APPLICATION FOR FULL-PLANNING PERMISSION
CASE OFFICER REPORT

	APPLICATION REFERENCE:
	PL/2025/07147

	APPLICATION TYPE:
	Full planning permission

	SITE ADDRESS:
	The Three Daggers and Hillside Cottage, Westbury Road, Edington, Westbury, Wiltshire, BA13 4PG

	DEVELOPMENT DESCRIPTION:
	Change of use of land to form overflow car park and recreational field with associated works. Change of use of public house car park to pub garden. Change of use of farm shop brewery to café and erection of extension. Change of use of part of Spa Barn (Sui Generis) to include learning and non-residential institute (Use Class F1)

	RECOMMENDATION:
	Approve subject to conditions



SITE DESCRIPTION/CONTEXT

The application site comprises the Three Daggers Public House, Three Daggers Farm Shop and Hillside Cottage on Westbury Road (B3098), Edington. The site functions as an established rural hospitality, tourism and leisure destination, comprising a public house, farm shop, café facilities, brewery, bed and breakfast accommodation, spa facilities, associated parking and recreational land. Land to the rear of the public house and farm shop includes existing recreation facilities and adjoining pasture land. 

Key Constraints and Designations:

· Part of the site lies within the Edington (Tin head) Conservation Area, with the remaining land immediately adjoining its boundary. 
· There are no listed buildings within the site, although nearby heritage assets include Lambourne Cottage (Grade II) and No.10 Tinhead Road (Grade II). 
· The site lies within a Special Landscape Area (SLA). 
· A belt of trees along the western boundary is protected by Tree Preservation Order TPO/2021/00014. 
· Public Rights of Way EDIN5 and EDIN12 run adjacent to and through parts of the wider site. 
· The site lies wholly within Flood Zone 1, the area at lowest risk of flooding. 
· The site is not within a National Landscape (AONB) and no AQMA or European site designations are identified. 

PROPOSAL

The application seeks full planning permission for a series of related developments at the Three Daggers Public House, Three Daggers Farm Shop and Hillside Cottage. These comprise:

· The change of use of agricultural land to provide an overflow car park and an enhanced recreational field, including the provision of a Multi-Use Games Area (MUGA), landscaping and associated works. 
· The change of use of part of the existing public house car park to an enlarged pub garden, including the erection of a new boundary wall and gates. 
· The change of use of the existing brewery area within the farm shop to additional café floorspace, together with the erection of a single-storey rear extension of approximately 60sqm to expand the café offer. 
· The change of use of part of Spa Barn from its existing sui generis use to a mixed use comprising spa facilities and Use Class F1 (Learning and Non-Residential Institutions), allowing activities such as meetings, lectures, exhibitions, learning events and community uses. 

The development is intended to support and expand the existing hospitality, leisure, and community facilities operating from the site, whilst providing additional parking capacity and enhanced recreational facilities.

During the course of the application, the applicant submitted a package of revisions and additional information to address concerns and objections raised during the initial consultation period. A targeted re-consultation was carried out, including with the Parish Council and third parties.

RELEVANT PLANNING HISTORY

Three Daggers Public House:

· W/10/00944/FUL (Approved 21.05.2010) - Demolition of existing toilets and erection of single and two-storey extensions to provide restaurant facilities, staff accommodation, bed and breakfast accommodation, re-roofing works and alterations to parking arrangements. 
· 15/09453/FUL (Approved 2015) - Erection of a garden shelter within the pub garden.
· PL/2022/01284/FUL (Approved 27.07.2022) - Alterations to the existing BBQ hut, addition of a lean-to covered walkway, change of use of part of the garden of 53 Westbury Road to pub garden use, and provision of a stretch tent. 

Three Daggers Farm Shop

· W/11/02372/FUL (Approved 20.03.2012) - Construction of the Three Daggers Farm Shop, incorporating retail, café and micro-brewery uses. 
· W/12/02305/S73 (Approved 15.03.2013) - Variation of conditions relating to landscaping, visibility splays and approved plans following relocation of electricity infrastructure. 

Hillside Cottage / Spa Barn

· 13/07030/FUL (Approved 14.05.2014) - Redevelopment of the existing dwelling and change of use from a dwellinghouse (Class C3) to a guest house (Class C1), including ancillary gymnasium, replacement garage, stabling and associated works. The Spa Barn was retained for storage and laundry facilities. 
· 14/08145/FUL (Approved October 2014) - Amended position and design of the approved gymnasium building. 
· 18/11931/FUL (Approved 17.04.2019) - Retrospective permission for mixed C1 (B&B) and sui generis beautician/massage use, together with parking, access, landscaping and associated operational development, establishing the current Spa Barn use. 

RELEVANT LEGISLATION, POLICIES AND GUIDANCE 

Statutory Legislation: 
Sections 66 & 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990

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 32: Spatial Strategy for the Westbury Community Area
· Core Policy 48: Supporting Rural Life
· Core Policy 49: Protection of rural services and community facilities
· Core Policy 50: Biodiversity and Geodiversity;
· Core Policy 51: Landscape
· Core Policy 52: Green Infrastructure 
· 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 61: Transport & Development
· Core Policy 64: Demand Management
· Core Policy 67: Flood Risk

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:

Designated area - neighbourhood plan not made.

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

West Wiltshire Local Plan 2004
· Saved Policy C3 – Special Landscape Area

West Wiltshire Leisure and Recreation DPD (2009)
· Policy LP1 – Protection and enhancement of existing open space or sport and recreation provision
· Policy LP2 – Proposals that involve the loss of open space or sport and recreation provision
· Policy LP5 – New sport and recreation facilities

ISSUES  

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

· Whether the proposal constitutes EIA development
· 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 preserve or enhance the historic environment (CP 58)
· Whether the scheme would have an acceptable landscape impact (CP 51) 
· Whether the proposal would have a negative effect upon highway safety, including if there is sufficient parking for the proposed development (CP 61 and 64)
· Whether the site can be adequately drained without increasing flood risk elsewhere (CP 67)
· Whether there would be any harmful impacts upon protected species or priority habitats (CP 50)
· Are there any other planning issues raised by the development?


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.

Edington Parish Council: commented as follows:

“In commenting on this application the Parish Council (PC) wishes to confirm that, as to the part of the application that relates to the Three Daggers, the PC has an interest in it and was consulted by the Three Daggers prior to the application being lodged. The application was lodged on behalf of both the Three Daggers and the PC. The PC takes the view that the proposals would benefit the PC and the Village. In simple terms it enhances the facilities that would be available for the PC's Playfield, but it will also alleviate, if not eliminate, the regular problem of the limited parking currently available for patrons of the Three Daggers and the Farm Shop to the point that their vehicles are parked on the main road, the B3098.
In its consultation on the proposed application the PC did raise a query as to whether the current access from the B3098 into the Three Daggers complex could be widened to ensure ease of access and exit.
The PC was not consulted in relation to that part of the application that relates to Hillside Cottage but supports the application.”

WC Arboricultural Officer: No objection subject to conditions (final comment – full comments available on the council website)

WC Archaeology: No objection (final comment – full comments available on the council website)

WC Climate Team: No response received at time of writing

WC Conservation: Objection on the following grounds (final comment – full comments available on the council website):

· Raises concerns regarding the impact of the proposal on the character and appearance of the Edington (Tinhead) Conservation Area and the setting of nearby listed buildings. 
· Considers the proposed 1.8m boundary treatment, extent of site subdivision, formal landscaping approach and multiple vehicular access points to result in a more urbanised appearance and loss of openness.
· Concludes that the proposal would result in less than substantial harm to designated heritage assets and recommends amendments to mitigate harm. 
· Acknowledges that the principle of the pub garden, overflow car park and farm shop extension is generally acceptable from a heritage perspective.

