APPLICATION FOR FULL-PLANNING PERMISSION
CASE OFFICER REPORT

	APPLICATION REFERENCE:
	PL/2026/00388

	APPLICATION TYPE:
	Full planning permission

	SITE ADDRESS:
	Levetts Farm, Clench Common, Marlborough, SN8 4DR

	DEVELOPMENT DESCRIPTION:
	Demolition of agricultural building and erection of replacement barn with associated access track, landscaping and works

	RECOMMENDATION:
	Approve with Conditions



SITE DESCRIPTION/CONTEXT

The application site comprises a parcel of agricultural land located to the north-west of Levetts Farm, Clench Common in Marlborough. The site includes an existing dilapidated agricultural barn positioned toward the north-west corner, with the remainder laid to open pasture. Land immediately adjoining the site forms part of the wider agricultural planning unit. Immediately to the southwest of the dilapidated barn is an aparthotel which was approved under PL/2025/01682. This lies outside of the red line for the current application but forms part of the same planning unit. To the northeast and northwest of the site lies open fields, to the southeast lies the main dwellinghouse at Levetts Farm, with a mature beech hedge on the field boundary separating the site from the main dwellinghouse, and to the southwest lies other residential properties outside of the planning unit.

A Public Right of Way (SAVE12) runs immediately to the southeast of the site, just beyond the beech hedge on the site boundary, and the site is washed over by the North Wessex Downs National Landscape.

PROPOSAL

The application seeks consent for the demolition of an existing agricultural building and erection of a replacement barn with an associated access track, landscaping and works.

PLANNING HISTORY

E/2012/0631/FUL - Demolition of existing barn, replacement with two holiday let units, the creation of new vehicular access and associated works. Approved with Conditions 29th June 2012.

PL/2024/03916 - Part 3 Class R - Notification for change of use of agricultural building to C1 Aparthotel (under 150sqm). PLO - Class R Notification Acknowledgement 25th April 2024.

PL/2024/04111 - Proposed operational works in association with the upcoming change of use of the agricultural building to a flexible commercial use under Schedule 2, Part 3, Class R of the General Permitted Development Order 2015 (as amended). Approved with Conditions 7th October 2024.

PL/2024/09448 - Conversion of agricultural building (with extant consent for a C1 aparthotel use) to one Use Class C3 dwellinghouse and associated landscaping. Refused 18th December 2024.

PL/2025/01682 – Demolition of agricultural building (with extant consent for a C1 aparthotel use) and erection of a Use Class C1 Aparthotel, associated access and landscaping. Approved with Conditions 29th April 2025.

PL/2025/04497 - Discharge of conditions 3 and 9 (Construction Environmental Management Plan), 4, (Barn Owl Survey and Assessment Report) of PL/2025/01682. Approved 3rd September 2025.

PL/2025/04899 - Erection of a Use Class C3 dwellinghouse, associated access and landscaping. Approved with Conditions 18th December 2025.

PL/2025/06523 - Discharge of conditions 5 (Samples of Materials) & 6 (Details of Windows) relating to application PL/2025/01682. Approved 15th September 2025.

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 1: Settlement Strategy
· Core Policy 2: Delivery Strategy
· Core Policy 14: Spatial Strategy for the Marlborough Community Area
· Core Policy 34: Additional employment Land
· Core Policy 48: Supporting Rural Life
· Core Policy 50: Biodiversity and Geodiversity;
· Core Policy 51: Landscape
· Core Policy 57: Ensuring High Quality Design and Place Shaping;

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

ISSUES 

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

· Whether the development is acceptable in principle (CP 1 and 2)
· Whether the scheme constitutes high quality design (CP 57)
· Whether the scheme would have an acceptable impact upon the reasonable living conditions of the adjoining occupants (CP 57)
· Whether the scheme would have an acceptable landscape impact (CP 51) 
· Whether the proposal would have a negative effect upon highway safety, including if there is sufficient parking for the proposed development (CP 61 and 64)
· Whether there would be any harmful impacts upon protected species or priority habitats (CP 50)

CONSULTATION RESPONSES

Savernake Parish Council: No objection.

