APPLICATION FOR FULL-PLANNING PERMISSION
CASE OFFICER REPORT

	APPLICATION REFERENCE:
	PL/2026/01668

	APPLICATION TYPE:
	Full planning permission

	SITE ADDRESS:
	Mill Farm Lodge, Hill Deverill, Warminster, BA12 7EF

	DEVELOPMENT DESCRIPTION:
	Removal of existing temporary agricultural dwelling, proposed new agricultural workers dwelling (permanent)

	RECOMMENDATION:
	Approve with conditions



SITE DESCRIPTION/CONTEXT

The application site is located to the west of the B3095 less than 200m from its junction with the A350. The site currently forms part of an agricultural field. There are a number of houses and agricultural buildings in the vicinity of the site but these are predominantly on the opposite side of the road to the application site. The site lies within the Cranborne Chase AONB which is an International Night Sky Reserve, within the River Avon (Hampshire Catchment) Special Area of Conservation and within the Salisbury Plain Special Protection Area. 
There are no public rights of way of heritage issues within the immediate vicinity. 

PROPOSAL
The application seeks consent to remove the existing agricultural workers dwelling and replace with a new permanent agricultural workers dwelling. 

PLANNING HISTORY

	[bookmark: _bc9eaa23_7b84_4e11_8860_67eb8bbe0c9e]

	Proposal / Summary

	19/11763/FUL - Full planning permission Decision - Approve with Conditions Date: 20/3/2020 – Erection of temporary agricultural workers dwelling, construction of new access and associated works.

	




RELEVANT LEGISLATION, POLICIES AND GUIDANCE 

Statutory Legislation: 

National Planning Policy: 
· National Planning Policy Framework (NPPF) 
· Planning Practice Guidance (PPG)
· National Design Guide
Development Plan:
The development plan for Wiltshire comprises the Wiltshire Core Strategy (WCS) (adopted January 2015) and any made neighbourhood plans, which remains the principal statutory planning document guiding development across the county. In line with Section 38(6) of the Planning and Compulsory Purchase Act 2004, planning decisions must be made in accordance with the development plan unless material considerations indicate otherwise.

Though the development plan is considered as a whole, those parts deemed to be particularly relevant to this application are listed below:

The adopted Wiltshire Core Strategy (WCS), with particular regard to:

· Core Policy 1 Settlement Strategy;
· Core Policy 2 Delivery Strategy;
· Core Policy 31 Spatial Strategy Warminster
· Core Policy 48 Supporting Rural Life
· Core Policy 50 Biodiversity and Geodiversity;
· Core Policy 51 Landscape
· Core Policy 52 Green Infrastructure 
· Core Policy 57 Ensuring High Quality Design and Place Shaping;
· Core Policy 60 Sustainable Transport;
· Core Policy 61 Transport & Development; 
· Core Policy 62 Development Impacts on the Transport Network;
· Core Policy 64 Demand Management
· Core Policy 67 Flood Risk;

Neighbourhood Plan: No NP in Longbridge Deverill

Supplementary Planning Documents and other Guidance: 
· Wiltshire Design Guide (adopted April 2024)
· Wiltshire Local Transport Plan 2011-2026, adopted 2015 - including the Car Parking Strategy and Cycling Strategy, adopted 2015
· Cranborne Chase National Landscape Management Plan


ISSUES  

The main issues that need to be addressed in this case include:

· Whether the development is acceptable in principle (CP 1 and 2)
· Whether the scheme constitutes high quality design (CP 57)
· Whether the scheme would have an acceptable impact upon the reasonable living conditions of the adjoining occupants (CP 57)
· Whether the scheme would preserve or enhance the historic environment (CP 58)
· Whether the scheme would have an acceptable landscape impact (CP 51) 
· Whether the proposal would have a negative effect upon highway safety, including if there is sufficient parking for the proposed development (CP 61 and 64)
· Whether the site can be adequately drained without increasing flood risk elsewhere (CP 67)
· Whether there would be any harmful impacts upon protected species or priority habitats (CP 50)
· Are there any other planning issues raised by the development?

