Planning Application Comments – Mill Farm, Blackland PL/2025/09029

1. Executive Summary

	Item
	Detail

	Application
	Erection of a new 14 × 32 m steel‑frame “American” barn with 10 horse‑stalls, associated wash‑bay, tack‑room and on‑site parking.

	Location
	Mill Farm, Blackland, Calne (outside the built‑up area, within the Calne Community Neighbourhood Plan 2 (CCNP 2) area).

	Recommendation
	No objection – the proposal satisfies the material planning policies of the CCNP 2 and the Design Guidelines (DG), delivers a net biodiversity gain of +13 % (BNG Report), and improves amenity for the existing holiday‑let accommodation

	Key Reasons
	1. Rural economy – aligns with CCNP 2 policy WS2 – Supporting Local Agriculture & Farm Diversification (supports an existing equestrian business and retains rural jobs).
2. Biodiversity – the Biodiversity Net Gain (BNG) report demonstrates a 13.3 % net gain, meeting the Environment Act 2021 requirement and CCNP 2 NE2 – Protecting & Enhancing Biodiversity.
3. Design & character – the building respects the DG DC.01 context vision, stays within the 2.5 storey height limit (DC.04), uses locally‑appropriate colour (olive‑green) and material palette, and retains the three protected views (DC.01 1c).
4. Heritage – sufficient distance and visual screening from the Grade II listed Blacklands Mill and outbuilding, complying with BE2 – Heritage Assets.
5. Amenity – relocation of stabling away from the holiday‑let reduces fly and noise nuisance, satisfying CP57 (vii) of the Wiltshire Core Strategy and the CCNP 2 NE5 – Setting of Calne & Calne Without.



2. Policy Compliance Summary
	Policy Area
	Relevant Policy (CCNP 2 / DG)
	Compliance Score (1‑10)
	Notes

	Rural Economy
	WS2 – Supporting Local Agriculture & Farm Diversification
	9
	Provides a viable continuation of an existing equestrian business; no new traffic pressures.

	Biodiversity
	NE2 – Protecting & Enhancing Biodiversity
	10
	BNG report shows +13 % net gain; on‑site scrub and enhanced grassland.

	Landscape Setting
	NE5 – Setting of Calne & Calne Without
	8
	Sited within existing farm cluster; respects visual corridors and key views.

	Design & Materials
	DC.04 – Materials & Architectural Details
	7
	Olive‑green steel cladding is not traditional stone but is deemed “unobtrusive” for agricultural use; colour blends with surrounding fields.

	Heritage
	BE2 – Heritage Assets
	8
	Visual screening from listed mill; no impact on setting.

	Amenity
	CP57 (vii) – Residential Amenity
	9
	Stabling moved further from holiday‑let, reducing noise/flies.

	Height & Density
	DC.04 – Height & Density
	9
	Height ≤ 2.5 storeys (ridge 7.2 m); density well below 25 dph.

	Access & Parking
	DC.02 – Access & Movement
	8
	Existing gravel parking reused; no new road widening required.

	SuDS / Water Management
	DC.03 – Landscape & Sustainability
	8
	On‑site SuDS via enhanced grassland and scrub; no hard‑surface increase.

	EV Provision
	DC.02 2d – Parking & Servicing
	6
	No dedicated EV charging points; mitigation could be added.



3. Quick “Policy Compliance” Checklist
	Policy
	✅ / ❌
	Score (out of 10)
	Comment

	C1 – High‑Quality Sustainable Development
	✅
	7
	Meets CCNP 2 climate‑change intent; low‑carbon steel frame, BNG.  There is an opportunity to install solar panels on the roof to make it more environmentally sustainable.

	C2 – Sustainable Construction & Energy
	✅
	8
	No energy‑modelling supplied; reasonable for agricultural use. 

	C3 – Retrofitting Existing Built Environment
	✅
	7
	New build, but respects existing farm fabric.

	C4 – Community Energy
	❌
	4
	No on‑site renewable generation; optional.

	NE1 – Local Green Space
	✅
	8
	No loss of designated LGS; retains green corridors.

	NE2 – Protecting & Enhancing Biodiversity
	✅
	10
	BNG > 10 %; on‑site habitat creation.

	NE3 – Green & Blue Infrastructure
	✅
	8
	Links to existing hedgerows; no watercourse impact.

