APPLICATION FOR FULL-PLANNING PERMISSION
CASE OFFICER REPORT

	APPLICATION REFERENCE:
	PL/2026/01659

	APPLICATION TYPE:
	Full planning permission

	SITE ADDRESS:
	Allenmead House, 30 Woodland Road, Patney, Devizes, SN10 3RG

	DEVELOPMENT DESCRIPTION:
	Change of use of an existing Barn which is to be demolished and replaced with a 4 bedroom dwelling of the same size and mass.

	RECOMMENDATION:
	Approve with Conditions



SITE DESCRIPTION/CONTEXT

The application site relates to an existing agricultural storage barn located at Allenmead Farm, on the eastern side of the northern end of Patney. The site is accessed via an existing well-surfaced farm track which serves Allenmead House, a number of neighbouring dwellings and agricultural buildings. The barn occupies a position to the rear of the linear ribbon of development that extends northwards from the main part of the village and forms part of a loose cluster of farm buildings associated with the holding. 

The existing building is a double-height steel-framed agricultural barn with corrugated metal and cement fibre sheet cladding, currently used for storage purposes. The site is bounded by agricultural buildings to the south, residential development to the west, and open agricultural land to the north and east. The land is relatively level with a gentle fall towards the north. 

For planning purposes, the site lies outside any defined Limits of Development and is therefore located within the open countryside. The site falls within the North Wessex Downs National Landscape, the Hampshire Avon catchment and the 6.4km buffer zone associated with the Salisbury Plain Special Protection Area. The land is identified as Grade 1 agricultural land. 

PROPOSAL

The application seeks full planning permission for the demolition of an existing agricultural storage barn and the erection of a replacement four-bedroom dwelling in its place. The proposed dwelling would occupy broadly the same position as the existing building and would be of a comparable scale, footprint and massing. Access would continue to be taken from the existing farm track, with associated parking and turning areas provided within the site. 

The proposed dwelling has been designed to meet Passivhaus Plus standards and would comprise a single-storey four-bedroom dwelling constructed using a timber frame with a palette of stone and timber cladding beneath a standing seam metal roof. The development incorporates renewable energy measures including roof-mounted photovoltaic panels, an air source heat pump, mechanical ventilation with heat recovery (MVHR) and electric vehicle charging infrastructure. 

External works include the formation of a gravel parking area, native hedge planting along site boundaries, post and rail fencing, a willow bed and other landscaping measures. No alterations are proposed to the existing means of access serving the site.

PLANNING HISTORY

There is no relevant planning history. 

RELEVANT LEGISLATION, POLICIES AND GUIDANCE 

Statutory Legislation:
Town and Country Planning Act 1990  

National Planning Policy: 
· National Planning Policy Framework (NPPF) – August 2026
· 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 18 Spatial Strategy Pewsey Community Area;
· Core Policy 41 Sustainable Construction and Low-Carbon Energy;
· Core Policy 50 Biodiversity and Geodiversity;
· Core Policy 51 Landscape
· Core Policy 57 Ensuring High Quality Design and Place Shaping;
· Core Policy 60 Sustainable Transport;
· Core Policy 61 Transport & Development; 
· Core Policy 64 Demand Management
· Core Policy 67 Flood Risk;
· Core Policy 69: Protection of the 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.

Neighbourhood Plan:

There is no neighbourhood plan for this area. 


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
· Wiltshire Council’s Waste Core Strategy, adopted July 2009 
· Wiltshire Council’s Waste Storage and Collection: Guidance for Developers Supplementary Planning Document, January 2017


ISSUES  

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

· Whether the development is acceptable in principle (CP 1 and 2)
· Whether the scheme constitutes high quality design (CP 57)
· Whether the scheme would have an acceptable impact upon the reasonable living conditions of the adjoining occupants (CP 57)
· Whether the scheme would 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)
· Whether the proposal results in the loss of best and most versatile agricultural land (Policy N2)


CONSULTATION RESPONSES 

[bookmark: _Hlk206417654]WC Highways: No objection.

WC Ecology: No objection subject to conditions.

Patney Parish Council: No objection, subject to matters relating to access arrangements, servicing infrastructure, garden areas, future development potential and occupancy restrictions being satisfactorily addressed.

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.

A total of 14 letters of representation were received, comprising 7 letters expressing support for the proposal and 7 letters raising comments and concerns.

Matters raised in support include:
· The replacement building would improve the appearance of the site when compared to the existing agricultural barn.  
· The proposal would retain development within the footprint of an existing building and would not result in significant additional visual impact. 
· The scale, design, materials and agricultural character of the proposed dwelling are considered appropriate to its rural setting. 
· The development would deliver a highly sustainable dwelling incorporating low-carbon technologies, including solar panels, heat pumps and high levels of insulation. 
· The proposal would support the continued operation of the farm and assist with succession within the farming business. 
· The proposal would not adversely affect neighbouring residential amenity. 

Matters raised by objectors/commentators include:
· Concern that approval could create a precedent for the future redevelopment or residential conversion of other agricultural buildings on the wider farm holding. 
· Concerns regarding the principle of additional residential development within the open countryside and the loss of agricultural land. 
· Questions regarding whether there is a genuine need for an additional dwelling associated with the farm. 
· Concerns that some existing buildings on the holding are being used for non-agricultural commercial purposes rather than agriculture. 
· Requests that any permission restrict construction hours and ensure continued access for neighbouring properties during demolition and construction works. 
· Concerns regarding potential asbestos within the existing building and its safe removal during demolition. 
· Concerns regarding potential impacts on the character of the area, landscape and wildlife arising from future development on the wider site. 