[bookmark: _Hlk206417654]WC Highways: No objection.

WC Rights of Way: No response received at the time of writing.

WC Archaeology: No objection.

WC Ecology:  (Final response) No objection subject to conditions.

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.

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 

The application seeks the removal of an existing barn and its replacement with a new barn of a similar scale in a slightly different position within the site. A supporting statement confirms that the holding is used by local farmers for hay production to feed livestock, with the existing barn used for hay and equipment storage. Sheep are also hosted on the land during summer months. There is therefore a clear agricultural need for the building.

The supporting Planning Statement further confirms that the existing barn is in a poor state of repair, which has been corroborated by the case officer during the site visit. Based on the evidence of its condition, as observed during the site visit, it is considered that the existing barn is no longer capable of meeting modern agricultural requirements due to its age and condition, and that its replacement is necessary to support the ongoing operation of the holding.

Planning permission has also been granted for an aparthotel immediately to the south of the site, and the repositioning of the barn would increase separation between the two uses, thereby reducing the potential for amenity impacts arising from agricultural activity.

The site is located in a rural location where barns are an expected form of development, and the amount of built form within the open countryside would remain essentially the same as the proposal would be a replacement of existing. While development outside limits of development is not generally supported by core policies 1 and 2, core policy 34 supports development that supports sustainable farming and food production through allowing development required to adapt to modern agricultural practices and diversification where they meet certain criteria.

In this case, the proposal is considered to comply with Core Policy 34. The development meets criterion (a) in that it accords with the broader sustainable development objectives of the Core Strategy through supporting an established rural enterprise. In respect of criterion (b), the proposed barn would be of a similar scale to the existing building and would not result in a material increase in built form within the countryside or give rise to unacceptable impacts on the character of the area or nearby amenity, a matter considered further below. The siting of the replacement building within the established group of agricultural structures and its comparable scale ensure that it would not appear as a visually intrusive addition within the wider countryside. Criterion (c) is satisfied as the applicant has demonstrated that the building is required to support modern agricultural practices, replacing an existing structure which, due to its age and condition, is no longer capable of supporting modern agricultural practices and cannot reasonably be adapted. The proposal would not undermine strategic employment allocations (criterion (d)) and adequate infrastructure is available to serve the development (criterion (e)).

A condition will be imposed ensuring the existing barn shall be demolished and all materials removed from the site prior to the first use of the replacement building. A condition will also be imposed ensuring the building remains in agricultural use To ensure that the use of the site remains appropriate to its rural location and to enable the local planning authority to control any future changes of use.

The proposal would deliver clear benefits in supporting the ongoing viability and efficiency of an established agricultural use, whilst avoiding a net increase in built form within the countryside.

Conclusion

Whilst the site lies outside the limits of development where new built development is generally restricted by Core Policies 1 and 2, the proposal is considered to represent an acceptable form of rural development that supports the ongoing viability of an established agricultural use and is supported by Core Policy 34. The proposal is therefore acceptable in principle, subject to the detailed planning considerations set out 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 barn would be a replacement of existing in a different position within the site. It would have a broadly comparable scale and footprint and would consist of a higher-quality design, with vertical timber cladding external walling under a standing seam zinc roof. It would consist of a hip-to-gable style roof form with a third gable end included centrally in the north elevation. The design of the barn reflects that found in the aparthotel currently under construction within the same field, so it would blend in well with the existing site, and the re-positioning of the barn would bring it closer to the established built form in the local area, so it would reduce any sense of encroachment into the open countryside.

The site is generally not visible from the public highway to the southwest, but A Public Right of Way (SAVE12) is located immediately to the southeast, from which the existing barn is highly visible. The replacement barn would be less visible than the existing barn from the public right of way due to a mature beech hedge on the boundary which would block views. Given the high standard of design and the lack of any material increase in built from on site, the proposal is not considered to have any negative impacts upon visual amenity.

Due to the application being assessed on the basis as a replacement barn, a condition will be imposed to ensure the existing barn is removed prior to first use of the newly approved barn, in the interest of protecting visual amenity.

