
(notified for biological and/or geological interest)
The exact boundaries of SSSIs can be checked on the Local Plan Proposals Map or at
http://www.magic.gov.uk/# - in the “Table of Contents” panel expand “Designations” > “landbased designations” > “statutory” and scroll down the list to select “Sites of Special Scientific
Interest (England)” and then zoom in to your location.
[END]
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