APPLICATION FOR FULL-PLANNING PERMISSION
CASE OFFICER REPORT

	APPLICATION REFERENCE:
	PL/2026/03390

	APPLICATION TYPE:
	Full planning permission

	SITE ADDRESS:
	Gore Cross Farm, Gore Cross, West Lavington, SN10 4NA

	DEVELOPMENT DESCRIPTION:
	Erection of new livestock shed

	RECOMMENDATION:
	Approve with Conditions



SITE DESCRIPTION/CONTEXT

The application site forms part of the agricultural yard set amongst existing buildings at Gore Cross Farm.  The applicant’s Planning and Design and Access Statement outlines that the farmstead is part of a wider Ministry of Defence tenancy and license on Salisbury Plain of over 4,000 hectares.  The applicants have farmed on Salisbury Plain for decades and currently operate a significant livestock enterprise with over 1,400 head of cattle on the holding.

The site is located to the east of the A360 connecting West Lavington with Salisbury and is accessed via public right of way (PROW), WLAV35, which is recorded as a byway.  This extends northwards over Salisbury Plain connecting with other villages.  This further adjoins bridleway, WLAV32, to the northwest of the site and bridleway WLAV48 to the west.  Bridleway WLAV42 lies on the opposite side of the road.

The application site lies outside of the development boundary for West Lavington and is therefore in the open countryside.  It is within the Salisbury Plain SPA – 6400 Buffer and is in the Hampshire River Avon Catchment.  The GIS shows the site is within the setting of a listed building.


PROPOSAL

The application proposes the construction of a new, detached, livestock shed, occupying a position on the western side of the farmyard, built in between existing sheds. 


PLANNING HISTORY

	[bookmark: _bc9eaa23_7b84_4e11_8860_67eb8bbe0c9e]

	Proposal / Summary

	14/04323/FUL - Full planning permission Decision - Approve with Conditions Date: 8/7/2014 – Erect a hay barn within the existing farmyard  73m long and 18m wide .

	K/32333 - Full planning permission Decision - Approve with Conditions Date: 2/2/1996 – Relocation of existing pig kennels

	17/05681/FUL - Full planning permission Decision - Approve with Conditions Date: 14/9/2017 – Demolish two existing cattle sheds & replace with a lean-to on the existing hay barn.

	PL/2022/06155 - Full planning permission Decision - Approve with Conditions Date: 17/10/2022 – New fixed cattle handling facility on concrete base with 2 small shelters covered with corrugated metal sheeting.

	PL/2026/01759 - Full planning permission Decision - Approve with Conditions Date: 4/6/2026 – Demolition of various agricultural buildings. Erection of replacement agricultural shed and extension of existing agricultural shed.

	PL/2026/02603 - Prior notification: Building Decision - Withdrawn by Applicant Date: 20/5/2026 – Erection of Agricultural Building (Cattle Shed)

	K/13806 - Notification Decision - Observations Date: 11/4/1989 – DEMOLITION OF OLD FARMHOUSE (NOW FARM STORES).

	K/15120 - Notification Decision - Observations Date: 21/11/1989 – PROPOSED TWO - STOREY EXTENSION

	K/18740 - Notification Decision - Observations Date: 12/5/1992 – DEMOLITION OF BUILDING

	K/19051 - Notification Decision - Observations Date: 10/7/1992 – CONCRETING OF EXISTING FARM YARD




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 50 Biodiversity and Geodiversity;
· Core Policy 51 Landscape
· Core Policy 57 Ensuring High Quality Design and Place Shaping;
· Core Policy 58 Ensuring the Conservation of the Historic Environment;
· Core Policy 67 Flood Risk

Neighbourhood Plan:
West Lavington Neighbourhood Plan 2017 - 2026

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:

· Principal of development 
· Design and impacts upon the character and appearance of the area
· Amenity and impact upon the environment
· Landscape and visual impacts
· Impact upon the setting of the heritage assets
· Flood risk and drainage
· Biodiversity Net Gain (BNG)


CONSULTATION RESPONSES 

The views of consultees are material considerations in the determination of the application. However, the decision-maker must exercise their own planning judgement. Where consultees raise concerns or recommend conditions, these have been considered and are addressed within the assessment section of this report.