WC Drainage: No objection (final comment – full comments available on the council website)

WC Ecology: No objection subject to conditions (final comment – full comments available on the council website)

[bookmark: _Hlk206417654]WC Highways: No objection subject to conditions (final comment – full comments available on the council website)

WC Landscape: No objection, commenting as follows:

“Thank you for consulting the Landscape Team. I have reviewed the submitted files and have no objections to the proposals from a landscape perspective.”

WC Public Open Space: No comment as the Public Open Space Officer has advised “There is no requirement for open space and equipped play for a development of this type.”

WC Public Protection: No objection subject to conditions

WC Rights of Way: No objection (full comment available on the council website)

Active Travel England: no comment to make as it does not meet the statutory thresholds for its consideration.

Natural England: No objection subject to condition (full comment available on the council website)


REPRESENTATIONS
In accordance with the requirements of the Town and Country Planning (Development Management Procedure) (England) Order 2015 (as amended), the application was publicised by way of:
 
· Neighbour notification letters sent to adjoining and nearby properties;
· A site notice displayed near the site; 
· An advertisement placed in the local press 
 
These methods were used to inform interested parties and provide a period of 21 days for comments to be submitted.

Following registration of the application, a concern was raised regarding the visibility and distribution of site notices. In response, during the Case Officers site visit, additional site notices were displayed at locations around the site, including adjacent to Hillside Cottage and in areas providing public access to the land. 

In addition to the site notices, neighbour notification letters were issued to adjoining properties and the application was advertised in the local press. Officers are therefore satisfied that the Council has met and exceeded the statutory requirements for publicity and consultation and that interested parties have been afforded a reasonable opportunity to comment on the application.

Below is a summary of the representations received during the consultation period. 

Initial Consultation:

Support 
· Supports the Three Daggers as a valued community facility, local employer and village hub. 
· Supports the proposal as a means of securing the long-term viability, growth and diversification of the business. 
· Supports additional parking provision to alleviate existing parking issues, reduce on-street parking and improve highway safety. 
· Supports job creation and wider economic benefits for local businesses, suppliers and the rural economy. 
· Supports enhancements to café, hospitality, recreation, community and educational facilities, including the MUGA/play area and Spa Barn proposals. 
· Considers the proposals to be sympathetic to village character and local heritage. 

Comments 
· Requests provision of secure cycle parking. 
· Suggests traffic calming and pedestrian safety measures on the B3098. 
· Requests protection of residential amenity at Nos. 4 and 4A Tinhead Road, including retention of the proposed buffer strip and appropriate boundary treatments. 
· Raises concerns regarding the adequacy of Parish Council consultation and potential conflicts of interest. 
· Supports further archaeological investigation and review by the County Archaeologist. 

Objections 
· Considers the application is procedurally incomplete and should be refused pending submission of further technical information. 
· Raises concerns regarding ecology and biodiversity, including impacts on bats and other protected species, habitat connectivity, adequacy of surveys and biodiversity net gain calculations. 
· Raises concerns regarding lighting, noise, pollution and wider amenity impacts associated with the development. 
· Considers the submitted flood risk and drainage information is inadequate. 
· Objects to the visual, landscape and rural character impacts of the car park, MUGA and café extension. 
· Raises concerns regarding impacts on heritage assets, the Conservation Area and potential archaeological remains, including possible association with the Battle of Edington. 
· Considers the openness of the playfield and adjoining land contributes positively to the setting of nearby listed buildings and Edington Priory, and that development would cause heritage harm. 
· Raises concerns regarding highway safety, traffic generation, parking demand and the adequacy of transport information submitted. 
· Believes additional parking could be accommodated within the applicant's existing landholding without the need for further development. 
· Alleges procedural failings, predetermination and conflicts of interest relating to the Parish Council and land transfer arrangements. 
· Raises concerns regarding sustainability, climate change and fire safety considerations. 
· Considers the proposal would harm village character and tranquillity, provide limited community benefit and conflicts with planning policy. 

Reconsultation:

Objections 
· Considers the applicant has failed to adequately address Highway Officer concerns regarding parking demand, traffic generation and highway safety. 
· Disputes the applicant's heritage assessment and considers the proposal would result in unacceptable harm to the Conservation Area and heritage assets. 
· Maintains that further archaeological investigation is required and that the application remains incomplete. 
· Raises concerns regarding residential amenity impacts, including noise, lighting, disturbance, events and potential wedding venue use. 
· Raises concerns regarding ecology and biodiversity, including impacts on bat roosts, adequacy of surveys, proposed mitigation and biodiversity net gain calculations. 
· Disputes the need for additional parking and considers there is insufficient evidence of an existing parking problem. 
· Challenges the weight that should be given to supportive representations due to alleged links between some supporters and the applicant. 
· Considers the application remains procedurally incomplete, conflicts with planning policy and should be refused. 

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.

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.

Environmental Impact Assessment (EIA) Screening
In accordance with the Town and Country Planning (Environmental Impact Assessment) Regulations 2017 (as amended), the local planning authority has considered whether the proposed development constitutes EIA development.

No formal screening opinion was requested or issued. However, the local planning authority has considered the scale and nature of the development as part of the application process and is satisfied that it does not constitute EIA development under the 2017 Regulations.

In reaching this view, regard has been had to the criteria set out in Schedule 2 of the EIA Regulations, including the scale, location and characteristics of the development. The proposal does not meet the relevant thresholds, nor is it considered likely to give rise to significant environmental effects by reason of factors such as its size or location.

Principle of Development
Policy Context
Core Policy 1: Settlement Strategy of the WCS establishes a hierarchy of settlements to guide where development should be focused. The policy  prioritises growth in:
· Principal Settlements (e.g., Salisbury, Chippenham, Trowbridge) – main focus for strategic growth.
· Market Towns – support local services and employment; suitable for sustainable development.
· Local Service Centres – smaller towns and villages with a range of services; limited development supported.
· Large and Small Villages – development should be limited and respond to local needs.
· Outside the defined settlements – development is strictly controlled and generally not supported unless exceptional circumstances apply.
.
Core Policy 2: Delivery Strategy of the WCS sets out how development will be distributed and delivered across Wiltshire. The policy emphasises:
· Sustainable patterns of growth, reducing the need to travel and supporting local services.
· Development should be plan-led, aligning with the settlement strategy and supported by infrastructure.
· Windfall development (not allocated in plans) must still comply with the principles of sustainable development.
· Development outside settlement boundaries is generally not permitted, unless it meets specific policy exceptions (as set out in paragraph 4.25 of the WCS).

Together, CP1 and CP2 ensure that new development is strategically located, sustainable, and supports the character and function of Wiltshire’s communities.

The application seeks permission for a package of interrelated development comprising:

· the change of use of land to provide an overflow car park and recreational field with associated works;
· the change of use of part of the existing public house car park to a pub garden;
· the change of use of the existing brewery area within the farm shop building to café use, together with the erection of an extension;
· the change of use of part of Spa Barn from a sui generis use to include learning and non-residential institution uses falling within Use Class F1.

The application site forms part of an established group of hospitality, leisure, tourism and community-focused uses centred around the Three Daggers Public House, Farm Shop and Hillside Cottage. The proposal does not introduce a wholly new use into the countryside but instead seeks to expand and diversify an existing and established rural enterprise that already serves both the local community and visitors to the area.

Edington is identified as a Small Village within the Wiltshire Core Strategy. Core Policy 1 states that development at Large and Small Villages will be limited to that needed to improve employment opportunities, services and facilities. Furthermore, Core Policy 2 supports development proposals at Small Villages where they provide employment, services or facilities, subject to the development respecting the existing character and form of the settlement, not elongating the village or imposing development into sensitive landscape areas, and not consolidating sporadic or loose-knit development.

The proposal is considered to accord with the overarching objectives of Core Policies 1 and 2. The development would enhance an existing rural business operation through the provision of improved visitor facilities, additional parking capacity, enhanced recreation provision, expanded café facilities and additional opportunities for educational and community-based activities. Collectively, the proposals would support the long-term viability of established local businesses, assist in sustaining employment opportunities and broaden the range of services available within the village.