CONSULTATION RESPONSES 

[bookmark: _Hlk206417654]WC Highways: No objection subject to conditions

WC Public Protection: No objection 

WC Ecology:  No objection subject to conditions

WC Aboriculturalist: No comment

Parish Council: no objection as it is agriculturally tied which should be robustly enforced. 

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:
 
· Neighbour notification letters sent to adjoining and nearby properties;
· 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.

1 letter has been received by the LPA which made the following comment:

· Support the new dwelling. The young farmer and his family are good honest, hard working farmers who will keep the dairy farm going. The dairy industry is struggling. It will be an asset to the village. 
· 
ASSESSMENT  
Section 38(6) of the Planning and Compulsory Purchase Act 2004 states:

"If regard is to be had to the development plan for the purposes of any determination to be made under the planning Acts, the determination must be made in accordance with the plan unless material considerations indicate otherwise."

In accordance with this statutory requirement, this application has been assessed against the relevant policies of the Development Plan, including the Wiltshire Core Strategy (2015) and, where applicable, any made Neighbourhood Plans. Consideration has also been given to the policies of the National Planning Policy Framework (NPPF) as a material consideration in the assessment.

Principle of Development
Policy Context
Core Policy 1: Settlement Strategy of the WCS establishes a hierarchy of settlements to guide where development should be focused. 
.
Core Policy 2: Delivery Strategy of the WCS sets out how development will be distributed and delivered across Wiltshire.

Together, CP1 and CP2 ensure that new development is strategically located, sustainable, and supports the character and function of Wiltshire’s communities.

CP48 supports residential development outside of the existing built areas of small villages where the accommodation would meet the need required to enable workers to live at or be in the immediate vicinity of their place of work in the interests of agriculture. 

Assessment 
The site is located outside of the built-up area of the small village of Longbridge Deverill and a such the proposal would fail to comply with CP1, CP2 and CP31. 

With regards to CP48, the Councils Agricultural Advisor has confirmed that given the quantity of dairy cows and the practice of year-round calving means that there is a requirement for an essential presence at the farm buildings at Mill Farm. Furthermore, the business has proven to be viable

The essential need is currently facilitated by Mr P Hurd who has ongoing health issues and is due to retire (part time) as such has largely been carried out by Mr O Hurd (full time) who has been responsible for the close care of livestock and calving. 

There are 2 dwellings associated with the existing farm – one being the farmhouse in which Mr P Hurd resides and as is not available to meet the required identified essential need. There is a second temporary dwelling which is occupied by Mr O Hurd which this application proposed to replace. 

Conclusion
The proposed agricultural workers dwelling would meet the requirements of CP48 and thus in principle is considered to be acceptable. 

If the proposal is considered to be acceptable a Unilateral Undertaking would be required to secure the self build nature of the proposal. 

Design and Impact on the Character and Appearance of the Area
Policy Context
Core Policy 57 of the WCS requires high-quality design that:
· Enhances local character.
· Responds to the natural, historic, and built environment.
· Retains important features (e.g., trees, hedges).
· Supports sustainable construction and compatibility with surrounding uses.
· Creates safe, legible, and accessible spaces.

Section 12 of the NPPF emphasises design that is:
· Visually attractive.
· Functionally effective.
· Contributes to the quality of the built environment.

The Wiltshire Design Guide encourages sensitivity to local character, materials, and architectural styles and supports modern living standards while maintaining aesthetic and functional quality.

Building for a Healthy Life Framework promotes healthy, inclusive, and sustainable places. The document encourages:

· Walkability.
· Access to green space.
· Active design principles for well-being.

Assessment 
The proposed agricultural workers dwelling is single storey dwelling that is to be built with a natural colour stone (Ibstock shearstone) under a smooth grey tile and grey glazed upvc windows and doors. 

The immediate location sees a mix of render, and natural stone coloured buildings under red tiled roofs. Furthermore, Mill Farm Farmhouse which is located to the South of the site is built with red brick under a slate roof with dark windows. 

It is therefore considered that the proposed height and materials would be appropriate to their immediate setting. The Councils Agricultural Consultant is of the opinion that the size of the proposed dwelling is not excessive and would meet the required need of the holding and as such there is no objection to the size. 

