APPLICATION FOR FULL-PLANNING PERMISSION CASE OFFICER REPORT

	APPLICATION REFERENCE:
	PL/2026/04343

	APPLICATION TYPE:
	Full planning permission

	SITE ADDRESS:
	Parsonage Barn, Odstock, Salisbury, SP5 4JB

	DEVELOPMENT DESCRIPTION:
	Change of use of two holiday let units to two self-contained residential dwellings (Use Class C3).

	RECOMMENDATION:
	Approve with Conditions



SITE DESCRIPTION/CONTEXT

The application site comprises Parsonage Barn, a converted former barn located on Homington Road, Odstock. The site lies within the Small Village of Odstock as identified by Core Policies 1, 2 and 23 of the Wiltshire Core Strategy and is surrounded predominantly by residential development.

Planning permission was granted under application reference PL/2021/05838 for the change of use of the building from a personal training studio to two one-bedroom holiday let units, together with associated external alterations, parking provision and amenity space. The approved development has been implemented, and the units are currently in use as holiday accommodation.

The site benefits from an existing vehicular access, off-street parking provision and small areas of amenity space associated with each unit located to the front of the properties.

The site is located within the special landscape area and within the Hampshire River Avon SAC. In terms of flood risk, the site is within flood zone 1 (i.e. at the lowest risk of flooding from rivers and the sea). It also does not appear to be at any specific risk from ground or surface water flooding. The site is within the River Avon Hampshire catchment and the New Forest Protected Sites 13.8km Recreation zone of influence. The site is not within a conservation area, or the setting of any listed buildings.

PROPOSAL

This application seeks planning permission for the change of use of the two existing holiday let units to two self-contained one bedroom residential dwellings (Use Class C3). No external alterations to the building are proposed, and no changes are proposed to the existing access, parking or amenity arrangements previously approved under planning permission PL/2021/05838. The proposal therefore essentially seeks the removal of the existing holiday occupancy restriction to allow permanent residential occupation of the two units through this change of use application.

PLANNING HISTORY

	[bookmark: _bc9eaa23_7b84_4e11_8860_67eb8bbe0c9e]

	Proposal / Summary

	S/2012/1501 - Full planning permission Decision - Approve with Conditions Date: 17/12/2012 – Change of use from office to personal training studio

	PL/2021/05838 - Full planning permission Decision - Approve with Conditions Date: 10/8/2021 – Change of use of Personal Training Studio to 2no. Holiday Lets, installation of dormer window, external alterations, creation of curtilage, and car parking provision.

	

	



RELEVANT LEGISLATION, POLICIES AND GUIDANCE 

Statutory Legislation:

National Planning Policy: 
· National Planning Policy Framework (NPPF) 
· Planning Practice Guidance (PPG)

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 23 Southern Wiltshire Community Area
Core Policy 48 Supporting Rural Life
Core Policy 50 Ecology
Core Policy 51 Landscape
Core Policy 57 Ensuring high quality design and place shaping
Core Policy 60 Sustainable Transport
Core Policy 69: River Avon SAC 

Draft Wiltshire Local Plan

At Full Council on 19 May 2026, the elected members of Wiltshire Council agreed to withdraw the emerging Wiltshire Local Plan.   The said Plan has no material weight for the purposes of the application.

In accordance with Regulation 19 of the Town and Country Planning (Local Planning) (England) Regulations 2026, on 30th June 2026 Wiltshire Council published a notice of intention to prepare a new local plan for Wiltshire. The next stage is a Scoping Consultation which commences on 2nd September 2026. This plan is at a very early stage and currently carries no weight for decision making.

Supplementary Planning Documents and other Guidance:

· Wiltshire Design Guide (adopted April 2024)
· National Design Guide
· Creating Places Design Guide
· Wiltshire Council’s latest published Housing Land Supply Statement 
· 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:

Principle
Character
Amenity
Highways

CONSULTATION RESPONSES 

Parish Council: Support

The Parish Council considers that the proposal represents an appropriate and sustainable use of an existing building within the established built-up area of Odstock. The application does not involve any new building or external development; it simply seeks to remove the existing holiday occupancy restriction and allow the two existing one-bedroom units to be occupied as permanent residential dwellings.

The Parish Council is particularly supportive of increasing the range of housing available within the village. Local employment opportunities include roles associated with agriculture, the Longford Estate and other local businesses, while the cost of larger three- and four-bedroom properties can make it difficult for people working in these relatively modestly paid roles to live within the community in which they work. The provision of smaller one-bedroom properties would therefore provide greater choice for single people, couples, those wishing to downsize and others seeking to remain living locally.