The proposed change of use of the brewery area within the farm shop to café use, together with the associated extension, would expand an existing hospitality offer within a building already containing retail and café functions. The proposal would support the ongoing diversification of the established farm shop business and is consistent with the objectives of Core Policy 48, which supports rural enterprises, local services and farm shop-related development. The proposal is also consistent with paragraph 88 of the NPPF, which supports the sustainable growth and expansion of rural businesses and sustainable rural tourism and leisure developments.

The proposed change of use of part of Spa Barn to include Use Class F1 learning and non-residential institution uses would provide additional opportunities for community meetings, exhibitions, lectures, educational activities and similar events. Officers consider that the proposal would represent a positive diversification of an existing building and would increase the range of community facilities available within the village. The proposal therefore aligns with Core Policies 2, 48 and 49 and with paragraphs 88 and 98 of the NPPF, which support the retention, improvement and diversification of community facilities in rural areas.

The provision of an overflow car park is intrinsically linked to the existing and proposed uses across the wider site. Evidence submitted by the applicant identifies existing parking pressures associated with the operation of the Three Daggers and associated businesses. Whilst the acceptability of the parking provision, landscape impacts and highway implications are considered in detail elsewhere in this report, officers acknowledge that the proposed parking area would support the functioning of existing rural businesses and assist in accommodating visitor demand. The principle of additional parking provision associated with an established rural enterprise is therefore considered acceptable, subject to the detailed assessment of environmental and technical matters.

The overflow parking proposal is accompanied by alterations to the existing recreation area, including the provision of a replacement Multi Use Games Area (MUGA) and an enlarged recreational offer. Subject to the detailed assessment of impacts and the adequacy of replacement provision, the recreational elements of the proposal are considered to represent a positive enhancement of local facilities.

The proposed conversion of part of the existing public house car park to pub garden space would provide enhanced outdoor hospitality facilities associated with the established public house use. Public houses represent important community facilities within rural settlements and the enhancement of such facilities can assist in ensuring their continued viability. Whilst this element would result in the loss of a limited number of parking spaces, it forms part of a wider package of development which includes the provision of the overflow car park intended to address parking demand across the site.

Overall, the proposal is considered to represent the sustainable expansion and diversification of an established rural hospitality and community enterprise. The development would support rural economic growth, maintain and enhance local services and facilities, provide improved recreation opportunities and create opportunities for educational and community uses. Subject to the detailed assessment of landscape, heritage, highway, ecological, drainage and amenity considerations, the proposed development is considered acceptable in principle and accords with Core Policies 1, 2, 48 and 49 of the Wiltshire Core Strategy and the relevant objectives of the National Planning Policy Framework. 

Design, Visual Impact and Landscape
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.

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.

Building for a Healthy Life Framework promotes healthy, inclusive, and sustainable places. The document encourages:

· Walkability.
· Access to green space.
· Active design principles for well-being.

Core Policies 2, 51, 52 and 57 of the Wiltshire Core Strategy require development to respond positively to local character, conserve landscape quality and secure a high standard of design. The site also lies within the Special Landscape Area (SLA) as identified by Saved Policy C3 of the West Wiltshire District Plan, where development should conserve and enhance landscape character.

The application comprises a number of linked proposals including the formation of an overflow car park, MUGA and associated landscaping, the conversion of an existing pub car park to pub garden, a café extension to the farm shop and the change of use of part of the Spa Barn. Of these elements, the overflow car park, MUGA and farm shop extension have the greatest potential to affect landscape character and visual amenity.

A Landscape and Visual Impact Assessment (LVIA) has been submitted in support of the application. The assessment identifies that the site is contained within an established landscape framework comprising mature tree belts, hedgerows, recreational land and existing built development associated with the village. The proposed overflow car park would introduce a degree of change through the use of part of an existing paddock area; however, it would use a grass reinforcement system and would be enclosed by proposed bunding, native planting and retained boundary vegetation, thereby limiting its visual prominence within the surrounding landscape. The submitted LVIA concludes that the development would result in only slight adverse visual effects, reducing further following the implementation of mitigation planting. 

Officers note that no protected trees are proposed to be removed and that the development has been designed to retain the established vegetation which currently provides effective containment of the site. Additional native hedgerow planting, trees and areas of wildflower grassland would further soften the appearance of the development and assist its integration into the landscape whilst also delivering biodiversity and green infrastructure benefits. 

The proposed café extension is modest in scale and would be read as a subservient addition to the existing farm shop building. The proposed use of brick, timber boarding and slate reflects the materials already present within the site and is considered appropriate to the rural character of the locality. Likewise, the conversion of the existing eastern car park to an enclosed pub garden, together with the proposed brick boundary wall, would not result in any adverse visual effects and is considered likely to enhance the appearance of this part of the site when viewed from Westbury Road. 

Whilst the proposal would inevitably result in some localised change to the character of the existing open land through the introduction of the overflow car park and MUGA, these elements would remain closely related to the existing Three Daggers complex and adjoining recreation facilities. The development would be visually contained by the existing settlement edge, surrounding vegetation and proposed landscaping and would not appear as an isolated encroachment into the wider countryside.

The submitted Soft Landscape Works drawing and Landscape Implementation and Management Plan provide a comprehensive landscaping strategy, including planting proposals, implementation details and long-term management measures. As such, it is not considered necessary to require the submission of a separate landscape strategy, however, a condition securing implementation and maintenance of the approved landscaping is considered reasonable and necessary in this instance.

The Council's Landscape Officer has reviewed the submitted details and advised that they have "no objections to the proposals from a landscape perspective." This specialist advice is afforded significant weight in the assessment of the application.

Having regard to the submitted LVIA, the proposed landscaping strategy, the comments of the Landscape Officer and the scale and nature of the development proposed, officers consider that the proposal would not result in unacceptable harm to the character or appearance of the area, the wider Special Landscape Area or visual amenity. Furthermore, the development is considered to respect the character and form of the settlement and would not elongate the village or consolidate sporadic development, consistent with the requirements of Core Policy 2.

Subject to a condition securing the implementation and maintenance of the approved landscaping scheme, the development is considered to accord with Core Policies 2, 51, 52 and 57 of the Wiltshire Core Strategy together with Saved Policy C3 of the West Wiltshire District Plan. 

Impact on Heritage Assets
Policy Context
From the point of view of the historic environment the main statutory tests are set out within the Planning (Listed Building and Conservation Areas) Act 1990. 

Section 66 (Planning Permission) requires that special regard be given to the desirability of preserving listed buildings, their settings or any features of special architectural or historic interest which they possess.

Paragraph 58B of the Planning Act 1990 requires that in considering whether to grant planning permission or permission in principle for the development of land in England which affects a registered park and garden, the LPA must have special regard to the desirability of preserving or enhancing the asset or its setting.

Section 72(1) of the Act requires the Council to pay special attention to the desirability of preserving or enhancing the character or appearance of designated Conservation Areas.
The NPPF outlines government policy for planning. Chapter 16 of the NPPF 'Conserving and enhancing the historic environment' sets out the Government's high-level policies concerning heritage and sustainable development. In particular: 

Paragraph 208 requires LPAs should “avoid or minimise any conflict” between the heritage asset’s conservation (which includes achieving its optimum viable use) and any aspect of a proposal. 

Paragraph 210 requires local planning authorities should take account of the desirability of sustaining and enhancing the significance of heritage assets and putting them to viable new uses and of new development making a positive contribution to local character and distinctiveness. 

Paragraphs 212 requires “great weight” to be given to an asset’s conservation “irrespective of whether any potential harm amounts to substantial harm, total loss or less than substantial harm to its significance.” 

Paragraph 213 advises that harm to the significance of a designated heritage asset should require “clear and convincing justification”.

