APPLICATION FOR FULL-PLANNING PERMISSION (MINOR DEVELOPMENT)
CASE OFFICER REPORT

	APPLICATION REFERENCE:
	PL/2026/04355

	APPLICATION TYPE:
	Full planning permission

	SITE ADDRESS:
	Manor Field Farm, Manningford Abbots, Pewsey, SN9 6HY

	DEVELOPMENT DESCRIPTION:
	Erection of a gym to be used in association with approved dwelling at Manorfield Farm

	RECOMMENDATION:
	Approve with Conditions



SITE DESCRIPTION/CONTEXT

The application site comprises a small part of the approved residential curtilage of Manorfield Farm, within the open countryside at Manningford Abbots. The site formerly contained agricultural buildings, which have been removed, and the approved replacement dwelling and garage are currently under construction. Open countryside lies to the south and west, with residential properties to the north and east. The site is enclosed in part by established boundary vegetation, and a public right of way passes to the south.

The site is subject to the following key constraints and designations:
· North Wessex Downs National Landscape;
· River Avon Special Area of Conservation catchment;
· Grade II listed Manor House to the north-east;
· Public right of way to the south.

PROPOSAL

Full planning permission is sought for a detached, single-storey outbuilding for use as a private gym ancillary to the approved dwelling. The building would provide approximately 65m² of floorspace, with a ridge height of 5.4m and an eaves height of 2.4m.
[image: ]

The building would have horizontal timber-clad walls above a brick plinth and a clay-tiled pitched roof. Bifold doors would open onto an external deck, with an air-source heat pump positioned alongside the building. Internally, the plans show gym equipment, a sauna and WC.

PLANNING HISTORY

	[bookmark: _bc9eaa23_7b84_4e11_8860_67eb8bbe0c9e]

	Proposal / Summary

	K/37334 - Full planning permission Decision - Approve with Conditions Date: 19/8/1999 – The erection of one new poultry house.

	PL/2023/08332 - Approval of details reserved by a condition Decision - Approve Date: 18/4/2024 – Discharge of Conditions 4,5,10 and 11 on PL/2023/04825 (Demolition of 3 agricultural buildings and the existing dwelling on the site and the erection of a replacement dwelling with a garage, associated change of use from agricultural to residential land,

	PL/2022/04883 - Full planning permission Decision - Approve with Conditions Date: 1/12/2022 – Demolition of 3 agricultural buildings and the existing dwelling on the site and the erection of a replacement dwelling with a detached garage and associated change of use from agricultural to residential land, and hard and soft landscaping

	PL/2023/04825 - Full planning permission Decision - Approve with Conditions Date: 29/8/2023 – Demolition of 3 agricultural buildings and the existing dwelling on the site and the erection of a replacement dwelling with a garage, associated change of use from agricultural to residential land, and hard and soft landscaping.

	PL/2025/04824 - Approval of details reserved by a condition Decision - Approve Date: 12/8/2025 – Discharge of conditions 3 materials, 5 investigation of the history, & 6 hard and soft landscaping of planning application PL/2023/04825 (Demolition of 3 agricultural buildings and the existing dwelling on the site and the erection of a replacement dwelli

	PL/2025/04825 - Removal/variation of conditions Decision - Approve with Conditions Date: 13/8/2025 – Variation of Conditions 2 (Plan Numbers), 3 (Materials), 4 (Wording), 5 (Contamination), 6 (Landscaping), 8 (Updated Wording), 9 (Documents) , 10 (Updated Wording) and 11 (Compliance with approved CMP) of planning consent PL/2023/04825

	PL/2025/08169 - Non-Material Amendment Decision - Refuse Date: 3/12/2025 – Non-Material Amendment on planning application PL/2025/04825 - Fenestration alterations

	PL/2026/01223 - Removal/variation of conditions Decision - Approve with Conditions Date: 14/4/2026 – Variation of Conditions 2 (Plan Numbers), 3 (Materials), 6 (Landscaping) 9 (Documents) and 10 (Updated Wording) of planning consent PL/2025/04825

	PL/2026/01807 - Section 37 Notification - Overhead Lines Electricity Act Decision - EIA Not required Date: 12/5/2026 – Upgrade from the existing supply from single phase to three phase. Replacing the existing conductor(s) to that of the type required for the works. Increase the capacity from split-phase (2 wire) to Three-Phase (3 wire).

	PL/2021/11879 - Full planning permission Decision - Refuse Date: 17/3/2022 – Demolition and part demolition of 2x agricultural buildings and the conversion of another to form 2 dwellings with associated garaging and hard and soft landscaping.