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. The policy  prioritises growth in:
· Principal Settlements (e.g., Salisbury, Chippenham, Trowbridge) – main focus for strategic growth.
· Market Towns – support local services and employment; suitable for sustainable development.
· Local Service Centres – smaller towns and villages with a range of services; limited development supported.
· Large and Small Villages – development should be limited and respond to local needs.
· Outside the defined settlements – development is strictly controlled and generally not supported unless exceptional circumstances apply.
.
Core Policy 2: Delivery Strategy of the WCS sets out how development will be distributed and delivered across Wiltshire. The policy emphasises:
· Sustainable patterns of growth, reducing the need to travel and supporting local services.
· Development should be plan-led, aligning with the settlement strategy and supported by infrastructure.
· Windfall development (not allocated in plans) must still comply with the principles of sustainable development.
· Development outside settlement boundaries is generally not permitted, unless it meets specific policy exceptions (as set out in paragraph 4.25 of the WCS).

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

In addition to the development plan, Policy S5 of the National Planning Policy Framework (August 2026) sets out the national approach to development proposals outside settlements. Policy S5 identifies the forms of development that should normally be supported in the countryside and also provides support for development which would address an evidenced unmet need, including housing where the local planning authority cannot demonstrate a five-year supply of deliverable housing sites, provided the development is physically well-related to an existing settlement and of a scale capable of being accommodated by existing or proposed infrastructure.

Assessment 
The application site lies outside any defined Limits of Development and is therefore located within the open countryside. Patney is not identified within the settlement hierarchy set out within Core Policy 1 of the Wiltshire Core Strategy. As such, the proposal is not located in a settlement where new market housing is ordinarily directed and therefore conflicts with the spatial strategy established by Core Policies 1 and 2.

Whilst the proposal conflicts with the spatial strategy of the Wiltshire Core Strategy, the Council is currently unable to demonstrate a five-year supply of deliverable housing land. In these circumstances, the proposal falls to be considered against Policy S5(1)(j) of the NPPF, which supports development outside settlements that addresses an evidenced unmet housing need, where the development is physically well-related to an existing settlement and capable of being accommodated by the available infrastructure. The application site forms part of an established cluster of development on the edge of Patney and is physically well-related to the existing built form of the settlement. The proposal would also utilise an existing access and established service connections. This is a material consideration to which significant weight is afforded. Whilst the proposal would provide only a single dwelling, it would nevertheless make a modest contribution towards housing supply.

The proposal seeks the demolition of an existing agricultural storage barn and its replacement with a detached four-bedroom dwelling. Whilst the proposed use would introduce a new residential unit where one does not presently exist, it is noted that the proposal would be situated on the footprint of an existing agricultural building and within an established cluster of residential and agricultural development on the northern edge of Patney. The proposal would utilise an existing access and would not result in the extension of built form into undeveloped open countryside. The relationship of the site to the existing built environment materially distinguishes it from more isolated forms of residential development in the countryside.

The proposal has additionally been designed to achieve Passivhaus Plus standards and incorporates a range of sustainability measures including photovoltaic panels, an air source heat pump, mechanical ventilation with heat recovery and electric vehicle charging infrastructure. These measures would significantly reduce operational carbon emissions and are consistent with the objectives of Core Policy 41 and national planning policy which seeks to support the transition to a low-carbon future. Whilst these sustainability benefits do not provide a policy justification for new housing in the countryside in their own right, they nevertheless represent an important material consideration to which moderate weight is afforded.

The applicant has also set out that the development would assist with succession arrangements for the family farm by providing accommodation for the retiring farmers and allowing the next generation to occupy the existing farmhouse. Whilst limited weight can be afforded to this as a material consideration, it is acknowledged that the proposal would assist in facilitating the continued operation of the wider agricultural holding. It is important to clarify that the application is not being considered as an essential rural worker’s dwelling and no functional or financial agricultural need test has been applied. The proposal has therefore not been assessed as agricultural worker accommodation. The farm succession circumstances are treated solely as a material consideration within the overall planning balance and attract limited weight accordingly.

Overall, whilst the proposal conflicts with the spatial strategy contained within Core Policies 1 and 2 through the introduction of a new dwelling in the countryside, the degree of harm arising from that conflict is moderated by the site's developed nature, its close relationship with existing buildings, the lack of encroachment into the wider countryside, and the significant sustainability benefits associated with the proposed dwelling.


Conclusion
The proposal conflicts with the settlement strategy set out within Core Policies 1 and 2 of the Wiltshire Core Strategy and therefore attracts conflict with the development plan when considered in principle. However, having regard to the Council's current housing land supply position, the site's location within an established group of buildings, and the material sustainability benefits associated with the Passivhaus Plus design, it is considered that the conflict with the spatial strategy is outweighed by material considerations in this instance.


Subject to the satisfactory resolution of all other material planning considerations, 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
Policy Context
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.


Assessment 
The site occupies a position within a small cluster of agricultural and residential buildings located at the northern end of Patney. Whilst the established pattern of development within Patney is characterised predominantly by linear frontage development along Woodland Road, the application site forms part of an existing group of farm buildings situated to the east of that ribbon of development. The proposal would introduce a residential use within an area historically associated with agricultural activity and therefore represents a departure from the prevailing land use at the site.