Paragraphs 213-215 (214-216) require a balanced approach with any harm which would be caused being weighed against the potential public benefits which might be achieved.

Paragraph 220 advises that not all elements of a Conservation Area or World Heritage Site will necessarily contribute to its significance. Loss of a building (or other element) which makes a positive contribution to the significance of the Conservation Area or World Heritage Site should be treated either as substantial harm or less than substantial harm as appropriate.

The Planning Practice Guidance provides guidance on interpreting the NPPF.

The Council’s Core Strategy Policy CP58 ‘Ensuring the conservation of the historic environment’ requires that designated and non-designated heritage assets and their settings will be conserved, and where appropriate enhanced, in a manner appropriate to their significance and encourages proposals which improve the condition of heritage assets at risk.

The Council’s Core Strategy CP 57: Ensuring high quality design requires a high quality of design in all new developments. The policy requires applicants to “demonstrate how the proposal will make a positive contribution to the character of Wiltshire through (amongst other things) responding to the value of the natural and historic environment and being sympathetic to and conserving historic buildings and landscapes. Development is required to respond positively to the existing in terms of building layouts, built form, height, mass, scale, building line, plot size, elevational design, materials, streetscape and rooflines to effectively integrate the building into its setting.

The application comprises a number of linked proposals including the formation of an overflow car park, MUGA and associated landscaping, the conversion of an existing pub car park to pub garden, a café extension to the farm shop and the change of use of part of the Spa Barn. Of these elements, the overflow car park, MUGA and farm shop extension are considered to have the greatest potential to impact heritage assets and their setting.

The application has been considered by the Council's Conservation Team on two occasions following the submission of additional information by the applicant.

In their consultation response dated 24 December 2025, the Conservation Officer raised an objection to the scheme on heritage grounds. The assessment identified that the site lies partly within and immediately adjacent to the Tinhead Conservation Area and also forms part of the setting of nearby listed buildings, including Lambourne Cottage and No. 10 Tinhead Road. The officer considered that the significance of these heritage assets derives not only from the historic built form of the settlement but also from the surrounding open land, which contributes to the rural backdrop of the hamlet and reinforces its historic agricultural character. 

Particular concern was expressed regarding the proposed overflow car park and the extension to the farm shop. The Conservation Officer considered that extending development and associated parking further into the open land to the rear of the site would result in further urbanisation of the western edge of the settlement and erosion of the rural landscape setting of the Conservation Area and nearby listed buildings. Whilst acknowledging that there was no in-principle objection to the farm shop extension, the officer queried whether opportunities existed to accommodate expansion within the existing curtilage rather than extending further into open land. 

The officer concluded that the proposals would diminish the significance of the heritage assets, would fail to preserve or enhance the character and appearance of the Conservation Area, and that the identified harm could not be adequately mitigated through landscaping. The response advised that either amended plans should be submitted to achieve a more compact and sensitive form of development, or that refusal would be justified on the basis that the scheme would result in less than substantial harm through a moderate adverse change to the setting of the heritage assets. 

Following receipt of the Conservation Officer's initial comments, the applicant submitted responses from both Planning Heritage and WH Landscape. The additional information principally sought to challenge the assessment of heritage harm, particularly in relation to the contribution made by the paddock and recreation land to the setting of the Tinhead Conservation Area and nearby listed buildings. The applicant's heritage consultant argued that whilst the site contributes to the wider setting of the Conservation Area and No.10 Tinhead Road, the land is already enclosed by development on three sides and is separated from the wider countryside by established tree belts and boundary vegetation. It was further contended that the proposed overflow car park would remain within the historic edge of the village, retain substantial areas of openness and, through sensitive landscaping, would not compromise the significance of the Conservation Area or nearby heritage assets. 

In parallel, the applicant's landscape consultant provided further comments regarding the location and design of the overflow car park, explaining that the proposed parking area had been located and landscaped to minimise landscape and visual impacts whilst addressing existing parking and highway issues. The consultant maintained that the proposed mitigation and enhancement measures would limit impacts on the landscape setting of heritage assets and concluded that, following establishment of the proposed planting, the overall landscape and visual effects would be minor and not of high significance. 

Following review of the additional information, the Conservation Officer provided the following response: 

“Assessment: The proposed scheme looks at several different elements, and these will be broken down to allow for an individual assessment of each element. However, whilst individual elements may not result is harm, an accumulation of works, including consideration of previous works, can result in harm. The NPPF recognises that where harm has been identified, this could be outweighed by public benefits. The Case Officer undertakes this planning balance, but any heritage benefits will also be recognised and considered.  

The advice below is additional advice form the original advice provided by another Conservation Officer. 

Change of Pub carpark to pub garden (Boundary Treatment) 
The proposed scheme looks to enclose the existing ‘Staff Carpark’, which was originally part of the general parking for the pub, with a 1.8m gate and fence. This area is within the conservation area, and whilst the tarmac hardstanding could be considered as causing some negative impact on the appearance on the rural setting, the open nature of the car park allows views to the property. The historic OS maps show that this was an open access which allow access to the small courtyard formed of the outbuildings and the pub. 

The inclosing of this space with a 1.8m boarded gates and brick wall is considered to cause harm to the character of the conservation area by forming a solid barrier of an urban nature to the site which is at odds to the more open nature of the neighbouring boundary treatments. A low-level brick wall or fencing would be considered to be a more suitable option to infill the existing opening. 

The principle of the change of use from car park to garden is supported in principle. However, the boundary treatment should respond and respect the character of the conservation area. The height of the boundary treatment should allow views in and out. As discussed later, the extent of vehicle access points throughout the proposed scheme raises concerns over the impact on the significance of the historic assets. Whilst this was a historical entrance, and could be recognised as part of the design, the retention of a vehicle gated access is questioned.  

New Fences 
Surrounding the pub and between the tent and No.53 there are proposed alterations to the boundary treatments, realigning them to create additional private space to No.53. The use of 1.8m close boarded fences has been established on the site, though it does create a very strong visual separation of what was once an open area. The material type is typically found on modern housing estates and urban areas and so increases an urban appearance to the setting and to the character of the conservation area. The proposed relocation of the boundary fences forms further separation between the use of the public house and views out to the rear (north), resulting in a visual separation of the open spaces and creating a more urban appearance. 

Further knee rail fences and boundary treatments are proposed throughout the site, and these should be removed or rationalised as the addition of built form and fences increase the urban appearance. Whilst these are low level, due to the openness of the site, and the glimpsed views, any additional forms will have a visual impact and a create a visual impact of separation. Whilst some are required to ensure safety, the proposed extent does appear excessive. 

Steps to the Tent  
The loss of the block retaining wall and the creation of a planted bank is considered to be a positive. The creation of the steps (which has not been detailed) is considered to allow connection from the tent to the wider landscape, and therefore no harm is caused. 

New Trees 
The proposed scheme looks to plant additional trees, many of which line a hedge, and have been formally placed within the landscape. This creates a very ordered appearance and removes the softness of more adhoc, or self-seeded trees more commonly found in open landscape. The placement of the trees could be more irregularly placed which would soften the appearance. Planting trees in clumps or groups helps supports the trees whilst still offering the proposed screening effect. The planting of trees could be seen as removing the openness of the site; however, the historic maps indicate that there were orchards and trees in some of this area, and therefore the principle is acceptable. 

Vehicle Access to the rear 
The proposed scheme looks to create three separate vehicle accesses to the ‘Multi User Games Area’. Whilst some access for emergency vehicles or for the delivery of temporary marquees or maintenance vehicles is understandable the extent of the openings is questioned as this could encourage more vehicular activity in an open green setting which would cause harm to the character of the conservation area or the setting of the listed buildings. Whilst this could be considered ‘temporary’, there is a potential for more continued access or temporary structures, which would be considered as a negative impact on the setting of the designated heritage assets. The extent of the vehicle access points in the stock fencing increases the appearance of gate posts and solid forms, which again removes the openness of the site, and is considered to cause harm. Access points for vehicles should be limited to reduce visual impact of gates and barriers.   