	

	



RELEVANT LEGISLATION, POLICIES AND GUIDANCE 

Statutory Legislation:
· The Town and Country Planning Act 1990 
· Planning (Listed Buildings and Conservation Areas) Act 1990 

National Planning Policy: 
· National Planning Policy Framework (NPPF) 
· Planning Practice Guidance (PPG)
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 18 Spatial Strategy 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 60 Sustainable Transport;
· Core Policy 64 Demand Management
· Core Policy 67 Flood Risk;
· Core Policy 68 Water Resources;

Draft Wiltshire Local Plan
At Full Council on 19 May 2026, the elected members of Wiltshire Council agreed to withdraw the emerging Wiltshire Local Plan.   The said Plan has no material weight for the purposes of the application.

In accordance with Regulation 19 of the Town and Country Planning (Local Planning) (England) Regulations 2026, on 30th June 2026 Wiltshire Council published a notice of intention to prepare a new local plan for Wiltshire. The next stage is a Scoping Consultation which commences on 2nd September 2026. This plan is at a very early stage and currently carries no weight for decision making.

Neighbourhood Plan:
N/a

Supplementary Planning Documents and other Guidance:
· Wiltshire Design Guide (adopted April 2024)
· National Design Guide


Other Relevant Policies and Documents
· Wiltshire Local Transport Plan 2011-2026, adopted 2015 - including the Car Parking Strategy and Cycling Strategy, adopted 2015
· A Green & Blue Infrastructure Strategy for Wiltshire: Wiltshire’s Natural Environment Plan 2022-2030
· North Wessex Downs NATIONAL LANDSCAPE An Area of Outstanding Natural Beauty Management Plan 2025 – 2030

ISSUES

The main issues are:
· Principle of development;
· Design, landscape and heritage impacts;
· Residential amenity;
· Highways and parking;
· Ecology and biodiversity; and
· Flood risk and drainage.

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.

[bookmark: _Hlk206417654]WC Highways: Comment; Subject to an obligation tying the gym to a personal use of the main dwelling and to prevent separate use as a dwelling I am happy to offer no highway objection.

Manningford Parish Council: Comment; Manningford Parish council are concerned by the size of the proposed gym and the fact that it is a separate building. We wonder why it was not included earlier. It could have been incorporated into the garage complex. As the gym necessitates a shower and toilet Manningford Parish council are concerned that this is a cover to at some point turn this into separate accommodation. We consider that if planning permission is given there must be a condition that at no point now or in the future can it be used as any form of accomodation, it must also only be for personal use so no commercial use, and we also consider further screening should be provided.

The consultee responses have been carefully considered. Whilst significant weight is afforded to specialist technical advice, the decision remains a matter for the Local Planning Authority and the officer assessment below reaches an independent planning judgement on the issues raised.

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.

Each material planning issue raised is addressed within the assessment below.

Letters of Objection

Total letters of objection received: 2

Scale, Design and Landscape Impact
· Building considered excessively large and tall for a domestic gym, resulting in adverse visual impact.
· Concerns that the building would be visible from neighbouring properties and the nearby public footpath.
· Requests for additional landscaping/screening to reduce visibility from neighbouring properties, particularly Corner Cottage.
Use of the Building
· Request for conditions restricting the building to incidental use in connection with the dwelling only.
· Request for conditions preventing use as overnight accommodation, a separate dwelling, holiday let or Airbnb.
· Request for a condition prohibiting any commercial use, including use as a commercial gym.
Drainage
· Concerns regarding the lack of detail on foul and surface water drainage arrangements and the potential implications for local drainage infrastructure.
Ecology and Management
· Query regarding the long-term management and maintenance of the approved habitat enhancement strip and reptile refuge area.

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 NPPF (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
Planning permission has previously been granted for the replacement dwelling and associated garage, landscaping and change of use of land to residential use under PL/2023/04825, with subsequent variations most recently approved under PL/2026/01223. The dwelling is currently under construction. The earlier permission established the acceptability of the residential use of the site and required ancillary accommodation within the garage to remain within the same planning unit as the main dwelling.

The current proposal is for a private gym within the residential curtilage, expressly intended for use in association with the approved dwelling. It would not create an additional dwelling or introduce a separate commercial use. Subject to a condition ensuring that the building remains ancillary to the main dwelling and is not used independently for residential or commercial purposes, the proposal represents a domestic outbuilding associated with the established residential use of the site.

