APPLICATION FOR FULL-PLANNING PERMISSION
CASE OFFICER REPORT

	APPLICATION REFERENCE:
	PL/2026/00704

	APPLICATION TYPE:
	Full planning permission

	SITE ADDRESS:
	Manor Farm, Collingbourne Kingston, Marlborough, SN8 3SD

	DEVELOPMENT DESCRIPTION:
	The erection of a livestock building to house dairy cows during calving and over winter. The proposed building will measure 61 metres in length by 22 metres width.

	RECOMMENDATION:
	Approve with Conditions



SITE DESCRIPTION/CONTEXT

The application site comprises the dairy unit at Manor Farm, a holding extending to approximately 177 hectares. The dairy unit is positioned approximately 0.5 miles to the west of the built environment of Collingbourne Kingston and includes an existing agricultural parlour building, slurry pit and static caravan providing temporary accommodation. The site is positioned adjacent to an area of woodland classified as Priority Habitat and is situated approximately 170m north of CKIN10, a Public Right of Way (footpath) that runs east to west across the holding. The site lies within the Hampshire River Avon Catchment, the 6.4km buffer zone for the Salisbury Plain Special Protected Area (SPA) and is washed over by the North Wessex Downs National Landscape. There are no other notable constraints at the site. 


PROPOSAL

The proposal involves the erection of a large agricultural building. The building will measure approximately 60m in length, 21m in width, 3.5m in height to the eaves and 6.6m in height to the ridge. The building will take a typical agricultural form, predominantly open sided with a pitched roof above. Materials are to include timber cladding to each end over a concrete panel plinth, with fibre cement grey roof sheeting. The building would be positioned perpendicular to the existing development at the site and immediately to the west of the woodland copse. The purpose of the works is to provide winter shelter for the herd. 


PLANNING HISTORY

	[bookmark: _bc9eaa23_7b84_4e11_8860_67eb8bbe0c9e]

	Proposal / Summary

	21/01218/FUL - Full planning permission Decision - Approve with Conditions Date: 1/6/2021 – Erection of steel portal building to house milking parlour, pumps and cooling equipment together with two 12,000 Litre milk tanks on adjacent concrete pad, new concrete yard, earth banked, lined slurry lagoon, hardcore turning circle, hardstanding area 




RELEVANT LEGISLATION, POLICIES AND GUIDANCE 

Statutory Legislation: 
Town and Country Planning Act 1990 (as amended) 

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 26 Spatial Strategy Tidworth Community Area
· Core Policy 34 Additional Employment Land;
· 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 62 Development Impacts on the Transport Network;
· Core Policy 64 Demand Management

Draft Wiltshire Local Plan Policies 
The examination of the emerging Wiltshire Local Plan has been paused and the weight to be afforded to any part of the emerging plan can be no more than very limited.  A decision on how to proceed will be made by the Council in May 2026.


Neighbourhood Plan:

There is no ‘made’ 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


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 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 Rights of Way: No comments received at the time of writing this report. 

WC Public Protection: No objection.

WC Ecology: No objection subject to condition. 

Collingbourne Kingston Parish Council: No comments received at the time of writing this report. 


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.
 
These methods were used to inform interested parties and provide a period of 21 days for comments to be submitted. No letters of representation 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 
The application seeks planning permission for the erection of an agricultural building to support the established farming enterprise at Manor Farm. National policy set out within the National Planning Policy Framework (NPPF) supports the sustainable growth and expansion of all types of rural businesses, including the development of new buildings required for agriculture (para 88). The NPPF recognises that such development is an essential component of a productive rural economy and, where appropriately located, is acceptable in principle.

At the local level, Core Policy 34 of the Wiltshire Core Strategy supports proposals that are necessary for the purposes of agriculture and that maintain the vitality of the rural area. The application site lies within open countryside where new development is generally restricted; however, agriculture is expressly identified as an appropriate and expected land use in such locations. The proposed building is intended to facilitate shelter for the existing herd associated with the existing farming enterprise and is therefore considered to constitute a functional and legitimate agricultural requirement.

The proposal is located within an established complex of modern farm buildings and represents a logical extension to the operational yard. The development would support the efficiency and ongoing viability of the holding, and no change of use of land is proposed.

Conclusion
On this basis, the erection of a building for agricultural use is considered acceptable in principle, subject to detailed considerations relating to design, landscape impact, heritage, and highways, which are assessed in subsequent sections of this report.

Design, Impact on the Character and Appearance of the Area and Landscape 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.

The Wiltshire Design Guide SPD (2024) promotes a context-led approach, encouraging integration with natural features and settlement patterns while avoiding visual intrusion.

The NPPF emphasises the need to protect and enhance valued landscapes, particularly those with scenic, historic, or ecological significance. Planning decisions should:

· Recognise the intrinsic character and beauty of the countryside.
· Safeguard key views, local distinctiveness, and landscape settings.
· Ensure development is well-integrated into its surroundings and avoids visual intrusion, especially in sensitive or designated areas.

Landscape impact must be considered alongside biodiversity, heritage, and green infrastructure objectives, with mitigation measures encouraged where harm cannot be avoided.

Paragraph 189 of the NPPF requires that great weight should be given to conserving and enhancing landscape and scenic beauty in National Landscapes which have the highest status of protection in relation to these issues.