Creation of the ‘Multi User Games Area’ 
This is a change of use, from paddock to recreational field, with the boundary formed of stock fencing (no height provided) with access and pedestrian gates. The insertion of stock fencing would offer no visual difference if this was inserted to form individual paddocks for horse, and therefore the visual impact would be minimal. The creation of the vehicle gates is discussed above.  

New Carpark  
The proposed new carpark to the north of the farm shop will be formed of reinforced grass and edged in knee high railing to the west. To the north and east, the parking will be bordered with a new hedge, with carefully spaced new trees. The whole of the northern boundary will be formed with stock proof fence.  

As previously advised, the regular placement of trees does not provide a natural appearance, and therefore the placement of the trees should be reconsidered to create a more natural placement or grouping of trees. It is unclear why the new parking are needs to be visually separated from the Games area as creating additional boundaries increases the appearance of development. Hedges are used as field boundary treatments, but the placement and position need to be considered to recognise either agricultural practice (historic field patterns) or to retain a more open nature of the site. This will help protect the glimpsed views of the open site from Tinhead Road, and in particular the group of buildings around the former George Inn.  

The creation of a vehicular access from the proposed new track to the Games Area should be removed as there are other access points to the field, and the creation of the gates here could encourage additional parking (or reversing, etc) to be undertaken on the field and this would have a negative impact on the setting of the listed buildings to the north of the site, and visually intrusive on the glimpsed views from the conservation area looking out towards the open space and countryside. No justification has been submitted to support the requirement of the extensive vehicle access onto the Games Area.  

The principle of the additional car park to support the rural business is considered acceptable in principle from a heritage consideration but careful consideration of the details, boundary treatments and placement of tress needs to be undertaken to protect as far as reasonable the open nature or rural nature of the site. 

At present, the proposed scheme is formal and carefully placed, creating a more urban, developed setting.  

Farm shop  
The proposed extension to the farm shop has been designed to be low-level and formed of a traditional detail found on agricultural buildings, but with large folding doors, rather than an open cart shed. This extension will house WC facilities and additional seating area / function space.  

The public floor space of this building is increasing. The lower ground floor was storage, kitchen, Brewery and office space, with the shop and café on the ground floor. The proposed scheme appears to remove much of the storage space and the brewery element, which raises concerns that there will be additional pressure to provide additional building(s) to serve as storage and brewery. However, in recent years the site has already seen substantial growth in the built form, and whilst rural trade is supported and encouraged, a balance with the impact historic environment needs to be undertaken. Any additional development from a heritage consideration is unlikely to be supported, particularly to the north of the existing built form, or to the west of the farm shop as this would be considered to be overdevelopment to the edge of the village and a negative impact on the setting of the conservation area.  

Renewables  
Whilst the setting is more sensitive due to the setting of the listed buildings and the boundary of the conservation area, there is no consideration for the provision of renewable energy, such as PV slates/ panels on the proposed new roof structure. The prevision of panels to the north of the farm shop or tent would not be supported as this would encourage development in the open space and would be deemed to have a negative impact on the setting of the designated heritage asset.  

Summary & conclusion: The NPPF confirms that when considering the impact of a proposed development on the significance of a designated heritage asset, great weight should be given to the asset’s conservation (and the more important the asset, the greater the weight should be). It makes clear that any harm to a designated heritage asset requires clear and convincing justification.  

The site has been subject to substantial works in recent years which has seen a large extent of development on the site. To support the development, a new formal entrance has been created that has introduce urban form to the edge of the village location. This appearance has further been established with the regular spacing of the trees, advertising and the placement of car parking to the front of the site.  

The proposed scheme looks to enhance the existing urban appearance by creating a 1.8m boundary treatment to the east of the public house which is within the conservation area, and this is considered to be harmful and is not supported. The loss of the car par and the creation of a garden within this space is supported and could be a positive contribution to the character of the conservation area.  

The remaining scheme lies outside of the conservation area but has the potential to cause harm to the setting of the conservation area and the setting of the listed buildings as the land is currently open space that can be glimpsed from the public realm (Tinshead Road) and the group of buildings that formed the George Inn (GII listed). The sub-division of the spaces (both by hedges and fences) results in a loss of openness of the site. There is additional harm due to the extent of the vehicular access points as this raises the concern over the extent of vehicle access which is considered to have a negative impact on the setting of the designated heritage assets. It is recommended that the boundary and sub-division is reviewed, and that the boundary treatment to the front elevation is amended.  

The proposals will result in harm to the character of the conservation area through the development of a 1.8m boundary treatment to the front elevation. The sub-division and regular placement of the trees would result in the loss of the open nature of the site which can be glimpsed from the conservation area and from the setting of the listed buildings to the north. An amended layout could be formed to create a more natural layout, which whilst it would result in the loss of openness, would still retain a more rural appearance. At present, the proposals are considered as causing ‘less than substantial harm’ for the purposes of interpreting the NPPF, but as they involve the setting of the designated heritage assets, they should not be seen as being of lesser consequence. Indeed, the wording of the NPPF and the ‘special regard’ by Sections 16 and 66 of the Act requires that any level harm caused should be taken seriously.  

Whilst paragraph 215 allows that a level of harm may be offset by public benefits, which could include conservation benefits, in this case no objective justification has been provided for the works and it has not been demonstrated that the works will result in any public benefit. As a result, the proposals fail to meet with the requirements of current conservation legislation, policy or guidance and I therefore recommend refusal.   

Recommended Conditions 
If the scheme is amended, then the potential for harm has been mitigated, and the scheme has the potential to be supported. It would therefore be recommended that in addition to the standard conditions, the following conditions are applied to ensure long term protection of the open space/ rural nature of the proposed development. 
 
• No External Lighting within the New Carpark area or Games Area 
• No additional signage past the existing access gate along the new track, new parking area or the Games Area.  
• Access gates to the Games Area should be secured shut and only open for the limited time for maintenance or Emergency Access.”

Officers have carefully considered the concerns raised by the Conservation Team and note the conclusion that the proposals would result in less than substantial harm to the significance of the Tinhead Conservation Area and the setting of nearby listed buildings. This harm attracts considerable importance and weight in the decision-making process in accordance with Sections 66 and 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 and the provisions of the NPPF. The identified heritage harm is considered later in the overall planning balance where it is weighed against the public benefits of the proposal.

The suggested conditions have been carefully considered against the six tests for planning conditions. The conditions relating to external lighting and signage are considered to meet the six tests and are recommended for inclusion on any planning permission granted. These conditions will assist in safeguarding the character and appearance of the conservation area and the setting of nearby listed buildings. 

It is also noted that the Conservation Officer and Council Ecologist have both recommended conditions relating to external lighting. As both concerns can be appropriately addressed through a single condition requiring details of any proposed external lighting to be submitted to and approved by the Local Planning Authority, it is not considered necessary to impose separate lighting conditions. This approach provides appropriate control over future lighting proposals, enabling the Local Planning Authority to assess potential impacts on the conservation area, the setting of listed buildings and ecological interests, including bat habitats, before any lighting is installed.

However, the proposed condition regarding access gates is not considered necessary. The application does not propose parking within the Multi Use Games Area and insufficient evidence has been provided to demonstrate that the access would result in harmful vehicle movements or parking that would adversely affect the setting of listed buildings or the character and appearance of the conservation area. Accordingly, the condition would not meet the necessity test for planning conditions.

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.

Core Policy 57 of the Wiltshire Core Strategy requires development to achieve a high standard of design and to ensure that appropriate levels of amenity are maintained for existing and future occupiers. Paragraph 135 of the NPPF similarly seeks development that creates places with a high standard of amenity and promotes health and wellbeing. 