Notwithstanding this, the proposal would be sited on the footprint of an existing agricultural building and would not extend the built form further into the surrounding countryside. As such, whilst the proposal introduces a different use to the site, it would remain contained within an established developed envelope and would not materially alter the overall pattern of built development within this part of Patney.

In design terms, the proposed dwelling adopts a simple agricultural form with a scale, massing and footprint broadly reflective of the existing barn. The use of natural stone, timber cladding and a standing seam roof provides a contemporary interpretation of traditional agricultural architecture that responds appropriately to the rural character of the site. The dwelling has been designed to achieve Passivhaus Plus standards and incorporates a range of renewable energy technologies and low-carbon construction measures. These elements are considered to accord with the objectives of Core Policy 41, which seeks to reduce Wiltshire's contribution to climate change through improved design and construction methods.

The proposed dwelling would provide an acceptable standard of internal accommodation and, having regard to its size and layout, would appear capable of meeting the relevant Nationally Described Space Standards.

The proposed replacement building is considered to represent a significant improvement in design quality over the existing utilitarian agricultural structure. Whilst elements of domestic paraphernalia would inevitably be introduced, including residential curtilage, parked vehicles, boundary treatments and associated domestic activity, these impacts would be moderated by the site's existing developed character and the retention of a strong agricultural form. Furthermore, the proposed landscaping scheme, including native hedgerow planting, would assist in integrating the development into its surroundings over time and softening the appearance of the residential curtilage.

A number of representations raise concerns that approval of the proposal may establish a precedent for the future redevelopment of other agricultural buildings on the wider farm holding. Whilst these concerns are acknowledged, each planning application must be determined on its own merits, having regard to the specific site circumstances, development proposed and relevant planning policies. The determination of this application would not automatically support or prejudice the outcome of any future proposals elsewhere within the holding.

Given the countryside location and the need to safeguard the character and appearance of the area, it is considered reasonable to remove certain permitted development rights for outbuildings, extensions and other structures. Conditions are also proposed requiring approval of external materials and landscaping details. These controls respond to the matters raised by the Parish Council and would ensure that the final appearance and future evolution of the development remain appropriately controlled.

Conclusion
Whilst the proposal would introduce a residential use into an area presently occupied by an agricultural building, it would remain confined to an existing developed site and would not result in any significant extension of built form into the surrounding countryside. The scale, form and material palette of the proposed dwelling respond appropriately to the site's agricultural context and the development would deliver a high-quality, sustainable form of design befitting its rural setting.

Subject to appropriate landscaping and the removal of specified permitted development rights, it is considered that the proposal would preserve the character and appearance of the area and accords with the requirements of Core Policy 57 of the Wiltshire Core Strategy, Core Policy 41 in respect of sustainable construction, Policies DP1-DP4 of the NPPF and the principles of the Wiltshire Design Guide.

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.

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.

These policies guide the assessment of amenity impacts. Each of the below matters has been assessed having regard to the specific site context and layout of the proposal.

Assessment 
The proposed dwelling is single storey in form and, whilst substantial in footprint, would not introduce significant built height beyond that already experienced from the existing agricultural building. The proposal includes limited openings within the western elevation facing neighbouring properties and it is therefore considered that the development would not result in unacceptable overlooking, loss of privacy or perceived overlooking to adjoining occupiers.
Furthermore, given the separation distances involved, the single-storey scale of the development and the orientation of the building, it is not considered that the proposal would result in an overbearing form of development or cause any material loss of light to neighbouring properties. The existing barn currently occupies the site and therefore a built presence is already established within this location.

The proposal would result in the introduction of a residential use where an agricultural storage building currently exists. This would inevitably generate additional vehicle movements and domestic activity associated with day-to-day occupation of the dwelling. However, the site is situated within a mixed residential and agricultural setting and the level of activity associated with a single dwelling is not considered likely to result in a degree of noise or disturbance that would be materially harmful to the living conditions of neighbouring occupants.

A number of representations raise concerns regarding disruption during demolition and construction works, including construction traffic, working hours, continued access to neighbouring properties and potential damage to the access track. These concerns are acknowledged. However, the development proposed comprises a single dwelling and any construction-related impacts would be temporary in nature. Such impacts are not uncommon with development projects and, whilst capable of causing short-term inconvenience, are not considered sufficient to warrant refusal of the application. Furthermore, matters relating to construction noise and disturbance are subject to separate environmental controls and legislation where necessary. Concerns regarding access rights and the condition of the private access track are civil matters between the relevant parties and do not materially affect the assessment of the development itself.

Concerns have also been raised regarding the possible presence of asbestos within the existing building. The safe removal, handling and disposal of asbestos-containing materials is controlled through separate environmental health and health and safety legislation. Whilst this matter will require appropriate management by the applicant during demolition, it does not materially affect the planning merits of the proposal.

Conclusion 
By virtue of its siting, separation distances, scale, design and orientation, the proposed development would not result in any material loss of privacy, overshadowing, overbearing impact or unreasonable disturbance to neighbouring residential occupiers. Whilst the development would introduce a residential use in place of an agricultural building, the level of activity associated with a single dwelling would be compatible with the surrounding character of the area and would not result in unacceptable harm to residential amenity.

The proposal is therefore considered to accord with Core Policy 57 of the Wiltshire Core Strategy, the Wiltshire Design Guide and the relevant provisions of the National Planning Policy Framework.

Highways Impacts and Parking 
Policy Context
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.

Where relevant, regard should also be had to the Wiltshire Local Transport Plan, the Council's parking standards and any applicable Local Cycling and Walking Infrastructure Plans (LCWIPs).