Accordingly, the proposal would not alter the established use of the site or give rise to a new form of development requiring separate justification in this countryside location. The principle of development is therefore acceptable, subject to assessment of the detailed design, landscape, amenity, highway and other impacts addressed below.

Design and Impact on the Character and Appearance of the Area
Policy Context
Core Policy 57 of the Wiltshire Core Strategy requires development to achieve a high standard of design that responds positively to local character, context and distinctiveness.

Policies DP1-DP4 of the NPPF seek to ensure that development is well-designed, visually attractive, sustainable and responsive to its surroundings. Development should contribute positively to local character, create high quality places and support healthy and inclusive communities.

The Wiltshire Design Guide provides further guidance on achieving high quality, context-led design and should be taken into account where relevant.

Assessment 
The building would have a simple rectangular form with a pitched roof, measuring approximately 11.5m by 6.5m, with a ridge height of approximately 5.5m and eaves height of approximately 2.7m. Its horizontal timber cladding, brick plinth and clay roof tiles would give it an agricultural-inspired appearance appropriate to its rural setting and would complement materials approved for the wider residential development.

Although concerns have been raised regarding its scale, the building would remain single-storey and would be read as a domestic outbuilding within the substantial residential curtilage. Its scale and form would not appear disproportionate in the context of the approved dwelling and garage or the former agricultural character of the site. The fact that the building may be visible from outside the site does not, in itself, make the design unacceptable. Wider landscape and visual effects, including upon the National Landscape, are considered separately below.

Conclusion
The proposal would be of an appropriate form, scale and appearance for its context and would accord with Core Policy 57 of the Wiltshire Core Strategy, the relevant design policies of the NPPF and the Wiltshire Design Guide.

Impact on Heritage Assets
Policy Context
Section 66(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 requires special regard to be given to preserving listed buildings and their settings. Core Policies 57 and 58 of the Wiltshire Core Strategy and Policies HE1-HE10 of the NPPF seek to conserve and enhance heritage assets and ensure that development respects their significance and setting.

Assessment 
The Grade II listed Manor House lies to the north-east of the site. The previous permission for the replacement dwelling found that, having regard to the intervening distance and surrounding residential context, the development would preserve the significance and setting of the listed building.

The proposed gym would be a single-storey ancillary building positioned within the approved residential curtilage and would be seen in the context of the substantially larger dwelling and garage currently under construction. Its modest height, simple rural form and intervening separation would ensure that it would not compete visually with the listed building or materially alter the contribution made by its setting. No harm to the significance of the listed building has therefore been identified.

Conclusion
The proposal would preserve the setting and significance of the nearby Grade II listed building and would accord with Section 66(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990, Core Policy 58 of the Wiltshire Core Strategy and the relevant heritage policies 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.

Policy P3 of the NPPF requires development to be appropriate for its location, taking account of its likely effects on health, living conditions and the environment. In particular, Policy P3(2)(b) requires development to avoid giving rise to unacceptable impacts on the living conditions of neighbouring residents and occupiers. In assessing amenity impacts, regard should be had to matters including daylight and sunlight, outlook, privacy, overbearing impacts and other effects on residential amenity.

Assessment
Concerns have been raised regarding visibility from neighbouring properties, the potential future use of the building and the need for additional screening. The gym would, however, be separated from Manorfield Farm by approximately 57m, Corner Cottage by approximately 110m and Abbotswood by approximately 127m. Given these substantial distances and the building’s single-storey form, it would not result in overlooking, loss of privacy, overshadowing, loss of light, an overbearing impact or an unacceptable loss of outlook.

The plans show a gym, sauna and WC. While these facilities could also be associated with accommodation, the proposed internal arrangement does not establish a separate dwelling. A condition requiring the building to remain ancillary to the dwelling, and preventing its use as separate residential, holiday or commercial accommodation, would address concerns regarding future independent use.

An air-source heat pump is shown alongside the building. Given its domestic scale, position within the site and separation from neighbouring dwellings, there is no evidence that it would result in unacceptable noise or disturbance. Construction impacts would be temporary and can be controlled through appropriate working hours.

Conclusion 
Subject to conditions controlling the use of the building and construction hours, the proposal would not cause unacceptable harm to neighbouring living conditions and would accord with Core Policy 57 of the Wiltshire Core Strategy and Policy P3 of the NPPF.

