APPLICATION FOR PRIOR APPROVAL UNDER SCHEDULE 2 PART 3 Class R of the GPDO

CASE OFFICER REPORT

	APPLICATION REFERENCE:
	PL/2026/03276

	APPLICATION TYPE:
	Prior approval Part 3 Class R: Agricultural buildings to a flexible commercial use

	SITE ADDRESS:
	Yarnfield Manor, Maiden Bradley, Warminster, Wiltshire, BA12 7HX

	DEVELOPMENT DESCRIPTION:
	Class R of Part 3: Change of use of building to Class E(d) “Indoor racket sport”

	RECOMMENDATION:
	Prior Notification Required: Approve with conditions



SITE DESCRIPTION/CONTEXT
The application site relates to a large agricultural building at the far north-eastern side of Grange Farm. The site is located in the open countryside where Grange Farmhouse which lied approximately 70m to the South West is Grade II Listed, however the building subject of this application is not considered to be within its curtilage. The site is located within the Cranborne and Chase West Wiltshire Downs National Landscape and within the River Avon Catchment (Hampshire River Avon Sub-Catchment).

Grange Farmhouse is listed as follows:
MAIDEN BRADLEY DUKES LANE ST 73 NE (north side) 3/96 Grange Farmhouse II Farmhouse. Early C18, altered and extended Cl9. Rubble stone; front rendered, 2-span tiled roof, gable end stone stacks with moulded stone cappings. Two parallel ranges. Two-storey, 3-window front. Central 4-panelled door in beaded architrave within stone segmental-headed porch, two 2-light beaded mullioned sashes either side, string course at lintel level. First floor has three 2-light beaded mullioned sashes. Right return has single and 2-light casements. Rear has central planked door with C19 four-light casement either side, first floor with 4-light and 2-light casements. Attached to left return is single-storey rubble stone extension with 2-light casements and hipped dormer. Interior has mainly C19 fittings.

PROPOSAL
The application seeks prior approval for Class R of Part 3: Change of use of building to Class E(d) Indoor sport, recreation or fitness, not involving motorised vehicles or firearms or use as a swimming pool or skating rink, principally to visiting members of the public.
Following discussions with the Agent it has been confirmed that the site will be used for 1 indoor racquet court which will equate to a maximum of 4 people at any one time. The opening hours are proposed to be 08:00hrs – 20:00hrs. Bookings would have a 30 minute gap between them to ensure no overlap of customers and associated vehicles and access to the building would be via coded entry so there would be no need for staff on site. The Applicant would be happy for a condition requiring an operational management plan should this be required. 
PLANNING HISTORY
PL/2026/02593 – Prior Approval for proposed formation of a farm track – prior approval not required
15/10614/FUL – Installation of PV panels on agricultural building – approved
15/10649/LBC – listed building consent for Installation of PV panels on agricultural building – approved - Approved

RELEVANT LEGISLATION, POLICIES AND GUIDANCE 
This application is assessed under Article 3 of the Town and Country Planning (General Permitted Development) (England) Order 2015 (as amended), which grants planning permission for certain types of development described in Schedule 2 of the Order. The grant of permission is subject to the limitations, conditions, and provisions set out within the relevant Classes of permitted development.

Under Schedule 2, Part 3, Class R of the Town and Country Planning (General Permitted Development) (England) Order 2015 (as amended), agricultural buildings can be converted to a flexible use. 

Development not permitted
R.1 Development is not permitted by Class R if—
(a) the building was not used solely for an agricultural use as part of an established agricultural unit—
(i) on 3rd July 2012;
(ii) in the case of a building which was in use before that date but was not in use on that date, when it was last in use, or
(iii) in the case of a building which was brought into use after 3rd July 2012, for a period of at least 10 years before the date development under Class R begins;
(b) the cumulative floor space of buildings which have changed use under Class R within an
established agricultural unit exceeds 1,000 square metres;
(c) the site is, or forms part of, a military explosives storage area;
(d) the site is, or forms part of, a safety hazard area; or
(e) the building is a listed building or a scheduled monument.

