APPLICATION FOR FULL-PLANNING PERMISSION
CASE OFFICER REPORT

	APPLICATION REFERENCE:
	PL/2026/01535

	APPLICATION TYPE:
	Full planning permission

	SITE ADDRESS:
	Ox Lea Barn Farm, Rowde, Devizes, SN10 2BQ

	DEVELOPMENT DESCRIPTION:
	Retrospective application for hardcore yard area around existing agricultural building.  Erection of fencing and gates.

	RECOMMENDATION:
	Approve with Conditions



SITE DESCRIPTION/CONTEXT

The application site relates to Ox Lea Barn Farm, Rowde which is an agricultural holding located to the rear of neighbouring properties known as Buena Vista and Vale Mead, which front onto the A342 (Dunkirk Hill), midway between Devizes and Rowde. Access to the application site is via a private track taken directly from the A342.

The application site lies outside of the development boundary for Rowde and Devizes and is therefore in the open countryside. 

PROPOSAL

This is a retrospective application for the formation of a hardstanding yard area, to facilitate access to the agricultural building approved under Permission PL/2023/10214.  

The application has been revised during the determination period and proposals further include the erection of timber post and rail fencing, with galvanised stock netting attached to it and the erection of galvanised steel gates.

It is noted that under the General Permitted Development (GPDO) Order 2015 As Amended, Schedule 2, Part 2, Class A1, these do not require planning permission.  Therefore, technically, it is not necessary for them to be included in the description of development, however they are there at the applicant’s request.  As such, these elements will not form part of the assessment. 

The red line has been amended to use the access approved in 2022 under Permission PL/2022/00576, which negates the need to change the certificate and serve the requisite notice on the landowner for the access track, under the original red line. 


PLANNING HISTORY

	[bookmark: _bc9eaa23_7b84_4e11_8860_67eb8bbe0c9e]

	Proposal / Summary

	17/00035/FUL - Full planning permission Decision - Approve with Conditions Date: 14/3/2017 – Erection of agricultural building to house livestock and associated equipment along with the creation of a hardcore access track

	18/07263/APD - Agricultural & Forestry - Detailed matters Decision - Prior Approval Not Required Date: 23/8/2018 – Proposed agricultural barn for storage of hay and fodder.

	PL/2023/10214 - Full planning permission Decision - Approve with Conditions Date: 30/1/2024 – Proposed agricultural building for the storage of machinery and provide a workshop

	PL/2022/00576 – New access onto A342 – Approved with conditions – 31.03.2022.




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 50 Biodiversity and Geodiversity;
· Core Policy 51 Landscape
· Core Policy 57 Ensuring High Quality Design and Place Shaping;
· Core Policy 61: Transport and New Development
· Core Policy 64: Demand Management
· Core Policy 67 Flood Risk;

Neighbourhood Plan:

N/A

Supplementary Planning Documents and other Guidance: 
· Wiltshire Design Guide (adopted April 2024)

ISSUES 

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

· Design and impact upon the character and appearance of the area.
· Impact upon neighbour amenity
· Highway impact
· Landscape and visual impact
· Flood risk and drainage 


CONSULTATION RESPONSES [

Rowde Parish Council: No objection.

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; and
· A site notice was displayed near the site entrance on the public highway.

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

Upon the re-start of the 8-week clock, due the change in the red line, a further period of 21 days has to expire, prior to the decision being issued. 

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.

One letter of representation has been received from the occupier of Ox House Farm, Devizes Road, Rowde.  They have raised the following comments.:

“Part of the red line site area is under the sole ownership of Ox House Farm, not the applicant, and the correct certificate has not been issued by the applicant. Ox House Farm had not been notified of the application”.


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.

Design and Impact on the Character and Appearance of the Area
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.

The Design and Access Statement details that ‘Ox Lea Barn Farm extends to approximately 15.6 acres (6.3 hectares).  The farm has been occupied by the applicants since 2017 with a focus on breeding rare breed sheep.  The primary breed on the holding is the Oxford Down Sheep, which support rebuilding national flock number, while also producing high quality meat for sale locally’. 

‘The installation of hardcore between and to the rear of the agricultural buildings will provide better access at all times of the year for machinery.  Without a hardstanding yard area, the agricultural building would become inaccessible during wet periods.  It further provides a better and safer surface for the handling of livestock’. 

‘The proposed area of approximately 286m2 will form the hardstanding yard area to facilitate year-round access to the existing agricultural building’.