Conclusion

Overall, the proposed design of the new barn would be an improvement upon the existing dilapidated barn, and the siting would have no material impact upon visual amenity. The proposal therefore complies with the design principles set out in Core Policy 57 of the Wiltshire Core Strategy, subject to the removal of the existing barn.

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 below.

Assessment

The proposed barn would be single storey and sited approximately 16 metres from the nearest residential property. Given its limited height, scale and separation distance, the development would not result in any material overlooking, overshadowing or overbearing impact on neighbouring occupiers.

The proposed use of the barn would be for the storage of machinery for the maintenance of the land, as well as the storage of feed, troughs and fencing in association with the sheep held on the holding. The proposed use of the barn for the storage of agricultural machinery and associated materials is typically low intensity in nature. Whilst some vehicle movements and occasional noise may arise, these would be intermittent and associated with the ongoing management of the land and are not considered likely to result in any significant adverse impact on the living conditions of nearby occupiers by reason of noise or disturbance.

The use would also be consistent with the established agricultural character of the site, including the existing barn, and would not introduce a materially different or more intensive form of activity.

Conclusion

For these reasons, the proposal is considered to accord with Core Policy 57 (vii) of the Wiltshire Core Strategy, which seeks to ensure that development does not result in unacceptable harm to the amenities of neighbouring occupiers.

Highways Impacts and Parking 
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 proposed barn would be served by a new access track included within the application red line. This would connect to the existing private driveway serving Levetts Farm, which is within the same ownership. The access track is modest in scale and is considered appropriate to serve the proposed development.

A parking area is included in the block plan, but this is outside of the red line so it would not benefit from permission under the current application. There is no statutory requirement for parking at barns, and there is currently no parking provision for the existing barn, so the parking is not required in order for the current application to be acceptable on highways grounds in any case.

A Public Right of Way (SAVE12) runs to the south-east of the site. The proposed development would not physically affect the route and given the limited scale and agricultural nature of the use, it is not considered that there would be any material adverse impact on the safety or amenity of users of the right of way, either during construction or operation.

Wiltshire Council’s Highways department has been consulted on the application and have responded with no objections, stating that since the application is for a replacement barn, there are no concerns raised regarding highways impacts. The comments received from the highways officer are agreed, whereby the highways impact of the replacement barn would be neutral due to its nature as a replacement of existing. Whilst the Highways Officer’s comments do not explicitly address the proposed access track, the Local Planning Authority is satisfied, having regard to its limited scale, agricultural function, and connection to an existing private drive, that it would not give rise to highway safety concerns.

Conclusion

The proposed development would not result in any adverse impact on highway safety. The proposal is therefore considered to comply with Core Policies 57 (xiv), 61 and 64 of the Wiltshire Core Strategy, the NPPF, and the Wiltshire Local Transport Plan.

Ecology and Biodiversity
Policy Context
Core Policy 50 of the Wiltshire Core Strategy seeks to protect and enhance biodiversity and geodiversity, including through ensuring that development avoids harm to protected species and habitats.

The National Planning Policy Framework (NPPF), in Paragraphs 193, requires that development minimises impacts on and provides net gains for biodiversity, including ensuring mitigation is secured where harm cannot be avoided.

National legislation requires most development to deliver a minimum of 10% Biodiversity Net Gain (BNG), unless specific exemptions apply, demonstrated via:

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

Assessment 

A Biodiversity Net Gain assessment and statutory metric have been submitted in support of the application. The metric outlines a net increase of 27.57% for hedgerow units and a net increase of 12.83% for Area Habitat Units, which comfortably meets the 10% minimum requirement. An informative will be included alerting the applicant’s attention to the BNG requirements.

The site is not located in any statutory designated areas or associated consultation/buffer zones, and the habitats on-site are of limited suitability for use by protected species.

Wiltshire Council’s Ecology Department has been consulted on the application and following an initial request for further Biodiversity Net Gain information, have responded with no objections to the scheme subject to conditions, stating that the existing barn is open-fronted with corrugated metal walls and roof, and was found to have negligible potential for use by roosting bats. They have stated that In line with the ecology response for PL/2025/04899, a Construction Method Statement (CMS) should be secured via condition to ensure adequate protection, mitigation and compensation for protected species and priority habitats throughout the construction period. This will be included as part of the approval.