The Parish Council has previously supported residential development nearby, including the provision of two family homes, and considers that this proposal complements that development by providing a different type of housing and helping to create a more balanced mix of properties within the village.

The location is also considered a positive factor. The properties are already established within the village and provide reasonable access to Salisbury, Salisbury District Hospital and local employment and services. Allowing them to be occupied as permanent homes would make more effective use of existing accommodation without requiring further development into the surrounding countryside.

The Parish Council notes that the physical form of the development, including the access, parking and amenity arrangements, has already been considered and approved through the previous planning permission. No external alterations or changes to these arrangements are proposed as part of this application. We therefore do not consider that the change of use would result in any significant additional impact on neighbouring properties or the character of the village.

The Parish Council considers that permanent residential occupation would provide a more sustainable and beneficial use of the accommodation than restricting it to holiday use, while contributing to the availability and diversity of housing within Odstock.

For these reasons, Odstock Parish Council supports planning application PL/2026/04343 and respectfully asks Wiltshire Council to approve the application.

Highways: No objection

I note the proposed change of use of the existing two holiday let units to two, 1 bedroom residential dwellings. Both units have sufficient car parking available and I therefore recommend that no Highway objection is raised.

REPRESENTATIONS

None received

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 NPPF (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

Core Policies 1 and 2 of the Wiltshire Core Strategy seek to direct new housing development towards the most sustainable settlements. Odstock is identified as a Small Village where development is limited, and the application site is not allocated for residential development. The proposal therefore conflicts with the spatial strategy of the Development Plan. The strategy does allow for carefully managed development outside of settlement boundaries in specific cases and a full list of exception policies is set out in paragraph 4.25 of the Wiltshire Core strategy:

• Additional employment land (Core Policy 34)
• Military establishments (Core Policy 37)
• Development related to tourism (Core Policies 39 and 40)
• Rural exception sites for affordable housing available for eligible households/qualifying persons on the Council’s Housing Needs Register and provided by a Registered Provider of social housing (Core Policy 44)
• Specialist accommodation provision (Core Policies 46 and 47)
• Supporting rural life (Core Policy 48)

The key policy in respect of the conversion of rural buildings is Core Policy 48 which aims to support rural life. With reference to the conversion and reuse of rural buildings, it states: Proposals to convert and re-use rural buildings for employment, tourism, cultural and community uses will be supported where it satisfies the following criteria –

i. The building(s) is / are structurally sound and capable of conversion without major rebuilding, and with only necessary extension or modification which preserves the character of the original building; and
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; and
iii. The building can be served by adequate access and infrastructure; and
iv. The site has reasonable access to local services or
v. The conversion or re-use of a heritage asset would lead to its viable long term safeguarding.

Whilst Core Policy 48 principally supports the conversion and re-use of rural buildings for employment, tourism, cultural and community uses, it is nevertheless relevant in demonstrating that the building is capable of a sustainable re-use in this location.

Notwithstanding this conflict, a number of material considerations weigh in favour of the proposal. Planning permission was granted under application reference PL/2021/05838 for the conversion of the building to two holiday let units and that permission has been implemented. The principle of converting the building to two self-contained units, together with the associated parking, access and amenity arrangements, has therefore already been established. 

The current proposal does not involve any external alterations, expansion of the built form, or encroachment into the surrounding countryside. Instead, it seeks to allow the permanent occupation of accommodation that already exists and operates as holiday accommodation. The proposal would therefore not result in any additional landscape, visual or environmental impacts beyond those previously accepted by the Local Planning Authority. 

Significant weight is afforded to the Council's current housing land supply position, with the Council presently able to demonstrate only approximately 2.8 years of deliverable housing land supply. Whilst modest in scale, the proposal would provide two additional one-bedroom dwellings through the re-use of an existing building and would therefore make a positive contribution towards housing delivery and the provision of smaller homes within the area.

Whilst limited weight is afforded to the applicant's assertion that there has been increasing demand for longer-term occupation of the units, given that no substantive evidence has been submitted to support this claim, it is nevertheless recognised that the proposal would provide two additional one-bedroom dwellings capable of contributing to the range and choice of housing available within the area. The provision of smaller dwellings would assist in broadening the mix of housing stock available locally and could meet the needs of a variety of household types, including single persons, couples and those seeking to downsize.

Taking all matters into consideration, the limited conflict with the spatial strategy is outweighed by the benefits arising from the re-use of existing accommodation, the absence of material adverse impacts and the contribution towards housing supply. The principle of development is therefore considered acceptable.

5 Year Housing Land Supply 

The Council's latest Housing Land Supply Statement provides the most up-to-date position regarding the availability of deliverable housing land within Wiltshire and is a material consideration in the determination of planning applications.