Solar panels are proposed on the rear elevation which would not face any existing neighbours but would be visible in the wider landscape but they would be seen in the context of built development and as such would be considered acceptable.

Conclusion
The proposal is considered to comply with the relevant requirements of CP57. 

Amenity
Policy Context
Core Policy 57 (Point vii) of the Wiltshire Core Strategy requires development to respect the amenity of existing occupants and ensure appropriate amenity levels for future residents.

The National Planning Policy Framework (NPPF), particularly Paragraph 135, reinforces the need for development to provide a high standard of amenity for both existing and future users.

These policies guide the assessment of amenity impacts, which will be considered in detail below

Assessment
The proposed dwelling is to be set further back from the main road when compared to the existing temporary dwelling which is considered to benefit the amenity of future occupiers. 

Given the site is located away from existing buildings and is single storey in height it is considered that there would be no overbearing or overshadowing issues. 

The solar panels that are located on the rear of the building would not face onto existing neighbours and as such would not raise any amenity issues with regards to glint and glare. 

There is an existing row of two storey terraced properties on the opposite side of the road with number 12 being the closest which does have first and second floor windows on the rear elevation which would be closest to the proposed dwelling. Given the location of these terraced properties, and the location of the proposed dwelling which is set back from the main road it is considered that there would be no overlooking issues that would warrant a reason to refuse the application. Any overlooking between the existing and proposed dwellings would be of an oblique nature 

Conclusion
There would be no adverse impact on neighbouring amenity the form of overlooking, overshadowing or overbearing as a result of the proposed development and as such would comply with CP57. 

Highways Impacts and Parking 
Policy Context
Transport implications are a key factor in assessing planning applications, especially for larger developments. Proposals must demonstrate:
· Safe and suitable access for all users, including pedestrians, cyclists, and those with mobility impairments.
· No severe residual impacts on the surrounding highway network.
· Promotion of sustainable travel, reducing reliance on private vehicles.
· Adequate parking and cycle provision, in line with adopted standards.
· Protection and enhancement of public rights of way and active travel routes.

Relevant policies include Core Policies 60–64 of the Wiltshire Core Strategy, supported by the Wiltshire Local Transport Plan, Car Parking Strategy, and Cycling Strategy. The Local Cycling and Walking Infrastructure Plan (LCWIP) and LTN 1/20 (DfT) provide further design guidance for active travel infrastructure.

Assessment 
The proposal provides an access to a hardstanding area which also leads to an off street parking area consisting of gravel. The Councils Highways Officer has assessed the information and considered there to be sufficient parking spaces and space to turn a vehicle to enter and leave the site in a forward gear. 

Conclusion
The proposal would comply with CP60, CP61 and CP64. 

Ecology and Biodiversity
Policy Context
The ecological impact of development is a key planning consideration, especially for larger schemes. Proposals must assess and address potential effects on:

· Protected species
· Priority habitats
· Ecological networks
· Green and blue infrastructure

Core Policy 50 of the Wiltshire Core Strategy requires development to:

· Avoid harm to ecological assets.
· Deliver measurable Biodiversity Net Gain (BNG), in line with the Environment Act 2021.
· Support habitat restoration and connectivity.
· Integrate biodiversity into site design.

The Green & Blue Infrastructure Strategy (2022–2030) promotes nature recovery, ecosystem services, and habitat connectivity through development.

Unless exempt, National policy requires a minimum of 10% Biodiversity Net Gain (BNG) for major developments, demonstrated via:

· Biodiversity Metric calculations
· Ecological assessments (e.g. PEAs, Phase 1 surveys, protected species surveys)

Assessment 
The proposed dwelling lies within the River Avon (Hampshire Catchment) Special Area of Conservation and has potential to cause adverse effects alone or in combination with other developments through discharge of phosphorus in wastewater but as this is a replacement dwelling it can be screened out of Appropriate Assessment.

This site also lies within the 6.4km zone of influence of the Salisbury Plain SPA and in light of the HRA for the Wiltshire Core Strategy and the HRA for the Wiltshire Housing Site Allocations Plan it is screened into Appropriate Assessment due to the potential impact of recreational pressure on stone curlew in combination with other plans and projects.