CONSULTATION RESPONSES
[bookmark: _Hlk206417654]WC Highways: No objection

WC Conservation: No objection 

WC Public Protection: No objection

Maiden Bradley Parish Council: No comment at time of writing

REPRESENTATIONS
In accordance with the requirements of the Town and Country Planning (Development Management Procedure) (England) Order 2015 (as amended), the application was publicised by way of:
 
· A site notice displayed near the site;

These methods were used to inform interested parties and provide a period of 21 days for comments to be submitted.

Below is a summary of the representations received during the consultation period. Only material planning considerations have been taken into account in the assessment of this application. Non-material issues, such as property values or private legal disputes, cannot be considered in the determination process.

No letters of representations from third parties have been received by the Local Planning Authority. 

ASSESSMENT  
Does the Proposal Qualify as Permitted Development? 

The building which measures 331 square metres (under the 1000sqm requirement) has solely been used for agricultural purposes as part of Grange Farm. The site does not form part of a military explosives area, nor is a safety hazard area, the building is not listed or a scheduled monument. 

The amount of floorspace changing use under Class R will exceed 150 square metres and as such the Applicant has applied to the LPA as to whether prior approval will be required as to:

i) Transport and highways impacts of the development
ii) Noise impacts of the development
iii) Contamination risks on the site; and
iv) Flooding risks on the site

[bookmark: _41aedd51_4132_404d_8cd3_175b0a588d85]It is concluded that the proposed development qualifies as permitted development under Schedule 2, Part R of the Town and Country Planning (General Permitted Development) (England) Order 2015 (as amended), and the assessment may now proceed to consider whether prior approval is required. 

Is Prior Approval Required? 
Where a proposal complies with all the provisions limitations set out under Class R of Schedule 2, Part 3 of the Town and Country Planning (General Permitted Development) (England) Order 2015 (as amended), the developer must apply to the Local Planning Authority (LPA) for a determination as to whether prior approval is required for the specified impacts and, if so, whether it should be granted.

In respect of this proposal, the following considerations must be assessed as part of the prior approval process as set out by GPDO e.g. R.3 (1)(b): 

(b) where the cumulative floor space of the building or buildings which have changed use under Class R within an established agricultural unit exceeds 150 square metres, apply to the local planning authority for a determination as to whether the prior approval of the authority will be required as to—

(i) transport and highways impacts of the development;
(ii) noise impacts of the development;
(iii) contamination risks on the site; and
(iv) flooding risks on the site.

The cumulative floor space of the building or buildings which have changed use under Class R exceeds 150m2 and as such, the above prior approval matters must be assessed.

In addition Paragraph W sets out a number of requirements for both the developer (in terms of the application submission) and the LPA (relating to consultations and advertisement of the application). Para. W(10) states that:

The local planning authority must, when determining an application—
(a) take into account any representations made to them as a result of any consultation under sub-paragraphs (5) or (6) and any notice given under sub-paragraph (8); 
(b) have regard to the National Planning Policy Framework issued by the Ministry of Housing, Communities and Local Government in February 2019 July 2021, so far as relevant to the subject matter of the prior approval, as if the application were a planning application; and
(c) in relation to the contamination risks on the site—
(i) determine whether, as a result of the proposed change of use, taking into account any proposed mitigation, the site will be contaminated land as described in Part 2A of the Environmental Protection Act 1990, and in doing so have regard to the Contaminated Land Statutory Guidance issued by the Secretary of State for the Environment, Food and Rural Affairs in April 2012, and
(ii) if they determine that the site will be contaminated land, refuse to give prior approval

Para. W(13) allows LPAs to grant prior approval unconditionally or subject to conditions reasonably related to the subject matter of the prior approval. 

Transport and highway impacts of the development

Policy Context
Policies TR3-TR8 of the National Planning Policy Framework seek to ensure that development provides safe and suitable access for all users and does not result in unacceptable impacts on highway safety. National policy also confirms that development should only be refused on transport grounds where there would be an unacceptable impact on highway safety, or where the residual cumulative impacts on the road network would be severe.