These policies guide the assessment of amenity impacts. 

In assessing the proposal, consideration has therefore been given to the potential effects on neighbouring occupiers arising from noise, disturbance, activity levels, outlook, privacy and general living conditions. 

The application comprises a series of linked proposals across the Three Daggers site and Hillside Cottage. Whilst the scheme would facilitate the expansion and diversification of existing uses, it is noted that the site already operates as an established public house, farm shop, café, tourism accommodation, spa facility and recreation area. As such, the proposals are generally considered to represent an evolution of existing activities rather than the introduction of wholly new land uses. 

The proposed overflow car park would be located to the rear of the existing farm shop and recreation facilities and would be a sufficient distance from nearby residential properties. Whilst additional activity would arise within this area through vehicle movements and associated comings and goings, the parking provision is primarily intended to accommodate demand associated with the existing businesses and community facilities, much of which currently results in informal and on-street parking elsewhere within the village. The use of the overflow car park is therefore not considered likely to give rise to unacceptable levels of noise or disturbance over and above that expected from the lawful operation of the existing site. The proposed landscaping and bunding would also assist in reducing visual and activity-related impacts. 

The proposed MUGA would replace the existing informal football pitch and forms part of a wider enhancement of the recreation facilities available within the village, on land adjacent to the existing recreation space, that is owned by the Parish Council. It is acknowledged that formal recreation facilities can generate periods of increased activity and associated noise. However, the MUGA would be located within an established recreation area and positioned a sufficient distance from the closest dwellings on Tinhead Road. Furthermore, the proposal does not introduce a recreational use where none presently exists; rather it seeks to improve and replace facilities already available on the adjacent site. On this basis, officers do not consider the proposal would result in unacceptable amenity impacts. 

The conversion of the existing eastern pub car park to garden space is not considered likely to adversely affect neighbouring occupiers. The removal of vehicle parking from this area has the potential to reduce vehicle movements and associated disturbance immediately adjacent to Westbury Road. Whilst the enlarged garden area may increase the extent of outdoor customer space associated with the public house, this area already forms part of the established pub setting and would remain closely related to existing outdoor hospitality uses. A condition will be attached restricting the use of amplified music in this area in order to preserved neighbouring residential amenity.

The proposed farm shop extension and conversion of the brewery floorspace to additional café accommodation would increase customer seating capacity and activity associated with the existing business. However, the extension is modest in scale and positioned adjacent to existing commercial and recreational uses. The proposal is considered to represent an intensification of an established use rather than a materially different activity. No unacceptable overlooking, loss of light or overbearing impacts would arise as a consequence of the physical extension proposed. 

In relation to Hillside Cottage, the proposed use of part of the Spa Barn for learning and non-residential institution purposes would facilitate activities such as meetings, lectures, exhibitions and community events. These activities would operate alongside the authorised spa and laundry uses within an existing building and would not involve external alterations. Given the scale of the building, the intermittent nature of the proposed activities and the established mixed commercial and visitor-related uses already operating from the site, officers do not consider that the proposed use would give rise to unacceptable impacts on neighbouring residential amenity. 

In addition to the physical relationship between the proposed development and neighbouring properties, consideration must also be given to potential environmental impacts arising from noise, activity, lighting and general disturbance. The site currently operates as an established public house, farm shop, café, recreation facility and spa use, and the proposed development is largely associated with the expansion and diversification of those existing activities. Whilst an increase in activity may result from the extended café use, recreational facilities and additional parking provision, these matters are considered within the context of the site's established lawful uses.

Public Protection raise no objection to the proposal subject to conditions, commenting as follows:

“The submitted Noise Impact Assessment concludes that operation of the proposed PlayZone/MUGA would result in noise levels of up to approximately 50 dB LAeq,1hr at the nearest residential receptors and concludes that the proposal would result in a "No Observed Adverse Effect Level". However, the assessment also predicts increases in noise levels of approximately 4-6 dB above existing ambient conditions at nearby dwellings and classifies these changes as minor to moderate adverse effects.

Whilst I do not consider that the submitted information demonstrates a likelihood of significant adverse noise effects sufficient to justify objection to the proposal, I am not fully persuaded by the report's conclusion that the proposal would result in "no observed adverse effect". The report's own findings indicate that operation of the facility would result in a noticeable change to the existing acoustic environment.

It is also noted that the assessment has been prepared with reference to national policy and guidance, including the NPPF, NPSE, Planning Practice Guidance, WHO Community Noise Guidelines and Sport England guidance. However, the assessment does not appear to have considered Wiltshire Council's Noise and Planning Technical Guidance (Version 1, 2023), including the section relating specifically to Multi Use Games Areas (MUGAs).

Further information demonstrates that the proposed MUGA is located within an area already associated with recreational use and that the Parish Council recreation field presently contains recreation facilities, including an existing MUGA and play equipment. Consequently, recreational activity is already an established land use within this locality and the proposal would not introduce sports and recreational activity into an otherwise wholly non-recreational environment.

I note that the submitted Noise Impact Assessment primarily considers noise arising from use of the MUGA/PlayZone. The planning application also includes:

a new overflow car park; extension of café facilities and associated customer activity; enlargement of areas available for pub garden use; and introduction of learning, meeting and community uses within the Spa Barn.

However, on balance, we don’t consider that the information submitted demonstrates that the proposal would be likely to result in significant adverse effects on residential amenity from noise. However, the anticipated impact is considered more appropriately described as a noticeable change giving rise to some minor to moderate effect on the local acoustic environment rather than an absence of adverse effect.

In order to prevent a detrimental impact on amenity from noise, should planning permission be granted, I recommend the following conditions are included:

1. No floodlighting shall be installed on the MUGA or associated recreation facilities

2. Hours of use of the MUGA shall be restricted to daylight hours only.

3. The anti-rattle and noise mitigation measures contained within the submitted Noise Impact Assessment shall be implemented prior to first use and retained thereafter.

4. A Noise Management Plan shall be implemented and maintained, including procedures for investigating and responding to complaints relating to noise and anti-social behaviour.

5. There shall be no external amplified music or amplified sound associated with the recreational facilities, café, pub garden or Spa Barn.”

In having regard to the suggested conditions, the requirement for a Noise Management Plan is not considered necessary to make the development acceptable in planning terms. The proposed condition relates primarily to the investigation and management of noise complaints and anti-social behaviour, matters which can be addressed through separate legislative controls where necessary. Accordingly, the condition is not considered to satisfy the necessity test for planning conditions and is not recommended.

In consideration of the condition restricting external amplified music and sound, the agent has advised that the site currently benefits from pipe background music within the existing garden and Farm shop terrace area as indicated on the revised Site Plan (Drawing Number 2476-25-02 rev G). Therefore the proposed condition as worded is considered unreasonable given the current situation. The condition will therefore be reworded to prevent any additional external amplified sound unless details have been submitted to and approved in writing by the LPA.

Public Protection have also recommended a condition preventing floodlighting of the MUGA and associated recreational facilities. This recommendation has been carefully considered. However, a separate lighting condition is not considered necessary as the installation of any external lighting across the site, including within the overflow car park and Multi Use Games Area, is already controlled by a comprehensive lighting condition recommended by the Council's Ecologist. This condition requires details of any proposed lighting to be submitted to and approved in writing by the Local Planning Authority, enabling consideration of impacts on ecological interests, the conservation area, the setting of nearby listed buildings, and residential amenity. As such, the matter is adequately addressed elsewhere within the recommended conditions.

Having regard to the scale and nature of the proposals, the existing lawful uses operating from the site, the separation distances to surrounding residential properties and the proposed landscaping and mitigation measures, and the professional view of the council’s Public Protection Officer, it is considered that the development would not result in unacceptable harm to the amenities of neighbouring occupiers. 

