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Relaxation of 
PdRs to aid 
conversions
Amendments have been made 
to permitted development rights 
(PdRs) for the change of use of 
agricultural buildings to residential 
and commercial use.

The d epartment f or L evelling 
Up, Housing and Communities 
said the changes, which come into 
force from tuesday, may 21, will 
allow farmers and landowners to 
convert agricultural buildings into 
a higher number of dwellings, and 
of a greater size.

There will be greater fl exibility 
around buildings being re-used 
for other commercial purposes, it 
adds, boosting farm diversification 
opportunities.

For farms over five hectares, the 
PdR currently allows the erection 
of agricultural buildings up to 
1,000 square metres. This i s t o be 
increased to 1,500sqm from may 
21. For farms of less than five hec-
tares, the ability to extend existing 
agricultural buildings will be 
increased from 20% to 25%.

However, Class Q PdRs won’t be 
expanded to national Parks and 
protected landscapes.

Responding to the changes, the 
Country Land and Business Asso-
ciation (CLA) said it had long 
argued for PdRs to be extended to 
grow the rural economy.

But the organisation, which rep-
resents nearly 27,000 farmers, 
landowners and rural businesses 
across england and Wales, 
described the move to not expand 
Class Q PdRs for national Parks 
and protected landscapes as “bit-
terly disappointing”.

Gavin Lane, deputy president of 
the CLA, said: “We welcome the 
news that farmers and landowners 
will now be able to convert agri-
cultural buildings into a higher 
number of dwellings, and of a 
greater size, and that buildings can 
be more flexibly re-used for other 
commercial uses, boosting diver-
sification.

“There is a chronic lack of rural 
housing and without it, the sus-
tainability and vibrancy of com-
munities up and down the country 
is under threat.

“But it is bitterly disappointing 
to see Class Q permitted develop-
ment rights won’t be expanded to 
national Parks and Landscapes. A 
recent CLA survey found that 
more than half of our members 
living in protected landscapes 
wish to convert existing and 
redundant agricultural buildings 
that no longer serve their intended 
purpose, but under current plan-
ning rules and restrictions they 
cannot.”

Allowing the use of Class Q 
within these areas would enable 
“much needed development” and 
help “stimulate growth in the rural 
economy”, mr Lane added.

“so many enterprises in rural 
areas could grow, could create 
jobs, could expand into new mar-
kets, but are being stifled b y an 
archaic planning regime that 
seems almost designed to restrict 
our ambition.

“The rural economy is 19% less 
productive than the national aver-
age – closing that gap could add 
£43 billion to UK GVA.”

FARMING

8Clean Water - source water may 
require testing for flow and 

quality; 

9Flood Risk assessment may be 
needed; 

10Is site within sssI and sAC 
impact risk zones?; 

11Visual impact assessment 
maybe needed; 

12environmental Impact 
Assessment maybe needed; 

13drainage Issues - tests and a 
completed assessment may 

be required;

14expert input potentially 
required for drainage and 

construction from a water expert, 
hydrologist, wastewater expert and 
engineer;  

15Can require input from 
consultees such as natural 

england, environmental Agency, 
Conservation Officer etc;

16Potential change of use – agri-
culture to residential / natural 

swimming can sometimes be 
questioned; 

17Abstraction of more than 20 
cubic metres of water per 

day will require an ‘abstraction 
licence’ from the environment 
Agency; 

18Check the volume of a large 
pond. A volume of 25,000m3 

or more behind an embankment will 
require Panel engineer input and 
design as it will fall under the 
‘Reservoirs Act’; 

19test the soil for water-retain-
ing suitability; 

20Consider making enhance-
ments to the landscape to 

help improve flood resilience. A 
series of scrapes and swales in the 
area downhill of a large pond could 
help;  

21excess water could be 
diverted into this area (by 

means of an auxiliary spillway) to 
create wetland areas during a flood 
event. As these areas fill with water 
they will attenuate the discharge. 
They will also provide a different 
type of habitat which could also 
improve biodiversity;

22Careful selection of native 
aquatic and moisture-loving 

plants is vital to maximise biodiver-
sity and to ensure that the water 
bodies do not become overgrown;

23Future maintenance - Access 
for a small excavator/dumper 

and weed-harvesting machine (such 
as a ‘truxor’) could be needed;

24Consider a suitable lining 
solution such as ePdm if the 

soil proves to be unsuitable; 

25   Consider quality, quantity 
and consistency of the soil;

26nutrient in the form of nitrate 
and phosphorus will be a 

cause of algae growth. If adjoining 
land drains through field drains that 
are cut when constructing the pond 
and not diverted algae blooms will 
be a possibility;  

27Using a ‘bypass interceptor’ 
to capture potential hydrocar-

bons and oils from road run-off may 
be needed; 

28define the most appropriate 
water source and configure to 

fill/top-up the pond as required; 

29Question whether there will 
be enough water available 

during the driest months when there 
is minimal rainfall and maximum 
evaporation;

30Gradient - 1:3 maximum (cur-
rently too steep). ensure 

structure retains water by either 
compacting a core in the dams with 
a sheepsfoot roller or waterproofing 
with a suitable lining membrane 
such as ePdm if the soil is unsuit-
able. enable controlled filling from a 
suitable water source (and discharge 
at the opposite end with a separate 
overflow outlet);

31A silt trap, or series of silt traps
(they will look like small 

ponds), may be required in-line 
upstream of a large pond so that 
suspended solids can be captured 
before they reach the pond. note that 
some solids and silts will inevitably 
pass through the silt traps. The silt 
traps will need regular maintenance 
to dig out accumulated deposits; 

32Install a control system (could 
be a ‘hatch’ or ‘penstock’) so 

that water can be diverted around 
the pond if required – a typical 
instance when this is required may 
be because of the threat of flooding/
pollution.

 ■ Hugh Townsend, FRICS, FAAV, 
FCIArb. is the land agent/surveyor 
expert of the WMN Farming 
supplement and he may be 
contacted on 01392 823935 or 
htownsend@townsendchartered-
surveyors.co.uk.

 >An ecological survey to
confirm the presence or 
absence of habitats and 
species may be needed

Phillip Hambly

delving into the deeper 
details of pond creation
We often see ecologists / 

landowners suggesting 
the creation of new ponds 

in respect to BnG projects. the 
costs however can be considerable 
in certain circumstances and the 
number of BnG units created sur-
prisingly not as great as one would 
imagine.  

However if the appeal of creating 
water landscape features is the 
prime objective BnG can be a useful 
way to fund this.   We recommend 
advice for both aspects at the earliest 
stage of planning the project. 

    Ideally for a BnG-funded pond 
an environmental team of ecologists, 
hydrologists, water experts and engi-
neers, planners and landscape 
designers together with statutory 
metric surveyors, BnG selling agents 
and planning solicitors is needed to 
advise on pond and BnG Habitat 
Bank creation projects. 

 If considering a pond creation the 
following checklist may help:

1Planning permission will usually 
be needed to create a new pond 

as excavation works usually are 
involved; 

2Is there enough water from the 
stream, spring, land drains or a 

borehole to supply the ponds?;

3does it need to be certified by 
someone for insurance  

purposes?;

4Are there flood prevention 
measures?; 

5Habitat survey –  
environmental Audit 

may be required; 

6Any Listed  
Building Impact;

7ecological Impact: Great Crested 
newts survey, dormice, bat roost, 

breeding birds, reptiles or badgers, 
etc may be needed; 

Land agent and surveyor expert Hugh 
Townsend explains what to watch out for 
when considering Biodiversity Net Gain 
(BNG) and pond creation projects 


