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Changes to the General Permitted Development Order and Consultation on Further  
Proposed Changes 

 
1. Purpose of the Report 
 
1.1 To present the changes to permitted development as set out in the Town and Country 

Planning (General Permitted Development) (Amendment) (England) Order 2013 which 
came into force in May. 
 

1.2 To inform Members of DCLG’s consultation on further changes to Permitted 
Development Rights and to agree the Authority’s response.  
 

 
2. Introduction 
 
2.1 The Government has made a number of amendments to the General Permitted 

Development) Order over the last 12 months to allow greater flexibility in changes of 
use of buildings without the need for planning permission. The Authority has responded 
to a number of consultations on the proposed changes. The last proposals related to 
changes to the GPDO to allow for the change of use from offices to residential and a 
report to this meeting in February 2013 advised that the Authority had submitted a bid 
for an exemption from that change. Following this, in its 2013 Budget Statement, the 
Government announced its intention to consult on further flexibilities between use 
classes to support change of use from certain agricultural and retail uses to residential.  

 
2.2 This report sets out firstly the outcome of the changes to the GPDO made in May to 

allow for changes of use from office to residential and other ‘flexible uses’ in town 
centres and the outcome of the exemption bid. It then outlines the scope of the current 
consultation and the Authority’s suggested response. 

 
3. Background 
 
3.1  Under the Town and Country Planning Act 1990, planning permission is usually 

required for material changes of use between certain types of uses. However as some 
uses are so similar in planning terms the requirement for planning permission would be 
unnecessarily burdensome and for this reason the legislation excludes from the 
definition of development any change where both the existing and proposed use fall 
within the same class within the Town and Country Planning (Use Classes) Order 1987 
(as amended).  

 
3.2 The uses set out in the Town and Country Planning (Use Classes) Order 1987 fall 

within four main categories: 
 

• Class A covers shops and other retail premises such as restaurants and bank 
branches 

• Class B covers offices, workshops, factories and warehouses 
• Class C covers residential uses 
• Class D covers non-residential institutions and assembly and leisure uses. 
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There are separate use classes (e.g. A1, A2) within each part. There are also uses 
classified as ‘sui generis’ that are in a class of their own, which means that planning 
permission is required to change to any other new use. 

 
4. Amendments to GPDO already in force 
 
4.1 On 9th May 2013, the Town and Country Planning (General Permitted Development) 

(Amendment) (England) Order 2013 Statutory Instrument was laid before parliament. 
The Statutory Instrument which came into force on 30 May 2013 set out the following 
changes to the General Permitted Development Order 1995:- 

 
• Existing agricultural buildings under 500m2 can change to 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). For buildings between 150m2 and 500m2, prior approval is 
required, to ensure that the change of use does not create unacceptable impacts 
(such as noise or transport problems). The permitted development will only apply 
to buildings which have been solely in agricultural use since 3 July 2012. 

• Where a building falls within Use Class B1(a) offices they are able to change to 
residential use as long as the works begin before 30 May 2016. 

• Buildings that are classed for use as Class A1 (retail), Class A2 (financial 
services), Class A3 (restaurants and cafes), Class A4 (drinking establishments), 
Class A5 (hot food takeaways), Class B1 (business), Class D1(non-residential 
institutions), Class D2 (assembly and leisure) can temporarily change to a 
different use within the uses of Class A1 (shops), Class A2 (financial and 
professional services), Class A3(restaurants and cafes) or Class B1 (business) for 
a single period of up to 2 years at which point the site will revert to its previous 
lawful use.  

• Premises that are offices, hotels and assembly or leisure use classes are able to 
change use permanently to a state-funded school (subject to prior approval 
covering highways and transport impacts and noise). 

• The requirement for prior approval of siting and appearance of fixed broadband 
infrastructure has been relaxed for 5 years to encourage operators to invest in this 
key provision in rural areas. 

4.2 The legislation has also introduced changes to the size of household extensions 
which can be built without planning permission, however National Parks are excluded 
from this change. 