WC Ecology:  No objections, with an informative.

Public Protection: No objections. 

West Lavington Parish Council: No objections. 


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 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 third party representations have been received. 

Each material planning issue raised is addressed within the assessment below.

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.

The assessment below considers each of the main issues identified above. Each topic is assessed in turn with reference to the relevant policy context, the evidence submitted, consultee responses, and all other material considerations, before a conclusion is reached.

Principle of Development
Gore Cross Farmyard is the single farmyard supporting the livestock enterprise on the holding.

The submitted Planning and Design and Access Statement details, over winter between October and May each year, young stock are housed in sheds within the farmyard, bedded with straw and fed organic silage & barley.  Unfortunately, several livestock sheds are old fashioned in layout and in poor condition with frequent roof & gutter leaks, broken up concrete flooring and inadequate ventilation.  The tight layouts slow down the feeding of the cattle, bedding up and mucking out of the sheds.

The lack of ventilation and dampness leads to a sub-optimal environment for housing cattle. In these conditions, cattle eat and grow less, pick up respiratory conditions like pneumonia and straw bedding spoils faster.

Planning policy allows development in the countryside where it is demonstrated to be of benefit to the rural economy in the locality or the social well-being of the rural community in the locality. The NPPF supports the sustainable growth and expansion of all types of business and enterprise in rural areas, both through conversion of existing buildings and well-designed new buildings. 

The existing holding is currently farmed and based on the information submitted and information gained from the site visit, the proposed building is reasonably necessary for the purposes of agriculture.  

Core Policy 1 Settlement Strategy and Core Policy 2 Delivery Strategy seek to direct development to the most sustainable locations whilst recognising that certain forms of development must necessarily be located within the open countryside.  In this case, the proposed livestock building is required to support the ongoing agricultural use of the holding and is intrinsically linked to the management of the agricultural enterprise. As such, the development cannot reasonably be accommodated within an existing settlement and is appropriately located within the rural area where the agricultural activity takes place, in this case within the existing farmyard. The proposal does not represent isolated residential development or an unrelated form of development in the countryside but rather supports the continued operation and viability of an established agricultural business.  It is sited within an existing farmyard cluster and is of a scale and form that is reasonably necessary to support modern livestock farming. Officers are satisfied that the proposal goes beyond general operational preference and meets the planning test of functional agricultural need, and that it therefore accords with countryside policies which support rural economic activity where it is appropriately located and designed.

The scheme therefore accords with the spatial approach of Core Policy 1 and falls within the types of development supported by Core Policy 2, which allows for development necessary for agriculture and other land-based rural enterprises outside defined settlement boundaries. Subject to compliance with other relevant development plan policies, the principle of the development is therefore considered acceptable.

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; and contributes to the quality of the built environment.

The proposed livestock building is considered to be acceptable in design terms. The building adopts a simple, functional agricultural form that is characteristic of modern farm buildings and reflects its intended agricultural purpose.  Measuring 36m in length, 12.5m in depth, with an eaves height of 4.5m and a ridge height of 7m, this will create an additional floorspace of 450m2.  The scale and proportions of the structure are consistent with those typically associated with livestock accommodation and is not considered excessive for the operational requirements of the holding.  

The proposed monopitch roof design is a practical and commonplace feature of agricultural buildings, whilst the open northern elevation and overhanging southern roof section have been incorporated to promote natural ventilation and provide appropriate shelter for livestock. These features demonstrate that the design has been informed by the functional needs of the agricultural enterprise rather than introducing unnecessary or incongruous architectural elements.

In terms of appearance, the proposed palette of materials is appropriate to its rural setting. The use of concrete panels and natural Yorkshire boarding to the walls, together with grey fibre cement corrugated roofing sheets, reflects materials commonly found in agricultural buildings and will assist the structure in integrating with the wider farmstead. The use of galvanised steel for the gutters, gates, feed barriers and internal fencing, providing two cattle pens, is also typical of modern agricultural development.  The building's utilitarian appearance is therefore considered entirely appropriate for its location and use.

