DELEGATED REPORT

	APPLICATION REFERENCE:
	PL/2025/09956

	APPLICATION TYPE:
	Full planning permission

	SITE ADDRESS:
	Wotton Fields Farm, Marlborough Road, Royal Wotton Bassett, Swindon, SN4 7SA

	DEVELOPMENT DESCRIPTION:
	Retrospective approval for the conversion of an existing coach house into residential use to allow for it's continued use as a holiday let business.

	RECOMMENDATION:
	That Planning Permission be GRANTED



PROPOSAL

The proposal seeks retrospective Consent for the conversion of the former coach house at Wootton Fields Farm into a one-bedroom holiday let. The development works included: the installation of a mezzanine to provide a double bedroom, a small kitchen, a shower room, a lounge area, including the installation of an air‑source heat pump and two roof lights to the rear elevation of the building. 

The further works included a replacement roof, replacement windows and doors and replacement barn doors. Access and hardstanding parking are shared with the main dwelling. Foul waste is also via a shared septic tank.

SITE DESCRIPTION/CONTEXT

The application site comprises a former coach house located within the curtilage of Wootton Fields Farm, Marlborough Road, Royal Wootton Bassett. The site forms part of a rural farmstead centred around a Grade II listed farmhouse, with several associated historic outbuildings, including a nearby Grade II listed barn. The coach house itself is a modest, single-storey, brick-built structure with a pitched slate roof, positioned adjacent to the main dwelling within an established group of agricultural buildings. The site lies within open countryside outside defined settlement boundaries, approximately 1.2km from Royal Wootton Bassett, and is accessed via an existing vehicular access onto Marlborough Road, with ample hardstanding for parking and turning. The surrounding context is predominantly rural in character, with agricultural land and sporadic built form, and includes a public right of way to the west of the site.

PLANNING HISTORY
	Proposal / Summary

	PL/2026/00127 LBC - Retrospective approval for the conversion of an existing coach house into residential use to allow for it's continued use as a holiday let business. Pending Consideration

	17/06816/LBC, Conversions of existing barn and erection of family dwelling and associated works, Refused, 31/08/2017

	17/04425/FUL, Conversions of existing barn and erection of family dwelling and associated works, Refused, 31/08/2017

	15/05072/FUL, Conversion of Cow Byre to Dwelling,  Withdrawn

	15/02327/PNCOU, Prior Notification under Class MB - Change of Use/ Conversion of Existing Agricultural Building to Single-Storey Dwelling Withdrawn

	

	




RELEVANT POLICIES AND GUIDANCE

Wiltshire Core Strategy:

· Core Policy 1: Settlement Strategy
· Core Policy 2: Delivery Strategy
· Core Policy 48: Supporting Rural Life 
· Core Policy 57: Ensuring High Quality Design and Place Shaping
· Core Policy 50: Biodiversity and Geodiversity 
· Core Policy 58: Ensuring the Conservation of the Historic Environment 
· Core Policy 61: Transport and New Development
· Core Policy 64: Demand Management

Royal Wootton Bassett Neighbourhood Development Plan 2017–2026 (Made 2018) 
Policy 9 – Visitor Accommodation and Facilities
Policy 7 – Design
Policy 10 – Landscape Setting

Wiltshire Design Guide

The National Planning Policy Framework (NPPF) 

The Planning Practice Guidance 

National Design Guide

Wiltshire Local Transport Plan 2011-2026
LTP3 Car Parking Strategy
LTP3 Cycling Strategy 

CONSULTATION RESPONSES

Parish/Town Council: No objection 

WC Conservation: 

The Conservation Officer raises no objection. The revised submission clarifies the building’s evolution, confirming that the main harm to its historic plan form occurred in 1988, with later works having a limited additional impact. The current alterations associated with the holiday let are considered minor, and the proposal would secure a viable use that supports the building’s long-term maintenance and conservation.




WC Highways: 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.1 public representation was received in support of the application. Comments advise that there would be no adverse effects from the proposal. 

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 adopted Wiltshire Core Strategy (2015) and, where applicable, any made Neighbourhood Plans. 