4.3 The National Park Authority sought an exemption from the proposed relaxation of 
Permitted Development Rights to enable change of use from offices to residential use 
but the bid was unsuccessful. The Government confirmed the exemption for only 17 
local authorities in England following assessment of all the cases submitted. These 
include the City of London, eleven London Boroughs and other areas in the Vale of 
the White Horse, Stevenage, Ashford (Kent), Sevenoaks and East Hampshire, and 
Manchester City Council. One of the approved exemptions has been for the Parish of 
Petersfield, which is located within the South Downs National Park.  

4.4 Officers had been preparing a report for Members to seek views on whether they felt 
a Park wide Article 4 Direction should be sought to retain control over these changes, 
however the Government announced in the Budget that further changes would be 
consulted on which are likely to have a more serious and significant impact on the 
National Park. The question of whether to introduce an Article 4 Direction is therefore 
on hold pending the outcome of this latest consultation. 
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5. Government Consultation on Further Changes 

5.1 On the 6 August DCLG published a consultation paper titled ‘Greater Flexibilities for 
Change of Use’. The consultation is for 10 weeks ending on 15 October. A full copy 
of the consultation documents can be found here 
https://www.gov.uk/government/consultations/greater-flexibilities-for-change-of-use  

5.2 The Government considers that there is great potential for some properties that do 
not have a viable future in their current use to be converted to homes and to provide 
additional changes to the measures already introduced which will further enhance the 
key objective of supporting economic growth.  

5.3 The consultation proposes changes to the General Permitted Development Order to 
allow the following; 

• Shops and financial and professional services up to 150 square metres to change 
use to a dwelling house, although this will not apply in National Parks   

• Existing buildings used for agricultural purposes of up to 150 square metres to 
change to residential use without the need for planning permission. DCLG has 
confirmed that this provision will apply in all areas, including National Parks and 
other protected landscapes. 

• Retail uses to change to banks and building societies. 
• Premises used as offices, hotels, residential and non-residential institutions, and 

for leisure and assembly, to be able to change use to nurseries providing 
childcare. 

• A building used for agricultural purposes of up to 500 square metres to be used as 
a new state funded school or a nursery providing childcare. 

6. Change of Use of Agricultural Buildings to Residential Dwellings 

6.1 According to the consultation document, during previous consultations on changes to 
Permitted Development Rights, a number of respondents highlighted the potential for 
redundant buildings to be converted into homes. The Government considers that this 
proposal could bring forward additional homes in rural communities and contribute to 
the delivery of the Coalition Agreement pledge of supporting “Home on the Farm”. 
The consultation document says that as a change to a dwelling house is likely to 
need some external alterations the Government recognises that for the permitted 
development to be effective it should also include provision for some limited physical 
development.  

6.2 The consultation document proposes that the new permitted development right 
would: 

• Allow up to 3 additional dwelling houses (which includes flats) to be converted 
from an agricultural unit which existed at the time that the intention to consult was 
announced in the Budget Statement of 20 March 2013; 

• Have an upper threshold of 150m2  for a single dwelling house; 
• Enable the physical development necessary to allow for the conversion and where 

appropriate the demolition and rebuild of the property on the same footprint; 
• Include prior approval for siting and design to ensure physical development 

complies with local plan policies on design, materials and outlook;  
• Include prior approval for transport and highways impact, contamination and 

flooding risks to ensure that change of use takes place only in sustainable 
locations; 

https://www.gov.uk/government/consultations/greater-flexibilities-for-change-of-use
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• Apply to agricultural buildings constructed prior to announcement of the proposal 
to consult in the Budget Statement of 20 March 2013; 

• Apply in article 1 (5) land as set out in the General Permitted Development Order 
(i.e. conservation areas, National Parks, Areas of Outstanding Natural Beauty, the 
Broads and World Heritage sites.  

6.3 The permitted development rights outlined above will apply to all agricultural units 
and is not dependent on the size of the agricultural unit. The consultation document 
explains that this recongises that the size of the unit does not necessarily relate to 
the number or suitability of buildings which it would be appropriate to convert.  

