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Conference - 2nd March 2022

“Planning Permission & Business Rates 

Top Tips”



Planning Permission

• FARM BUILDINGS – GPDO (2015) CLASS R PDR

• PRE-APPLICATION ADVICE

• CASE STUDY - Whites Nurseries
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GDPO (2015) – Permitted Development

Class R – Flexible Commercial Uses 
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Class R - Real Opportunities!

• Farm Buildings - Retail

• Expansion of existing retail to play barn, restaurant

• The zone balance – retail, adventure, play barn, education

• Increase customer dwell

time

• Not retrospective!
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USE CLASSES CHANGES IN ENGLAND

FROM 1ST SEPTEMBER 2020
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OLD USE CLASS NEW USE CLASS

FARM SHOPS A1 E

FARM SHOP (<280m²) 

AND AT LEAST 1 KM 

AWAY FROM SIMILAR 

SHOPS

A1 F2

CAFES A3 E

OFFICES AND LIGHT 

INDUSTRY

B1 E



Pre-Application Advice
Highways

• Existing (Farm) and Proposed Traffic Flow

• Farm Access – Visibility Sight Line 

• Accident Statistics/Speed Survey

• Sustainability – Public Transport – Facilities

Planning Policy

• The Development Plan

• NPPF (2021)

• Green Belt/AONB
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Whites Nurseries, Northamptonshire
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Whites 

Nurseries



Whites Nurseries

• 46 acres permanent pasture land with farmhouse 

• Traditional farm buildings - 800 sqm

• Existing fruit and vegetables wholesale business with farm shop 

(no Planning Permission)

• Secure Planning Permission to extend 

existing farm shop and provide café and 

butchery to give ‘added value’ to customer 

experience and dwell time
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Whites Nurseries

Earls Barton, Northants
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Proposed Development 
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Whites Nurseries

• The Planning Statement / Consultations

• Highways – B573/A45

• Planning Policy – NPPF (2021), Wellingborough Local Plan

• Employment Job Creation

• Social Cohesion – Local Businesses

• Earls Barton Parish Council

• Planning Committee - lobby

• Planning Conditions 

(Pre-commencement)
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Whites Nurseries

Earls Barton, Northants
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Whites Nurseries

Earls Barton, Northants
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Planning Permission - Top Tips!

• Highways – Always negotiate before application submitted

• Protected Designated Areas – Green Belt, AONB!

• Engage with Local Ward Councillor and Parish Council

• National and Local Plan Policy – what policies are supportive?

• Monitor the application, engage with the Planning Officer!

• Always attend the Planning Committee Meeting

• Be prepared for the application to be refused

• The key to winning an appeal is never submit anything that you 

have not submitted to the LPA!
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• FARM RETAIL – RATEABLE VALUES

• DEFINITION OF 2017 RATEABLE VALUE & VALUATION METHODS

• INFORMATION NEEDED TO ASSESS THE RATEABLE VALUE

• PAYMENT OF BUSINESS RATES – ENFORCEMENT/LIABILITY ORDER

• RATEABLE VALUE 2017 – SHOULD YOU APPEAL?

• REVALUATION - 2023

Business Rates 
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Farm Retail - Rateable Values

Note: new threshold for Small Business Rates Relief (SBRR) £12,000 with effect from 1st April 2017 
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Farm shop County RV 2010 RV 2017 % Change

Back to the Garden Norfolk £5,400 £27,750 414%

Blacker Hall Farm Shop West Yorkshire £8,700 £32,000 268%

Court Farm Shop Gloucestershire £5,500 £8,800 60%

Foxholes Farm Shop Hertford £9,600 £14,000 45%

Hartley Farm Shop And Cafe Wiltshire £14,000 £14,000 0%

East Knitsley Grange Farm Shop Durham £6,000 £18,250 204%

Lobbs Farm Shop, Cornwall N/A £26,500 N/A

Lathcoats Farmshop Essex £19,000 £19,000 0%

The Farm Shop Rumwell Farm Somerset £20,500 £84,500 312%

Red Bank Farm Shop Merseyside £4,000 £6,000 50%

Runcton Farm Shop, West Sussex £25,000 £34,000 36%

Saddleback Farm Shop Berkshire £11,000 £20,250 84%

Four Shires Farm Shop Staffordshire £2,450 £2,450 0%

Westlands Farm Hampshire £2,650 £17,750 570%



Schedule 6 - LGFA 1988

The Rateable Value is the yearly rent the property might 
reasonably be expected to be let for in the open market.

April 2017 (Physical) – April 2015 (Economic)

Valuation Methods:

• Open Market Rental (per sqm)

• Receipts & Expenditure – ‘Profits Basis’ 

Definition of Rateable Value 

& Valuation Methods
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• Primary Evidence - Tenure 

• Lease (Landlord & Tenant Act 1954)

• Tenancy Agreements (AHA 1986/Farm Business Tenancy)

• Scale Plans of the Land and Buildings (GIA)

• Capital Improvements in last 10 years

• Planning History

• Truly Comparable Evidence – Location, Scale, Design

Information Needed to Assess the 

2017 Rateable Value and Appeal?
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Narrative 

incorrect

SCAT CODE
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• Multiplier 2021-2022 (31st March) – 51.2p in the £ 

(Small Business 49.9p in the £)

• Engage with Local Council - agree phased payments (monthly)

• Enforcement – Summons, Liability Orders, Enforcement Agents

Payment of Business Rates
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• Seek professional advice – Rating Surveyor – RICS, IRRV, RSA

• Do a rating audit

• CCA - Register on the Government Gateway website

• ‘Check’ stage – Clarify the facts, confirm the areas (GIA) of the 

hereditament and that the Rateable Value has been assessed on the 

VOA FOR information submitted

• ‘Truly’ comparable evidence

• Material Change in Circumstances (MCCs) – if possible delay any 

planning permission/development until 2023 - may result in an increase 

in Rateable Value

Rateable Value 2017 - Appeal? – Top Tips
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• VOA – Form of Return (FOR)

• Visit from VOA (Property Inspector) / Council

• Question – who, why, when, how?

• VOA Customer Charter!

• 1st April 2021 (Economic), 1st April 2023 (Physical)

• COVID-19 – rates relief - 2022/23 - 50% cap limited of 
£110,000 per business

Revaluation 2023 (1st April) – Top Tips!
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Thank you for listening!

Barry Davies
Davies & Co Chartered Surveyors

31 – 33 Victoria Street

Kettering

Northamptonshire

NN16 0BU

Tel: 01536 524808

E-mail: info@daviesandco.co.uk

Website: www.daviesandco.co.uk
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