APPLICATION FOR FULL-PLANNING PERMISSION
CASE OFFICER REPORT

	APPLICATION REFERENCE:
	PL/2026/02049

	APPLICATION TYPE:
	Full planning permission

	SITE ADDRESS:
	Shute Farm, Shearwater, Crockerton, Warminster, BA12 7JJ

	DEVELOPMENT DESCRIPTION:
	Change of use and extension of an existing agricultural building and associated fencing to a Dog Boarding Kennel and associated dog exercise area and parking

	RECOMMENDATION:
	



SITE DESCRIPTION/CONTEXT

The site is located in the open countryside and forms part of the wider Longleat estate. It is located within the Cranborne Chase National Landscape and within the catchment of the River Avon Special Area of Conservation. The site is an established agricultural holding supporting arable and lowland livestock enterprises and comprises a farmstead and a farmhouse. The Farmhouse will be occupied by the Applicants as part of their ongoing investment in the holding. The site also includes 2 existing farm worker cottages (1 and 2 Shute Farm Cottages. A letter has been received by the Planning Department from Longleat Estate that confirms the
Cottages (1 and 2 Shute Farm) are owned by Longleat Estate and are not separately owned or occupied by unrelated third parties. 

A restricted byway (LDEV9) crosses the farm, lies in Flood Zone 1, is at very low risk of surface water flooding and there is no known risk of groundwater flooding. 

PROPOSAL
Moo2Yoo Ltd currently operate from a separate Farm Holding at Woodborough, Pewsey, but has secured a farm business tenancy at Longleat Estate which provides an opportunity to consolidate. 

The site at present is cropped which are sold for animal feed. 

The Applicant is of the opinion that the existing farm buildings at Shute Farm are not currently suitable to support the dairy herd (50 beef cattle and 30 breeding ewes) which they plan to move from Pewsey. As such the applicant is in the process of exiting dairy production at the Woodborough Holding and moving to the site subject of this application. The applicants therefore need to invest in the farm buildings on the existing holding that have been left in a dilapidated state by the previous tenant. The repair and improvements will allow the business to increase cattle numbers to 200 head. 

The proposal subject of this application is for the introduction of a dog boarding kennel which will operate out of an existing building that does require an 85m2 extension. This use is required to diversify the farm business and support its long-term viability. 

As background information a dog boarding facility used to operate on the site until approximately June 2025 when it ceased training but there is no planning history relating to this change of use. Evidence of the Animal Activities Licence have been provided as part of the application but this does not give a lawful use to the site. As such the description of the application was changed to “ Change of use and extension of an existing agricultural building and associated fencing to a Dog Boarding Kennel and associated dog exercise area and parking” from “extension to dog boarding kennel and associated development”

PLANNING HISTORY

	[bookmark: _bc9eaa23_7b84_4e11_8860_67eb8bbe0c9e]

	Proposal / Summary

	W/95/09026/AGD - Agricultural & Forestry - Detailed matters Decision - Approved Date: 13/7/1995 – General purpose livestock/storage building

	W/75/00313/HIS - Historic apps 1974 to 1983 Decision - Approve with Conditions Date: 23/5/1975 – Erection of Dutch barn with lean-tos to house cattle and stores hay and straw

	W/89/00300/FUL - Full planning permission Decision - Approved Date: 21/3/1989 – Demolition of existing railway sleeper walled silage clamp, erection of steel frame covered silage barn/cubicle housing

	PL/2026/02049 - Full planning permission – Full Planning Application for the erection of an extension to an existing Dog Boarding Kennel and associated infrastructure.

	

	




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 3 Infrastructure Requirements;
· Core Policy 31 Spatial Strategy Warminster
· Core Policy 34 Additional Employment Land
· Core Policy 35 Existing Employment Land 
· Core Policy 41 Sustainable Construction and Low-Carbon Energy;
· Core Policy 48 Supporting Rural Life
· Core Policy 50 Biodiversity and Geodiversity;
· Core Policy 51 Landscape
· Core Policy 52 Green Infrastructure 
· Core Policy 55 Air Quality;
· Core Policy 56 Contaminated Land;
· Core Policy 57 Ensuring High Quality Design and Place Shaping;
· Core Policy 58 Ensuring the Conservation of the Historic Environment;
· Core Policy 60 Sustainable Transport;
· Core Policy 61 Transport & Development; 
· Core Policy 62 Development Impacts on the Transport Network;
· Core Policy 63 Transport Strategies 
· Core Policy 64 Demand Management
· Core Policy 67 Flood Risk;
· Core Policy 68 Water Resources;

Neighbourhood Plan: No NP

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
· A Green & Blue Infrastructure Strategy for Wiltshire: Wiltshire’s Natural Environment Plan 2022-2030

ISSUES  

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

· Whether the proposal constitutes EIA development
· 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 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 given it is an extension to an existing dog boarding kennel. 