Assessment 
The application site is served by an existing access track which already provides access to a number of residential and agricultural properties. The proposal would utilise this established access arrangement and would not require the formation of a new vehicular access onto the public highway.

The Council's Highways Officer has been consulted and raises no objection to the proposal. It is acknowledged that the site occupies a countryside location where future occupiers would be largely reliant upon the private car to access services and facilities. Consequently, the proposal is not fully aligned with the objectives of local and national transport policy which seek to promote more sustainable patterns of development. However, it is noted that the proposed dwelling would be located adjacent to existing residential development and, in practical terms, the accessibility of the site would be comparable to that experienced by neighbouring dwellings. As such, the Highway Officer concluded that the sustainability concerns associated with the location would not justify a highway refusal.

The submitted site layout demonstrates adequate space for vehicle parking and turning within the site, together with provision for bin storage. The level of parking proposed is considered appropriate for a four-bedroom dwelling and would ensure vehicles can be accommodated within the site without creating pressure on the access track or wider highway network.

A number of representations raise concerns regarding the use of the access track during demolition and construction works, including potential damage to the track, disruption to neighbouring occupiers and the maintenance of vehicular access to existing properties. These concerns are acknowledged. However, such impacts would be temporary in nature and do not weigh significantly against the development proposal itself. The Highway Officer advises that, whilst the track is not adopted highway and therefore certain construction management controls may not be enforceable through planning legislation, it would be advisable for the applicant to undertake a pre-construction condition survey of the track and make good any damage arising from construction activities.

Concerns were also raised regarding the status and naming of the access route serving the site. The Highway Officer confirms that the track is neither adopted highway nor a Public Right of Way. Matters relating to ownership, access rights and private easements are civil matters between the relevant landowners and do not form material planning considerations in the determination of this application.

The proposal would generate a limited number of additional vehicle movements associated with a single residential dwelling. Given the existing use of the access track and the scale of development proposed, these movements would not result in a severe residual cumulative impact on the local highway network.

Conclusion
Whilst the site occupies a relatively unsustainable countryside location and future occupiers would be largely reliant upon private vehicles, the proposal would utilise an established access serving existing residential development and would not result in any unacceptable highway safety impacts. Adequate parking, turning and servicing arrangements are provided within the site and no objection has been raised by the Council's Highway Officer.

The proposal is therefore considered to accord with the relevant aims of Core Policies 60, 61, 62 and 64 of the Wiltshire Core Strategy, subject to the overall assessment of the development against the wider spatial strategy of the development plan.

Ecology and Biodiversity
Policy Context
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.

Where relevant, proposals should assess impacts upon protected species, habitats, ecological networks and green and blue infrastructure and demonstrate that any adverse impacts can be appropriately avoided, mitigated or compensated for.

Biodiversity Net Gain (BNG) is mandatory for most development and proposals should demonstrate compliance with the statutory requirements unless an exemption applies.

Assessment 
The application is accompanied by a Preliminary Ecological Appraisal prepared by Georgie Starkie of Stark Ecology Ltd which assessed the ecological value of the site and the potential impacts arising from the proposed development. The survey identified the site as comprising an existing agricultural building together with areas of hardstanding and sparse vegetation. The site is considered to have limited intrinsic ecological value, and no statutory ecological designations are present within the application site itself. 

The submitted ecological assessment found no evidence of bat roosting activity within the existing barn and concluded that the building offers negligible potential for roosting bats. No evidence of badgers was identified, and the site was found to provide only limited suitability for reptiles, nesting birds and hedgehogs. Appropriate precautionary working methods and timing restrictions are recommended within the ecological report to safeguard protected and notable species during construction works. 

The Council’s Ecologist has reviewed the submitted information and raises no objection to the proposal subject to conditions, including controls relating to water efficiency, external lighting and the implementation of appropriate ecological precautionary measures and enhancements.

The site lies within the 6.4 kilometre zone of influence of the Salisbury Plain Special Protection Area (SPA). The Council's Ecologist advises that development within this area is screened into Appropriate Assessment due to the potential for increased recreational pressure on qualifying bird species. However, the Council's strategic mitigation measures remain in place and continue to be supported by Natural England, with no adverse effects on the integrity of the SPA identified where the mitigation strategy is implemented. 

The site also falls within the catchment of the River Avon Special Area of Conservation (SAC) and has the potential to contribute phosphorus loading through additional wastewater generation. A nutrient budget has been submitted and approved by the Council's Ecologist, identifying a phosphorus burden of 0.16kg TP/year prior to 2030 and 0.03kg TP/year post-2030.

The Council's Ecologist advises that phosphorus mitigation will be required and that the development is eligible to utilise Wiltshire Council's strategic phosphorus mitigation scheme, subject to the necessary credits being secured. The application cannot be positively determined until the required mitigation has been secured through the Council's approved process and the Council, in its role as competent authority, has completed an Appropriate Assessment under the Conservation of Habitats and Species Regulations. 

In respect of Biodiversity Net Gain, the Council's Ecologist advises that the proposal is exempt from the mandatory Biodiversity Net Gain requirements introduced by Schedule 7A of the Town and Country Planning Act 1990, as the proposal relates to self-build/custom build development consisting of a single dwelling on a site below the applicable threshold. It is considered that the proposal satisfies the relevant exemption criteria. The application has been submitted and assessed as a self-build/custom-build dwelling. The associated legal agreement is required to secure the occupation and disposal restrictions necessary to ensure the dwelling is delivered in accordance with the self-build/custom-build basis upon which the application has been advanced.

