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1 Introduction

1.1 Rob Duncan Planning Consultancy Ltd. has been instructed by Mrs. G. Tinsley
to lodge a prior approval submission pursuant to Class Q of the Town and
Country Planning (General Permitted Development) (England) Order 2015 (As
Amended) for the change of use of an agricultural building at Tompkin Head

Farm, Stanley Road, Stanley form 1no. dwellinghouse.

1.2 The application is submitted pursuant to the transitional arrangements set out
in Article 10 of the Town and Country Planning (General Permitted
Development etc.) (England) (Amendment) Order 2024, which allows for the
application to be considered under the previous provisions of Class Q, provided

that the submission has been lodged before the 21t May 2025.

1.3 The existing building comprises a portal framed agricultural building, with a
solid concrete floor, corrugated steel sheeting to its elevations, and a
corrugated cement sheeted roof. The application proposes the change of use

of the building to form a larger dwellinghouse.

1.4 Associated with the proposal is operational development in the form of
replacement cladding to its elevations, a new zinc clad roof to replace the
existing fibre cement sheeting, along with the insertion of new windows and
doors. Works of demolition are also proposed to remove sections of the
existing building in order to facilitate the conversion of the remainder to

residential use.

1.5 The proposed dwelling will have a gross internal floor area of 385 square
metres, with an area of amenity space provided to its south, along with an off-
street parking area to its east with space for the parking of at least three
vehicles. Vehicular access will be taken via the existing access off Tompkin

Road to the southeast of the building.
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2 Class Q Criteria

2.1

2.2

2.3

24

The application is submitted pursuant to the transitional arrangements for
Class Q Permitted Development and thus should be assessed against the Class
Q provisions as they existed prior to the changes made to the Permitted

Development Order in 215t May 2024.

The provisions of Schedule 2, Part 3, Class Q of the Town and Country Planning
(General Permitted Development) (England) Order 2015 allow for
development consisting of the change of use of a building and any land within
its curtilage from use as an agricultural building to a use falling within Class C3
(dwellinghouses) of the Schedule to the Use Classes Order. It also allows for
building operations reasonably necessary to convert the building to a use

falling within Class C3 (dwellinghouses).

The Planning Practice Guidance confirms that the right under Class Q permits
building operations which are reasonably necessary to convert the building,
which may include those which would affect the external appearance of the
building and would otherwise require planning permission. This includes the
installation or replacement of windows, doors, roofs, exterior walls, water,
drainage, electricity, gas or other services to the extent reasonably necessary
for the building to function as a dwelling house; and partial demolition to the

extent reasonably necessary to carry out these building operations.

The Planning Practice Guidance goes on to confirm that It is not the intention
of the permitted development right to allow rebuilding work which would go
beyond what is reasonably necessary for the conversion of the building to
residential use. Therefore it is only where the existing building is already
suitable for conversion to residential use that the building would be considered

to have the permitted development right.
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2.5 This guidance reflects the judgement in Hibbitt and Another v Secretary of

2.6

2.7

State for Communities and Local Government and Rushcliffe Borough Council
[2016] which considered the meaning of ‘convert’ in the context of a proposal
for the conversion of an agricultural building to residential use under Class Q
Permitted Development. The judgement recognised that in many permitted
developments the work might be extensive, yet that does not disqualify a
development from automatic permission. The building the subject of the
Hibbitt judgment was a portal framed building, but one which had minimal
external cladding, and which was open on all four sides. The judgement
concluded that the construction of all four external walls would have resulted

in a rebuild rather than a conversion.

This application is accompanied by a Structural Survey prepared by Fairclough
Consulting Engineers, which has assessed the structural integrity of the
building to determine whether it is currently suitable for conversion to
residential use without additional structural works. The Structural Survey
confirms that the Parts A and C of the building (the application relates to Part
A only) have a robust steel portal frame structure with no sign of any significant
defect or deflection, and that these parts are structurally suitable for
conversion to habitable use without re-building of the structure. The building
is consequently held to benefit from the permitted development rights set out

under Class Q.