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.
CP39 sets out that, outside Principal Settlements and Market Towns, new tourist and visitor facilities should preferably be located in or close to Local Service Centres or Large and Small Villages, and, where feasible, should make use of existing or replacement buildings rather than new‑build structures. 

Core Policy 48 supports the reuse and diversification of rural buildings and land to sustain rural communities, encourage economic activity, and secure the long-term maintenance of existing assets, particularly where this can be achieved without harming the character of the countryside.

Assessment

The site is located outside any settlement boundary defined in the Wiltshire Core Strategy (WCS) and therefore falls within the open countryside, where development is generally restricted. The proposal seeks to change the use of a previously vacant rural building to short‑term holiday accommodation, a form of development that receives support under Core Policy 39, which acknowledges the economic value of tourism to Wiltshire and the reuse of buildings.  While the proposal does involve the reuse of an existing building in accordance with part of the policy, its location in the wider open countryside means it only partially aligns with the locational expectations of CP39.

The site lies approximately 1.17 km beyond the defined settlement boundary of Royal Wootton Bassett, which is designated a Market Town under the Wiltshire Core Strategy and features varied tourist attractions. Although this distance could, in policy terms, be considered “close” to the settlement, in practice, access to and from the site would be almost entirely dependent on private cars. There is no safe or realistic opportunity for pedestrian access: the route follows an adopted classified C‑road with no footpaths, street lighting, refuges, or bus stops, and pedestrians would be required to walk directly along the carriageway. In these circumstances, the development does not provide safe or sustainable access options and therefore conflicts with the sustainability expectations of Core Policy 39, which seeks to ensure that tourist accommodation is appropriately located and accessible by means other than the private car.

The proposal aligns more closely with Core Policy 48, which supports the reuse of rural buildings where criteria are met. In this case:
· The building is structurally capable of conversion with limited intervention;
· External alterations are minimal and preserve its rural character;
· The site benefits from existing access and shared infrastructure; and
· The use secures a viable long-term function for a curtilage-listed building, supporting its conservation.
However, the site performs less favourably in relation to sustainability and access to services. Although Royal Wootton Bassett lies approximately 1.2km away, the route is along an unlit rural road with no footway or safe pedestrian infrastructure, resulting in a high reliance on private vehicles, which conflicts with the sustainable transport objectives of the Core Strategy.

At the neighbourhood‑plan level, the Royal Wootton Bassett Neighbourhood Development Plan offers some support for tourist accommodation through Policy 9 (Visitor Accommodation and Facilities); however, this support applies specifically to proposals within the built‑up area, a criterion that the current proposal does not meet. Nevertheless, the development does align with Policy 7 (Design), as it preserves the historic character and appearance of the curtilage‑listed outbuilding, and it is consistent with Policy 10 (Landscape Setting), given that the external alterations are minimal and do not adversely affect the site’s wider rural character.

The NPPF supports sustainable rural tourism and economic diversification, particularly through the reuse of existing buildings, provided proposals respect the character of the countryside and avoid harm to heritage assets. It also promotes small-scale tourism development where it contributes positively to the rural economy and aligns with the presumption in favour of sustainable development.

In this case, the proposal secures a viable long-term use for a curtilage-listed building, preserves its historic significance, and provides modest economic benefits, consistent with national policy objectives. The support of the Parish Council further indicates local acceptance.
Whilst the site is car-dependent, its close proximity to Royal Wootton Bassett limits travel distances and supports local services. In rural Wiltshire, the absence of footways and lighting is characteristic of the landscape, and their introduction could itself cause harm. On balance, the proposal represents a low-impact reuse of an existing building, and its economic and heritage benefits weigh in favour of the development in line with the NPPF.

Conclusion
The proposal conflicts with the spatial strategy of Core Policies 1 and 2 and Neighbourhood Plan Policy 9 due to its countryside location and reliance on private transport. However, it is strongly supported by Core Policy 48 and national policy, as it involves the reuse of an existing rural building with minimal alteration, preserves the character of a heritage asset, causes no identifiable landscape harm, and provides a viable use that supports the rural economy and the long-term maintenance of the building. On balance, these material considerations carry significant weight and outweigh the identified policy conflict, and the proposal is therefore considered acceptable in planning terms.

