APPLICATION FOR FULL-PLANNING PERMISSION
CASE OFFICER REPORT

	APPLICATION REFERENCE:
	PL/2025/08806

	APPLICATION TYPE:
	Full planning permission

	SITE ADDRESS:
	Eastside Cottage, Clatford Bottom, Marlborough, SN8 4DY

	DEVELOPMENT DESCRIPTION:
	Change of use to Equestrian use with a new double stables building

	RECOMMENDATION:
	Approve with Conditions



SITE DESCRIPTION/CONTEXT

Eastside Cottage and its associated land to (which this application relates) lies to the south‑west of Marlborough in an area of open countryside. The surrounding land is predominantly pasture and woodland with sporadic roadside ribbon development and farmsteads typical of the Marlborough Downs. The site lies within the North Wessex Downs National Landscape (formerly AONB), , a nationally protected landscape of high scenic sensitivity.

The plot is accessed from the local lane network serving Clatford Bottom. There are no designated heritage assets within the application site; however, the host dwelling (Eastside Cottage) is a Grade II listed building. The Historic England listing description reads as follows: 

SU 16 NE FYFIELD CLATFORD BOTTOM 10/37 Eastside Cottage II Cottage. Late C17 or early C18. Sarsen and brick, thatched roof. Single storey and attic, two bays, lobby entry plan. Gabled and weatherboarded porch of C20, and C20 timber windows, but two C18 iron casements with original glass on first floor. Left bay of front rebuilt in brick early-mid C19. Roof hipped. Interior central fireplaces blocked but large oven with plastered flue. First floor partitions of wattle and daub and floor boards laid diagonally.

Eastside Cottage is neighboured to the south by residential dwellings. To the north and east lies the application site, which is open pasture bounded by a mix of post and wire fencing, trees and hedgerow. The field has existing access from the lane and also a gated access into the domestic curtilage of the host dwelling. 

PROPOSAL

Full planning permission is sought for change of use of an existing field to equestrian purposes, together with the erection of a timber double‑stable building. No menage/arena, external lighting, or hard‑surfaced trackways are included in the submission. The stated purpose is private equestrian use ancillary to the host dwelling.






PLANNING HISTORY

	[bookmark: _bc9eaa23_7b84_4e11_8860_67eb8bbe0c9e]

	Proposal / Summary

	

	

	17/03590/FUL
	Replacement of existing garage and woodshed with a new garage, toolshed and wood store.
	Approve with Conditions

	12/06/2017

	17/04217/LBC
	Demolition of detached garage and woodshed.
	Approve with Conditions
	12/06/2017



No previous equestrian planning consents relate to the field.

RELEVANT LEGISLATION, POLICIES AND GUIDANCE 

Statutory Legislation: 
· Town and Country Planning Act 1990
· Planning (Listed Buildings and Conservation Areas) Act 1990 

National Planning Policy: 
· National Planning Policy Framework (NPPF) 
· Planning Practice Guidance (PPG)
· National Design Guide
Development Plan:
The development plan for Wiltshire comprises the Wiltshire Core Strategy (WCS) (adopted January 2015) and any made neighbourhood plans, which remains the principal statutory planning document guiding development across the county. In line with Section 38(6) of the Planning and Compulsory Purchase Act 2004, planning decisions must be made in accordance with the development plan unless material considerations indicate otherwise.

Though the development plan is considered as a whole, those parts deemed to be particularly relevant to this application are listed below:

The adopted Wiltshire Core Strategy (WCS), with particular regard to:

· Core Policy 1 Settlement Strategy;
· Core Policy 2 Delivery Strategy;
· Core Policy 14 Spatial Strategy for the Marlborough Community Area
· Core Policy 50 Biodiversity and Geodiversity;
· Core Policy 51 Landscape
· Core Policy 57 Ensuring High Quality Design and Place Shaping;
· Core Policy 58 Ensuring the Conservation of the Historic Environment;
· Core Policy 60 Sustainable Transport;
· Core Policy 64 Demand Management

Draft Wiltshire Local Plan Policies 

· Policy 1: Settlement Strategy
· Policy 2: Delivery Strategy
· Policies 64 – 75: Economic, tourism, retail and transport
· Policies 76 – 84: Social, housing, community, public open space and wellbeing
· Policies 85 – 101: Sustainability, ecology, water and landscape, heritage, air quality 

Supplementary Planning Documents 

· Wiltshire Design Guide (adopted April 2024)
· Wiltshire Local Transport Plan 2011 – 2026 – Car Parking Strategy (March 2011)
· North Wessex Downs Area of Outstanding Natural Beauty Management Plan 2019-2024


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 preserve or enhance the historic environment (CP 58)
· 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 there would be any harmful impacts upon protected species or priority habitats (CP 50)


CONSULTATION RESPONSES 

[bookmark: _Hlk206417654]
WC Conservation: Initial objection raised, objection removed on receipt of revised plans. Comments included within assessment section of this report. 

WC Public Protection: No objection.