The permitted development right allows for building operations in the form of
replacement exterior walls and roofs, along with the provision of new windows
and doors (amongst other works). In this case, the application proposes to
retain the existing portal frame in its entirety along with the existing external
concrete flooring. Underfloor insulation and any required damp proofing / gas
membranes are to be applied above the existing concrete floor slab with the

finished flooring sat atop.
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2.8 Insulation is to be applied internally behind the existing steel frame with

2.9

2.10

2.11

replacement larch and zinc cladding applied to the elevations in place of the
existing metal cladding. A replacement zinc roof will be provided to replace
the existing fibre cement roof. New windows and doors are also to be
introduced in order to facilitate the conversion of the building to a
dwellinghouse. All of these works amount to building operations that are

allowed for under Class Q.

The application also proposes the partial demolition of parts of the building to
remove an existing lean-to on the south side of the building, along with a
projection off its western end. Those works of demolition are reasonably
necessary to facilitate the conversion of the remaining building to a

dwellinghouse, and are thus also allowed under Class Q.

Having regard to the above, it is concluded that the proposed development
can be held to involve the conversion of the building rather than being
tantamount to a new build, and consequently the building benefits from the
rights afforded under Class Q subject to compliance with the specific criteria

set out in Class Q.1, which are discussed below.

The Local Authority is reminded at this juncture that the application is
submitted pursuant to the transitional arrangements for Class Q permitted
development, and thus should be assessed against the Class Q.1 criteria that

applied prior to 215t May 2024.

(a) the site was not used solely for an agricultural use, as part of an
established agricultural unit—
(i) on 20th March 2013; or

(ii) in the case of a building which was in use before that date was not

in use on that date, when it was last in use, or
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2.12

2.13

(iii) in the case of a site which was brought into use after 20" March
2013, for a period of at least 10 years before the date of development

under Class Q begins;

The site was in agricultural use as part of an established agricultural as of 20t
March 2013. The building the subject of this application was erected in 2003
pursuant to application SMD/2003/0222, and was subsequently used for the
keeping of livestock, along with hay/straw and implements. It remains in
agricultural use to the present day. The proposal is therefore in accordance

with the requirements of criterion Q.1(a) of the Order.

(b) In the case of -

(i) A larger dwellinghouse, within an established agricultural unit -

(aa) the cumulative number of separate larger dwellinghouses

developed under Class Q exceeds 3; or

(bb) the cumulative floor space of the existing building or buildings
changing use to a larger dwellinghouse or dwellinghouses under Class

Q exceeds 465 square metres.

The submitted proposal incorporates the provision of 1no. ‘larger
dwellinghouse’ (defined by the Order as having a floor space of more than 100
square metres) and the cumulative floorspace of the building changing use to
a larger dwellinghouse will not exceed 465 square metres (385 square metres).

The proposal therefore meets criterion (b).
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2.14

2.15

(b)(a). The floor space of any dwellinghouse developed under Class Q having
a use falling within Class C3 (Dwellinghouses) of the Schedule to the Use

Classes Order exceeds 465 square metres

The proposed dwellinghouse will not exceed 465 square metres in floor area
(385 square metres) and thus meets the requirements of criterion (b)(a) of the

Order.

(c) In the case of —

(i) A smaller dwellinghouse, within an established agricultural unit—

(aa) the cumulative number of separate smaller dwellinghouses

developed under Class Q exceeds 5; or

(bb) the floor space of any one separate smaller dwellinghouse having
a use falling within Class C3 (dwellinghouses) of the Schedule to the

Use Classes Order exceeds 100 square metres;

The proposal does not encompasses the provision of any smaller

dwellinghouses and thus derives no conflict with the requirements of criterion

(c).

