APPLICATION FOR FULL-PLANNING PERMISSION
CASE OFFICER REPORT

	APPLICATION REFERENCE:
	PL/2026/01426

	APPLICATION TYPE:
	Full planning permission

	SITE ADDRESS:
	Manor Farm, Wilton, Marlborough, SN8 3SP

	DEVELOPMENT DESCRIPTION:
	Siting of one static caravan for temporary residential accommodation in connection with the agricultural use of the land for a period of three years.

	RECOMMENDATION:
	Approve with Conditions



SITE DESCRIPTION/CONTEXT

The application relates to a plot of land at Manor Farm in Wilton, Marlborough. The red line encompasses a small area of hardstanding located between two existing agricultural barns, and a road access route. The two existing barns are relatively large and block views of the site from the east and west. A tree line is located immediately to the north of the site and open fields lie to the south. The site is accessed via an unnamed Class-C road to the east.

The site is subject to the following key constraints and designations

· Washed over by the North Wessex Downs National Landscape.
· Located outside any defined limits of development.
· Public Right of Way (GBED8) located 180 metres to the west.
· Flood Zone 1.

PROPOSAL

The application seeks consent for the temporary siting of a mobile home for a period of three years.

PLANNING HISTORY

16/09361/FUL – Construction of Agricultural Building. Approved with Conditions 24th November 2016.

PL/2021/07268 – Open Sided Hay Barn. Approved with Conditions 13th September 2021.

PL/2022/04494 – Open sided hay barn. Approved with Conditions 20th July 2022.

PL/2023/05545 – Galvanised steel tank for rainwater harvesting to feed cattle. Approved 21st August 2023.

PL/2024/03037 – Lay concrete in front of existing barns to gateway of the site. Approved with Conditions 23rd April 2024.


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 33: Spatial Strategy for the Wilton Community Area
· 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
· Core Policy 60: Sustainable Transport
· Core Policy 62: Development Impacts on the Transport network
· Core Policy 64: Demand Management

Neighbourhood Plan:

N/A - Great Bedwyn is a designated Neighbourhood Area, but no Made Neighbourhood Plan has been adopted.

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 60, 62 and 64)
· Whether there would be any harmful impacts upon protected species or priority habitats (CP 50)

CONSULTATION RESPONSES

The views of consultees are material considerations in the determination of the application. However, the decision-maker must exercise their own planning judgement. Where consultees raise concerns or recommend conditions, these have been considered and are addressed within the assessment section of this report.

Great Bedwyn Parish Council: No comment.

Agricultural consultant: No objection subject to temporary consent.

[bookmark: _Hlk206417654]WC Highways: No objection.

WC Ecology:  No objection.

WC Public Protection: No objection.

WC Drainage: No comment.

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

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;
· 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.

The assessment below considers each of the main issues identified above. Each topic is assessed in turn with reference to the relevant policy context, the evidence submitted, consultee responses, and all other material considerations, before a conclusion is reached.

Principle of Development
Policy Context

Core Policies 1 and 2 of the Wiltshire Core Strategy (WCS) establish the settlement strategy for Wiltshire and direct the majority of new development towards the most sustainable settlements. Development outside defined settlement boundaries is strictly controlled and will only be supported where it accords with specific policies of the development plan that recognise a need for a countryside location.

Core Policy 48 supports the rural economy and allows for development that is necessary to sustain and expand rural enterprises. In relation to residential accommodation, the policy recognises that a rural worker's dwelling may be justified where an essential need exists for a worker to live at or near their place of work.

Paragraph 84 of the National Planning Policy Framework (NPPF) seeks to avoid isolated homes in the countryside unless one of the identified exceptions applies, including where there is an essential need for a rural worker, including those employed in agriculture, to live permanently at or near their place of work.

Assessment 

The application seeks planning permission for a temporary agricultural worker's dwelling in the form of a static caravan for a period of three years. The site lies within the open countryside approximately 450 metres north-east of Wilton, Marlborough. The proposed caravan would be located outside the settlement and must therefore be justified by reference to the specific policies that support development in rural areas.

The proposal is associated with an established agricultural holding comprising an existing heifer-rearing enterprise and a proposed suckler herd enterprise. The Council's agricultural consultant has been consulted on the application and confirms that both the existing and proposed livestock enterprises generate an essential functional need for a worker to live at or near the site due to the requirements of calving and the care of young livestock. The consultant also concludes that there is no existing dwelling of sufficient proximity capable of meeting that need.

