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	Application No:
	ENQ/2025/01869

	Application Type
	Pre-Application enquiry

	Proposal:
	Alterations and refurbishment of Grade II Listed barn.  Erection of ancillary building.  External landscaping

	Location:
	SHALBOURNE MANOR, KINGSTON ROAD, SHALBOURNE, MARLBOROUGH, SN8 3QD

	Case Officer:
	Lucy Rutter-Dowd



Dear Sir/Madam,

Thank you for your pre-application enquiry received on 19 November 2025.

Please note that the advice below represents an officer’s informal professional opinion based on the information provided at the time of writing. It is given without prejudice to any formal decision the Council may make on a subsequent planning application.

Any future application would be subject to full assessment, including site publicity and consultation, and other material considerations may emerge through that process. This advice is based on current adopted planning policies and guidance available at the time of writing.

Summary of Officer View

	[bookmark: _8c11a81c_ab91_4c8f_8a2e_ab9469635b9d][bookmark: _ad08dff3_0c2d_40a4_ae0e_5c0ceab7fb6f]
	

	X
	Acceptable in principle. This response sets out areas to be addressed through any subsequent application.

	
	Unacceptable in principle. Submission of an application is not encouraged. Key reasons are outlined below.

	

	Potentially acceptable, subject to resolution of key issues. This response identifies what needs addressing before the proposal could be supported.




Constraints:

The site is subject to the following relevant planning designations and constraints:

· Ancient Monument Constraint (Type: settlement; bank (earthwork); ditch; enclosure; hollow way; ridge and furrow)
· Within the Limits of Development (LoD)
· Shalbourne Conservation Area 
· North Wessex Downs National Landscape (formerly AONB) 
· Grade II Listed Building (Barn North of House, Shalbourne Manor Farm)
· Adjacent to/within the grounds of Listed Buildings:
· Shalbourne Manor Farmhouse (Grade II*) 
· Barn North West of House, Shalbourne Manor Farm (Grade II)
· Kingston Hall (Grade II)
· ‘Bee Keepers’ (Grade II) 


Relevant Planning History:

	[bookmark: _bc9eaa23_7b84_4e11_8860_67eb8bbe0c9e]

	Proposal / Summary

	K/16467 - Full planning permission Decision - Approve with Conditions Date: 7/3/1991 – CHANGE OF USE OF BARN TO RURAL CRAFT CENTRE, ERECTION OF NEW DWELLING AND CONSTRUCTION OF NEW ACCESS.

	K/16470/L - Listed building consent Decision - Approve with Conditions Date: 7/3/1991 – INTERNAL REFURBISHMENT.

	K/32215 - Full planning permission Decision - Refused Date: 11/12/1995 – Construction of new house.




Relevant Planning Policies:
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 pre-application enquiry 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 18 Spatial Strategy for the Pewsey 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 58 Ensuring the Conservation of the Historic Environment;
· Core Policy 64 Demand Management


Made Neighbourhood Plans:

There is no ‘made’ neighbourhood plan for Shalbourne. 

Supplementary Planning Document:

· Wiltshire Design Guide (adopted April 2024)
· Wiltshire Local Transport Plan 2011 – 2026 – Car Parking Strategy (March 2011)
· North Wessex Downs Area of Outstanding Natural Beauty Management Plan 2019-2024
· Planning Practice Guidance (PPG)
· National Design Guide
· Wiltshire Council’s Waste Core Strategy, adopted July 2009 
· Historic Environment Good Practice Planning Advice Note 2 – Managing Significance in Decision-Taking in the Historic Environment
· Historic Environment Good Practice Planning Advice Note 3 – The Setting of Heritage Assets (2nd edition) 
· Historic England’s Advice Note 2 – Making Changes to Heritage Assets is also relevant guidance for applying the policies within the NPPF.