Design and Impact upon the upon the character and context of the area
Policy Context
Core Policy 57 - Ensuring High Quality Design and Place Shaping of the Wiltshire Core Strategy seeks to ensure that all new development is of high design quality, reflecting local context, character, and distinctiveness.

Assessment
The proposal relates to the retrospective conversion and continued use of an existing rural outbuilding. As set out within the submitted Design and Access Statement, the scheme involved very limited external alterations, primarily comprising the replacement of doors and the insertion of rooflights, with no increase in footprint or height. The building, therefore, remains subordinate within the established farmstead grouping and retains its ancillary form and scale.

The design approach taken by the previous works retains the building’s simple agricultural form and utilitarian character, with materials and detailing consistent with its historic use. The introduction of timber doors and discreet rooflights is considered sympathetic and visually recessive, ensuring the building continues to read as a traditional farm structure rather than a domestic insertion.

The proposal has preserved the existing layout, building line and spatial arrangement of the site and does not introduce incongruous features or urbanising elements. As such, there is no adverse impact on the wider rural landscape or the setting of the host dwelling, and the development integrates appropriately with its surroundings.  No significant concerns have been raised by consultees regarding design or visual impact, and the application has received local support.

Conclusion
Overall, the proposal is considered to accord with Core Policy 57, representing a sensitive reuse of an existing building that preserves the character and appearance of the site and its rural context.

Amenity
Policy Context
Point vii of Core Policy 57 - Ensuring High Quality Design and Place Shaping of the Wiltshire Core Strategy seeks to ensure that developments do not adversely affect neighbouring properties.

The National Planning Policy Framework (NPPF), particularly Paragraph 135(f), stresses that planning decisions should ensure developments provide a high standard of amenity for existing and future users.   

The proposed development has been assessed in terms of its potential impact on the residential amenity of neighbouring properties, with particular regard to loss of light, overshadowing, loss of privacy, and overbearing effects. 

Loss of Light / Overshadowing
The proposal relates to the reuse of an existing building with no increase in height or footprint. As such, there are no material changes that would result in additional overshadowing or loss of light to neighbouring properties. The relationship between buildings remains unchanged, and no adverse impacts are identified.


Loss of Privacy
The limited external alterations, including the insertion of rooflights at a high level, have not introduced opportunities for overlooking. The building is set within a rural context with sufficient separation from neighbouring dwellings, and the use as a single holiday let unit has not given rise to unacceptable levels of overlooking or loss of privacy.

Overbearing Impact
Given that the proposal has not involved any extension or enlargement of the building, there has been no increase in massing or scale. The existing relationship with surrounding properties has been maintained, and the development has not resulted in dominant, oppressive, or overbearing.

Conclusion
Overall, the proposal has not resulted in adverse impacts on neighbouring amenity and is therefore considered to comply with Core Policy 57 and the amenity objectives of the NPPF.


Highways Impact
Policy Context
Core Policy 57 (xiv) of the Wiltshire Core Strategy seeks to ensure that development must meet the requirements of Core Policy 61. This policy requires proposals to be capable of being served by safe access to the highway network. Core Policy 64 seeks to ensure compliance with parking standards set out in the Local Transport Plan.

The National Planning Policy Framework (NPPF), particularly Paragraph 115 and 116, requires that development proposals do not have an unacceptable impact on highway safety and that safe and suitable access to the site can be achieved for all users.

Assessment
The proposal has utilised the existing vehicular access and will continue to do so, shared with the main dwelling, with no alterations proposed. The access arrangement is established and remains appropriate for the development's current use. The site benefits from adequate off-street parking and on-site turning provision, enabling vehicles to enter and exit in a forward gear. The continued  use as a single holiday let, in conjunction with the host dwelling, is not expected to generate a level of traffic that would result in harm to highway safety or place undue pressure on parking provision. The Local Highways Authority has reviewed the proposal and raises no objection, confirming that the existing access, parking and turning arrangements are satisfactory for both the host dwelling and the holiday accommodation. No concerns have been raised by third parties in respect of traffic generation, access safety, or parking.