In terms of locational sustainability, the Local Planning Authority (LPA) is not able to assess the general sustainability of the site's location in relation to access to services, employment, or facilities. This is not a consideration under the relevant prior approval provisions. Accordingly, the key matter for assessment is the impact of the proposal on highway safety, particularly in relation to the site access and the surrounding local highway network.

Assessment
The site is accessed via an established access (and visibility splay) off Dukes Lane which serves various agricultural and equestrian buildings. An additional Highways Technical Note was submitted to the LPA as objections were initially received from the Highways Officer. 

Dukes Lane is a Class 3 road which is a narrow lane with raised verges and hedge boundaries to both sides of the carriageway with limited passing opportunities (only available within field gate entrances) There are also other vehicle accesses serving residential properties along Dukes Lane.

It is considered that the lawful fallback agricultural use of the building is likely to be intermittent and seasonal. In contrast, it is considered that the proposed use would generate a regular pattern of two-way customer arrivals and departures throughout the day/early evening associated with the use which would be materially different and represent a significant intensification in the frequency of vehicular movements associated with the building. Opposing vehicle movements are likely to lead to conflict between vehicles in narrow sections which are likely to result in reversing manoeuvrers over extended distances which would cause a potential conflict with existing users, agricultural vehicles, walkers and equestrians. 

The submitted Technical Note seeks to quantify the anticipated traffic generation associated with the proposed use and indicates that the development would result in a relatively modest level of vehicle activity associated with a single court facility operating under a managed booking system. The submitted information also indicates that bookings would be controlled to limit overlapping arrivals and departures.

The Highway Authority acknowledges that the proposed use would generate a different pattern of vehicle movements from the existing agricultural use, with trips occurring throughout the day by visitors travelling to and from the site. Whilst this would increase the frequency of vehicle movements using Duke's Lane, the submitted information indicates that the overall scale of traffic generation would remain relatively low

Notwithstanding the continuing concerns regarding the constrained nature of Duke's Lane and the suitability of the route for intensive forms of development, the Highway Authority is not satisfied that the submitted evidence demonstrates that the additional traffic associated with the proposed Class R development would be of such a scale as to result in an unacceptable impact on highway safety or a severe residual cumulative impact on the highway network. Having regard to the limited scale of the proposed use and the information submitted in support of the application, no highway objection is raised subject to a condition being attached to any permission granted to ensure that the facility operates in the manner described within the submitted information, upon which the highway assessment has been based.

With regards to parking, 4 spaces are proposed which is considered to be sufficient.  

Conclusion 
Prior approval in relation to noise matters is required and granted.

Noise Impacts of the development

Policy Context
Policy P3 of the National Planning Policy Framework requires development to be appropriate for its location, taking account of the likely effects of pollution on health, living conditions and the natural environment. In relation to noise, the policy seeks to ensure that development provides healthy living conditions for future occupants, avoids unacceptable adverse effects on health and quality of life, and incorporates mitigation where necessary.

In the context of this proposal, the key consideration is whether the development would result in, or be exposed to, unacceptable levels of noise, and whether any such impacts can be appropriately mitigated to ensure a suitable living environment.

Assessment
The site lies in an isolated location but close to properties associated with Yarnfield Manor – those being the Farmhouse (residential) and Crumbly Cottage which has a lawful use as either an agricultural workers dwelling or holiday let. Further afield, un-associated residential properties are located approximately 210 metres to the South. 

There is an existing agricultural barn located between the barn associated with this application and Crumbly Cottage which would ensure that there is some separation between the two uses. Given the lawful uses of Crumbly Cottage, both would expect some disturbances given the immediate agricultural surroundings and therefore it is considered that there would be no noise issues that would result in a refusal of this prior approval application. 

Conclusion 
Prior approval in relation to noise matters is required and granted.

Contamination risks on the site
Policy Context
Policy P2 of the National Planning Policy Framework requires sites proposed for development to be suitable for their intended use, taking account of ground conditions, including any risks arising from land instability or contamination, and the extent to which such risks can be mitigated. Following remediation, land should not be capable of being determined as contaminated land under Part IIA of the Environmental Protection Act 1990. The policy also requires adequate site assessment information, prepared by a competent person, to be available to inform the assessment of these matters.

