APPLICATION FOR FULL-PLANNING PERMISSION
CASE OFFICER REPORT

	APPLICATION REFERENCE:
	PL/2026/00055

	APPLICATION TYPE:
	Full planning permission

	SITE ADDRESS:
	Savernake Park Farm, Savernake, Marlborough, SN8 4NE

	DEVELOPMENT DESCRIPTION:
	Permission to erect 2 poly tunnels

	RECOMMENDATION:
	Approve with Conditions



SITE DESCRIPTION/CONTEXT

The application relates to Savernake Park Farm in Savernake, Marlborough. The site comprises parcel of land immediately to the east of a collection of agricultural buildings. The  north and east boundaries of the site are lined by trees and to the south lies an open field. Beyond the agricultural buildings to the west there is a public footpath (SAVE10) sited approximately 210 metres away. The site is set approximately 950 metres to the south of Cadley and is located in a countryside location, with no nearby residential properties within the vicinity.

The site is subject to the following planning constraints:

· Washed over by the North Wessex Downs National Landscape
· Public Right of Way (SAVE10) runs 210 metres to the west of the site.
· located outside any defined limits of development.
· Flood Zone 1.

PROPOSAL

The application seeks consent for the erection of two polytunnels. Each would have a floor area of approximately 500 square metres, totalling 1,000 square metres of floor area between the two.

PLANNING HISTORY

K/81/0078 - Agricultural building. NOOBJECT 19th March 1981.

K/19449 – Erect 2 No. Silage Clamps and Slurry Store. Approved with Conditions 29th October 1992.

K/30882 - The construction of a new milking parlour building. Approved with Conditions 28th December 1994.

E/2013/0310/FUL - Installation of 199 250w photovoltaic solar panels and development ancillary thereto. Approved with Conditions 22nd April 2013.

16/08272/FUL - Change of use of redundant agricultural buildings to Class B1 (Light Industrial) and Class B8 (Storage) uses. Approved with Conditions 13th October 2016.

16/09502/FUL - Erection of cover over existing silage clamps. Approved with Conditions 5th December 2016.

PL/2021/11626 - Change of use of an unused covered silage store at Savernake Park Farm to Commercial use specifically falling within use class B8 (storage and distribution) and B2 (General Industrial), associated parking and associated works. Approved with Conditions 2nd February 2022.

RELEVANT LEGISLATION, POLICIES AND GUIDANCE

Statutory Legislation: 

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

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

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

· Core Policy 14: Spatial Strategy for the Marlborough 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 68: Water Resources

Neighbourhood Plan:

Marlborough Area Neighbourhood Plan 2021-2036

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
· North Wessex Downs National Landscape Management Plan 2025-2030

ISSUES 

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

· Whether the development is acceptable in principle
· 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 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)

CONSULTATION RESPONSES

[bookmark: _Hlk206417654]WC Archaeology: No objection

Savernake Parish 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.

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

Below is a summary of the representations received during the consultation period. Only material planning considerations have been taken into account in the assessment of this application. Non-material issues, such as property values or private legal disputes, cannot be considered in the determination process.

No 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 and conclusion

The proposal relates to modest agricultural development within an established agricultural unit. Such development is generally acceptable in principle within the countryside where it is functionally related to the agricultural use of the land and does not give rise to unacceptable planning impacts. The proposal is therefore considered broadly capable of support, subject to detailed planning constraints discussed below.

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

Assessment 

The proposed poly tunnels would have a typical appearance for structures of this kind, consisting of polythene sheeting over a dome-shaped frame. They would be sited within close proximity to a relatively large collection of agricultural buildings at Savernake Park Farm and would be read within the same context. The poly tunnels would be sited approximately 20 metres to the east of the existing agricultural buildings, with a tree line situated in close proximity both to the north and east of the site and land raising to the west whereby the polytunnels would not be visible in any long-distance views in these directions. Views from the nearby public right of way to the west (SAVE10) would be largely blocked by the existing agricultural buildings, and any glimpses would be viewed in context with the existing unit against the backdrop of the trees.

The siting is therefore considered a sensible and natural evolution of the existing agricultural unit and would have no negative visual impact.

Conclusion

Having regard to the above, the proposal complies with the design principles set out in Core Policy 57 of the Wiltshire Core Strategy.

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, which will be considered in detail under the below headings.

Assessment

Due to the proposal’s nature as the construction of two polytunnels within an established agricultural unit sited away from any residential properties, there are no concerns raised regarding residential amenity. There is no risk of any overlooking, overshadowing, or overbearing impacts arising as a result of the proposal.

Conclusion

The proposal therefore accords with Core Policy 57 point vii in respect of safeguarding residential amenity.

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 application has been submitted with a biodiversity enhancement plan and a small sites metric, which demonstrates a net increase of 27.2% for Area habitat units and 97.82% for hedgerow units. This is considerably higher than the 10% minimum requirement, so this is a significant benefit of the scheme.

BNG provision is secured post-decision, but consideration must take place at the application stage to ensure the minimum standards can be achieved. While Wiltshire Council’s Ecology Department was not formally consulted due to the modest scale of the proposal, the submitted biodiversity enhancement plan and small sites metric have been reviewed by the case officer, with informal ecological advice confirming that the information demonstrates that an adequate and policy‑compliant provision of biodiversity net gain can be achieved on site.

Conclusion

The proposal would result in a significant increase in biodiversity on site, going beyond the minimum standards required by current legislation. As such, the development complies with Core Policy 50 of the Wiltshire Core Strategy and the relevant provisions of the NPPF.

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.

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.

Assessment

While the proposal would see the introduction of two relatively large structures within the open countryside in the National Landscape, as discussed in the visual amenity section the proposed siting comprises a natural evolution of the existing agricultural unit, with the siting being closely tied to the existing agricultural buildings on site and screened from long-distance views in all directions, including from the nearby public right of way (SAVE10). Agricultural buildings are an expected element to be found in countryside locations, and in this instance the landscape impacts would be minimal given the discreet siting. A condition requiring submission of lighting details prior to installation, both internal and external will be attached to the consent in order to control the impact of lighting on the AONB. A condition requiring removal of the structure should the use cease is also applied in the interests of preserving the setting of the AONB.

Conclusion

The proposal, by virtue of its scale, siting, and design, would not harm the special qualities or scenic character of the North Wessex Downs National Landscape.

The development therefore complies with Core Policy 51 of the Wiltshire Core Strategy and Paragraph 176 of the NPPF in conserving and enhancing the National Landscape.

PLANNING BALANCE AND CONCLUSION

The proposal has been assessed against the relevant policies of the development plan and is found to be in accordance with them. There are no material considerations that indicate planning permission should be refused. The presumption in favour of sustainable development therefore supports the grant of permission in this case.

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

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

The development would deliver clear benefits, including the improved viability of the agricultural unit and biodiversity net gain well beyond statutory requirements which weigh positively in the overall planning balance.

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 and the representations received.

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.