A strategic Appropriate Assessment (AA) has been prepared pertaining to development within the 6.4km zone of influence that could result in a likely significant effect on the SPA as a result of an increase in recreational / visitor pressure. The AA reached a conclusion of no adverse effects on the integrity of the SPA or its qualifying features provided that the council’s mitigation strategy continues to be implemented. Annual stone curlew monitoring and protection measures continue to be secured by the Council. In January 2026 Natural England (NE) confirmed that the strategic AA for Salisbury Plain SPA continues to be supported by NE until end of December 2026.

Conclusion
The proposal due to the self-build nature would be exempt from BNG and the Council Ecologist has confirmed that the proposal complies with CP50 subject to conditions requiring the development to be carried out in accordance with the submitted Ecological Impact Assessment and ensuring that the dwelling does not exceed 110 litres per person per day in water consumption levels. 

Landscape and Visual Impact 
Policy Context
Core Policy 51 of the Wiltshire Core Strategy requires development to:
· Protect, conserve, and enhance landscape character and quality.
· Respect local distinctiveness, key views, and visual receptors.
· Give particular weight to impacts on National Landscapes (formerly AONBs) and locally valued landscapes.

The Wiltshire Design Guide SPD (2024) promotes a context-led approach, encouraging integration with natural features and settlement patterns while avoiding visual intrusion.

The Green & Blue Infrastructure Strategy (2022–2030) supports landscape protection through green infrastructure, habitat connectivity, and nature-based solutions.

The NPPF emphasises the need to protect and enhance valued landscapes, particularly those with scenic, historic, or ecological significance. Planning decisions should:

· Recognise the intrinsic character and beauty of the countryside.
· Safeguard key views, local distinctiveness, and landscape settings.
· Ensure development is well-integrated into its surroundings and avoids visual intrusion, especially in sensitive or designated areas.

Landscape impact must be considered alongside biodiversity, heritage, and green infrastructure objectives, with mitigation measures encouraged where harm cannot be avoided.

Paragraph 189 of the NPPF requires that great weight should be given to conserving and enhancing landscape and scenic beauty in National Landscapes which have the highest status of protection in relation to these issues.

Under Section 245 of the Levelling-up and Regeneration Act 2023, LPAs and other relevant authorities must now “seek to further” the statutory purposes of National Landscapes (formerly Areas of Outstanding Natural Beauty), replacing the previous duty to merely “have regard to” them.

This is an active duty, requiring authorities to take reasonable and proportionate steps to support the conservation and enhancement of the natural beauty, special qualities, and key characteristics of these designated areas when exercising any function that affects them.

Assessment
The proposed dwelling is to be located in an area where there are existing dwellings and farm buildings and as such is considered not be located in an isolated location. There are no big expanse of windows located on the proposed dwelling which would limit the amount of light spill coming from within the dwelling into the dark skies of the NL. 

Conclusion
It is considered that the proposed dwelling has been designed sensitively to fit in with its existing surroundings and to reduce light spill into the NL. As such it is considered that the proposal would comply with CP51. 

Flood Risk and Drainage
Policy Context
Core Policy 67 of the Wiltshire Core Strategy and NPPF paragraphs 170–182 require:
· Avoidance of increased flood risk.
· Use of appropriate mitigation measures.
· Application of the sequential and exception tests for developments in Flood Zones 2 or 3.

Assessment 
The site is located in Flood Zone 1 which is the least likely to flood and is not located in an area at risk of flooding (from all sources). The submitted application form states that surface water is to be drained via a soakaway and foul sewage is to be disposed of via a package treatment plant

Conclusion
It is considered that sufficient information has been provided regarding drainage and the application complies with CP67. 

PLANNING BALANCE AND CONCLUSION
The proposal complies with the exception policies contained in the Core Strategy as it provides a permanent dwelling for a rural agricultural worker. The proposed dwelling does not raise issues with regards to design, amenity, highways, flooding, drainage and as such is recommended for Approval. 

RECOMMENDATION:
That Planning Permission be GRANTED, subject to conditions and a Unilateral Undertaking to secure the self build nature of the dwelling.  