(d) the development under Class Q (together with any previous development
under Class Q) within an established agricultural unit would result in

either or both of the following—

(i) a larger dwellinghouse or larger dwellinghouses having more than
465 square metres of floor space having a use falling within Class C3

(dwellinghouses) of the Schedule to the Use Classes Order;
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2.16

2.17

2.18

(i) the cumulative number of separate dwellinghouses having a use
falling within Class C3 (dwellinghouses) of the Schedule to the Use

Classes Order exceeding 5;

There has been no previous Class Q development carried out within the
existing agricultural unit. The proposal will not result in any larger
dwellinghouses having a floorspace of more than 465 square metres (385
square metres) and the cumulative number of dwellinghouses proposed will
not exceed five (one). The proposal consequently meets the requirements of

criterion (d).

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

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

The site is not occupied under an agricultural tenancy and as a consequence

the proposal meets the requirements of criterion (e).

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

(i) an agricultural tenancy over the site has been terminated, and
(ii) the termination was for the purpose of carrying out development

under Class Q,

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

site is no longer required for agricultural use;

There are no agricultural tenancies on the site, nor have there been within the
last 12 months, and consequently no termination of a tenancy can, will, or has
occurred. The proposed development therefore meets the requirements of

criterion (f).
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2.19

2.20

(g) Development under Class A(a) or Class B(a) of Part 6 of this Schedule
(agricultural buildings and operations) has been carried out on the

established agricultural unit—

(i) since 20th March 2013; or

(ii) where development under Class Q begins after 20th March 2023,
during the period which is 10 years before the date development under

Class Q begins;

No development under Class A(a) or Class B(b) has been carried out on the
established agricultural unit since March 2013, nor will there have been any
carried out within 10 years prior to the date of the Class Q permission being
begun. The proposed development therefore meets the requirements of

criterion (g).

(h) the development would result in the external dimensions of the building
extending beyond the external dimensions of the existing building at any

given point

The submitted proposal will not result in the external dimensions of the
building extending beyond the external dimensions of the existing building at
any given point, and consequently the proposal meets the requirements of

criterion (h).

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

other than—

(i) the installation or replacement of —

10
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2.21

2.22

2.23

(aa) windows, doors, roofs, or exterior walls, or
(bb) water, drainage, electricity, gas or other services, to the
extent reasonably necessary for the building to function as a
dwellinghouse; and

(i) partial demolition to the extent reasonably necessary to carry

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

The building operations proposed within the application amount to the

following:

= |nsertion of new windows and doors

= |nstallation of replacement external cladding

= |nstallation of replacement roof cladding

= |Installation of service connections

= |nternal works to provide insulation, flooring, internal walls etc.
= Formation of internal first floor

= Partial demolition of parts of the existing building.

All of the above works amount to building operations that are permissible
under criterion (i) and which are reasonably required to facilitate the
conversion of the building to a dwellinghouse. The proposed formation of
internal walls and the first floor do not amount to development that requires
consent, as confirmed by the Planning Practice Guidance. The proposal is

therefore in accordance with criterion (i).

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

The site does not lie on article 2(3) land and as a consequence the proposal

meets the requirements of criterion (j).

11
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(k) the site is or forms part of —
(i) a site of special scientific interest;
(ii) a safety hazard area;
(iii)  a military explosives storage area;
2.24 Thessite is not in, and does not form part of, a site of special scientific interest,
a safety hazard area, or a military explosives storage area, and as a
consequence the proposal is meets the requirements of criterion (k).

(I) The site is not, nor does it contain, a scheduled monument;

2.25 The site does not comprise, nor does it contain a scheduled monument and

the proposal therefore meets the requirements of criterion (1).

(m)the building is a listed building.

2.26 The building proposed for conversion is not statutorily listed, and as a

consequence the proposal meets the requirements of criterion (m).

2.27 Consideration of prior approval matters are set out overleaf.

12
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3 Class Q Conditions

3.1 Class Q.2(1) also requires that before beginning the development, the
developer shall apply to the local planning authority for a determination as to

whether the prior approval of the authority will be required as to the following

(a) transport and highways impact of the development,

(b) noise impacts of the development,

(c) contamination risks on the site,

(d) flooding risks on the site, or

(e) whether the location or siting of the building makes it otherwise
impractical or undesirable for the building to change from agricultural
use to a use falling within Class C3 (dwellinghouses) of the Schedule to
the Use Classes Order;

(f) the design and external appearance of the building; and

(g) the provision of adequate natural light in all habitable rooms of the

dwellinghouses

3.2 This Statement will now consider the proposal in the context of the above
matters. In doing so consideration has been given to the provisions of the

Planning Practice Guidance.