Conclusion
Subject to the implementation of the ecological recommendations, the securing of appropriate phosphorus mitigation and completion of an Appropriate Assessment, the proposal would not result in unacceptable harm to biodiversity, protected species, ecological networks or designated habitats.

The proposal is therefore considered capable of complying with Core Policy 50 of the Wiltshire Core Strategy, the requirements of the Conservation of Habitats and Species Regulations, and the relevant provisions of the National Planning Policy Framework.

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.

Policy N4 requires substantial weight to be placed on the importance of conserving and enhancing the natural beauty of Protected Landscapes.

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 application site lies within the North Wessex Downs National Landscape and therefore great weight must be afforded to conserving and enhancing landscape and scenic beauty in accordance with national policy. Furthermore, the Council is required to actively seek to further the statutory purposes of the National Landscape when exercising its planning functions.

The site is currently occupied by an existing agricultural storage barn situated within a cluster of agricultural and residential development on the northern edge of Patney. Whilst the surrounding landscape is predominantly rural in character, the site itself forms part of an established developed area associated with the wider farmstead and does not comprise undeveloped or previously untouched countryside. 

The proposal would replace the existing agricultural building with a four-bedroom dwelling occupying broadly the same position, footprint and overall scale as the existing structure. As a result, the proposal would not extend built development further into the surrounding landscape nor result in additional encroachment into the National Landscape. Instead, the principal change would arise from the introduction of a residential use in place of an agricultural building. 

The site is visible from the adjacent highway and from nearby residential properties. However, there are no public rights of way in the immediate vicinity of the site and visual effects would largely be experienced from localised viewpoints. The current building is already a noticeable feature within the landscape, comprising a utilitarian agricultural structure with areas of surrounding hardstanding. In comparison, the proposed dwelling would adopt a simple agricultural form and utilise a restrained palette of materials including natural stone, timber cladding and a standing seam roof. The elevation most readily visible from the highway remains relatively simple in design and avoids excessive domestic detailing.

It is acknowledged that the proposal would introduce elements associated with residential occupation, including domestic activity, vehicles and a defined residential curtilage. Consequently, there would be a degree of domestication of the site when compared to its current agricultural use. However, the extent of this harm is considered limited by the presence of the existing building, the site's association with existing residential development and the proposed landscape enhancements.

The submitted landscaping scheme proposes new native hedgerow planting along the site boundaries which, once established, would assist in filtering views of the development, soften the appearance of the residential curtilage and strengthen the landscape framework surrounding the site. The proposed planting would provide a greener edge to the development and represent an improvement over the existing situation, where the barn and associated hardstanding are largely exposed. 

Concerns have been raised through representations regarding the potential for the proposal to create a precedent for further development within the wider farmstead and the resulting implications for landscape character. Whilst these concerns are acknowledged, the assessment must be confined to the proposal currently before the Council. Any future development proposals would require separate consideration on their own merits having regard to the policies and circumstances prevailing at that time.

Overall, having regard to the replacement nature of the development, the absence of any encroachment into undeveloped countryside, the agricultural form of the building and the proposed landscape mitigation, it is considered that the proposal would conserve the character and scenic qualities of the National Landscape.

Conclusion
Whilst the proposal would introduce a residential use in place of an existing agricultural building, the development would remain confined to an existing developed site and would not extend built form into the wider countryside. The visual impacts of the proposal would be localised and limited, and the proposed landscaping would assist in integrating the development into its surroundings over time.

On balance, the proposal would preserve the character and appearance of the area and would conserve the landscape character and scenic beauty of the North Wessex Downs National Landscape. Accordingly, the proposal is considered to accord with Core Policy 51 of the Wiltshire Core Strategy, the Wiltshire Design Guide, the Green and Blue Infrastructure Strategy, the statutory duties relating to National Landscapes and the relevant provisions of the NPPF.


Loss of Best and Most Versatile Agricultural Land (BMV)
Policy Context
BMV land includes Grades 1, 2, and 3a under the Agricultural Land Classification system. It is considered the most productive and sustainable for food production.

Policy N2 requires decision makers to take account of the quality of agricultural land and, where significant development of agricultural land is necessary, to utilise poorer quality land where possible.

Natural England Guidance recommends consultation for developments involving 20 hectares or more of agricultural land but that smaller developments still require assessment if BMV land is involved.

Assessment 
The application site falls within an area identified as Grade 1 Agricultural Land Classification and is therefore classified as Best and Most Versatile (BMV) agricultural land.

The NPPF recognises the economic and environmental importance of BMV land and seeks to avoid its unnecessary loss to development. In considering proposals affecting such land, regard must be had to the scale of loss, the existing use of the site and whether alternative sites of a lower agricultural quality would be available.

In this instance, the proposal relates to the redevelopment of a site already occupied by an existing agricultural storage building and associated hardstanding. The development would remain confined to the existing developed footprint and would not result in the loss of actively cultivated agricultural land or the encroachment of built development into the surrounding agricultural fields.

Whilst the proposal would result in the permanent loss of the agricultural storage function associated with the existing building, the amount of BMV land affected is limited and largely comprises land already developed for agricultural purposes. As such, the proposal would not materially reduce the availability of productive agricultural land within the wider holding or surrounding area.

Having regard to the scale of the proposal and the fact that no additional agricultural land would be taken out of production, it is considered that the impacts on BMV land are limited.

Conclusion 
Whilst the site is located on Grade 1 agricultural land, the proposal would be restricted to the footprint of an existing agricultural building and associated developed land and would not result in any significant loss of productive agricultural land.

