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Education on Farms

Reduce the Red Tape: 

Planning Permission and Business Rates
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Pre-Planning Application Stage –

Know the Red Tape!
• The Development Plan

• National Planning Policy Framework (2012)

• Highways – traffic flow, visibility line, car parking

• Planning History

• Permitted Development Rights – GPDO 2015

• Supporting: 

– FACE, Countryside Classroom, 

Countryside Learning (FFS), 

Open Farm Sunday*, LEAF, NFAN

– Local Schools

– Ward Councillors and Parish Council

* Open Farm Sunday – (2017 – 358 farms – 26,000 School Children)
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Pre-Planning Application Stage –

Know the Red Tape!

• Land Designations – AONB, Greenbelt (VSC’s), 
Listed Buildings, etc.

• Specialists Reports – Structural Survey, Ecology, EIA, etc

• Childrens Farm v Main Farm Enterprise - Environmental Audit!
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Childrens Farm v Main Farm 
Enterprise Environmental Audit!
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Highways

• Highway Access

– Traffic Flow - Existing and Proposed

– Location and Visibility Line

• Accident Statistics

• Car Parking Provisions

• Safety, Capacity, Sustainability
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The Planning Application

• “Farm-Based Education and interpretation visitor centre with 
ancillary facilities”

• Description of Development

• Reports
– Planning Design & Access Statement

– Buildings – Structural and Ecology Surveys

– Highways – T.I.A.

– Flood Risk Assessment (FRA)

– Architectural Drawings and Concept Design
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Planning Permission

Top Tips on Reducing Red Tape

• Secure Professional Advice

• Planning History
– Ensure there are no current ‘breaches’ of planning conditions

• Identify whether the education farm has a 
Use Classes designation; D1, D2 etc.

• Comply with the Development Plan and
NPPF.

• Gain support from Local Ward Councilor,
Parish Council, FACE, Countryside 
Classroom, Countryside Learning (FFS) etc.
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Business Rates 

2017 Revaluation

• VOA VO6036 Form - Business Information

• New Appeal Process; Check, Challenge, Appeal

– What are you Appealing?

– Information Needed

– Rateable Value and 

– Valuation Method
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9

FOR – Request for Information – VO6036



The VOA Website

https://www.gov.uk/correct-your-business-rates:

The Rateable Value for your business can be obtained by typing in your postcode:
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VOA Revaluation – Proposed 

2017 Rateable Values

Note: new threshold of Small Business Rates Relief (SBRR) £12,000 with 

effect from 1st April 2017 
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Educational Farm County RV 2010 RV 2017 % Increase

Broom House Durham £6,400 £12,750 99.22%

Old Holly Farm Preston £16,250 £22,500 38.46%

FoxBurrow Farm Suffolk £6,200 £10,500 69.35%

Swithens Farm Leeds £19,500 £31,500 61.54%

Thornton Hall Farm North Yorkshire £15,250 £21,500 40.98%

Weleny Wetland Cambridgeshire £38,500 £49,000 27.27%



The Appeal Process

• Do remember on appealing Rateable Values your 

RV can be increased or decreased!

• What are you Appealing?

– Rateable Value too High

– Description of property incorrect, e.g. Livery, Farm 

Shop, Farm Attraction

– Material Change in Circumstances (MCC’s)
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Information Needed to Challenge 

Your Rateable Value

• Leases/Tenancy Agreements – Rent-Primary 

Evidence

• Scale plans of the educational farm, including tea 

room, education rooms, café, playbarn, etc. 

• Planning Permissions

• Financial Accounts (2012-2016)

• Improvements to the property during the last 5 

years

• Schedule of non-rateable assets

• “Truly” comparable evidence
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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.

Effective Date – 1st April 2015 (AVD)

Valuation Scheme:

• Rental method (primary)

• Accounts - Receipts & Expenditure

• Comparative approach - % of FMT 
(net of VAT)

Definition of Rateable Value 

and Valuation Methods
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Valuation Method – Open Market Rent

Commercial lease – Landlord & Tenant Act 1954 

• Does the lease exclude succession provision (sections 24-28)?

• Full Repair Insuring (FRI)

• At “arms length” or connected parties?

• Rent – RICS “red book” – “open market” valuation?

• Scale Plan – agree with VOA “referenced” plan?
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Valuation Method – Open Market Rent

Practical examples! 

Where educational farms have been valued 
on a price per sqm rental!
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Valuation Method – Open Market Rent
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Valuation Method – Open Market Rent
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• Essential to engage with financial director/accountant

• Financial information – 2012-2016

• Replacement value of non-rateable assets

• Divisible Balance

Valuation Method –

Receipts and Expenditure
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How to Reduce your Business Rates Paid
• Seek professional advice – Rating Surveyor – RICS, IRRV, RSA

• Identify on the VOA website your Rateable Value and how it is 

calculated

• Register you and your Agent on the Government Gateway website

• ‘Check’ stage – Clarify the facts, confirm the boundary of the 

hereditament and that the Rateable Value has been assessed on the 

information submitted FOR VO6036

• Truly comparable evidence ascertained through consortiums; FACE, 

NFAN, CL (FFS)

• Get your advisor to do a rating audit

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

development and securing planning permission until 2019 otherwise 

will result in an increase in Rateable Value
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Barry Davies
Davies & Co

Victoria House, 31-33 Victoria Street

Kettering, Northants, NN16 0BU

Tel:  01536 524808

Email: info@daviesandco.co.uk

www.daviesandco.co.uk
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