6.4 An important element of the proposed changes is that where the new development 
right to change agricultural buildings into dwellings has been used the owner will only 
be able to exercise the permitted development right for construction of a new 
agricultural building once a period of 10 years has elapsed. The consultation paper 
says that this recognises that it is only where the agricultural buildings are genuinely 
redundant that it is appropriate to grant a permitted development right to allow for the 
change of use. In addition an owner will not be able to exercise the new right if they 
used the existing permitted development right to construct a new agricultural building 
on or after the consultation paper was published. However, owners will still be able to 
apply for planning permission for new agricultural buildings to replace those lost 
through conversion to residential use. 

 Implications for the National Park 

6.5 Farming in the National Park produces food for wider populations, has a key role in the 
economy and is integral to many rural communities. The total output of agriculture in 
the National Park in 2009 was calculated at £56m while 2,554 people were employed 
in the sector. The farming industry has greatly influenced the landscape of the North 
York Moors and also supports important habitats and wildlife and helps to sustain 
tourism. This is evident in the number of agricultural buildings seen across the Park. 
With increased demand for food production nationally, one of the main aims of the 
National Park Management Plan is to increase the production and profitability of the 
agricultural sector.  
 

6.6 House prices in the North York Moors are relatively high compared with regional 
averages and there is high external demand for properties, especially those in rural 
locations. The Core Strategy and Development Policies document includes 
Development Policy 8  which supports the conversion of traditional rural buildings 
outside villages to residential letting for people with a local connection. The reason for 
introducing this policy was that the old Local Plan tended to support the change of such 
buildings to holiday cottages which were considered to be an economic use that could 
help to support agricultural enterprises. It was considered that a more flexible approach 
was needed  to allow some residential uses and not just holiday cottages provided that 
the impact could be controlled. The policy is, however, subject to a number of criteria 
and controls that seek to minimise the impact of such new uses on the landscape and 
prevent harm to the special qualities of the Park. These include that the building is of 
traditional character and appearance and that there is an existing dwelling on the site. 
The policy seeks to avoid the formation of new, isolated residential units in 
unsustainable locations requiring new services and facilities. 
 

6.7 Introducing permitted development rights for the change of use of agricultural buildings 
to residential use as outlined in the consultation document could have unintended 
consequences for the agricultural sector and farming livelihoods that contribute to the 
landscape of the National Park.  
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 The increased value of residential properties compared to agricultural buildings will be 

a significant incentive for farmers to convert to residential and this may result in 
changes in the agricultural sector which will have knock on effects on food production.  

 
6.8 There is also likely to be a proliferation of new agricultural buildings in the countryside 

as owners seek planning permission to replace those lost through conversion. 
Although it is suggested that permitted development rights will be removed, in practice 
local planning authorities will find it very difficult to refuse planning permission for new 
agricultural buildings where there is a good agricultural business case for them, these 
could then subsequently be converted to residential use. 

 
6.9 Apart from traditional agricultural buildings there are also many much larger modern 

buildings which have been granted permission due to their functional agricultural use. 
In many cases these buildings may be constructed of breeze block, corrugated steel 
and timber, which are inferior in quality to stone/brick, these may have significant 
implications for sound insulation and subsequent impact on residential amenity issues. 
Officers are also concerned with the size of the building which can be converted, which 
is up to 150m2. The majority of new dwellings permitted in the National Park are around 
100m2 and therefore the proposals will allow for the redevelopment of substantial new 
dwellings, which will reduce their affordability. The change of use of some modern 
agricultural buildings will result in the proliferation of residential dwellings of a 
significant scale, changing the character of the pastoral landscape and harming the 
Park’s special qualities. 

 
6.10 The proposal to allow the creation of up to three new dwellings for each unit will have a 

significant impact on the character of very isolated areas, including increased traffic 
movements and a reduction in tranquillity. This may also mean that there could be 
residential amenity issues in locating this level of new housing in close proximity to 
working farms.  Added to this will be the landscape implications resulting from domestic 
paraphernalia for example accesses, formal gardens and external lighting to remote 
areas.  