	NE4 – Trees, Woodland & Hedgerows
	✅
	8
	Retains existing hedgerow; adds scrub.

	NE5 – Setting of Calne & Calne Without
	✅
	8
	Sited within farm fringe; respects views.

	BE1 – Design Principles for Local Distinctiveness
	✅
	7
	Context‑sensitive massing; material palette acceptable.

	BE2 – Heritage Assets
	✅
	8
	No adverse impact on listed mill/outbuilding.

	CF1 – Community Facilities
	❌
	3
	No new community facility provision.

	CF2 – Community Infrastructure & Phasing
	✅
	7
	Uses existing infrastructure; phasing not required.

	CF3 – Burial Space
	N/A
	–
	Not applicable.

	GA1 – Highway Impact
	✅
	8
	No new road impacts; existing access sufficient.

	GA2 – Public Realm
	✅
	7
	Maintains existing hard‑standing; adds landscaped strip.

	GA3 – Sustainable Transport & Inclusive Active Travel
	✅
	7
	Footpath remains; no new cycle provision required.

	GA4 – Ultra‑Low‑Emission Vehicle Charging
	❌
	4
	No EV chargers; could be added as mitigation.

	GA5 – Parking Provision
	✅
	8
	Uses existing gravel parking; no dominance.

	GA6 – Walking & Cycling for Leisure & Recreation
	✅
	7
	Public footpath unchanged; visual impact minimal.

	WS1 – Sustainable, Low‑Carbon Employment
	✅
	8
	Supports rural employment; low‑carbon building.

	WS2 – Local Agriculture & Farm Diversification
	✅
	9
	Directly supports existing farm business.

	WS3 – Local Visitor Economy
	✅
	7
	Improves facilities for equestrian visitors.

	WS4 – Calne Town Centre
	N/A
	–
	Not within town‑centre boundary.

	WS5 – Local Neighbourhood Centres
	N/A
	–
	Not applicable.

	H1 – Housing Within Settlement Boundaries
	N/A
	–
	No housing element.

	H2 – Affordable Housing
	N/A
	–
	Not applicable.

	H3 – Housing Mix
	N/A
	–
	Not applicable.

	H4 – Housing for Older People & Disabled
	N/A
	–
	Not applicable.

	H5 – Adaptable & Accessible Housing
	N/A
	–
	Not applicable.

	H6 – Exception Sites & Community‑Led Housing
	N/A
	–
	Not applicable.



4. Design Guide Compliance Matrix
	Item (DG Ref.)
	✅ / ❌
	Score (out of 10)
	Note

	1. Context & Character (DC.01 1a & 1b)
	✅
	9
	References character‑area analysis; respects local pattern.

	2. Key Views (DC.01 1c)
	✅
	9
	No new massing blocks Lansdowne Monument, St Mary’s, Bowood Gates views.

	3. Heritage Impact (DC.01 1d)
	✅
	8
	Adequate setbacks; visual screening from listed mill.

	4. Industrial Proximity (DC.01 1e)
	✅
	8
	Buffers ≥ 3 m from industrial units; height limit respected.

	5. Walking & Cycling (DC.02 2a)
	✅
	8
	Continuous footpaths ≥ 2 m; routes unchanged.

	6. Street Design (DC.02 2b)
	✅
	7
	Traffic‑calming not required; existing access adequate.

	7. Lighting (DC.02 2c)
	✅
	8
	Proposed down‑ward, LED, motion‑sensor lighting.

	8. Parking (DC.02 2d)
	✅
	8
	Permeable gravel, landscaped buffers, EV provision absent (mitigate).

	9. Green Network (DC.03 3a)
	✅
	9
	New scrub strip links to existing hedgerows; creates corridor.

	10. Biodiversity (DC.03 3b)
	✅
	10
	BNG > 10 %; habitat creation exceeds policy.

	11. Water Management (DC.03 3c)
	✅
	8
	SuDS via enhanced grass, scrub; no new hard surfaces.

	12. Height & Density (DC.04 4a)
	✅
	9
	≤ 2.5 storeys; density ≤ 25 dph (town) / 20 dph (rural).

	13. Boundary Treatments (DC.04 4b‑4c)
	✅
	8
	Soft hedgerow front; mixed hard‑soft treatment; corner articulation.

	14. Materials (DC.04 4f)
	✅
	7
	Olive‑green steel cladding not traditional stone but acceptable for agricultural use; colour blends.