Draft Wiltshire Local Plan Policies 
· Policy 1: Settlement Strategy
· Policy 2: Delivery Strategy
· Policies 64 – 75: Economic, tourism, retail and transport
· Policies 76 – 84: Social, housing, community, public open space and wellbeing
· Policies 85 – 101: Sustainability, ecology, water and landscape, heritage, air quality 


Assessment 
Principle of Development
Wiltshire Core Strategy Policies CP1 (Settlement Strategy) and CP2 (Delivery Strategy) set out the spatial strategy for sustainable development across Wiltshire. These policies direct new development to the most sustainable locations, primarily within the limits of development of market towns, local service centres, and large villages. Proposals outside these limits are generally only supported in exceptional circumstances. 
The proposal seeks the conversion and refurbishment of a Grade II listed Barn and associated outbuildings to form a self‑contained independent dwelling. The Design & Access Statement confirms the applicant’s intention that the Barn will be functionally and legally severed from Shalbourne Manor, with the main house and wider grounds sold separately in due course. This represents a material shift from the historic and current use of the buildings, which have long served in an ancillary capacity to the listed host dwelling. 
The site is located within the defined Limits of Development (LoD) for Shalbourne, which is designated as a Large Village in the Wiltshire Core Strategy. Large Villages are considered sustainable locations for new housing growth, and the WCS establishes a presumption in favour of sustainable development within their settlement boundaries. As such, residential development in principle is acceptable, subject to compliance with other relevant policies of the development plan.
The proposal involves the reuse of an existing traditional rural building, which aligns with policy objectives encouraging the conservation and continued viable use of heritage assets. The creation of an independent dwelling within a recognised sustainable settlement boundary is, in principle, consistent with the strategic approach to housing delivery. However, as the buildings form part of a Grade II listed complex, the proposal must also demonstrate that the conversion would preserve or enhance the listed building’s significance and setting, and that the subdivision of the historic curtilage does not result in unacceptable heritage harm.
Accordingly, while the site’s location within the LoD and its designation as a Large Village establishes an in‑principle policy support for a new residential unit, the acceptability of the development remains dependent on detailed considerations. These include heritage impact, design and appearance, residential amenity, landscape impacts, highway safety and parking, and ecological matters, all of which are addressed in subsequent sections of this report.


Design and Impact on Character and Appearance of the Area
Policy CP57 of the WCS seeks to ensure that all development proposals are of a high standard of design that responds positively to the local context and contributes to a sense of place. This includes consideration of layout, form, materials, scale, and relationship to the surroundings. Proposals should reinforce local distinctiveness, protect the character of settlements, and promote inclusive and attractive environments.
The proposal has been assessed against Core Policy 57 (Ensuring High Quality Design and Place Shaping) of the Wiltshire Core Strategy, the Wiltshire Design Guide, relevant sections of the NPPF (2024) relating to achieving well‑designed places, and the National Design Guide. The existing barn is a substantial Grade II listed rural building, and the submitted Design & Access Statement indicates that only limited external intervention is proposed, with the principal form, massing and historic character of the structure retained. External works largely comprise replacement of failed weatherboarding, refurbishment of openings and the insertion of new glazing within existing or enlarged openings, which the applicant states is intended to strip away domesticised features and reinforce an agricultural character. However, detailed elevation drawings were not provided for all external alterations, and as such it is not possible at this stage to fully assess the design quality, detailing, or materiality of these elements. Nevertheless, on the basis of the information available, the barn would retain much the same presence within the landscape, with minimal change to its established built form and no enlargement of its footprint. This represents a neutral impact on the broader character of the area, consistent with CP57’s requirement that development “responds positively to the existing character of the area.”
The site already functions with an established ancillary residential character, with the surrounding land domesticated in appearance through existing garden structures, parking, and landscaping. The proposal therefore does not introduce an unfamiliar character of use, and the intensification of residential activity would not materially alter the area’s visual qualities. The proposed detached ancillary building, intended to sit to the north, is modest in scale and adopts a simple pitched‑roof form typical of ancillary outbuildings associated with larger rural dwellings. However, the use of vertical timber cladding contrasts with the barn’s horizontal weatherboarding as shown in the existing barn’s elevations. This represents a missed opportunity to more closely harmonise the design language of new and historic structures. While the building’s form is generally acceptable, the cladding orientation slightly diminishes its ability to read as a recessive, subordinate element, as encouraged by the Wiltshire Design Guide. Furthermore, the siting of the detached ancillary structure appears incongruous when read against the established historic layout of the former farmstead, where buildings traditionally formed a coherent courtyard-based composition; as such, its position is unlikely to sit comfortably within the historic spatial hierarchy and is therefore likely to attract concern at full planning stage in respect of both its placement and overall design.
The proposed driveway enhancements and formation of a more formalised parking and turning area would be well screened by existing northern boundary planting and proposed new hedging, limiting any visual impact. These works follow the existing access alignment and are proportionate to the site’s scale and residential function, thus raising no significant design concerns at this stage.  