The agricultural consultant further advises that both the existing heifer-rearing enterprise and the proposed suckler herd enterprise appear to be planned on a sound financial basis and are capable of achieving viability. However, concern is raised regarding the degree of certainty associated with the continuation of the existing heifer-rearing enterprise, which is currently reliant upon an informal contractual arrangement with a third party and is not supported by a formal written agreement. The consultant therefore considers that there is insufficient certainty to justify the permanent stationing of a dwelling at this stage.

The application has subsequently been amended from a permanent rural worker's dwelling to a temporary permission for a period of three years. This approach would allow the proposed suckler herd enterprise, which would operate under the direct control of the farming business, to become established and demonstrate its ongoing viability and operational requirements before any permanent residential accommodation is considered.

Having considered the consultant's findings and all other material considerations, the Local Planning Authority agrees that the evidence demonstrates an essential functional need that justifies temporary on-site accommodation but does not presently justify a permanent dwelling.

The Local Planning Authority also notes the submitted evidence regarding year-round calving operations, supervision of young livestock and labour requirements in excess of one full-time unit, which further supports the conclusion that an essential functional need exists.

A temporary three-year permission and agricultural occupancy condition are considered necessary and reasonable. Together, these measures would ensure that the accommodation remains linked to the agricultural enterprise which has been demonstrated to generate an essential functional need, whilst allowing the Council to reassess the longer-term viability and operational requirements of the farming business before considering any permanent residential accommodation on the holding.

Conclusion

The proposal relates to a countryside location where residential development would not ordinarily be supported. However, the evidence submitted, supported by the Council's agricultural consultant, demonstrates an essential functional need for a worker to live on the holding and confirms that no suitable dwelling exists within sufficient proximity to meet that need. Whilst both the existing and proposed enterprises appear capable of achieving financial viability, uncertainty remains regarding the continuation of the current heifer-rearing enterprise. Whilst the wider farming business is clearly established and profitable, uncertainty remains regarding the duration of the existing livestock arrangement due to the absence of a formal contractual agreement. In these circumstances, a temporary three-year permission represents an appropriate and proportionate response, allowing the proposed suckler herd enterprise to become established and demonstrate its longer-term viability before any permanent dwelling is considered. 

The proposal is therefore considered acceptable in principle having regard to Core Policies 1, 2, 33 and 48 of the Wiltshire Core Strategy and paragraph 84 of the NPPF, subject to further detailed planning considerations outlined 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 

In assessing this aspect of the proposal, regard has been had to the site context, the proposed development, the development plan and all other material considerations.

The proposal comprises the siting of a 6.1m by 9.1m static caravan, raised on blockwork piers, within an established agricultural holding to provide temporary accommodation for an agricultural worker. The caravan would have a maximum height of approximately 3.7 metres and would be of a simple, functional appearance. The unit would be located in close association with existing agricultural buildings and would form part of the existing cluster of development on the site.

Whilst the caravan would have a utilitarian appearance and would not exhibit the design quality expected of a permanent dwelling, it would be viewed in the context of the wider agricultural holding and its associated buildings. The caravan would be positioned between existing barns, with additional screening provided by existing vegetation and structures on the site, limiting its visibility from the surrounding area.

The development would not result in the loss of important landscape features and would not appear as an isolated or incongruous feature within the countryside. Having regard to its limited visibility, relationship with the existing built form, and its temporary function as agricultural worker accommodation, the proposal would not cause unacceptable harm to the character or appearance of the area.

Conclusion

Having regard to the siting of the proposal within the existing agricultural complex, its limited visibility, and the temporary nature of the development, it is considered that the proposal would not result in unacceptable harm to the character or appearance of the area. The proposal therefore complies with Core Policy 57 of the Wiltshire Core Strategy and the relevant design objectives of the NPPF.

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

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

These policies guide the assessment of amenity impacts. Each of the below matters has been assessed having regard to the specific site context and layout of the proposal.

Assessment

In assessing the proposal, regard has been had to the site context, the proposed development, the development plan, and other material considerations.