The NPPF requires local planning authorities to identify and maintain a supply of specific deliverable housing sites. Housing need, housing requirements, and the supply of deliverable sites are addressed through Policies HO1 to HO6 (for plan-making) and HO7 to HO13 (for decision taking) and Annex D of the NPPF. Annex D sets out the methodology for calculating housing need, assessing land supply, the application of housing land supply buffers using the latest Housing Delivery Test results, and establishing a five-year supply of deliverable housing sites.

The Council's current housing land supply position demonstrates a supply of 2.8 years of deliverable housing land against the relevant housing requirement. This position is a material consideration when assessing proposals for residential development. Where a shortfall exists, this indicates that the Council is unable to demonstrate a full five-year supply of deliverable housing sites and this is capable of attracting significant weight in favour of proposals which would contribute towards meeting identified housing needs. Conversely, where a five-year supply can be demonstrated, this is also a material consideration to be afforded appropriate weight in the overall planning balance.

In determining this application, regard has been had to the Council's current housing land supply position, the relevant housing policies of the development plan, the housing objectives of the NPPF, and all other material considerations. The extent to which the Council's housing land supply position affects the weight to be afforded to housing delivery and other material considerations has been considered as part of the planning balance set out below.

The contribution that this proposal would make towards meeting housing needs, together with any other benefits and harms arising from the development, is assessed within the overall planning balance and conclusion sections of this report.

Design and Impact on the Character and Appearance of the Area

Core Policy 57 of the Wiltshire Core Strategy requires development to achieve a high standard of design that responds positively to local character, context and distinctiveness.

Policies DP1-DP4 of the NPPF seek to ensure that development is well-designed, visually attractive, sustainable and responsive to its surroundings. Development should contribute positively to local character, create high quality places and support healthy and inclusive communities.

The Wiltshire Design Guide provides further guidance on achieving high quality, context-led design and should be taken into account where relevant.

The proposal does not involve any external alterations to the building or changes to the approved curtilage, access or parking arrangements. The building has already been converted and is in use as holiday accommodation following the implementation of planning permission PL/2021/05838.

As the proposal relates solely to the occupation of the existing units as permanent residential dwellings, there would be no change to the appearance of the building or its relationship with the surrounding area. The proposal would therefore preserve the existing character and appearance of the site and wider locality and is considered to accord with Core Policy 57 of the Wiltshire Core Strategy

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.

Policy P3 of the NPPF requires development to be appropriate for its location, taking account of its likely effects on health, living conditions and the environment. In particular, Policy P3(2)(b) requires development to avoid giving rise to unacceptable impacts on the living conditions of neighbouring residents and occupiers. In assessing amenity impacts, regard should be had to matters including daylight and sunlight, outlook, privacy, overbearing impacts and other effects on residential amenity.

The proposal relates solely to the change of use of the existing holiday let units and does not involve any physical alterations to the building. As such, there would be no changes to the relationship between the subject building and neighbouring properties. No additional windows, doors or other openings are proposed and, consequently, there would be no additional impacts in terms of overlooking, loss of privacy, overshadowing, overbearing impacts, noise or disturbance. A condition removing permitted development rights for additional openings and external alterations can be imposed on any permission to ensure the amenities of neighbouring occupiers continue to be safeguarded. The proposal is therefore considered to have a neutral impact on neighbouring residential amenity.

In respect of future occupiers, each dwelling benefits from a small area of external amenity space to the front of the building. Whilst it is acknowledged that this space is limited in size and does not provide a high degree of privacy, the units comprise one-bedroom dwellings only and are therefore likely to meet the needs of single occupants or couples rather than larger family households. Whilst the external amenity space available to each unit is limited, both dwellings exceed the minimum floorspace requirements set out within the Nationally Described Space Standards for a one-bedroom, two-person dwelling. It is therefore considered that the proposal would provide an acceptable standard of accommodation for future occupiers.

Accordingly, the proposal is considered acceptable in amenity terms and complies with Core Policy 57 of the Wiltshire Core Strategy.

Highways Impacts and Parking 

Policies TR3-TR8 of the NPPF seek to ensure that development is supported by safe, suitable and sustainable transport arrangements. Development should provide appropriate access, promote sustainable travel choices where possible and avoid unacceptable impacts on highway safety and the operation of the transport network.

Core Policies 60-64 of the Wiltshire Core Strategy require development to provide safe access, promote sustainable transport, minimise transport impacts and provide appropriate parking arrangements.

The proposal would not result in any alterations to the existing access arrangements or parking provision serving the site. The access and parking arrangements were previously approved under planning permission PL/2021/05838 and remain in place. Each dwelling is served by adequate off-street parking provision, and the Highway Officer has raised no objection to the proposal.