WC Public Protection: No objection given that 1 and 2 Shute Farm Cottages are included in the tenancy. 

WC Ecology: No objection subject to conditions

Longbridge Deverill Parish Council: Support 

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;

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 have been received by the Local Planning Authority. 

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.

The NPPF at paragraph 88 requires planning policies and decisions to enable the development and diversification of agricultural and other land-based rural businesses. 

CP34 primarily relates to B1, B2 and B8 uses but does go onto say that outside the Principal Settlements, Market Towns and Local Service Centres, developments will be supported that:
i) Are adjacent to these settlements and seek to retain or expand businesses currently located within or adjacent to the settlements or:
ii) Support sustainable farming and food production through allowing development required to adapt modern agricultural practices and diversification; or
iii) Are for new and existing rural based businesses within or adjacent t large and small villages; or
iv) Are considered essential to the wider strategic interest of the economic development of Wiltshire, as determined by the Council. 
Where they:
a) Meet sustainable development objectives as set out in the WCS
b) Are consistent in scale with their location, do not adversely affect nearby buildings and the surrounding area or detract from residential amenity and 
c) Are supported by evidence that they are required to benefit the local economic and social needs and 
d) Would not undermine the delivery of strategic important allocations and
e) Are supported by adequate infrastructure

CP48 allows the conversion and re-use of existing rural buildings for employment uses where they satisfy the following criteria:
i) The building is structurally sound and capable of conversion without major rebuilding and with only necessary extension or modification which preserves the character of the original building
ii) The use would not detract from the character or appearance of the landscape or settlement and would not be detrimental to the amenities of residential areas
iii) The building can be served by adequate access and infrastructure
iv) The site has reasonable access to local services

Assessment 
The proposal is for a suis generis use and as such would not strictly fall under CP34, however, the principles of CP34 show that the proposal would be in accordance with the aims of this policy as the proposal would support sustainable farming and food production through allowing development required to adapt modern agricultural practices and diversification. This is supported by paragraph 88 of the NPPF where it confirms that planning decisions should enable the diversification of agricultural and other land-based rural businesses.

Turning to CP48, the building to be converted is considered to be structurally sound and requires an extension to be fit for its future use. The building would be acceptable to its surroundings as discussed later in the report and can be suitably accessed. 

Conclusion
The proposal is considered to comply with Paragraph 88 of the NPPF and CP48. It also broadly aligns with CP34 whilst noting that this policy solely relates to historic B uses in the Use Classes Order. 

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.

Assessment 
The existing buildings are built with brick/timber cladding under a slate roof. The proposal sees a small proportion of an existing building to be converted to a dog kennel with an extension measuring 9m x 9m. The extension is almost a separate building and only accessed via the existing building through a doorway. It is to be built with tanilised timber under slate effect metal composite sheets and black upvc gutters. 

Whilst the proposed building does not have a roof type or materials that mirror the nearby existing buildings, it is single storey, would be located to adjacent farm buildings and as such is considered to be acceptable to its immediate surroundings.

Conclusion
The proposal would comply with the relevant criteria 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.

To note there are three dwellings on the site, Shute Farmhouse and No1 and No2 Shute Farm Cottages. The three dwellings are not agriculturally tied but form part of the overall farm holding which is owned by Longleat Estate. They are not independently owned by unrelated third parties and are not available on the open market as confirmed by a letter sent to the LPA from the owners - Longleat. The Applicants have confirmed that whilst they will occupy Shute Farmhouse, the occupiers of the No1 and No2 Shute Farm Cottages will be those who have close and/or ongoing connections to the farm/dog kennels. As such given the functional relationship between the residential dwellings on the holding, it is considered that any noise from the proposed use (dogs, vehicle movements) would not adversely impact the amenity of the occupiers of the three dwellings that would warrant a reason to refuse the application. 

By reason of the location of the dog kennels and the single storey nature of the building it is considered that the proposal would not have an adverse impact upon neighbouring amenity such as overlooking, overbearing, overlooking or overshadowing and as such complies with the relevant criteria of 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 
Two parking spaces are proposed and are accessed via the existing access to Shute Farm. The Councils Highway Officer has assessed the submitted information and considered there to be a suitable access and parking arrangements for the proposed use and therefore raised no objection. 

Conclusion
The proposal is considered to comply with Policies CP60-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 
Bats
Two buildings on site were subject to a preliminary roost assessment. Building 1 was assessed as having moderate potential to support bats, however no evidence of roosting bats was identified, roosting features included lifted, slipped and missing roof tiles, no activity surveys were undertaken. Building 2 was confirmed as a bat roost, likely brown long eared with evidence of droppings and an induvial bat within the loft void, no additional activity surveys were undertaken. No direct impacts are predicted for Building 2 as no works are proposed. However, the roof space of Building 2 is used as a bat roost. Under the Conservation of Habitats and Species Regulations 2017 (as amended), it is an offence to harm or disturb bats or damage or destroy their roosts. If these proposals should change, a licence may be required from Natural England. Future conversion of the roof space to living accommodation or replacing the roof could also breach this legislation and advice should be obtained from a professional bat ecologist before proceeding with work of this nature.