The proposed accommodation would be located within an established agricultural holding in the open countryside. There are no neighbouring residential properties in close proximity to the site and, as such, the development would not give rise to any harmful overlooking, overbearing impact, loss of privacy or loss of light.

In terms of living conditions for future occupiers, the caravan would provide accommodation directly associated with the agricultural enterprise and would have access to adequate indoor and outdoor space. Whilst it would be located within a working farm environment, this relationship is inherent to the intended agricultural occupancy of the unit and would not result in unacceptable living conditions.

Whilst occupants would experience noise, activity and vehicle movements associated with the operation of the farm, these impacts are inherent to the purpose of the accommodation and would be experienced by persons whose occupation requires them to be closely associated with the agricultural enterprise.

Conclusion

Having regard to the isolated location of the site and the absence of nearby residential receptors, the proposal would not result in any adverse impacts on residential amenity. Furthermore, the accommodation would provide an acceptable standard of amenity for its intended occupants. The proposal therefore complies with Core Policy 57 of the Wiltshire Core Strategy and paragraph 135 of the NPPF.

Highways Impacts and Parking 
Policy Context
Core Policy 60 of the Wiltshire Core Strategy seeks to ensure that development can be safely accessed and does not result in unacceptable impacts on highway safety or the transport network. Paragraph 116 of the National Planning Policy Framework advises that development should only be prevented or refused on highways grounds where there would be an unacceptable impact on highway safety, or where the residual cumulative impacts on the road network would be severe.

Assessment 
In assessing this aspect of the proposal, regard has been had to the site context, the details of the proposed development, the relevant development plan policies and all other material considerations.

The proposal comprises the temporary siting of a static caravan to provide accommodation for an agricultural worker associated with the existing farming enterprise. The development would utilise the existing vehicular access serving the farm and would not require any alterations to the local highway network.

The site is located within the open countryside where occupants would be likely to rely on the private car for access to day-to-day services and facilities. As such, the proposal is not located in a highly sustainable location when considered solely against the transport objectives of Core Policy 60. However, significant weight must be afforded to the operational requirements of the agricultural enterprise and the demonstrated need for the occupier to reside on or immediately adjacent to the holding. The accommodation is intrinsically linked to the agricultural use of the land and is proposed specifically to meet the essential functional need identified within the assessment above. In these circumstances, the limited conflict with the sustainability objectives of Core Policy 60 attracts only limited weight.

Wiltshire Council Highways has been consulted and raises no objection to the proposal. The Highway Authority is satisfied that the existing access arrangements are adequate to serve the development and that the proposal would not give rise to any unacceptable impacts on highway safety. The proposal is therefore considered to comply with the requirements of Core Policy 62.

In relation to parking, sufficient space exists within the agricultural holding to accommodate vehicle parking and turning associated with a single agricultural worker's dwelling. The proposal would not result in parking stress or prejudice the safe operation of the site. The development is therefore considered to comply with the requirements of Core Policy 64.

Conclusion

Whilst the proposal would occupy a rural location where future occupants would be reliant to some degree on the private car, this must be balanced against the essential need for the occupier to reside on-site in connection with the agricultural enterprise. Having regard to the limited scale of the development, the suitability of the existing access arrangements, the availability of adequate parking and turning provision, and the no-objection response from the Highway Authority, the proposal would not result in unacceptable highway safety impacts or severe impacts on the local highway network. On balance, the development is considered to accord with Core Policies 60, 62 and 64 of the Wiltshire Core Strategy and the relevant provisions of the National Planning Policy Framework.

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 
In assessing this aspect of the proposal, regard has been had to the site context, the details of the proposed development, the relevant development plan policies, and all other material considerations. The key considerations are set out below.

The proposed development comprises the siting of a static caravan on an existing area of hardstanding. The proposal would not result in the loss of identified habitat and, having regard to the ecological information submitted and the scale of the development, no significant adverse impacts on protected species, habitats or ecological networks have been identified.

A Biodiversity Metric has been submitted which indicates an 11.03% biodiversity uplift. Notwithstanding this, the proposed caravan would be located entirely on existing hardstanding and would not result in the loss or degradation of habitat. On this basis, the development is considered to fall within the relevant de minimis exemption from the statutory Biodiversity Net Gain requirement and there is no requirement for a Biodiversity Gain Plan.

Wiltshire Council’s Ecology Department has been consulted on the application and have raised no objections to the scheme.