Accordingly, the proposal is considered to result in only limited harm to Best and Most Versatile Agricultural Land, and this matter does not weigh significantly against the development in the overall planning balance.


Flood Risk and Drainage
Policy Context
Core Policy 67 of the Wiltshire Core Strategy seeks to ensure that development is appropriately located and designed to avoid increasing flood risk on-site or elsewhere. Sustainable drainage measures should be incorporated where appropriate.

Policies F4-F8 of the NPPF require flood risk to be taken into account in planning decisions and seek to ensure that development is safe for its lifetime, does not increase flood risk elsewhere and incorporates appropriate drainage measures.

Assessment 
The application site is not located within Flood Zones 2 or 3 and therefore the proposal is not at risk from fluvial flooding. As such, the Sequential Test and Exception Test are not required in this instance.

It is noted, however, that the site falls within an area identified as being susceptible to groundwater flooding. The proposal seeks the demolition of an existing agricultural storage building and its replacement with a single dwelling occupying broadly the same footprint and position as the existing structure.

The submitted plans indicate that surface water is intended to be managed through a combination of permeable surfacing, soakaway measures and a proposed willow bed, together with additional landscaping and native planting across the site. These measures are consistent with the principles of sustainable drainage and would assist in reducing surface water runoff from the site. 

Notwithstanding this, the application is not accompanied by a detailed drainage strategy and limited information has been provided in relation to infiltration rates, groundwater conditions, maintenance arrangements or exceedance flows. Consequently, whilst the broad drainage approach is supported in principle, insufficient information has been provided to fully assess the detailed operation and effectiveness of the proposed drainage system at this stage.

In considering this issue, it is important to note that the proposal relates to the replacement of an existing building and associated hardstanding rather than the development of a previously undeveloped greenfield site. The proposal would remain largely within the footprint of the existing development and would not result in a significant increase in impermeable surfacing. Furthermore, the introduction of permeable materials and additional planting has the potential to improve surface water management when compared to the existing situation.

Given the scale of the development and the nature of the identified drainage constraints, it is considered that a suitably worded pre-commencement condition requiring the submission and approval of a detailed surface water drainage strategy, including infiltration testing where appropriate, would provide an acceptable and proportionate mechanism for ensuring satisfactory drainage arrangements are secured.

Conclusion
Whilst the submitted drainage information is limited, the development relates to the replacement of an existing building and there is no substantive evidence before the Local Planning Authority to indicate that the proposal would increase flood risk either on-site or elsewhere.

Subject to a condition requiring the submission and approval of a detailed surface water drainage strategy prior to the commencement of development, the proposal is considered capable of providing satisfactory drainage arrangements and accords with the objectives of Core Policy 67 of the Wiltshire Core Strategy and the relevant provisions of the National Planning Policy Framework.


Other Issues

Economic Benefits
The construction of the proposed dwelling would result in short-term economic benefits through investment in the local economy, including expenditure on building materials, construction services and associated trades. The development would support employment opportunities within the construction sector and generate spending within local supply chains, including builders' merchants, contractors and other associated businesses.

Once occupied, the development would also make a small contribution to the local economy through expenditure on local services and facilities by future occupants.

Given the scale of the proposal, it is acknowledged that these economic benefits would be modest. Nevertheless, they represent a material benefit of the development which attracts limited positive weight in favour of the proposal.

Conclusion
The proposal would generate modest economic benefits during both the construction and occupation phases of the development. Whilst these benefits are not significant in isolation, they represent a positive material consideration that weighs in favour of the proposal within the overall planning balance.

Matters Raised by Patney Parish Council
Patney Parish Council raises no objection to the proposal but requests clarification on a number of matters, including the status of the access track, utility connections, the extent of the residential curtilage, the potential for future development within the wider farmstead and whether occupancy of the dwelling should be restricted to persons associated with the agricultural holding.

The status of the access track has been considered within the highways assessment of this report. The Council's Highway Officer raises no objection and confirms that the track is not adopted highway nor a Public Right of Way. Matters relating to ownership, maintenance responsibilities and private access rights are civil matters and do not materially affect the assessment of the development.

Utility connections, including water, electricity and foul drainage infrastructure, are engineering and implementation matters that do not weigh significantly in the determination of the planning application, subject to the development being capable of being adequately serviced.

The proposed residential curtilage is clearly identified on the submitted site plan and remains confined to the application site. The proposal would not result in the encroachment of residential development into the surrounding agricultural fields.

Concerns regarding the potential for future proposals elsewhere within the wider farmstead are acknowledged. However, each planning application must be assessed on its own merits having regard to the specific development proposed and the prevailing planning policy framework at the time of determination. The determination of this application would not predetermine the outcome of any future applications.

The Parish Council also suggests that occupancy should be restricted to persons associated with the farm. The application has not been submitted or assessed as an agricultural worker's dwelling and no functional or financial need for an agricultural occupancy restriction has been demonstrated. As such, it would not be reasonable or necessary to impose such a restriction. The farm succession arguments advanced by the applicant have been considered as a material consideration and afforded limited weight within the planning balance.

Conclusion
The matters raised by Patney Parish Council have been considered as part of the assessment of the application. None of the issues raised are considered to justify withholding planning permission and, where relevant, have been addressed within the substantive sections of this report.