Conclusion
The proposal is considered to provide safe and suitable access, with adequate parking and turning facilities, and would not give rise to any unacceptable impacts on highway safety. The development therefore accords with Core Policies 57, 61 and 64 of the Wiltshire Core Strategy, as well as the requirements of the NPPF.

Heritage Impact 
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. 

Section 66 requires that special regard be given to the desirability of preserving listed buildings, their settings or any features of special architectural or historic interest which they possess.

Section 72(1) of the Act requires the Council to pay special attention to the desirability of preserving or enhancing the character or appearance of designated Conservation Areas.

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.

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.

Assessment
The site comprises a curtilage-listed former coach house associated with the Grade II listed Wootton Fields Farmhouse, and is located within a group of designated heritage assets. In accordance with Section 66 of the Act, great weight must be afforded to the conservation of the asset, its setting, and its significance.

The proposal relates to the retention and continued use of the building as a holiday let, following internal conversion and minor external alterations, with included  replacement doors, windows and the insertion of discreet rear rooflights. Evidence submitted and confirmed by the Conservation Officer demonstrates that the principal loss of historic fabric and plan form occurred prior to the current works, with the building having undergone significant historical alteration. The works subject to this application, therefore, represent minor and limited additional change in heritage terms.

The building’s simple agricultural character, form and appearance have been preserved, with interventions designed to be subservient, sympathetic and largely reversible. The external appearance remains consistent with a traditional farm outbuilding, and the proposal does not introduce domestic features that would erode its historic identity or the wider character of the farmstead. Importantly, the proposal ensures viable, sustainable long-term use of the building. In the absence of such a use, there is an increased risk of deterioration. The development therefore continues to make a positive contribution to the conservation of the heritage asset, ensuring its ongoing maintenance and safeguarding its significance within the setting of the listed farmhouse.

The Conservation Officer raises no objection and supports the retrospective works and continued use, confirming that any harm is negligible and at the very lowest end of less than substantial harm, and that this is clearly outweighed by the public benefits of securing the building’s optimum viable use. In accordance with the NPPF, substantial weight is given to the conservation of heritage assets. In this case, the proposal has resulted in no harm, or at most very minor less than substantial harm, which is decisively outweighed by the clear public benefits of heritage conservation, rural economic activity and the continued use of the building.

Conclusion
The proposal not only preserves but positively supports the long-term conservation and viable use of a curtilage-listed heritage asset, without harm to its significance or setting. It therefore accords with Sections 66 and 72 of the Act, Core Policy 58, Core Policy 57, and the heritage objectives of the NPPF, and is afforded significant weight in favour of the development.

National Landscape 
Policy Context
Core Policy 51 of the Wiltshire Core Strategy requires all development to protect, conserve, and where possible enhance the character and quality of Wiltshire’s landscapes, giving particular weight to designated areas such as National Landscapes.

The National Planning Policy Framework (NPPF), in Paragraph 189, states that “great weight” should be given to conserving and enhancing landscape and scenic beauty in National Landscapes (formerly Areas of Outstanding Natural Beauty). Development within or affecting the setting of a National Landscape must demonstrate that it will not result in unacceptable harm to the special qualities of that area.

Under Section 245 of the Levelling‑Up and Regeneration Act 2023, the Council must now ‘seek to further’ the purposes of the National Landscapes in its decision-making. This legislative change strengthens the duty under Section 85 of the Countryside and Rights of Way Act 2000, which originally required that authorities ‘have regard to’ their conservation purpose. In assessing this proposal, the Council has actively considered how it will conserve and enhance the natural beauty of the National Landscape, in line with national legislation and the area's Management Plan.

Assessment
The site is not within or adjacent to a designated National Landscape. The proposal involves the reuse of an existing building with no increase in scale or massing, and only minimal external alterations. As such, there is no visual intrusion, loss of openness, or harm to landscape character, and the building remains consistent with the established farmstead context. No concerns have been raised by consultees or third parties.

Conclusion
The proposal preserves the rural character and landscape quality of the area and accords with Core Policy 51 and the NPPF.