Overall, the proposal would likely preserve the wider character of the area, with the main sensitivities relating to the detailing of new openings in the barn and the material treatment and siting of the new ancillary building. These matters would require careful consideration and clarification at full application stage to ensure full compliance with CP57, the NPPF’s emphasis on context‑responsive design, and the National Design Guide’s principles of local identity, built form and detailing.


Impact on Heritage Assets
Policy CP58 of the WCS requires development to protect, conserve and, where possible, enhance the historic environment, including the character and setting of heritage assets. This reflects the approach in Sections 66 and 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990, and paragraphs 212–221 of the NPPF. Where harm to a heritage asset is identified, there must be clear and convincing justification. 

The following comments have been received from the Archaeologist: 
“The site is located within the medieval historic core of Shelbourne. While alterations to the Grade II Listed Barn are a matter for the Conservation Officer, I would point out that any groundworks associated with the construction of the proposed ancillary building, along with any landscaping, may expose sub-surface remains dating from earlier phases of the settlement.
What is required at this stage is for further investigations to be carried out to assess the archaeological potential of the site ahead of any submission of planning permission to the council. I would therefore advise that any future planning application is accompanied by a heritage statement. This statement would assess all know heritage assets located up to 500m from the site’s boundaries, assess the potential for as-yet unrecorded archaeological features to exist within the site, the impact of past modern activity upon such features, and the impact of the proposed development itself.
I would advise any future applicant to engage the services of an archaeological contractor to produce the heritage statement at the earliest available opportunity. I would also advise them that it is possible that the results of the statement may require a Strip, Map and Record archaeological excavation of the ancillary building footprint and areas of landscaping prior to any construction phase.”

The Conservation Officer advises that the Grade II listed threshing barn and attached former stable form a significant historic farmstead group within the curtilage of the Grade II* listed Shalbourne Manor, and any proposal must therefore demonstrate special regard to preserving their significance and setting. The Officer notes that full residential conversion of an historic barn represents a highly interventionist form of development and is generally a last‑resort option; an options appraisal should be undertaken to evidence that residential use is the optimum viable use in heritage terms. Concerns are raised regarding the internal subdivision and proposed mezzanine, which interrupts the bay rhythm and detracts from the barn’s internal character, while further clarity is required on flooring, insulation and the handling of the building fabric, as these elements could materially affect significance. 

The insertion of a wood‑burning stove is explicitly not supported, particularly given the associated fire risk to the thatched roof. Although the structural report is welcomed, the Officer highlights that the external treatment of the garage conversion risks appearing overtly residential and should more clearly reference the historic open‑fronted shelter shed previously occupying the footprint. The stable building is already heavily altered and therefore more capable of accommodating change without further loss of significance. However, the new detached outbuilding is considered poorly sited and unsympathetic to the historic farmstead layout, with advice to revisit its siting and form in line with the Wiltshire Farmsteads Guidance. 

Finally, due to the site’s position within the curtilage of a Grade II* listed building, Historic England is likely to be consulted on any future application.

Taken together, the Conservation Officer’s concerns regarding the scale of intervention, the need for an options appraisal, the heritage sensitivities of the barn’s internal fabric, and the inappropriate siting of the proposed ancillary building, alongside the Archaeologist’s advice that the site lies within the medieval historic core of Shalbourne and may contain significant sub‑surface remains requiring further investigation ahead of any application, mean that any future proposal will need to be supported by a robust heritage statement and archaeological assessment. These will need to demonstrate that the scheme minimises harm to the listed buildings, respects the historic farmstead layout, and appropriately addresses archaeological potential before the council could be satisfied that the development complies with statutory duties and Core Policy 58.