Parish/Town Council: No objection.


REPRESENTATIONS
In accordance with the requirements of the Town and Country Planning (Development Management Procedure) (England) Order 2015 (as amended), the application was publicised by way of:
 
· Neighbour notification letters sent to adjoining and nearby properties;
· A site notice displayed near the site;
· An advertisement placed in the local press  

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

No comments were 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 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.

Assessment 

Whilst Core Policies CP1 and CP2 focus growth at sustainable settlements they do not preclude appropriate rural development. This would include equestrian proposals, where they are of an appropriate scale, compatible with their context and do not harm landscape character or residential amenity. 

The proposal constitutes small‑scale, private equestrian use incidental to the enjoyment of a rural dwelling and does not introduce intensive activity, commercial traffic, or urbanising infrastructure.

The change of use of an existing field to private equestrian purposes with a small two‑box stable building is a characteristic form of rural diversification. Subject to siting, design, traffic,  ecology and landscape safeguards (addressed below), the principle of a modest equestrian use at this location is acceptable.

Conclusion

Acceptable in principle, subject to compliance with other relevant policies of the development plan. 

Design and Impact on the Landscape and Character and Appearance of the Area
Policy Context
Core Policy 57 of the WCS requires high-quality design that:
· Enhances local character.
· Responds to the natural, historic, and built environment.
· Retains important features (e.g., trees, hedges).
· Supports sustainable construction and compatibility with surrounding uses.
· Creates safe, legible, and accessible spaces.

Section 12 of the NPPF emphasises design that is:
· Visually attractive.
· Functionally effective.
· Contributes to the quality of the built environment.

The National Landscape designation requires that great weight is given to conserving and enhancing scenic beauty (NPPF para 176).

The Wiltshire Design Guide encourages sensitivity to local character, materials, and architectural styles and supports modern living standards while maintaining aesthetic and functional quality.

Assessment 

A low single‑storey timber stable of limited footprint, sited against an existing field boundary with hedge backdrop and set down relative to local landform, will read as a modest rural structure typical of the area. Timber elevations with stained finish and a dark‑coloured roof will minimise the structures visual prominence.

No arena, lighting, or expansive hardstanding is included in the proposal. A condition is proposed to restrict equestrian paraphernalia (jumps, shelters, storage, lighting) without prior approval to avoid incremental clutter and suburbanisation of the field. The proposal, with appropriate conditions, would conserve the area’s natural beauty through careful siting, restrained materials, and paraphernalia control.

Conclusion

Subject to conditions on materials, siting, lighting, and paraphernalia control, the proposal would respect local character and would not harm the special qualities of the North Wessex Downs National Landscape, in accordance with CP51/CP57 and the NPPF.


Impact on Heritage Assets
Policy Context
From the point of view of the historic environment the main statutory tests are set out within the Planning (Listed Building and Conservation Areas) Act 1990. 

The NPPF outlines government policy for planning. Chapter 16 of the NPPF 'Conserving and enhancing the historic environment' sets out the Government's high-level policies concerning heritage and sustainable development. In particular: 

Paragraph 210 requires local planning authorities should take account of the desirability of sustaining and enhancing the significance of heritage assets and putting them to viable new uses and of new development making a positive contribution to local character and distinctiveness. 

Paragraphs 212 requires “great weight” to be given to an asset’s conservation “irrespective of whether any potential harm amounts to substantial harm, total loss or less than substantial harm to its significance.” 

Paragraph 213 advises that harm to the significance of a designated heritage asset should require “clear and convincing justification”.

Paragraphs 214-216 require a balanced approach with any harm which would be caused being weighed against the potential public benefits which might be achieved.

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

The Council’s Core Strategy CP 57: Ensuring high quality design requires a high quality of design in all new developments. The policy requires applicants to “demonstrate how the proposal will make a positive contribution to the character of Wiltshire through (amongst other things) responding to the value of the natural and historic environment and being sympathetic to and conserving historic buildings and landscapes. Development is required to respond positively to the existing in terms of building layouts, built form, height, mass, scale, building line, plot size, elevational design, materials, streetscape and rooflines to effectively integrate the building into its setting.

Assessment

The Conservation Officer raises no objection to the principle of changing the use of the field to equestrian purposes but initially expressed concern regarding the erection and siting of the proposed stable building. Although the stables would not fall within the curtilage of the adjacent listed cottage, the field forms an important part of its rural setting, which has remained largely undeveloped for over 300 years and contributes significantly to the building’s vernacular character. 

The Officer considers that introducing further outbuildings, together with associated equestrian paraphernalia, risks creating a cumulative and visually intrusive arrangement when read alongside the existing modern garage. The original proposed siting—on sloping ground requiring excavation and likely retaining structures—would increase landscape impact and result in a more haphazard pattern of development, whereas the temporary stabling currently on site, positioned parallel to the hedge, has a more coherent relationship with existing built form and lesser visual impact. The Officer advised that an alternative siting, closer to the alignment of the temporary structures, could substantially reduce or avoid harm to the setting of the listed building and potentially overcome the conservation objection.