In the context of this proposal, the Local Planning Authority must be satisfied that the site is not affected by contamination or land stability issues that would make it unsuitable for its intended use, and that any necessary investigations or mitigation measures have been appropriately considered.

Assessment
It is considered that the land would not be contaminated in regard to Part 2A of the Environmental Protection Act 1990. However, Class R allows the use of the building to change to any other the uses permitted by this class and therefore it is necessary to impose a condition to secure details of a land contamination assessment in order to ensure any future users would be safe from any potential contamination that may be present from the existing agricultural use.

Conclusion 
Prior approval in relation to contamination matters is required and granted. 

Flooding risks on the site
Policy Context
Policies F4-F8 of the National Planning Policy Framework seek to ensure that flood risk is appropriately managed and that development is safe for its lifetime without increasing flood risk elsewhere. Where flood risk is a specified prior approval matter under the relevant GPDO class, the assessment should focus on the potential flood risk implications of the development and whether any mitigation measures are necessary.

Assessment
The site is located in Flood Zone 1 which is the least likely to flood. Immediately to the east of the site is an area at risk of flooding from surface water in the 1 in 1000 year extent but this is outside of the red line of the application. The site is not at risk of groundwater emergence

Other
Whilst the site lies within the Cranborne Chase National Landscape and in proximity to the Grade II listed Grange Farmhouse, landscape and heritage impacts are not matters specified for assessment under the Class R prior approval process and cannot therefore be taken into account in determining this application

Conclusion 
Prior approval in relation to flood risk matters is required and granted. 


CONCLUSION  
The proposed development has been assessed against the provisions, limitations, and conditions set out in Schedule 2, Part 3, Class R of the Town and Country Planning (General Permitted Development) (England) Order 2015 (as amended). Based on the submitted plans, supporting information, and the findings of this report, it is concluded that the proposal complies with the criteria for permitted development, and therefore falls within the scope of Class R. 

Following assessment, Prior approval has been considered in respect of transport and highway impacts, noise impacts, contamination risks and flooding risks, as required by Class R and Paragraph W of the GPDO. The Local Planning Authority is satisfied that the proposal is acceptable in respect of noise, transport and highway impacts, contamination and flooding matters and prior approval is therefore required and approved. 

RECOMMENDATION:
That prior notification is REQUIRED AND IS APPRVOED WITH CONDITIONS
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	APPENDIX 1 – PERMITTED DEVELOPMENT CHECKLIST CLASS R

	Class R – agricultural buildings to a flexible commercial use

	
	Yes / No 

	R.
	Permitted Development 
Note: If the answer is "Yes", proceed to assessment under R.1. If the answer is "No", the proposal does not qualify as permitted development under this class.

	
	Does the development consist of a change of use of a building and any land within its curtilage from a use as an agricultural building to a flexible use—
(a) falling within one of the following provisions of the Use Classes Order—
(i)Class B2 (general industrial) of Schedule 1;
(ii)Class B8 (storage or distribution) of Schedule1;
(iii)Class C1 (hotels) of Schedule 1;
(iv)Class E (commercial, business or service) of Schedule 2; or
(v)Class F.2(c) (outdoor sport or recreation) of Schedule 2; or
(b) for the provision of agricultural training.
	Yes proposal is for E(d)

	R.1
	Development is not permitted by Class R if - 
Note: If the answer to any of the questions below is "Yes", the proposed development would not constitute permitted development under this class

	(a)
	Was the building not used solely for an agricultural use as part of an established agricultural unit:
(i) on 3rd July 2012?
(ii) if not in use on that date, when it was last in use before that date?
(iii) if brought into use after 3rd July 2012, for a continuous period of at least 10 years before the date development under Class R begins?
	No

	(b)
	Has the cumulative floor space of buildings that have changed use under Class R within the established agricultural unit exceeded 1,000 square metres?
	No – 331sqm

	(c)
	Is the site, or does it form part of, a military explosives storage area?
	No

	(d)
	Is the site, or does it form part of, a safety hazard area?
	No

	(e)
	Is the building a listed building or a scheduled monument?
	No