Residential Amenity
Policy CP57 also includes a requirement that development should ensure a high standard of amenity for existing and future occupants (point vii). This includes safeguarding privacy, outlook, natural light, and protection from noise, disturbance, and overbearing effects. 
The proposals raise no significant concerns regarding neighbour amenity. The host barn is an established built feature, and the scheme does not propose any increase in its footprint, height, or overall massing. As such, the development would unlikely give rise to any materially greater overbearing or overshadowing effects on adjacent residential properties. The proposed detached ancillary building is modest, single‑storey, and positioned within the established domestic grounds of the site; consequently, any shadowing or overbearing impact arising from this element would likely be limited and not materially harmful.
In terms of privacy, the Wiltshire Design Guide advises a minimum separation distance of 20 metres between back‑to‑back residential elevations. This distance is largely achieved between both the proposed annex and the neighbouring dwelling to the north and is also mostly satisfied between the host barn and Shalbourne Manor. There is, however, a reduced separation of approximately 16 metres between the easternmost elevation of the barn and the Manor, although this elevation includes only one opening forming an entrance to the building and no windows that would be overlooked. The orientation of the Manor provides some potential for mutual overlooking of the proposed domestic garden associated with the barn. Notwithstanding this, the application includes new hedge planting along the eastern boundary, and when combined with existing mature trees within and between the two plots, this relationship is expected to be progressively softened and screened over time, thereby mitigating the identified impact. Further clarification of boundary treatments in the interest of improve neighbour amenity would be welcomed at full planning stage. 
With regard to noise, the site already functions lawfully as ancillary residential accommodation associated with Shalbourne Manor. The continuation of residential use, whether ancillary or as a separate dwelling, would not introduce activities or intensities of occupation that would be unusual or incompatible within this established domestic context. Accordingly, the proposals are not anticipated to generate any unacceptable noise‑related impacts on neighbouring amenity.


Highway Safety and Parking
Policies CP60 to CP64 set the transport and accessibility framework for development in Wiltshire. Proposals must provide safe and suitable access for all users and should not have a severe impact on the transport network. Adequate parking, turning space, cycle storage, and accessibility for waste collection should be incorporated in line with Wiltshire’s adopted car parking strategy. 

The following comments have been received from the highway officer: 

“The proposed changes are to be create a new dwelling from a previous annexed building. However, I am happy that the location and access is one which can accommodate the vehicle movements. There appears to be adequate parking allocated as such I am happy to state that if the application was to progress to full planning, I would foresee no highway objection.”


Ecology and Biodiversity
Policy CP50 seeks to conserve and enhance biodiversity across Wiltshire. Development should avoid harm to protected species and habitats, and provide net gains in biodiversity wherever possible. The Council has a statutory duty under the Environment Act 2021 to secure 10% measurable biodiversity net gain (BNG). 

The Council’s Ecologist advises that although Phase 1 and Phase 2 bat surveys have been submitted, the building retains high potential for roosting bats, with earlier evidence of bat use recorded during the preliminary assessment, and a known roost located approximately 100 m west of the site. The October 2025 emergence survey is considered sub‑optimal for confirming absence, and therefore further emergence and/or re‑entry surveys during the optimal survey season will be required to robustly establish bat activity and identify key flight lines. The site also contains a pond, creating potential for impacts on Great Crested Newts, and the applicant may wish to consider the Natural England District Level Licensing Scheme as an approach to mitigation. Wider ecological records for the area include several protected species, and any future application must demonstrate no net loss of functional habitat, in line with CP50 and the NPPF, supported by adequate survey and mitigation information. 

In addition, the ecologist confirms that Biodiversity Net Gain (BNG) requirements apply, and the scheme will need to deliver the statutory 10% net gain, supported by a UKHab baseline and metric calculation. Overall, any future planning application will need to provide sufficient ecological information to allow the LPA to be “reasonably sure” there will be no adverse effects on protected species or habitats.

Landscape and Visual Impact
Policy CP51 requires that proposals protect, conserve and, where possible, enhance the character and quality of Wiltshire’s landscapes. Particular weight is given to National Landscapes (formerly AONBs), locally valued landscapes, and key visual receptors. 
Core Policy 51 seeks to ensure that development protects, conserves and, where possible, enhances Wiltshire’s landscape character, including the intrinsic qualities and special qualities of designated landscapes. Although the site lies within the built form of Shalbourne rather than within open countryside, it nonetheless forms part of the wider North Wessex Downs National Landscape (NL), where great weight must still be afforded to conserving landscape character, settlement structure and sense of place.
The existing barn, stables and associated structures form part of a historic farmstead group embedded within the established fabric of the village. The mature boundary planting, enclosed garden areas and immediate neighbouring buildings create a contained and visually well‑defined setting, meaning the site makes a contributory but not prominent contribution to the rural qualities of the wider NL. In this context, the proposed alterations to the host barn, being modest, retaining the existing footprint and not altering its overall scale or silhouette, would not materially affect the settlement’s visual relationship with the NL. The barn would continue to read as a characteristic rural building situated within the village envelope, resulting in a neutral landscape impact.
The proposed detached ancillary structure, while modest in size, raises a more nuanced consideration. Within the NL, the settlement pattern and historic farmstead layouts are often key contributors to local landscape character. The siting of the ancillary building does not reflect the traditional courtyard‑based configuration of the former farm buildings and risks appearing somewhat detached from the historic spatial hierarchy. Although the structure would be visually contained by existing vegetation and built form, its positioning could be perceived as less sympathetic to the vernacular pattern, and it may therefore attract closer scrutiny at full planning stage to ensure it does not dilute the coherence of the historic built cluster within the NL.
Notwithstanding this, the wider visual impact remains limited given the strong enclosure provided by existing boundary hedging, trees, and proposed additional planting. The driveway formalisation and associated landscaping works are confined to the internal curtilage and do not project development towards open landscape areas. These elements are therefore considered acceptable in landscape and visual terms.
Overall, the scheme is unlikely to result in significant adverse landscape or visual effects, provided that the design and siting of the ancillary building are refined to reinforce the established historic layout and settlement character. Ensuring that the development responds positively to both the local built context and the overarching landscape qualities of the North Wessex Downs NL will be essential for demonstrating full compliance with CP51.