(a) Transport & Highways Impacts

33 The proposed dwelling will be provided with an area of off-street parking to
the east of the building with space for the parking of at least three vehicles .
That level of parking provision meets the required car parking standard for a

five bedroomed dwelling.

3.4 Vehicular access to the site will be taken via the existing vehicular access onto

Tompkin Road to the southeast of the building, which affords much better

13
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3.5

3.6

3.7

visibility than the access located to the southwest of the building. The
proposed development will therefore not give rise to any harm to highway

safety and is acceptable in the context of criterion Q.2(1)(a).

(b) Noise Impacts

The proposed conversion of the existing agricultural building to form a
dwellinghouse will not derive any adverse noise impacts in itself. There are
furthermore no uses within the immediate surrounding area that would
present a risk of noise disturbance to future occupiers of the dwellings. The
proposed development will therefore not be adversely affected by noise, and

is acceptable in the content of criterion Q.2(1)(b).

(c) Contamination

Land can only be declared contaminated if it either contains a source of
pollution, that a pollutant could affect a receptor, and that the pollution can
get to the receptor. The site has historically been used for agricultural
purposes and is not considered to have been subject to any previous uses that
may have resulted in concerns about contamination. Furthermore, there are
no uses in the immediate vicinity of the site which may give rise to pollutants.
The above notwithstanding, the applicant would be agreeable to installing a
gas membrane as part of the conversion works in order to ensure that future
occupiers are safeguarded in the event of any unidentified contaminants being
present. The proposal is therefore considered to be acceptable in the context

of criterion Q.2(1)(c).

(d) Flood Risks

A review of the Environment Agency’s Flood Map For Planning confirms that
the site within Flood Zone 1 (low-probability of flooding). Consequently, the
development is not at risk of flooding and as such is acceptable in the context

of criterion Q.2(1)(d).

14
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3.8

3.9

3.10

3.11

(e) Impractical or Undesirable?

The siting of the building is not considered to give rise to any concerns about
the location being impractical or undesirable for the buildings to change to
residential use having regard to the provisions set out within the Planning

Practice Guidance.

Paragraph X of the Permitted Development Order stipulates that the curtilage
provided for any dwelling cannot exceed the area of the footprint of the
building being converted. In this case the cumulative area of domestic
curtilage proposed does not exceed the footprint of the existing building being
converted, and consequently the proposal accords with the provisions of
paragraph X in this regard. The proposal is therefore acceptable in the context

of criterion Q.2(1)(e).

(f) Design & External Appearance

The existing building has a functional, utilitarian appearance, clad in
corrugated metal sheeting. The proposal will see the existing cladding
replaced with larchwood cladding to its lower elevations, and zinc cladding to
its upper elevations. A replacement zinc roof is also proposed. The resultant
building will retain its agrarian form, and have a pleasant aesthetic and one
which is in keeping with the agrarian character of its surroundings. The
number of window and door openings is furthermore not excessive and a high
solid-to-void ratio will be retained. The design and layout of the proposal is

therefore concluded to be acceptable in the context of criterion Q.2(1)(f).

(g) Provision of Natural Light
The submitted proposal demonstrates that each of the habitable rooms within
the proposed dwellinghouse will be served by adequate natural light, and as

such the proposal is acceptable in the context of criterion Q.2(1)(g) above.

15
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4 Conclusion

4.1 Having regard to the commentary set out above it is submitted that the
proposed development is fully in accordance with the provisions of Schedule
2, Part 3, Class Q of the Town and Country Planning (General Permitted
Development) (England) Order 2015 (As Amended) and we invite the Local

Authority to confirm that their prior approval is granted.

16