The proposed development will include the construction of a new building in close proximity to Building 1 with a small timber framed structure bolted onto the existing door. No impacts to the roof or fascia are anticipated and therefore impacts to existing roosting features are considered negligible.

There is a low risk that bats may occur at the development site. Many species of bat depend on buildings for roosting, with each having its own preferred type of roost. Most species roost in crevices such as under ridge tiles, behind roofing felt or in cavity walls and are therefore not often seen in the roof space. Bat roosts are protected all times by the Conservation of Habitats and Species 2017 (as amended) even when bats are temporarily absent because, being creatures of habit, they usually return to the same roost site every year. Planning permission for development does not provide a defence against prosecution under this legislation or substitute for the need to obtain a bat licence if an offence is likely. If bats or evidence of bats is found during the works, the applicant is advised to stop work and follow advice from an independent ecologist or the applicant is advised to follow the advice of a professional ecologist or to contact Natural England’s Batline through the internet.

Habitat Regulations Assessment: River Avon Special Area of Conservation (SAC) Hampshire Catchment
This development falls within the catchment of the River Avon SAC and has potential to cause adverse effects alone or in combination with other developments through discharge of phosphorus in wastewater.

A test of likely significance has been carried out by the relevant Competent Authority (Wiltshire Council) as required by Regulation 63 of the Conservation of Habitats and Species Regulations 2017 (as amended). This concluded that given the scale and nature of the development there is no mechanism for adverse effect. The HRA has concluded that the application is not likely to have significant impacts on the SAC and subsequently the application is screened out of Appropriate Assessment

BNG
Under Schedule 7A of the Town and Country Planning Act 1990 (as inserted by Schedule 14 of the Environment Act 2021) this application is required to deliver 10% Biodiversity Net Gain (BNG). The Biodiversity Gain Plan condition will automatically apply if approval is forthcoming. A completed small site metric (Small Sites Metric. March 2026. Alessandra Malloy) confirming the baseline and predicted post- development biodiversity units of the site has been submitted.

Information in the completed on-site baseline habitat tabs is accepted as accurate based on the information submitted. The pre-development (baseline) situation is summarised below.
[image: ]

Confirmation of how the development will achieve BNG is a post-determination matter however consideration should be given to how any proposed BNG will be secured.

The submitted metric indicates 0.25 biodiversity units or less will be required to meet the 10% BNG requirement and that on-site BNG is not achievable.  Details of how the development will achieve the required biodiversity net gain will be secured through the statutory Biodiversity Gain Plan condition. In these circumstances statutory credits can be bought without providing evidence that insufficient off-site options are available in England.  For further information please refer to guidance on Statutory Biodiversity Credits on the GOV.UK website (https://www.gov.uk/guidance/statutory-biodiversity-credits) under ‘How to prove statutory credits are needed. 

Conclusion
The proposal is considered to comply with CP50. 

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 single storey extension and fence would be seen in conjunction with residential and farm buildings that exist on site and the change of use would occur within the buildings. There is no additional lighting proposed. Therefore, the proposal considered not to have an adverse impact upon the immediate area or the openness of the National Landscape. 

Conclusion
The proposal is considered not to have an adverse impact upon the National Landscape and as such 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 within Flood Zone 1, is at very low risk of surface water flooding and there is no known risk of groundwater flooding. The proposal does not see the laying of any hard surfacing and as such the proposal is considered not to result in flooding issues that would warrant a reason to refuse the application. 

Conclusion
The proposal is considered to comply with CP67. 

PLANNING BALANCE AND CONCLUSION
At the heart of the NPPF there is a presumption in favour of sustainable development requiring local planning authorities to approve development proposals that accord with an up-to-date development plan without delay; and where there are no relevant development plan policies, or the policies which are most important for determining the application are out-of-date, permission should be granted unless (taken from paragraph 11d of the NPPF): 

· [bookmark: _Hlk118712062]The application of policies in the NPPF that protect areas or assets of particular importance provides a clear reason for refusing development proposed; or
· any adverse impacts of doing so would significantly and demonstrably outweigh the benefits, when assessed against the policies in the NPPF taken as a whole; 

The proposal is for a farm diversification scheme that has rural economic support and re-uses part of an existing building. As such the principle of development is considered acceptable when assessed against the settlement strategy of the Wiltshire Core Strategy

The proposal is broadly compliant with relevant local and national planning policies in respect of design, scale, neighbour amenity, landscape, ecology, and highway safety subject to the recommended conditions and any necessary mitigation measures.

RECOMMENDATION:
That Planning Permission be GRANTED, subject to conditions
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