Subject to conditions controlling external lighting, hours of use, implementation of the recommended noise mitigation measures, and restrictions on amplified sound, it is considered that the proposal would not result in unacceptable harm to residential amenity and accords with Core Policy 57 of the adopted Wiltshire Core Strategy.

Highways Impacts and Parking 
Policy Context
Transport implications are a key factor in assessing planning applications, especially for larger developments. Proposals must demonstrate:
· Safe and suitable access for all users, including pedestrians, cyclists, and those with mobility impairments.
· No severe residual impacts on the surrounding highway network.
· Promotion of sustainable travel, reducing reliance on private vehicles.
· Adequate parking and cycle provision, in line with adopted standards.
· Protection and enhancement of public rights of way and active travel routes.

Relevant policies include Core Policies 60–64 of the Wiltshire Core Strategy, supported by the Wiltshire Local Transport Plan, Car Parking Strategy, and Cycling Strategy. 


Paragraphs 116 and 117 of the NPPF similarly advise that development should only be refused on transport grounds where there would be an unacceptable impact on highway safety, or where the residual cumulative impacts on the road network would be severe. 

The application is supported by a Transport Statement and additional technical information which assess the operational characteristics of the existing site and the implications of the proposed development. The Three Daggers, farm shop and associated facilities are established rural businesses which rely heavily upon vehicular access. The evidence submitted demonstrates that parking demand regularly exceeds the capacity of the existing parking provision, resulting in overspill parking within the site and on Westbury Road. The proposal has therefore been brought forward in part to address an existing parking deficiency whilst also accommodating the parking demands associated with the proposed café expansion and additional community uses. 

The application has been the subject of ongoing discussions with the Council's Highway Officer.

In the initial consultation response, the Highway Officer confirmed that the principle of the farm shop and café use was well established and accepted that the existing access arrangements were capable of accommodating additional vehicle movements associated with the proposal. It was noted that the geometry and visibility available at the existing access were considered acceptable and that the site benefits from being an established destination, with road users already accustomed to vehicles entering and leaving the site. 

However, concerns were raised regarding the adequacy of the proposed parking provision. The Highway Officer noted that the applicant had themselves identified existing problems associated with overspill and indiscriminate parking and considered that any proposed expansion of floorspace should be accompanied by sufficient parking provision to address both existing and proposed demand. Additional information was therefore requested to demonstrate that the overall parking provision would adequately serve the various uses operating from the site, including the public house, farm shop, café, staff parking and proposed community functions. The Highway Officer also requested a revised parking layout demonstrating the capacity and marking out of parking spaces within the proposed overflow parking area. 

In response, the applicant submitted a Highway Technical Note together with amended site plans identifying the proposed parking arrangements. The Technical Note provided a detailed assessment of parking demand across the various uses, considered the shared use of parking spaces throughout the day and evening, and demonstrated the overall capacity available across the Three Daggers and Hillside Cottage sites. 

Following review of this additional information and discussions with the applicant's agent, the Highway Officer confirmed that they were satisfied with the proposed approach. It was accepted that the amended layout would maximise the efficient use of the overflow parking area and that the evidence provided demonstrated sufficient flexibility within the parking provision to accommodate the different uses operating across the site. Particular weight was given to the staggered nature of parking demand, with parking spaces capable of serving different users at different times of the day. The Highway Officer concluded that the overall parking provision was acceptable and confirmed that they were minded to raise no highway objection, subject to a condition securing the provision and retention of the approved parking areas. 

Officers attach significant weight to the views of the Highway Officer, who has reviewed both the original submission and the additional information provided during the course of the application.

The evidence before the Council demonstrates that the site currently experiences parking pressures which can result in overspill parking on Westbury Road and inefficient use of existing parking areas. The proposed overflow car park seeks to address these existing issues whilst also supporting the continued operation and modest expansion of the established rural businesses operating from the site. The proposal would provide formalised additional parking provision and would allow parking demand associated with the pub, farm shop, café, and community uses to be managed across the wider site. 

The Highway Officer has accepted that the existing site access is capable of accommodating the anticipated vehicle movements and that the proposed parking provision, when considered alongside the supporting Technical Note and revised plans, is sufficient to serve the development. There is no substantive evidence before the Local Planning Authority to demonstrate that the proposal would result in an unacceptable impact on highway safety or severe residual cumulative impacts on the local highway network. 

Furthermore, the formalisation of the overflow parking area is likely to provide wider highway benefits through the reduction of overspill and inappropriate on-street parking within the vicinity of the site. The proposal would also retain access for service and emergency vehicles and improve the overall management of parking associated with the existing businesses and community facilities. 

Having regard to the submitted Transport Statement, Highway Technical Note, amended parking layout plans and the comments of the Highway Officer, officers are satisfied that the proposal would provide an appropriate level of parking provision and would not result in unacceptable impacts on highway safety or the operation of the local highway network. Subject to conditions securing the delivery and retention of the approved parking provision, the development is considered to accord with Core Policies 60, 61 and 62 of the Wiltshire Core Strategy and the transport objectives of the NPPF.

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)

The application was supported by a Preliminary Ecological Appraisal, Ecological Impact Assessment and Biodiversity Net Gain information, all of which have been considered by the Council's Ecologist. The site comprises existing commercial, recreational and landscaped areas together with grassland and boundary vegetation associated with the wider Three Daggers complex.

During the initial stages of the application, the Ecology Officer advised that the submitted Preliminary Ecological Appraisal identified high potential for bat roosting within at least one of the buildings proposed for works. It was noted that the ecology team could not fully assess the application without the outcomes of the recommended Phase 2 Bat Surveys and any associated mitigation requirements. Officers were advised that the submitted drawings and proposals might need to be amended depending on the results of the additional survey work. This information was subsequently provided and formed part of the ecological assessment considered by the Council's Ecologist. 

Following review of the ecological information, the Council's Ecologist issued formal comments on 18 February 2026 raising an objection on the basis of insufficient Biodiversity Net Gain information. Whilst satisfied with the ecological surveys and protected species assessment, the Ecologist requested additional information relating to the BNG metric, including completed tree condition assessment sheets and revisions to ensure that all habitats within the application red line boundary were included within the biodiversity calculations. 

In response, the applicant submitted amended BNG documentation including a revised Biodiversity Net Gain Statement, completed tree condition assessment sheets and an updated statutory biodiversity metric incorporating all land within the application boundary. The additional information was reviewed by the Ecologist, who confirmed in a further response dated 23 July 2026 that the information satisfactorily addressed the earlier concerns. The Ecologist noted that the updated assessment demonstrated that the proposal would deliver biodiversity net gain on-site in excess of the statutory 10% requirement through habitat creation and enhancement measures including grassland, trees and hedgerow planting. The previous objection was therefore withdrawn and replaced with a recommendation of no objection subject to conditions. 

Natural England were also consulted on the application and confirmed that they raise no objection to the proposals. In their response, Natural England noted that the southern parcel of the site lies adjacent to Bratton Downs Site of Special Scientific Interest (SSSI) and adjoining priority habitat woodland. Natural England advised that care should be taken to ensure that the development does not encroach upon the SSSI or adversely affect its designated features. They further advised that, in accordance with paragraph 192 of the NPPF, priority habitat should be conserved and enhanced and recommended that these matters be addressed through an appropriately worded Construction Environmental Management Plan (CEMP), including measures to protect adjacent woodland and control dust and lighting during construction. Natural England confirmed that matters relating to bats and associated mitigation should be considered by Wiltshire Council's Ecology Team and concluded that they had no objection to the application.

Protected Species
The ecological surveys identified suitable features for roosting bats within the farm shop building and subsequent emergence surveys confirmed the presence of low numbers of roosting bats, including a soprano pipistrelle day roost and a likely Pipistrellus species day roost. The Ecology Officer confirmed that bats are protected under the Conservation of Habitats and Species Regulations 2017 and advised that a mitigation licence would be required prior to undertaking any works affecting the roost. Appropriate mitigation and enhancement measures have been identified within the ecological documentation. 