Overall, the proposal represents a well-designed agricultural building that is proportionate to its intended function and incorporates materials and design features commonly associated with rural farmyards.  As such, the development would not appear out of keeping with the character of the existing agricultural holding or the surrounding rural landscape and is therefore considered acceptable in design terms.

As all the proposed external materials are annotated on the submitted plans, therefore it is not necessary to condition them. 

Impact on Heritage Assets
Policy: From the point of view of the historic environment the main statutory tests are set out within the Planning (Listed Building and Conservation Areas) Act 1990.  Section 66(1) places a statutory duty on the local planning authority to give special regard to the desirability of preserving a listed building, its setting, or any features of special architectural or historic interest which it possesses when determining planning applications that may affect a listed building. 

Consequently, where a proposal would affect a listed building or its setting, decision-makers must give great weight to the conservation of the asset and carefully assess whether the development would preserve its significance or result in harm, balancing any identified harm against the public benefits of the proposal.

National Planning Practice Guidance provides guidance on interpreting the NPPF.
The Council’s Core Strategy Policy CP58 ‘Ensuring the conservation of the historic environment’ requires that “designated heritage assets and their settings will be conserved, and where appropriate enhanced, in a manner appropriate to their significance.

Wiltshire Council’s Core Strategy Policy CP57 ‘Ensuring high quality design and place shaping’: A high standard of design is required in all new developments, including extensions, alterations, and changes of use of existing buildings. Development is expected to create a strong sense of place through drawing on the local context and being complementary to the locality.

Historic England Advice Note 2 – Making changes to Heritage Assets illustrates the application of policies set out in the NPPF in determining applications for PP and LBC.

Site and assets considered: Gore Cross Old Farmhouse was a Grade II listed building.

Relevant planning history: K/13806 and K/18740 - these are files for notifications made under the MOD's Crown Exemption from the usual planning controls. References from an old Kennet access database say that the building was then in poor condition and part collapsed.

Assessment: The listed farmhouse was demolished in the 1990s and there are therefore no designated heritage assets on the site (the building was only listed in 1988 when it was already largely unused and only for storage so there won't be curtilage structures). 

The List has now been tidied up, and the remnant listing has been removed in recognition of the fact that this building was demolished many years ago.  Therefore, there is no heritage asset for the proposals to affect its setting. 

Amenity and the impact upon the environment
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 under the below headings.

The proposal will be seen within the context of an existing farmyard, which is bounded to the north by Salisbury Plain, a PROW to the west and the A360 to the south.  The increase in cattle pens will not increase odours from the farm, over and above the existing situation, as it is a livestock farm already.  The nearest residential properties, other than the farmhouse, are on the opposite side of the A360, at a sufficient distance of over a 100m away.  Therefore, the proposals will have no adverse impact upon residential amenity. 

It is noted that the Council’s Public Protection Officer has no objections or conditions to recommend in the event of an approval. 

Landscape and Visual Impact 
Core Policy 51 of the Wiltshire Core Strategy requires development to protect, conserve, and enhance landscape character and quality.  It further seeks to respect local distinctiveness, key views, and visual receptors, giving particular weight to impacts on 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 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.

The application site falls outside of the development boundary for West Lavington and as such is within the open countryside.  It is further sited within a Special Landscape Area, within the Salisbury Plain and West Wiltshire Downs.

The application site is visually prominent from a network of public rights of way (PROW), including bridleway WLAV32 extending from the northern corner of the site, Bridleway WLAV48, extending northwards from the western corner of the site, and Byway WLAV35 enclosing the north-western boundary of the site forming the access to the farmstead.  All of these PROWs lead in a northerly direction up the hill onto Salisbury Plain, with WLAV48, merging into WLAV7B, a byway leading off to the north-west of the site.  The PROW on the opposite side of the A360, will likely, also afford views of the site. The proposed new livestock building will be positioned in between other agricultural sheds located to the north, east and south of it.  Therefore, whilst the site is visually conspicuous, the proposed building will be seen within a cluster of other agricultural sheds forming part of the farmstead and therefore will not appear out of place, when viewed from these PROWs and from the A360 road when travelling in either direction.  The roadside is defined by a mature belt of trees next to the farmyard which screen it from view.  