Given the scale of the development and the absence of any changes to the access or parking arrangements, the proposal would not give rise to any adverse impacts on highway safety or the operation of the local highway network. The development is therefore considered to accord with Core Policy 60 of the Wiltshire Core Strategy.

Ecology and Biodiversity

Core Policy 50 of the Wiltshire Core Strategy requires development to protect and, where appropriate, enhance biodiversity and geodiversity interests.

Policy N2 of the NPPF seeks to conserve and enhance biodiversity, support nature recovery, protect habitats and species, and strengthen ecological networks.

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. Due to the nature of the development, with no net increase in units of overnight accommodation and the lack of any increase in water supply there will be no mechanism for effect on the River Avon catchment, therefore, the application is not likely to have significant impacts on the River Avon Catchment.

The proposed development site lies within the 13.8km zone of influence for the New Forest internationally protected sites, which comprises the New Forest SPA, New Forest SAC and New Forest Ramsar site and must therefore be considered under the Conservation of Habitats and Species Regulations 2017 (as amended) on account of its potential to cause adverse effects on the New Forest protected sites through increased recreational pressure which may occur alone and in-combination with other plans and projects. However, as the development proposals are for change of use from holiday let accommodation to residential use. There would be no increase in overnight accommodation and therefore no additional recreational pressure on the New Forest protected sites. As such, there is no mechanism for adverse effects, and the proposal is not likely to have significant effects on the integrity of the designated sites. 

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). Based on the information available the biodiversity gain planning condition is not considered to apply to this application as the application is for change of use from holiday let to residential dwellings with no operation development being undertaken and is therefore exempt from providing BNG.

PLANNING BALANCE AND CONCLUSION

The proposal seeks the change of use of two existing holiday let units to two self-contained residential dwellings. The proposal does not involve any external alterations to the building and would make use of accommodation which has already been approved and implemented under planning permission PL/2021/05838.

Whilst the proposal conflicts with the spatial strategy set out within Core Policies 1 and 2 of the Wiltshire Core Strategy, this conflict attracts limited weight given that no new built development is proposed and there would be no materially greater impacts on the character of the area, residential amenity, highway safety or ecology impacts

Significant weight is afforded to the Council's current housing land supply position, with the proposal providing two additional one-bedroom dwellings through the re-use of an existing building. In addition to contributing towards housing delivery, the proposal would increase the availability and choice of smaller residential accommodation within the local area.

Taking all matters into account, it is considered that the benefits of the proposal outweigh the identified policy conflict. The proposal is therefore considered to represent sustainable development and accords with the Development Plan when read as a whole and all other material considerations. Accordingly, planning permission is recommended for approval.

RECOMMENDATION: That Planning Permission be GRANTED, subject to conditions 

1. The development hereby permitted shall be begun before the expiration of three years from the date of this permission.

REASON: To comply with the provisions of Section 91 of the Town and Country Planning Act 1990 as amended by the Planning and Compulsory Purchase Act 2004.

2. The development hereby permitted shall be carried out in accordance with the
following approved plans and documents:

Application form received 24/08/2026
Location plan Drg no 300 received 13/07/2026
Site plan Drg no 305 received 13/07/2026
Proposed elevations Drg no 304 received 13/07/2026
Proposed plans Drg no 303 received 13/07/2026

REASON: For the avoidance of doubt and in the interests of proper planning.

3. Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) (England)Order 2015 (or any Order revoking or reenacting or amending those Orders with or without modification), no development within Part 1, Classes A-D  shall take place on the dwellinghouses hereby permitted or within their curtilage.

REASON: In the interests of the amenity of the area and to enable the Local Planning Authority to consider individually whether planning permission should be granted for additions, extensions or enlargements.

Informatives

1. The effect of paragraph 13 of Schedule 7A to the Town and Country Planning Act 1990 is that planning permission granted for development of land in England is deemed to have been granted subject to the condition (biodiversity gain condition) that development may not begin unless:

(a) a Biodiversity Gain Plan has been submitted to the planning authority, and
(b) the planning authority has approved the plan. 

The planning authority, for the purposes of determining whether to approve a Biodiversity Gain Plan, if one is required in respect of this permission would be Wiltshire Council.

There are statutory exemptions and transitional arrangements which mean that the biodiversity gain condition does not always apply. For further information on exempt developments please refer to: 
https://www.gov.uk/guidance/biodiversity-net-gain-exempt-developments 
Based on the information available this permission is considered to be one which will not require the approval of a biodiversity gain plan before development is begun because one or more of the statutory exemptions or transitional arrangements is considered to apply. 