Planning Balance and Conclusion
The proposal is located within the open countryside, outside any defined settlement boundary, where Core Policies 1 and 2 seek to strictly control development. Although Core Policy 39 provides limited support for tourism, this is directed toward more sustainable locations, and the proposal therefore conflicts with the spatial strategy of CP1, CP2 and CP39, as well as Neighbourhood Plan Policy 9.

However, the proposal complies with Core Policy 48, as it involves the reuse of a structurally sound rural building, requires only minimal external alteration, preserves the character of a curtilage-listed heritage asset, and is served by an existing access. It therefore represents a form of low-impact rural diversification supported by the development plan.

The retrospective works and proposed continued use also align with Neighbourhood Plan Policies 7 and 10, given that they preserve the character, appearance, and landscape setting of the site, with no identified harm. Significant weight is afforded to the NPPF, which supports the reuse of existing rural buildings, encourages sustainable rural tourism, and places great importance on the conservation of heritage assets. The proposal continues to secure a viable long-term use for the building, ensuring its ongoing maintenance, and provides modest economic benefits to the rural area. While the site is reliant on private transport, its proximity to Royal Wootton Bassett limits travel distances and reflects the characteristics of a rural location.

On balance, the works and continued use give rise to a limited degree of policy conflict due to its location within the open countryside and reliance on private transport, which weighs against the scheme. However, any harm arising from this conflict is tempered by the site’s close proximity to Royal Wootton Bassett and the absence of any wider impacts in terms of landscape, design, amenity, or highway safety. In contrast, the proposal delivers clear and tangible benefits, including the reuse of an existing rural building, the securing of a viable long-term use for a curtilage-listed heritage asset, and the conservation of its character and setting, alongside modest economic benefits associated with rural tourism. The level of harm identified is therefore limited and localised, and is clearly outweighed by the heritage, environmental and economic benefits of the scheme. Accordingly, the proposal is considered acceptable in the overall planning balance.

RECOMMENDATION:  That Planning Permission be GRANTED subject to conditions.

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

Location Plan  PL02 8 Jan 2026
Floor Plans & Elevations Current PL11 received 20 Apr 2026
Door Type 1 Details Plan PL04 Received 24th February 2026
Door Type 2 Details Plan PL05 Received 24th February 2026
Door Type 3 Details Plan PL06 Received 24th February 2026
Specification for Centre Pivot & Polar Centre Pivot Roof Windows Received 24th February 2026
Application Form received 8th January 2026
REASON: For the avoidance of doubt and in the interests of proper planning.

2. 	The accommodation hereby permitted shall be used for holiday letting purposes only and shall not be occupied as a person’s sole or main place of residence.

REASON: The site is located in the open countryside where unrestricted residential occupation would be contrary to Core Policies 1, 2 and 48 of the Wiltshire Core Strategy.

3. 	A register of occupants shall be maintained at all times and shall be made available to the Local Planning Authority upon request. The register shall include the names of occupants and the dates of their stay.

REASON: To ensure the accommodation is used for holiday purposes only and not as a permanent dwelling.

4.	The holiday unit shall not be used independently of the host dwelling as a separate planning unit and shall remain functionally linked to Wootton Fields Farm.

REASON: To prevent the formation of an unrestricted residential unit in an unsustainable countryside location.

INFORMATIVE

The applicant is reminded of the need to obtain separate listed building consent for certain works in addition to this planning permission.

INFORMATIVE

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

(a) a Biodiversity Gain Plan has been submitted to the planning authority, and
(b) the planning authority has approved the plan. 
The planning authority, for the purposes of determining whether to approve a Biodiversity Gain Plan, if one is required in respect of this permission would be Wiltshire Council.
There are statutory exemptions and transitional arrangements which mean that the biodiversity gain condition does not always apply. For further information on exempt developments please refer to:  https://www.gov.uk/guidance/biodiversity-net-gain-exempt-developments 

Based on the information available this permission is considered to be one which will not require the approval of a biodiversity gain plan before development is begun because one or more of the statutory exemptions or transitional arrangements is considered to apply. 