Under Section 245 of the Levelling-up and Regeneration Act 2023, LPAs and other relevant authorities must now “seek to further” the statutory purposes of National Landscapes (formerly Areas of Outstanding Natural Beauty), replacing the previous duty to merely “have regard to” them.

This is an active duty, requiring authorities to take reasonable and proportionate steps to support the conservation and enhancement of the natural beauty, special qualities, and key characteristics of these designated areas when exercising any function that affects them.

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

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

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

Assessment 
Core Policy 57 of the Wiltshire Core Strategy seeks to ensure that new development is of a high-quality design that responds positively to its immediate context, reinforces local character, and integrates effectively with existing built form. Core Policy 51 requires development to protect, conserve and, where possible, enhance the character and quality of Wiltshire’s landscapes, ensuring that proposals respect local features, views, and the wider landscape setting. The Wiltshire Design Guide supports these objectives, emphasising the importance of appropriate siting, massing, materials and the treatment of settlement edges, particularly within rural environments.

The proposed building adopts a straightforward agricultural form characteristic of modern farm structures. The use of utilitarian materials including timber cladding, concrete wall panels, and fibre‑cement roof sheeting is consistent with the agricultural vernacular of the farmstead and reflects the functional purpose of the development. These materials match those found on the neighbouring parlour building and other similar agricultural buildings within the surrounding landscape, helping the new structure assimilate naturally within the setting.

The building has been carefully sited to sit perpendicular to the existing yard, forming an L shape yard development without significant intrusion into the open countryside. As a result, it will read as a natural and logical extension to the existing farm complex rather than as an isolated or visually intrusive feature. This consolidation ensures that the scale and massing of the new building do not disrupt the character of the wider rural landscape or alter the overall visual composition of the site.

In landscape terms, the site occupies a working agricultural setting where buildings of this form are expected. While the proposal will be visible from the nearby Public Right of Way, its position being clearly related to the existing complex, will aid towards reducing its prominence. As such, although users of the PRoW will have views of the development, the building will not appear incongruous, dominant or harmful in the landscape. Instead, it will read as part of the coherent grouping of agricultural development already present on site. For this reason, no harm is expected to be caused to the landscape quality and scenic beauty of the National Landscape. 

The proposal therefore conserves the character of the local landscape, respects key public views, and avoids undue visual intrusion in accordance with Core Policy 51. Furthermore, by using appropriate materials, maintaining a compatible scale and form, and integrating sensitively with the existing built environment, the development satisfies the requirements of Core Policies 51 and 57 and the relevant design principles within the Wiltshire Design Guide.

Conclusion
On this basis, the design and landscape impacts of the proposal are considered acceptable, and the development would not result in harm to the character, appearance or visual amenity of the surrounding countryside.

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.

These policies guide the assessment of amenity impacts. In this instance, there are no nearby residences that stand to be affected by the scheme due to its relatively isolated location within the open countryside. In addition, the proposal would not result in further intensification of the enterprise but merely seeks to provide winter shelter for the existing herd.   


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 
The proposal would not generate additional vehicle movements or place further pressure on the local highway network, as it primarily involves the creation of a winter shelter for existing livestock within an established enterprise. As such there are no concerns from a highway perspective in terms of further intensification of the highway network nor in relation to parking. 

Due to the proposed building siting approximately 170m north of the PRoW, no harm would be caused to pedestrians or users of the footpath.

Conclusion
Accordingly, the development is acceptable in highways and PRoW terms, and no conflict is identified with relevant local or national transport policies.


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 Council’s Ecologist has reviewed the submitted ecology documents and site information and raises no objection subject to conditions. The site comprises farmland with sparse arable vegetation and hardstanding, offering limited suitability for protected species, and no ponds were identified within 500m. The proposal falls within the River Avon SAC catchment, but the Habitats Regulations Assessment (HRA) screened the development out of Appropriate Assessment on the basis that no additional overnight accommodation or agricultural intensification is proposed, and no pathway for adverse effect exists. Similarly, although the site lies within the 6.4km buffer of the Salisbury Plain SPA, the HRA concluded that the development would not result in significant effects, with construction and operational impacts considered de minimis due to the nature and scale of the proposal and absence of increased residential pressure. 

No evidence of nesting birds was recorded during the assessment but standard protections under the Wildlife and Countryside Act 1981 have been highlighted, advising avoidance of vegetation clearance during the March–August nesting period. 

A statutory Biodiversity Net Gain (BNG) metric has been submitted confirming a baseline of 0.97 habitat units and no irreplaceable habitats or evidence of degradation on site. The metric also concludes that the site will contain a 12.09% biodiversity net gain post development with an area of improved grass land proposed along the northeast of the site between the proposed building and adjacent woodland. 

Ecological enhancements, including bat and bird features, will be required by condition, alongside compliance with precautionary methods set out in the Preliminary Ecological Appraisal. Guidance regarding the control of artificial lighting to safeguard bat activity has also been provided.

Conclusion
The proposal raises no significant concerns subject to conditions securing ecological enhancements such as bird and bat boxes, and strict accordance with the precautionary methods set out within the Preliminary Ecological Appraisal. 


Pre-commencement Condition Agreement 

This recommendation includes a pre-commencement planning condition relating to ecological enhancements. 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 and sought their agreement. Written confirmation of agreement was received from the applicant’s agent on 08/05/2026. 


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 and the emerging Local Plan.

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

No material considerations have been identified that would significantly and demonstrably outweigh these benefits or indicate that permission should be refused, having regard to the assessment above.

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.

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