The proposed livestock shed has been designed for agricultural purposes and will not appear out of place when viewed against the complex of the farmyard as a whole. 

In view of the above, the visual impact will therefore be minimal, therefore it is not considered that the proposal will cause significant material harm to the landscape character. 

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.
· Application of the sequential and exception tests for developments in Flood Zones 2 or 3.

Sustainable Drainage Systems (SuDS) are required for all major developments and must:
· Manage runoff near its source.
· Improve water quality.
· Support biodiversity and amenity.
· Be integrated into the site layout and green infrastructure.

The submitted statement sets out: “Surface water arising from the proposed development will be managed in accordance with the drainage hierarchy, with runoff directed to the site’s existing surface water drainage system. The proposed building footprints are located on areas currently comprising existing buildings or hardstanding, and as such there will be no increase in impermeable area and no increase in surface water run-off rates compared with the existing situation. Foul drainage is not required. The development will therefore not increase flood risk on or off site. 

Therefore, the proposals will comply with CP67. 

Ecology & Biodiversity
The Council’s Ecology Officer has made the following comments:

• Planning and Design & Access Statement, Tim Collins, May 2026
• Proposed Site Plan, GXF-NS02, May 2026
• Small Sites Metric, Tim Collins, May 2026
• Site photographs

The site comprises a farmyard where it is proposed to construct a new livestock shed. It is understood that this is to deliver animal welfare and operational efficiency benefits. The site is surrounded by agricultural buildings to the north, east and south, with fields to the west.

Salisbury Plain Special Protection Area (SPA) 6.4km buffer
This application lies within the 6.4km zone of influence of the Salisbury Plain SPA and potential impact of recreational pressure on stone curlew, in combination with other plans and projects, must be considered.

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 will be no additional overnight accommodation created), there is no mechanism for adverse effect, and any temporary construction impacts and operational impacts would be de-minimus. The HRA has concluded that the application is not likely to have significant impacts on Salisbury Plain SPA and subsequently the application is screened out of Appropriate 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 will be no additional overnight accommodation created and no agricultural intensification), there would be no overall 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.

Biodiversity Net Gain and enhancements
From 12 February 2024 Biodiversity Net Gain (BNG) became mandatory under Schedule 7A of the Town and Country Planning Act 1990 (as inserted by Schedule 14 of the Environment Act 2021).

The applicant has provided site photographs as well as a small sites metric demonstrating that the proposal will impact an area of existing hardstanding only.

Based on the information available the biodiversity gain planning condition is not considered to apply to this application as the development meets the following criteria and is therefore below the de minimis threshold, meaning the development:

· does not impact an onsite priority habitat (a habitat specified in a list published under section 41 of the Natural Environment and Rural Communities Act 2006); and
· impacts less than 25 square metres of onsite habitat that has biodiversity value
greater than zero and less than 5 metres in length of onsite linear habitat (as defined
in the statutory metric).

Biodiversity enhancement/s (such as a bird box) would be welcomed and would be in line with the NPPF and CP50, but given the scale of habitats to be impacted, it is not considered proportionate to require this via a planning condition.

In summary, I have no ecology-related objections.

Therefore, the proposal is considered to comply with CP 50 of the WCS. 

PLANNING BALANCE AND CONCLUSION
In reaching a decision, all identified harms and benefits must be weighed in the overall planning balance, having regard to Section 38(6) of the Planning and Compulsory Purchase Act 2004 and the provisions of the National Planning Policy Framework.

The proposal accords with the development plan read as a whole and should be approved under section 38(6). 

The NPPF is a material consideration supporting rural business growth and good design. 

The planning balance identifies the actual benefits of the proposal in terms of it providing improved animal welfare, operational efficiency, support for an existing agricultural enterprise and rural economy. 

The proposal will not cause any harm to its setting, resulting in limited visual change within an existing farmyard and will have no unacceptable residential amenity harm, no heritage harm, no likely significant effects on European sites, and no BNG condition is required due to it being de minimis.

As such, the proposal is considered to be acceptable and is recommended for an approval. 


RECOMMENDATION:
That Planning Permission be GRANTED, subject to conditions 