Highways Impacts and Parking 
Policy Context
Policies TR3-TR8 of the NPPF seek to ensure that development is supported by safe, suitable and sustainable transport arrangements. Development should provide appropriate access, promote sustainable travel choices where possible and avoid unacceptable impacts on highway safety and the operation of the transport network.

Core Policies 60-64 of the Wiltshire Core Strategy require development to provide safe access, promote sustainable transport, minimise transport impacts and provide appropriate parking arrangements.

Assessment 
The proposal would use the existing access, parking and turning arrangements serving the approved dwelling, with no alterations proposed to the public highway. As a private gym ancillary to the dwelling, it would not constitute a separate residential or commercial use and would not generate a material increase in traffic or parking demand.

The Highway Officer has raised no objection, subject to the gym remaining in personal use with the main dwelling and not being used as a separate dwelling. These restrictions can be secured by planning condition.

Conclusion
Subject to the building remaining ancillary to the dwelling, the proposal would have no unacceptable effect upon access, parking or highway safety and would accord with Core Policies 60, 61 and 64 of the Wiltshire Core Strategy and the relevant transport policies of the NPPF.

Ecology and Biodiversity
Policy Context
Core Policy 50 of the Wiltshire Core Strategy requires development to protect and, where appropriate, enhance biodiversity and geodiversity interests.

Policy N2 of the NPPF seeks to conserve and enhance biodiversity, support nature recovery, protect habitats and species, and strengthen ecological networks.

Where relevant, proposals should assess impacts upon protected species, habitats, ecological networks and green and blue infrastructure and demonstrate that any adverse impacts can be appropriately avoided, mitigated or compensated for.

Biodiversity Net Gain (BNG) is mandatory for most development and proposals should demonstrate compliance with the statutory requirements unless an exemption applies.

Assessment 
The submitted BNG Technical Note records that the site overlaps with the consented development under PL/2023/04825. The pre-development baseline comprised principally sealed surface associated with a former agricultural building, and the proposed gym would be constructed on the footprint of that building. The Technical Note therefore concludes that the development would not affect habitats of value and qualifies for the de minimis exemption from mandatory BNG.

The proposal would not conflict with the approved habitat enhancement strip or reptile refuge, the implementation and management of which remain governed by the requirements of the wider residential permission. An integrated bat-roosting feature is proposed beneath the timber cladding on the western elevation, providing an appropriate ecological enhancement that can be secured through compliance with the submitted details.

Conclusion
The proposal would not result in the loss of habitat of ecological value and qualifies for the de minimis BNG exemption. Subject to securing the proposed bat-roosting feature, the development would accord with Core Policy 50 of the Wiltshire Core Strategy and Policy N2 of the NPPF.

Landscape and Visual Impact 
Policy Context
Core Policy 51 of the Wiltshire Core Strategy seeks to protect, conserve and enhance landscape character and quality and requires development to respond appropriately to its landscape setting.

Policy N2 of the NPPF seeks to conserve and enhance the natural environment and requires development to take account of landscape character, local distinctiveness and the natural beauty of the countryside.

The Wiltshire Design Guide promotes a context-led approach that integrates development with landscape features and local character.

Policy N4 of the NPPF affords significant protection to National Landscapes and requires development proposals to conserve and enhance their natural beauty and special qualities.

Under Section 245 of the Levelling-up and Regeneration Act 2023, the Council must seek to further the purposes of National Landscapes when exercising its planning functions.

Assessment 
The proposal lies within the North Wessex Downs National Landscape, where great weight must be given to conserving and enhancing landscape and scenic beauty. The Management Plan seeks landscape-led development that respects the area’s character and requires new buildings to demonstrate high-quality design appropriate to the protected landscape.

The development would comprise a single ancillary building within a substantial residential curtilage and on the footprint of a former agricultural building. As that building has already been demolished under the wider residential permission, its replacement does not represent a landscape benefit attributable to this proposal. Nevertheless, the location has an established developed context formed by the approved dwelling, garage and associated residential works.

Concerns regarding the size and visibility of the gym are acknowledged. The building would not be wholly concealed and limited views, particularly of the roof, may be available from neighbouring land and the public right of way during winter. However, existing boundary vegetation would filter these views, while the building’s single-storey scale, pitched roof, timber cladding and clay tiles would help it integrate with the rural setting. The planning statement also confirms that the building would not conflict with the approved landscaping scheme for the wider site.

Any visual effects would therefore be limited and localised, without materially affecting the wider landscape character, scenic quality or special qualities of the National Landscape. In reaching this conclusion, particular regard has been given to the statutory duty to seek to further the purpose of conserving and enhancing the natural beauty of the area.