The Ecology Officer has also noted that information submitted with a previous application (PL/2025/04899) reported evidence of a barn owl in the building to be demolished presently, but this was not reported during the more recent survey. Whilst evidence of barn owl activity has previously been recorded in the vicinity, the most recent survey did not identify active use of the barn to be demolished. The proposed provision of a barn owl nest box and other enhancement measures is therefore considered a proportionate response, ensuring that suitable opportunities remain available within the locality. Given that evidence of a barn owl roost was found in the neighbouring building as well, enhancements for barn owls will be required and the Ecology Officer has requested a condition requiring the subsequent submission of ecological enhancement details, including a barn owl nest box. This condition will also be included as part of the approval.

The comments received from the Ecology Officer are agreed, whereby the submitted Biodiversity Net Gain information demonstrates that the development is capable of delivering in excess of the required 10% BNG, and the development can be considered acceptable on ecological grounds subject to appropriate mitigation measures and construction methods, which will be secured via condition. Having regard to the submitted ecological information, it is considered that the site is of relatively low ecological value and that the proposed development would not result in any significant harm to ecological receptors, subject to the implementation of mitigation and enhancement measures.

Conclusion

The development therefore complies with Core Policy 50 of the Wiltshire Core Strategy and the relevant provisions of the NPPF, subject to the imposition of conditions discussed above.
Whilst historical evidence of barn owl presence has been identified, the most recent survey confirms the absence of active use of the building. The Council is satisfied that the proposal does not give rise to an offence under the Wildlife and Countryside Act 1981, subject to the implementation of the recommended precautionary mitigation and enhancement measures.


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 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 proposed barn would be located within open countryside in the National Landscape, it would replace an existing structure of comparable scale. The proposed siting would more closely relate to the existing group of built development, reducing the extent of built form within the wider field parcel and resulting in a more coherent and consolidated layout. 

The barn’s single storey form and agricultural appearance would be consistent with the surrounding rural context, and its positioning would limit its prominence in wider views. The development would therefore be seen as part of the existing pattern of agricultural buildings rather than as an isolated or intrusive feature in the landscape. In this respect, the proposal would better reflect the existing settlement pattern and reduce visual dispersal of built form, thereby contributing positively to the conservation of the area’s landscape character.

In applying the statutory duty under Section 245 of the Levelling-up and Regeneration Act 2023, the Local Planning Authority has sought to further the conservation and enhancement of the National Landscape. This is achieved through the consolidation of built form, the replacement of a visually poorer structure with a higher quality design, and the reduction in visual dispersal across the site.

The proposed works are therefore not considered to give rise to any material harm to the character or appearance of the National Landscape

Conclusion

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.

Pre-commencement Condition Agreement

This recommendation includes pre-commencement planning condition(s) relating to the submission of a construction method statement and details of ecological enhancements in the interest of ensuring adequate protection, mitigation and compensation for protected species and priority habitats and to provide mitigation/enhancement for biodiversity. 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 agent of the proposed conditions and sought their agreement. Written confirmation of agreement was received from the applicant’s agent on 23rd June 2026.

PLANNING BALANCE AND CONCLUSION

As the proposal accords with the Development Plan when read as a whole, paragraph 11(c) of the NPPF applies and planning permission should be granted without the need to apply the tilted balance in paragraph 11(d).

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, scale, residential amenity, landscape, highway safety, ecology and biodiversity, subject to the recommended conditions and any necessary mitigation measures.

The development would deliver clear benefits, including improved landscape and visual amenity impacts, as well as facilitating the ongoing agricultural use of the planning unit, which weigh positively in the overall planning balance.

The proposal would result in limited and largely neutral effects in visual and amenity terms, primarily arising from the repositioning of built form within the site and typical construction activity. These impacts are considered to attract only limited weight. When weighed against the clear benefits of supporting an established agricultural enterprise and improving the spatial arrangement of built development within the landscape, the overall planning balance is in favour of the proposal.

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.