Pre-commencement Condition Agreement 

This recommendation includes pre-commencement planning condition relating to drainage In accordance with Section 100ZA of the Town and Country Planning Act 1990 and the Town and Country Planning (Pre-commencement Conditions) Regulations 2018, the Local Planning Authority formally notified the applicant/agent of the proposed condition(s) and sought their agreement. Written confirmation of agreement was received from the applicant’s agent on 20th July 2026.

CIL & S106 CONTRIBUTIONS 

CIL
The proposed development would be liable for CIL as set out in the Wiltshire CIL Charging Schedule dated May 2015. This is a charge that local authorities can impose on new developments in their area. The money generated through the levy will contribute towards the funding of infrastructure to support growth and is payable upon commencement of development.  The site would fall under CIL charging zone 1 where the sum equates to £85 per square metre of floor space created. 

S106 CONTRIBUTIONS 
Core Policy 3 advises that ‘All new development will be required to provide for the necessary on-site and, where appropriate, off-site infrastructure requirements arising from the proposal. Infrastructure requirements will be delivered directly by the developer and/or through an appropriate financial contribution prior to, or in conjunction with, new development.” This Policy is in line with the tests set under Regulation 122 of the Community Infrastructure Levy Regulations 2010, and Policy DM6 of the National Planning Policy Framework. These are:

· Necessary to make the development acceptable in planning terms
· Directly related to the development; and
· Fairly and reasonably related in scale and kind to the development

The infrastructure items listed below are those that are relevant to the application site and have been raised by consultees as necessary in order to mitigate the impact of the proposed scheme.

All financial contributions set out in this report are subject to indexation. Should there be any changes in inflation rates between the date of this report and the completion of the Section 106 Agreement and subsequent determination of the application, the contribution figures will be adjusted accordingly. The final amounts will reflect the applicable indexation at the time of signing the agreement, in line with the Council’s standard practice and relevant policy requirements.

Phosphate mitigation 

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.   Appropriate Assessment (AA) under Section 63 of the Habitats Regulations must therefore be carried out by the Local Planning Authority to determine the potential significant effects and the suitability of any measures proposed to avoid or mitigate those effects, in line with WCS policy CP69 (Protection of the River Avon SAC).

The Council's Ecologist, Elizabeth Burrows, has reviewed the submitted nutrient budget and confirmed that the phosphorus calculations are acceptable. The approved nutrient budget identifies a phosphorus burden of 0.16kg TP/year pre-2030 and 0.03kg TP/year post-2030. 

The Council's Ecologist advises that the required phosphorus mitigation should be secured through Wiltshire Council's strategic phosphorus mitigation scheme. The ecology consultation response confirms that the cost of securing the required mitigation is £6,800, based on the approved phosphorus budget and the current Council credit rate of £42,500 per kilogram of phosphorus, together with applicable legal and administration fees of £446.25. 

The mitigation must be secured prior to the positive determination of the application and will be secured through a legal agreement. The administration fee shall be payable upon the granting of planning permission, and the phosphorus mitigation payment shall be payable prior to the commencement of development. 

Planning permission cannot be issued until the required phosphorus mitigation has been secured through the Council’s approved mitigation scheme, an Appropriate Assessment has been completed, and the Council, acting as the competent authority under the Conservation of Habitats and Species Regulations 2017, has concluded that the proposal would not adversely affect the integrity of the River Avon Special Area of Conservation, either alone or in combination with other plans and projects.


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, the provisions of the Development Plan and the NPPF.

The NPPF contains a presumption in favour of sustainable development. Applications should be determined in accordance with the development plan unless material considerations indicate otherwise.

The weight to be afforded to any identified benefits must be considered alongside all other material considerations, including whether the proposal accords with the Development Plan and whether any other policies of the NPPF indicate that development should be refused or that substantial weight should be attributed to identified harms.

The proposal conflicts with the Development Plan when read as a whole. Accordingly, the statutory duty under Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that planning permission be refused unless material considerations indicate otherwise.

The application site lies outside a defined settlement and Policy S5 of the NPPF is therefore relevant.

As set out within the Principle of Development section of this report, the proposal is considered to comply with the requirements of Policy S5(1)(j) and is therefore capable of being supported in principle outside a settlement.

Policy S5 is engaged due to an identified unmet housing need. Policy HO7 of the NPPF states that substantial weight should be given to the benefits of providing homes which will contribute towards meeting the evidenced accommodation needs of the community, as identified through needs assessments prepared for the area of the local planning authority and other relevant evidence. However, the existence of housing need does not remove the requirement to assess the proposal against all other relevant policies of the Development Plan and the NPPF.

Policy S5 states that where a proposal falls within one of the categories identified by Policy S5(1), planning permission should be granted unless the benefits of doing so would be substantially outweighed by the adverse effects when assessed against the national decision-making policies of the NPPF.

In applying Policy S5, regard has been had to:

· whether any national decision-making policy indicates that planning permission should be refused in the circumstances of the case;
· whether national policy requires substantial or particular weight to be attributed to identified harms; and
· whether the adverse effects identified substantially outweigh the benefits arising from the proposal.

Accordingly, the benefits and harms identified below have been weighed against one another having regard to Policy S5.

Benefits of the Proposal  
Provision of Market Housing
The delivery of new homes is a significant benefit, particularly in the context of Wiltshire’s current housing land supply position. As of the latest Housing Land Supply Statement (June 2025), the Council is unable to demonstrate a five-year supply of deliverable housing land, with a shortfall that is considered substantial.
· Benefit: Provision of 1 new market dwelling.
· Weight: Substantial weight.