 
6.11 It is considered that the proposed changes will undermine the spatial strategy in the 

North York Moors adopted Core Strategy and Development Plan Policies document 
which focuses new housing and employment development opportunities within 
settlements which are more sustainable in terms of access to public transport and local 
facilities.  

 
6.12 The consultation document suggests that the changes proposed could bring forward 

additional homes in rural communities. The National Park is a sought after place to 
live particularly by those who are retiring or wish to have a second home in a rural 
area. In order to tackle the pressure from external demand, since 1991 the National 
Park Authority has restricted the occupation of most new homes built in the Park to 
local needs only. Since 2008 local occupancy conditions have also been applied to 
conversion schemes. Although not an affordable housing policy the implementation 
of a local occupancy restriction reduces the value of a property by around 20%.  

 
6.13 Any change of use to residential allowed as a result of the proposed changes would 

not be subject to local occupancy conditions. This is contrary to the Government’s 
own advice as set out in the English National Parks and the Broads Circular which 
states that ‘the Government recognises that the Parks are not suitable locations for 
unrestricted housing and does not therefore provide general housing targets for 
them’. This would also represent a reversal of the long standing approach in this 
National Park of ensuring that the limited development opportunities in the Park meet 
local needs rather than external demand.  
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 There would be an inconsistency between permissions for new residential 

development granted by the Local Planning Authority which would be subject to local 
occupancy – and those granted under the GPDO which would be open market 
housing. This would undermine the Spatial Strategy and Core Policy J which seek to 
concentrate open market housing in the Local Service Centre of Helmsley and the 
Service Villages. Furthermore it is highly likely that the prices of these new properties 
would be fuelled by external demand, which would push up house prices in the local 
area and exacerbate further the affordable housing shortage in the Park. It is 
therefore unlikely that the proposals would benefit existing rural communities.  

 
6.14 Without the need for a planning application for such residential uses, there will be no 

mechanism to negotiate contributions to affordable housing, section 106 
requirements or the Community Infrastructure Levy should this eventually be adopted 
by the Authority. This will further undermine the delivery of policies in both the 
adopted Core Strategy and Development Policies document and the National Park 
Management Plan. 

 
6.15 Finally, the proposals raise significant issues in relation to species protected under 

the Wildlife and Countryside Act 1981. At present, all applications are screened for 
potential impacts on protected species, valuable habitats and other ecological 
implications. Bats are particularly affected by works of repair or conversion to rural 
buildings and this can include more modern buildings. The Authority has adopted a 
specific procedure in relation to bats and certain types of application require a bat 
scoping survey as part of the application and further emergence surveys may be 
requested where evidence of bat use is found.  

 
6.16 The proposed changes will enable conversions to take place without these 

safeguards and although it will still be an offence under the Wildlife and Countryside 
Act to damage such species or their breeding and nesting sites, there is the danger 
that owners will not be aware of the provisions of the Act or will disregard its 
provisions. The prior notification procedures described in the consultation paper will 
control ‘siting and design, highways and noise impact, contamination and flooding 
risks’ and no mention is made of wildlife protection. As the consultation paper 
suggests that the permitted development right will ‘enable the physical development 
necessary to allow for the conversion and where appropriate the demolition and 
rebuild of the property on the same footprint’, there is an even greater risk to 
protected species and habitats. 