In response to the Conservation Officers concerns, the application was revised to re-site the proposed stable building in line with the suggestion above. The revised scheme, together with the proposed conditioning has alleviated the conservation officers’ concerns and no further objections are raised.  

Conclusion

Subject to conditions on use, materials, and paraphernalia control, the proposal would not cause harm to the setting of listed building and is in accordance with CP57/CP58 and the NPPF.

Amenity
Policy Context
Core Policy 57 (Point vii) of the Wiltshire Core Strategy requires development to respect the amenity of existing occupants and ensure appropriate amenity levels for future residents.

The National Planning Policy Framework (NPPF), particularly Paragraph 135, reinforces the need for development to provide a high standard of amenity for both existing and future users.

The proposed stable building would be positioned to the north of the host dwelling and therefore would not affect any neighbouring properties in terms of loss of privacy, loss of light, or overbearing impacts. The use would be private with regular manure collection from a local farmer. This management together with the aforementioned conditioning will ensure no harm will be caused to neighbour amenity. 


Highways Impacts and Parking 
Policy Context
Transport implications are a key factor in assessing planning applications, especially for larger developments. Proposals must demonstrate:
· Safe and suitable access for all users, including pedestrians, cyclists, and those with mobility impairments.
· No severe residual impacts on the surrounding highway network.
· Promotion of sustainable travel, reducing reliance on private vehicles.
· Adequate parking and cycle provision, in line with adopted standards.
· Protection and enhancement of public rights of way and active travel routes.

Relevant policies include Core Policies 60–64 of the Wiltshire Core Strategy, supported by the Wiltshire Local Transport Plan, Car Parking Strategy, and Cycling Strategy. The Local Cycling and Walking Infrastructure Plan (LCWIP) and LTN 1/20 (DfT) provide further design guidance for active travel infrastructure.

Proposals must also ensure safe access for refuse collection vehicles and comply with the Wiltshire Council Waste Storage and Collection SPD (2017).

Where necessary, Transport Assessments or Statements should be submitted to evaluate impacts and identify mitigation. Planning conditions or legal agreements may be used to secure off-site improvements, travel plans, or contributions to sustainable transport infrastructure.

Assessment 

Private equestrian use typically generates very low trip rates (owner/guardian visits, periodic vet/farrier). The site benefits from an existing suitable access and allows for vehicles to enter, turn and exit in forward gear. As the use is private and associated with the host dwelling, there is no need to create any areas of hardstanding to accommodate parking as there are existing parking arrangements associated with the dwelling.  

Conclusion

The proposal is acceptable in highways terms and complies with CP60-64 of the WCS. 


Ecology and Biodiversity
Policy Context
The ecological impact of development is a key planning consideration, especially for larger schemes. Proposals must assess and address potential effects on:

· Protected species
· Priority habitats
· Ecological networks
· Green and blue infrastructure

Core Policy 50 of the Wiltshire Core Strategy requires development to:

· Avoid harm to ecological assets.
· Deliver measurable Biodiversity Net Gain (BNG), in line with the Environment Act 2021.
· Support habitat restoration and connectivity.
· Integrate biodiversity into site design.

The Green & Blue Infrastructure Strategy (2022–2030) promotes nature recovery, ecosystem services, and habitat connectivity through development.

Unless exempt, National policy requires a minimum of 10% Biodiversity Net Gain (BNG) for major developments, demonstrated via:

· Biodiversity Metric calculations
· Ecological assessments (e.g. PEAs, Phase 1 surveys, protected species surveys)

Assessment 

The proposed rural structure will not result in harm to ecology provided external lighting is restricted. There will be a small loss of grassland, however it is noted that the proposed stable would replace an existing temporary shelter and as such this loss would have minimal impact when compared to the existing arrangement. The siting of the structure will be set back from the hedgerow ensuring no harm would be caused to the health or vitality of the hedgerow. The scheme is exempt from mandatory Biodiversity Net Gain requirements under Schedule 7A due to its scale and nature of development.


Conclusion

Subject to a restrictive condition for exterior lighting the scheme complies with CP50 and the statutory BNG regime.



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

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

The principle of development is considered acceptable when assessed against the settlement strategy of the Wiltshire Core Strategy.

The proposal results in:

· No harm to the listed building’s setting (following revised siting)
· No harm to the National Landscape’s scenic qualities
· Acceptable amenity, ecology, and highways impacts
· A modest rural structure characteristic of equestrian use in this landscape

There are no identified adverse impacts that would outweigh the proposal’s compliance with the development plan and NPPF.

Accordingly, the proposal is considered acceptable in planning terms and in accordance with the Wiltshire Core Strategy, the National Planning Policy Framework, and all other relevant material considerations subject to the recommended conditions and any necessary mitigation measures outlined in this report. 

RECOMMENDATION:
That Planning Permission be GRANTED, subject to conditions.