Sustainability and Climate Change Benefits
The proposed dwelling has been designed to achieve Passivhaus Plus standards and incorporates a range of low-carbon technologies including photovoltaic panels, an air source heat pump, mechanical ventilation with heat recovery and electric vehicle charging infrastructure. The proposal would therefore make an important contribution towards climate change mitigation and reduced operational carbon emissions. These benefits are an important material consideration, although they do not provide a justification for new housing in the countryside in their own right.
· Benefit: Delivery of a highly sustainable, low-carbon dwelling incorporating renewable energy generation and energy efficient construction techniques.
· Weight: Moderate to significant weight.

Socio-Economic Benefits
The proposal would generate economic benefits during construction through expenditure on labour, materials and associated services. Once occupied, the dwelling would make a modest contribution to the local economy through expenditure on local goods and services.
· Benefit: Economic activity associated with construction and occupation of the dwelling.
· Weight: Limited weight.

Landscape Mitigation and Minor Enhancement 
The proposed native hedgerow planting and landscaping would assist in integrating the development into its surroundings and provide a softer landscape framework than currently exists around the agricultural building and associated hardstanding. However, these works are primarily mitigation necessary to integrate the development into its sensitive landscape setting rather than a substantial freestanding benefit.
· Benefit: Landscape mitigation and minor enhancement through native planting.
· Weight: Neutral weight.

Farm Succession
The proposal would assist in facilitating succession arrangements for the wider farming enterprise by enabling the applicants to remain on the holding whilst allowing the next generation to occupy the existing farmhouse.
· Benefit: Assistance with the continued operation and succession of the farming enterprise.
· Weight: Limited weight.

Identified Harms 
Where harms are identified, they must be considered in terms of their nature, extent, and policy conflict, and whether they significantly and demonstrably outweigh the benefits of the development. The following harms have been identified:

Conflict with Spatial Strategy
Whilst Wiltshire Council cannot currently demonstrate a five-year supply of deliverable housing land, this does not render development plan policies relating to the principle of development irrelevant. Core Policies 1 and 2 remain relevant in directing growth towards sustainable locations and continue to align with the broad objectives of the NPPF in promoting sustainable patterns of development. The proposal would introduce a new dwelling within the open countryside, outside any defined Limits of Development and in a location where future occupiers would be reliant to a significant degree on the private car.
· Harm: Departure from the development plan.
· Weight: Moderate to significant weight.

Loss of Agricultural Storage Building and Limited Domestication
The proposal would result in the loss of an existing agricultural storage building and introduce a residential use within part of the farmstead. This would give rise to a degree of domestication of the site and limited loss of agricultural function.
· Harm: Loss of agricultural building and associated change in character of the site.
· Weight: Limited weight.

Loss of Agricultural Land
The site is located on Grade 1 agricultural land. However, the proposal would remain confined to the footprint of the existing building and associated developed land and would not encroach into the surrounding agricultural fields.
· Harm: Limited loss of Best and Most Versatile Agricultural Land.
· Weight: Very limited weight.

Neutral Impacts
In assessing the overall planning balance, it is also important to identify those aspects of the development that are considered to be policy-compliant and acceptable (subject where necessary to planning conditions and legal obligations), but which do not result in either a net benefit or harm. The following elements are afforded neutral weight in the planning balance, as they represent the baseline expectation for sustainable development in accordance with the development plan and national policy:

· Residential amenity.
· Design quality and local character.
· Landscape and visual impact.
· Highway safety, parking and access.
· Ecology and biodiversity.
· Flood risk and drainage.
· Impact upon the Salisbury Plain SPA and River Avon SAC, subject to appropriate mitigation being secured.

It has been concluded that no protected-area policy provides a clear reason for refusing the development. In particular, whilst the site lies within the North Wessex Downs National Landscape, the proposal would conserve the character and scenic beauty of the designated landscape for the reasons set out above.

The proposal would conflict with the spatial strategy set out in Core Policies 1 and 2 of the Wiltshire Core Strategy through the introduction of a new dwelling within the open countryside, and moderate to significant weight is afforded to this harm. Limited additional harm is identified in relation to the loss of the agricultural storage building and the limited domestication of the site, and very limited harm is identified in relation to the loss of Best and Most Versatile Agricultural Land.

Balanced against this, substantial weight is afforded to the delivery of an additional dwelling at a time when the Council cannot demonstrate a five-year housing land supply. Moderate to significant weight is afforded to the sustainability and climate change benefits associated with the Passivhaus Plus design and low-carbon technologies. Limited positive weight is afforded to the modest economic benefits and to the role the proposal would play in assisting farm succession. Neutral weight is afforded to matters including design, landscape and visual impact, residential amenity, highway safety, ecology, biodiversity, flood risk and drainage, all of which are considered acceptable subject to conditions and legal obligations where necessary.

Overall, it is considered that the adverse impacts of granting planning permission would not significantly and demonstrably outweigh the benefits of the proposal when assessed against the policies of the NPPF taken as a whole. The proposal therefore benefits from the presumption in favour of sustainable development and, whilst conflict with Core Policies 1 and 2 is identified, material considerations indicate that planning permission should be granted in this instance when assessed against the development plan as a whole, the National Planning Policy Framework and all other relevant material considerations.

RECOMMENDATION:
That Planning Permission be GRANTED, subject to conditions, the prior completion of a Legal Agreement to secure the required phosphate mitigation and self-build/custom-build obligations, the securing of phosphorus mitigation credits, and the completion of an Appropriate Assessment concluding that the proposal would not adversely affect the integrity of the River Avon Special Area of Conservation.

 