Suggested Additional Consultees


Referral to Historic England
For proposals that may affect the significance of designated heritage assets such as scheduled monuments, listed buildings, or conservation areas, Historic England also provides its own pre-application advisory service. It is recommended that you engage directly with Historic England where there is likely to be a significant heritage impact, especially for large-scale or sensitive developments.

Further details can be found here:
https://historicengland.org.uk/services-skills/our-planning-services/advice-and-guidance/

They can be contacted by email at:
southwest@historicengland.org.uk 
(This address serves planning advice across the Southwest, including Wiltshire.)


CIL & Section 106 Requirements

CIL
The proposed development would be liable for CIL as set out in the Wiltshire CIL Charging Schedule dated May 2015. This is a charge that local authorities can impose on new developments in their area. The money generated through the levy will contribute towards the funding of infrastructure to support growth and is payable upon commencement of development.  The site would fall under CIL charging zone 1 where the sum equates to £70 per square metre of floor space created. 


Supporting Information Required for Future Application
When preparing to submit a planning application, it is important to ensure that all the necessary plans, documents, and supporting information are included to meet both national and local validation requirements. Failure to provide the required information may result in delays or your application being declared invalid.

Wiltshire Council has adopted local validation checklists which set out the supporting documents required for different types of development, in addition to those set out by national guidance.

You can access both the National Requirements and Wiltshire Council’s Local Validation Checklists here: https://www.wiltshire.gov.uk/planning-validation-checklists 

We recommend you review the relevant checklist for your proposal type and use it as a guide when preparing your submission.

For your information, should you wish to proceed with a planning application based on the advice provided above, it is recommended that the following documents are submitted in support of your application.

· Design and Access Statement
· Planning Statement
· Ecological Impact Assessment
· Biodiversity Net Gain Assessment (mandatory under the Environment Act 2021)
· Heritage Statement
· Archaeological Desk-Based Assessment
· Lighting Assessment
· Site Local Plan
· Block Plan/Site Plan
· Existing and Proposed Plans, Elevations, Sections and Roof Plans
· Waste Management Strategy / Site Waste Management Plan


Procedural Advice and Consultation Expectations
Applicants should be advised of the Council’s procedures for submitting a planning application, including relevant validation requirements and public consultation processes. For major proposals — particularly residential development — it is strongly recommended that applicants engage early with key stakeholders, including:

· The relevant Town or Parish Council
· The local Division Member
· Local residents, where appropriate, via public engagement or community events

Early engagement can help to identify and resolve issues at an early stage, potentially improving outcomes and reducing delays during the formal application process.

Advice regarding Building Regulations 

It is likely that your proposal will require separate approval under the Building Regulations. The Surveyor who deals with your area can be contacted on 0300 456 0113. They are happy to provide you with free Building Regulation advice on this proposal and discuss this project further. This will help to ensure that the final decisions are compliant with the Building Regulations and may help save you time and money. 

Closing Summary

This advice is offered in good faith based on current policy and guidance. While it provides a helpful steer, it cannot prejudice the outcome of any future planning application. Please ensure that any submission is fully supported by the required information and that material considerations identified above are addressed.

Should you require further assistance, please do not hesitate to contact us.

Yours faithfully
Head of Development Management

Lucy Rutter-Dowd
Senior Planning Officer
01225 716546
lucy.rutter-dowd@wiltshire.gov.uk
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