7. Banks and Buildings Societies 

7.1 At present permitted development rights allow for the change from A2 (financial and 
professional services), which includes banks to A1 (retail) but not the other way 
around. This was because traditionally banks had office like frontages which were 
considered to break up the character of a street. The consultation documents says 
that this is now less true with banks and building societies adopting a more retail 
approach to the design of their premises. For this reason the consultation document 
proposes to provide a tightly prescribed permitted development that would allow A1 
retail uses to change to banks and building societies only, (with no subsequent 
permitted change to other A2 uses) 

7.2 There are a very limited number of buildings which would benefit from this proposal 
and therefore there unlikely to be any impacts on the National Park. 
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8. Change of use to Provide Childcare 

8.1 The consultation document proposes the introduction of permitted developments for 
nurseries to enable providers to respond more quickly to changing market needs. 
The consultation document states that access to suitable premises that can be 
quickly converted to nurseries is highlighted by providers as an issue which limits 
their ability to be rapidly responsive to growing childcare needs. The consultation 
document proposes to allow offices (B1), hotels (C1), residential institutions (C2), 
secure residential institutions (C2A) and assembly and leisure (D2) to change use to 
nurseries providing childcare and carry out limited buildings works as allowed for 
schools under Part 32 of the GPDO. It is proposed that this permitted development 
right will only apply to registered early years childcare providers in non-domestic 
premises. It will also be subject to prior approval requirements in respect of transport 
and highways impact, noise and contamination risks.  

Impact on the National Park 

8.2 The policies in the Core Strategy and Development Policies Document are supportive 
of the changes of use set out in the consultation document. Although the introduction 
of permitted development rights will mean that decisions are largely out of the control 
of the authority, those which could be harmful will be mitigated through the prior 
approval requirements. Given the very rural nature of the National Park it is unlikely 
that there is a sufficient population to warrant the establishment of childcare nurseries 
and where this is the case there are likely to be in more sustainable locations which 
would be supported in policy terms.  

9. Agricultural Buildings to School provision 

9.1 The consultation document also proposes to extend the recent introduction of 
changes to permitted development for agricultural buildings to the change of use to 
state funded schools as well as nurseries providing childcare.  

Impact on the National Park 

9.2 As set out in the comments relating to nurseries, given the small rural populations in 
the National Park and the reducing numbers in existing schools the proposed 
changes outline in the consultation document are not considered likely to have 
significant impact on the National Park.  

9.3 It should be noted that the consultation document proposes to set a fee of £80 for 
prior approval for change of use and £172 where physical development is also 
required.  

10. Proposed Response 
 
10.1 It is suggested that the Authority’s response is based on the comments in paragraphs 

6.5 to 6.16 of this report together with an overall response as follows: 
 
 The Authority strongly objects to the provisions in the consultation paper relating to the 

re-use of existing redundant agricultural buildings for to up to three dwellings. In the 
North York Moors National Park the proposals are more likely to fuel external demand 
for second homes rather than meeting the need for affordable housing for local people.  
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 It will seriously undermine the housing policies and spatial strategy as set out in the 
Authority’s adopted Core Strategy and Development Policies document by allowing the 
conversion of lower quality buildings in isolated locations for open market housing 
which is not generally permitted in the National Park. The proliferation of residential 
units in open countryside with the associated physical changes and greater levels of 
activity will be harmful to the Park’s special qualities and landscape which include its 
rich heritage of traditional agricultural buildings and is contrary to the Park’s first 
purpose to conserve and enhance the natural beauty, wildlife and cultural heritage of 
the Park. The Authority’s policies do already support the conversion of some rural 
buildings to residential use but in a manner that is controlled and enabled through the 
planning system and is appropriate to the special qualities of the National Park. 

   
11. Financial Implications  
 
11.1 Prior notification applications attract a fee of £80, considerably less than a planning 

application. Under these proposed changes, planning applications will not be needed 
and here will be a loss of planning application fee income but this has not been 
quantified in detail. 

 
12. Legal Implications 
 
12.1 As outlined in the report. 
 
13. Contribution to National Park Management Plan 
 
13.1 As outlined in the comments above, it is considered that the changes set out in the 

consultation paper could undermine one of the key aims in the National Park 
Management Plan to  

 
14. Recommendation 
 
14.1 That members note the changes that have been introduced to the General Permitted 

Development Order since May and pass the comments as outlined in paragraph 10.1 
of this report as the Authority’s response to the consultation paper. 

 
 
Contact Officers: 
Caroline Skelly/Sarah Housden 
01439 772700 
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