	15. Shop Fronts (DC.04 4g)
	N/A
	–
	No shop front component.

	16. Eco‑Design (DC.04 4h)
	✅
	8
	Insulation, triple‑glazing provision, solar PV ready, EV charging provision missing (mitigate).



5.  Detailed Planning Analysis
1. Principle of Development & Rural Economy
1. Policy WS2 (CCNP 2) encourages development that sustains existing rural enterprises. The barn replaces an ageing stabling block, retains the “DIY” equestrian business, and keeps rural employment on‑site. No additional traffic is forecast; the existing gravel parking suffices.
1. Conclusion: Fully compliant.
2. Design & Landscape Impact
1. DG DC.01 requires respect for local character; the proposal sits within the existing farm fabric, uses a modest 2.5 storey height, and maintains the three protected views (Lansdowne Monument, St Mary’s, Bowood Gates).
1. DG DC.04 calls for locally‑appropriate materials. While steel‑frame and olive‑green cladding are not the traditional Bath limestone, the Design Guide recognises “modern agricultural vernacular” as acceptable where it does not dominate the landscape. The colour is muted and blends with surrounding fields.
1. Conclusion: Compliant – design is sympathetic and does not dominate the setting.
3. Heritage Assets
1. BE2 (CCNP 2) mandates no adverse impact on listed assets. The new barn is sited east of the listed Blacklands Mill and outbuilding, with existing farm buildings acting as a visual screen. Distance and sight‑line analysis (see Planning Statement) show no loss of setting.
1. Conclusion: Compliant – no heritage harm.
4. Biodiversity & Ecology
1. NE2 (CCNP 2) requires net biodiversity gain. The BNG report (Malford Environmental Consulting, 10 Nov 2025) calculates a +13.3 % net gain, exceeding the statutory 10 % threshold. Habitat creation (mixed native scrub, enhanced grass) follows Defra’s Statutory Biodiversity Metric and trading rules. No protected species are present on‑site.
1. Conclusion: Exceeds requirements.
5. Amenity
1. CP57 (vii) (Wiltshire Core Strategy) and NE5 (CCNP 2) both stress protecting residential amenity and preserving countryside vistas. Relocating the stables away from the holiday‑let reduces fly nuisance and horse‑kick noise, improving amenity for occupants. Visual impact from the new barn is limited by existing farm buildings and the newly planted scrub screen.
1. Conclusion: Positive amenity gain – compliant.
6. Highway & Parking
1. No new road improvements are required; the existing gravel hard‑standing and access track remain adequate. The proposal re‑uses the existing parking area, which is permeable and landscaped, satisfying DC.02 2d and GA1/GA5 (CCNP 2).
1. Conclusion: No adverse highway impact – compliant.
7. Sustainability & Eco‑Design
1. The building incorporates good thermal performance (insulated panels) and is “solar‑ready”. EV charging points are not provided; adding a single charger per 10 parking spaces would bring the scheme fully in line with DC.02 2d and GA4 (CCNP 2).
1. Conclusion: Generally compliant; recommend adding EV provision and solar panels to provide power for the farm as a mitigation condition.
8. Water Management
1. No increase in hard‑standing; existing permeable surfaces remain. The BNG report details on‑site SuDS via enhanced grass and scrub, meeting DC.03 3c.
1. Conclusion: Compliant.
6. Recommendation
All material planning policies in the CCNP 2 and the Design Guidelines are satisfied, with the exception of a shortfall in on‑site EV charging provision. The net biodiversity gain, heritage sensitivity, and amenity improvements provide a robust case for support.
Recommended Conditions (if any):
1. EV Charging: Install at least one EV charging point per 10 parking spaces (as per DG DC.02 2d).
1. Biodiversity Management: Submit a post‑completion monitoring schedule confirming achievement of “good” grassland condition within 7 years and “moderate” scrub condition within 5 years (per BNG Appendix B).
1. Lighting: Confirm that all external lighting is down‑ward, ≤ 3000 K, and motion‑sensor controlled (DG DC.02 2c).

Final Recommendation: The parish council has no objections to the application, subject to the above minimal conditions.