Conclusion

Having regard to the scale and nature of the development, the absence of identified impacts on habitats, species or ecological networks, and the no-objection response from Wiltshire Council's Ecology Team, the proposal is considered to accord with Core Policy 50 of the Wiltshire Core Strategy and the biodiversity objectives of the Green & Blue Infrastructure Strategy. No ecological objection is therefore raised.

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 

In assessing the proposal, regard has been had to the site context, the proposed development, the development plan, and other material considerations.

The proposed static caravan would be sited within an established agricultural holding and would be closely associated with existing agricultural buildings. Particular regard has been given to the statutory duty to seek to further the purposes of the North Wessex Downs National Landscape. In this instance, the caravan would be located within an existing cluster of agricultural buildings, would benefit from substantial screening and would be temporary in nature. These factors significantly limit landscape effects and the proposal would not harm the special qualities, scenic beauty or character of the National Landscape.

Views of the caravan from the public right of way to the west and the highway to the east would be largely screened by existing buildings. Any limited views would be seen in the context of the existing built form within the holding and would not appear visually intrusive.

In light of the limited and temporary nature of the proposal, together with its location within the existing farm complex and the absence of identified landscape harm, the Local Planning Authority is satisfied that the proposal is consistent with the duty to seek to further the purposes of the National Landscape.

Conclusion

Having regard to the siting of the proposed caravan within the existing agricultural complex, the level of screening available, and its limited visibility from the surrounding area, it is considered that the development would preserve the character and appearance of the landscape, including the North Wessex Downs National Landscape. The proposal therefore complies with Core Policy 51 of the Wiltshire Core Strategy and the relevant provisions of the NPPF.

Flood Risk and Drainage 

Policy Context
Core Policy 67 of the Wiltshire Core Strategy and NPPF paragraphs 170–182 require:
· Avoidance of increased flood risk.
· Use of appropriate mitigation measures.
· Application of the sequential and exception tests for developments in Flood Zones 2 or 3.

Sustainable Drainage Systems (SuDS) are required for all major developments and must:
· Manage runoff near its source.
· Improve water quality.
· Support biodiversity and amenity.
· Be integrated into the site layout and green infrastructure.

Assessment 
In assessing this aspect of the proposal, regard has been had to the site context, the details of the proposed development, the relevant development plan policies, and all other material considerations. The key considerations are set out below.

The site is located within Flood Zone 1 and a supporting Flood Risk Statement confirms the site is not within an area of fluvial flood risk. The Council's drainage consultees confirm that no drainage strategy is required due to the limited scale of development and no objection has been raised. The proposal therefore complies with Core Policy 67 of the Wiltshire Core Strategy.

PLANNING BALANCE AND CONCLUSION

The proposed development involves the temporary siting of a static caravan to provide agricultural worker accommodation in association with an established farming enterprise. Whilst the proposal constitutes residential development in the open countryside, the evidence submitted and the findings of the Council's agricultural consultant demonstrate an essential functional need for a worker to reside on the holding and support the granting of a temporary permission.

The proposal would be located within an existing agricultural complex and, by reason of its siting, limited visibility and temporary nature, would preserve the character and appearance of the countryside and would conserve the natural beauty of the North Wessex Downs National Landscape. The development would not give rise to unacceptable impacts in respect of residential amenity, highway safety, ecology or any other material planning consideration.

Significant weight is afforded to the demonstrated functional need for on-site accommodation to support the agricultural enterprise. Further positive weight is attributed to supporting the continued operation and development of a rural business, which is consistent with the objectives of Core Policy 48 and national policy supporting the rural economy.

Whilst some limited weight is attributed to the fact that the accommodation would introduce a residential use into the open countryside and would be reliant upon private car travel, these matters are not considered sufficient to outweigh the identified benefits of the development.

Accordingly, having regard to the development plan as a whole, the National Planning Policy Framework and all other material considerations, the proposal is considered to represent sustainable development, and planning permission should be granted subject to appropriate conditions.

RECOMMENDATION:
That Planning Permission be GRANTED, subject to conditions

All conditions imposed have been assessed against the six tests set out in paragraph 56 of the National Planning Policy Framework and are considered to be necessary, relevant to planning, relevant to the development to be permitted, enforceable, precise and reasonable in all other respects.
