APPLICATION FOR FULL PLANNING PERMISSION
DELEGATED REPORT

	APPLICATION REFERENCE:
	PL/2026/00049

	APPLICATION TYPE:
	Full planning permission

	SITE ADDRESS:
	Land South Of Conkwell Grange, Conkwell, Limpley Stoke, Wiltshire, BA2 7FD

	DEVELOPMENT DESCRIPTION:
	Installation of polytunnel on small holding land

	RECOMMENDATION:
	That Planning Permission be GRANTED



PROPOSAL
This proposal seeks the erection of a polytunnel on a smallholding of land of approximately 5 acres that is currently served by an existing access off Blackberry Lane. The application site has existing outbuildings and a temporary caravan on the agricultural land, used for market gardening purposes. Revised plans were received 31.03.2026, updating the block plan to illustrate all the existing outbuildings on site and the footprint of the polytunnel was reduced. 

SITE DESCRIPTION/CONTEXT
This full planning application relates to an area of land located on Winsley Hill accessed from an existing vehicle gate from Blackberry Lane. The application site is located within the West Wiltshire Green Belt, within a Special Landscape Area, just outside the Cotswold Area of Outstanding National Beauty. The application site also falls within the recreational impact zone of the Bath and Bradford on Avon Special Area of Conservation for bats.

PLANNING HISTORY
	[bookmark: _bc9eaa23_7b84_4e11_8860_67eb8bbe0c9e]

	Proposal / Summary

	ENQ/2022/00904 - Pre-Application enquiry Decision - Pre-App Response Date: 26/7/2022 – Installation of polytunnel on small holding land



RELEVANT POLICIES AND GUIDANCE

The Wiltshire Core Strategy (WCS) 2015 
Core Policy 2 Delivery Strategy
Core Policy 7 – Spatial Strategy for the Bradford on Avon 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 61 – Transport and Development
Core Policy 64 – Demand Management
Saved Policy C3 Special Landscape Areas saved policy from the West Wiltshire District Plan 1st Alteration

Freshford and Limpley Stoke Neighbourhood Plan 2014 - 2039 November 2015
The National Planning Policy Framework (NPPF) 

The Planning Practice Guidance 

National Design Guide

CONSULTATION RESPONSES
[bookmark: _Hlk198304422]Winsley Parish Council: No objection 
Wiltshire Council Arboricultural: No objection
Wiltshire Council Archaeology: No objection
Wiltshire Council Ecology: No objection
Wiltshire Council Highways: No objection

REPRESENTATIONS
One letter of objection was received citing concerns that the submitted plans did not ‘represent the extent of the existing development on site’. Additional plans were received 31.03.2026 with the block plan illustrating the existing temporary caravan, which has previously been assessed by a member of the planning enforcement team as being lawful. 

ASSESSMENT
Section 38(6) of the Planning and Compulsory Purchase Act 2004 states:

"If regard is to be had to the development plan for the purposes of any determination to be made under the planning Acts, the determination must be made in accordance with the plan unless material considerations indicate otherwise."

In accordance with this statutory requirement, this application has been assessed against the relevant policies of the Development Plan, including the adopted Wiltshire Core Strategy (2015) and, where applicable, any made Neighbourhood Plans. 

Principle of Development
[bookmark: _Hlk177052916]The proposed development comprises an addition to an existing horticultural site set within the confines of the existing application site, within the settlement boundary of Bradford on Avon. The development would be wholly within the application site and as such the principle of development is acceptable subject to the following considerations.

Principle of Development in the Green Belt 
The 2024 NPPF regards the construction of new buildings in the Green Belt as ‘inappropriate
development’, unless the proposal falls within the criteria set out in paragraph 154. Within this list of exceptions, extensions or alterations to existing buildings may be acceptable, and relevant in this case, “are buildings for agriculture and forestry”


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

Core Policy 51 of the adopted Wiltshire Core Strategy states “great weight will be afforded to conserving and enhancing landscapes and scenic beauty”.
 Saved Policy C3 requires the landscape character of this area to be “conserved and enhanced and development will not be permitted which is considered to be detrimental to the high quality of these landscapes”. 
The application site lies within a Special Landscape Area and due consideration has been given to the proposed development impacts.  The scale and development within all these designated areas should be limited, while development within their setting should be sensitively located and designed to avoid or minimise adverse impacts on the designated areas. 

The proposed polytunnel would be used for horticultural purposes which would be appropriate use within this rural location and within the confines of the application site which contains existing buildings of a similar nature. The polytunnel would be of a simple design which would reflect its function. The building would be 7.6m in length, 2.3m high and 3.2m wide, constructed of steel arches with cross braces covered in polythene sheeting and would be secured within a soil trench. 

The polytunnel would not be permanently fixed and could easily be removed on the cessation of any agricultural use, in the interests of protecting the rural character of the area.

[image: ] [image: ]

Front elevation of the polytunnel and block plan illustrating the location of the polytunnel

The character of the area is heavily influenced by the present horticultural use and operations with existing outbuildings located around the site. The proposed building and materials to be utilised for this application are considered sympathetic to the existing site character.

Due to the topography of the land and screening on the boundaries from hedging, trees and bushes, the site is not particularly visible or prominent in the wider landscape. Any views across the site would be long ranging, against a backdrop of trees and hedges, and the tunnel would not appear as an isolated or visually jarring structure.