According to the submitted Design and Access Statement and the ‘Typical Section Through Yard’, shown on the Yard Area plan, a geotextile membrane will be laid under the sub base, which will include compacted hardcore at a depth of 200mm (clean stone), with a layer of compacted MOT type 1 on top, at a depth of 200mm and the finished surface will be dressed in crushed, recycled, road plainings, at a depth of 100mm.  These will be dark grey in colour, similar to the colour of tarmac.

The proposed hardstanding has been designed for its purpose and is of a typical design and appearance for an agricultural yard area.  The scale of the proposed hardstanding is considered to be commensurate with its intended use.  The materials are appropriate for the rural context and due to their dark colour, they will blend in well with the dark colour steel profile sheets forming the external surfacing of the building to which they relate. 

Amenity
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.

The nearest neighbouring properties are located at least 75m to the north-east of the proposed yard area at Buena Vista and Vale Mead and approximately 109m to the south-east of the site at Avalon Lodge.  Therefore, the proposed hardstanding will barely be visible to these occupiers and due to its design being on the ground, it will have no adverse impact upon neighbour amenity in terms of causing any overbearing impact, overshadowing or loss of light. 

Highway impact
Core Policy 57 (xiv) of the Wiltshire Core Strategy seeks to ensure that development must meet the requirements of Core Policy 61. This policy requires proposals to be capable of being served by safe access to the highway network. Core Policy 64 seeks to ensure compliance with parking standards set out in the Local Transport Plan.

The National Planning Policy Framework (NPPF), particularly Paragraph 115 and 116, requires that development proposals do not have an unacceptable impact on highway safety and that safe and suitable access to the site can be achieved for all users.

The siting and formation of the proposed hardstanding will not impact upon or result in any changes to the existing site access. 

Therefore, it will comply with CP 61 and 64 of the WCS. 

Landscape and Visual Impact 
Core Policy 51 of the Wiltshire Core Strategy requires development to protect, conserve, and enhance landscape character and quality and respect local distinctiveness, key views, and visual receptors.

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

The site is located in the Countryside Character Area, Avon Vales.

The proposed hardstanding will be predominantly sited in between two existing buildings and will be confined to a fenced area.  Therefore, it will be seen within the context of an agricultural holding and a small cluster of existing agricultural buildings.  In view of this, it is not considered to elongate the open countryside or cause any visual intrusion or harm to visual amenity.  There are also no public rights of way surrounding the site, which will allow long views of the proposals. 

Therefore, the proposals are considered to comply with CP 51 of the WCS. 

Flood Risk and Drainage
Core Policy 67 of the Wiltshire Core Strategy and NPPF paragraphs 170–182 require:
· Avoidance of increased flood risk.
· Use of appropriate mitigation measures.

The new hardstanding surfacing will include the installation of a perforated drainage pipe located centrally across it to take the surface water run-off.  The site is not located in a Flood Risk Zone and is therefore considered to have a low probability of flooding, as identified on the submitted Environment Agency Flood Risk Map, contained within the Design and Access Statement.  Due to the nature of the proposals, they are not considered to increase flood risk and drainage.  Therefore, they comply with CP 67 of the WCS. 

Other Issues
The agent signed certificate B on behalf of the applicant, on the original submission and selected the option:

I certify/The applicant certifies that:

The applicant is the sole owner of all the land or buildings to which this application relates and there are no other owners and /or agricultural tenants. 

However, as noted under the representations section, the occupiers of Ox House Farm have stated that: 

Part of the red line site area is under the sole ownership of Ox House Farm, not the applicant, and the correct certificate has not been issued by the applicant. Ox House Farm had not been notified of the application.

The agent has subsequently changed the red line to accommodate a new access, which is on the applicant’s land.  Therefore, this mitigates against the need to serve notice on the above occupants. 

Biodiversity Net Gain (BNG) 
As of April 2024, any major planning application needs to demonstrate no net loss and a minimum of 10% net gain in biodiversity (BNG) on the site, in line with the requirements of the NPPF, PPG, WCS policy CP50 (Biodiversity and Geodiversity) and the Environment Act.  The preference is for any such BNG to be provided on site, although it can also be provided off site.  

Retrospective development is exempt from the requirements of BNG.  Therefore, it is not required in this case.


PLANNING BALANCE AND CONCLUSION
The principle of development is considered acceptable when assessed against the settlement strategy of the Wiltshire Core Strategy and the emerging Local Plan.

The proposal is broadly compliant with relevant local and national planning policies in respect of design, scale, residential amenity, landscape, flood risk and drainage, ecology and biodiversity, subject to the recommended conditions. 

Accordingly, the proposal is considered acceptable in planning terms and in accordance with the Wiltshire Core Strategy, the National Planning Policy Framework, and all other relevant material considerations.


RECOMMENDATION:
That Planning Permission be GRANTED, subject to conditions 