Conclusion
The proposal would conserve the landscape character and scenic quality of the North Wessex Downs National Landscape and would accord with Core Policy 51 of the Wiltshire Core Strategy and Policies N2 and N4 of the NPPF.

Flood Risk and Drainage
Policy Context
Core Policy 67 of the Wiltshire Core Strategy seeks to ensure that development is appropriately located and designed to avoid increasing flood risk on-site or elsewhere. Sustainable drainage measures should be incorporated where appropriate.

Policies F4-F8 of the NPPF require flood risk to be taken into account in planning decisions and seek to ensure that development is safe for its lifetime, does not increase flood risk elsewhere and incorporates appropriate drainage measures.

Assessment 
The application form confirms that the site is not within an area identified as being at risk of flooding, is not within 20m of a watercourse and that the development is not expected to increase flood risk elsewhere.

Concerns have been raised regarding the absence of detailed foul and surface-water drainage arrangements and the potential effect upon local ditches. The proposal is, however, a relatively small ancillary building within a substantial plot and is positioned on previously developed land associated with a former agricultural building.

The proposed WC and sauna would generate only domestic wastewater associated with the occupation of the main dwelling, rather than a separate residential or commercial use. The detailed means of connection and drainage installation are principally matters for Building Regulations and the relevant drainage approvals. There is no evidence before the Council that the proposal would discharge directly to a roadside ditch or materially increase flood risk. Surface water can be managed within the site through an appropriate drainage arrangement.

Conclusion
Having regard to the scale and nature of the development, there is no evidence that it would be at unacceptable risk of flooding or increase flood risk elsewhere. The proposal would therefore accord with Core Policy 67 of the Wiltshire Core Strategy and the relevant flood-risk policies of the NPPF.

Public Sector Equality Duty (PSED)
In reaching this decision, due regard has been had to the Public Sector Equality Duty under Section 149 of the Equality Act 2010. This requires the Local Planning Authority to have regard to the need to eliminate discrimination, advance equality of opportunity and foster good relations between persons who share a protected characteristic and those who do not. 

The Local Planning Authority is satisfied that the proposal would not result in any unlawful discrimination and that any impacts on protected groups have been appropriately considered as part of this assessment.

PLANNING BALANCE AND CONCLUSION

Policy Context 
Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires planning applications to be determined in accordance with the development plan unless material considerations indicate otherwise.

The National Planning Policy Framework is a material consideration in the determination of planning applications. When taken as a whole, it supports sustainable development and requires planning decisions to be made in accordance with the development plan unless material considerations indicate otherwise.

Having regard to the relevant policies of the Wiltshire Core Strategy and the NPPF, the proposal falls to be assessed against the development plan as a whole and all other material considerations.

The proposal comprises an ancillary outbuilding associated with an approved dwelling and is considered to accord with the Development Plan when read as a whole. The principle of development is therefore acceptable, subject to the detailed assessment of all other material planning considerations.

The Balance 
The principle of development and the detailed planning considerations arising from the proposal have been assessed elsewhere in this report.

The assessment has considered the principal planning issues arising from the development, including design, heritage, residential amenity, highways, ecology, landscape impact, flood risk and drainage.

The proposal would provide an ancillary building associated with the approved dwelling and would be of an appropriate design, scale and appearance for its rural setting. The development would preserve the significance of nearby heritage assets, would not result in unacceptable impacts upon neighbouring amenity, highway safety, ecology, drainage or flood risk, and would conserve the character and appearance of the North Wessex Downs National Landscape. Subject to conditions, the building would remain ancillary to the dwelling and would not operate as a separate residential or commercial unit.

While the building may be visible from neighbouring land and the nearby public right of way, any visual effects would be limited and localised and do not amount to unacceptable planning harm. These impacts attract only limited weight in the planning balance.

Having regard to the assessment as a whole, no adverse impacts have been identified that would warrant refusal of planning permission.

Conclusion 
The proposed development is considered acceptable in planning terms. Having regard to the Development Plan, the NPPF and all other material considerations, the proposal accords with the Development Plan when read as a whole.

Accordingly, planning permission should be granted subject to appropriate planning conditions.

RECOMMENDATION: That Planning Permission be GRANTED, subject to conditions 

All conditions imposed have been assessed against the tests set out in Policy DM6 of the NPPF and are considered to be necessary, relevant to planning, relevant to the development to be permitted, enforceable, precise and reasonable in all other respects.
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