Considering the size, design and positioning of the polytunnel, combined with the topography of the site, and screening on the boundaries, it is considered that the development would not detract from the setting of the Special Landscape Area

Officers consider the development would therefore have no adverse impact on the character of the area. As such the proposed development is considered to meet the requirements of CP51 and CP57 of the WCS and paragraph 182 of the NPPF.


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

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

Due to the nature of the development, there would not be any adverse impacts on residential amenity, due to the isolated position of the polytunnel, and separation distances from any neighbours. 

The application site contains similar development and given that the use of the polytunnel would be for horticultural use, it is not considered that this would result in additional or harmful levels of noise and disturbance above how the site is currently lawfully used.

For these reasons, the development proposals would therefore accord with Core Policy 57-point vii, Appendix D of the Wiltshire Design Guide SPD and the NPPF in respect of safeguarding residential amenity.

Highways Impact
Core Policy 61 states that new development can potentially have both a positive and negative impact on transport. It is for this reason that the transport impacts of new developments need to be assessed in accordance with national guidance.
Impact on parking provision – Core Policy 64 (Demand Management) seeks to manage the demand for vehicle parking and confirms that residential parking standards are to be based on minimum parking standards.
The proposal would not alter the existing site access and additional parking on site is not a requirement of this scheme. The Local Authority highways officer was consulted on the proposed scheme and offered no objections. 
The proposal retains the existing access and would not give rise to significant harm in terms of highway safety. As such the proposal accords with policies CP61 and CP64 of the Wiltshire Core Strategy.
Ecology Impact 
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.

The Local Authority Ecology team were consulted on the proposal and offered the following comments.

“Bath and Bradford-on-Avon Bats Special Area for Conservation (SAC)
The site is located within multiple Bechstein’s, Greater Horseshoe and Lesser Horseshoe roost buffers associated with the Bath and Bradford-on-Avon SAC. The current proposal therefore has potential to result in significant adverse impact on the special features of the Bath and Bradford on-Avon SAC.

A test of likely significance has been carried out by the relevant Competent Authority (Wiltshire Council) as required by Regulation 63 of the Conservation of Habitats and Species Regulations 2017 (as amended). This concluded that given the scale and nature of the currently proposed development which (i) involves no loss of a roost of a qualifying species, (ii) does not propose any permanent structure nor loss of key bat habitat, and iii) does not propose any additional external lighting, there is no mechanism for adverse impact on the Conservation Objectives of the SAC, and the proposal can be screened out of Appropriate Assessment”

As a precautionary measure an informative would be added to any decision that in event any evidence of bat activity is detected that the applicant should follow the advice of a professional ecologist or contact Natural England.

Following the submission of the revised plans, the floorspace of the proposed polytunnel was reduced to extend over a footprint of 24m2, which would negate the need for the proposal to demonstrate Biodiversity Net Gain. The Ecologist’s comments following the submission of the revised plan is attached below.

“Biodiversity Net Gain
Further to my previous comments, the development area/floorspace of the polytunnel has been revised to fall under 25 sq m. As such, the biodiversity gain planning condition is not considered to apply to this application as the development meets the following criteria and is therefore below the de minimis threshold, meaning the development:
-does not impact an onsite priority habitat (a habitat specified in a list published under section 41 of the Natural Environment and Rural Communities Act 2006); and
-impacts less than 25 square metres of onsite habitat that has biodiversity value greater than zero and less than 5 metres in length of onsite linear habitat (as defined in the statutory metric)”

As such, the development complies with Core Policy 50 of the Wiltshire Core Strategy and the relevant provisions of the NPPF.

Biodiversity Net Gain (BNG)
As of April 2024, unless exempted, applications need to demonstrate no net loss and a minimum of 10% net gain in biodiversity (BNG) on the site, in line with the requirements of the NPPF, PPG, WCS policy CP50 (Biodiversity and Geodiversity) and the Environment Act.  In this case, the revised application was submitted with a de minimis exemption.

CONCLUSION
The proposed development is considered to be acceptable in terms of its design, scale, and relationship with the surrounding area. It would not result in any unacceptable harm to the character of the locality, or Special Landscape Area, the amenities of neighbouring occupiers, highways or the interests of ecology.

The proposal is therefore considered to comply with the relevant policies of the Wiltshire Core Strategy, the Wiltshire Local Plan, and the National Planning Policy Framework. As such, the application is recommended for approval, subject to the conditions set out below.

RECOMMENDATION:  That Planning Permission be GRANTED subject to conditions.

Conditions

1. The development hereby permitted shall be begun before the expiration of three years from the date of this permission.

REASON: To comply with the provisions of Section 91 of the Town and Country Planning Act 1990 as amended by the Planning and Compulsory Purchase Act 2004

2. The development hereby permitted shall be carried out in accordance with the following approved plans and documents:
Location & Block Plans DWG No (3) 001 LOC_PL Rev B
Proposed Elevations & Plan DWG No (3) 002 PROP_PL Rev B
All Plans Received 31.03.2026

REASON: For the avoidance of doubt and in the interests of proper planning.


Informative
If bats or evidence of bats are found during the works, the applicant is advised to stop work and follow advice from an independent ecologist or to contact Natural England’s Bat Line through the internet.
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