The site was also assessed for other protected species. The Ecologist concluded that the site was unlikely to support reptiles, great crested newts or other protected fauna of concern. Standard advice has been provided regarding nesting birds, including restrictions on vegetation clearance during the bird breeding season unless otherwise supervised by a suitably qualified ecologist.

Given the presence of bats and the importance of surrounding dark commuting and foraging habitats, the Ecology Officer recommended a condition controlling any new external lighting to ensure that wildlife-sensitive habitats are not adversely affected. The Ecological Impact Assessment also recommends the provision of biodiversity enhancements including bat boxes and integrated bat roosting features within the development, which would be secured by condition.

Habitats Regulations Assessment
The application site lies within the 6.4km zone of influence for the Salisbury Plain Special Protection Area (SPA). The Council, acting as the competent authority, undertook a Habitats Regulations Assessment screening exercise. The assessment concluded that, given the scale and nature of the development and the fact that no additional overnight accommodation is proposed, there is no mechanism by which the development would adversely affect the SPA. The proposal was therefore screened out from Appropriate Assessment and no likely significant effect was identified. 

Biodiversity Net Gain
The Council’s Ecologist has accepted the amended Biodiversity Net Gain assessment. The revised metric incorporates all habitats falling within the application boundary and demonstrates that the development is capable of delivering biodiversity net gain on-site through habitat creation and enhancement measures. The proposed habitat improvements, including additional grassland, tree planting and hedgerow establishment, are welcomed and will contribute positively to the ecological value of the site. The Ecology Officer has advised that compliance with the approved biodiversity documents should be secured through planning condition. 

Officers attach significant weight to the advice of the Council's Ecologist. Whilst further information was initially required in relation to both protected species surveys and Biodiversity Net Gain calculations, these matters have been satisfactorily addressed through the submission of additional ecological information and revised BNG documentation. The Ecology Officer now raises no objection to the proposal subject to the following planning conditions:

1. Compliance with submitted documents  
The development will be carried out in strict accordance with the following documents: 
• Preliminary Ecological Appraisal, Providence Ecological, June 2025 
• Ecological Impact Assessment, Providence Ecological, November 2025 
• Biodiversity Net Gain Statement, Providence Ecological, June 2026 

REASON: For the avoidance of doubt and for the protection, mitigation and enhancement of 
biodiversity. 

2. Lighting  
No external light fixture or fitting will be installed within the application site unless details of 
existing and proposed new lighting have been submitted to and approved by the Local Planning Authority in writing. The submitted details will demonstrate how the proposed lighting will impact on sensitive habitat compared to the existing situation. The plans will be in accordance with the appropriate Environmental Zone standards set out by the Institution of Lighting Professionals (ILP) Guidance Notes on the Avoidance of Obtrusive Light (GN 01/2021) and Guidance note GN08/23 “Bats and artificial lighting at night”, issued by the Bat Conservation Trust and Institution of Lighting Professionals. 

REASON: To avoid illumination of wildlife-sensitive habitats, including habitat used by bats. 

3. Enhancements for Biodiversity  
Prior to the commencement of any works, including vegetation removal and demolition, details of the number, design and locations of ecological enhancements – such as bat roosts and nesting opportunities for birds – shall be submitted to the local authority for approval. Development shall be carried out in strict accordance with the approved enhancement plan.  

REASON: To provide mitigation/enhancement for biodiversity. 

Informative – Bats 
The Three Daggers farm shop is used as a bat roost. Under the Conservation of Habitats and 
Species Regulations 2017 (as amended), it is an offence to harm or disturb bats or damage or destroy their roosts. Planning permission for development does not provide a defence against prosecution under this legislation. The applicant is advised that a European Protected Species Licence will be required before any work is undertaken to implement this planning permission. Future conversion of a roof space to living accommodation or replacing a roof could also breach this legislation and advice should be obtained from a professional bat ecologist before proceeding with work of this nature.  

The proposal incorporates biodiversity enhancement measures and delivers measurable biodiversity gains in excess of the statutory requirement. Subject to conditions securing compliance with the ecological reports, biodiversity enhancement measures, CEMP and lighting strategy, officers are satisfied that the development would adequately protect protected species and enhance biodiversity interests within the site. 

It is noted that the Conservation Officer and Council Ecologist have both recommended conditions relating to external lighting. As both concerns can be appropriately addressed through a single condition requiring details of any proposed external lighting to be submitted to and approved by the Local Planning Authority, it is not considered necessary to impose separate lighting conditions. This approach provides appropriate control over future lighting proposals, enabling the Local Planning Authority to assess potential impacts on the conservation area, the setting of listed buildings and ecological interests, including bat habitats, before any lighting is installed.

Having regard to the submitted ecological information, the findings of the Habitats Regulations Assessment and the advice of the Council's Ecologist, officers are satisfied that the proposal would not result in unacceptable harm to protected species, designated sites or ecological interests. Subject to the recommended planning conditions, the development is considered to accord with Core Policy 50 of the Wiltshire Core Strategy, the Environment Act 2021 and the biodiversity objectives of the National Planning Policy Framework.

Trees and Arboricultural Impact
Policy Context
Core Policy 51 of the Wiltshire Core Strategy seeks to protect and enhance landscape character, including important trees and woodland features.

Saved Policy C40 of the West Wiltshire District Plan similarly seeks the retention and protection of trees which make a significant contribution to visual amenity. In addition, trees within and adjoining the application site are afforded protection through Tree Preservation Order TPO/2021/00014 and therefore require careful consideration as part of the assessment of the proposals.

The proposed overflow car park, access arrangements and recreational enhancements are located within an area where existing mature trees and tree belts form an important component of the landscape framework and contribute to the character of the site. As such, the potential impact of the development on retained trees and root protection areas has been a key consideration throughout the application process. 

The application was initially reviewed by the Council's Arboricultural Officer on 2 January 2026. At that stage, an objection was raised as insufficient arboricultural information had been submitted to enable a full assessment of the proposals. The Arboricultural Officer advised that an Arboricultural Impact Assessment, Tree Constraints Plan and Tree Protection Plan prepared in accordance with BS5837:2012 would be required prior to determination. It was further advised that, should any works be proposed within the root protection areas of retained trees, an Arboricultural Method Statement would also be necessary

In response to these concerns, the applicant submitted the requested arboricultural information, including an Arboricultural Impact Assessment and associated tree protection details. The additional information was reviewed by the Council's Arboricultural Officer who, in a further consultation response dated 28 January 2026, confirmed that they were satisfied with the submitted documents and raised no further objection. The Arboricultural Officer requested that the submitted arboricultural information be included within the list of approved documents and that compliance with the recommendations and protective measures contained therein be secured by condition. 

Following the submission of further revisions to the application, officers considered whether re-consultation with the Arboricultural Officer was necessary. Having reviewed the amendments, it was concluded that they did not relate to arboricultural matters and had no bearing on the tree protection or arboricultural assessments previously undertaken. Consequently, formal re-consultation was not considered necessary. Nevertheless, the Arboricultural Officer has confirmed informally that the subsequent revisions do not alter their previous assessment and do not give rise to any new arboricultural concerns.

The submitted Arboricultural Impact Assessment demonstrates that the development can be undertaken whilst retaining the trees that contribute to the character and setting of the site, including those protected by Tree Preservation Order TPO/2021/00014. No protected trees are proposed to be removed as part of the development and the submitted information identifies appropriate protection measures to be implemented during construction and operation of the site. 

Having regard to the submitted arboricultural information and the comments of the Council's Arboricultural Officer, officers are satisfied that the proposal would not result in unacceptable harm to existing trees or their root protection areas. Subject to a condition securing compliance with the approved Arboricultural Impact Assessment/Tree Protection the development is considered to accord with Core Policy 51 and 57 of the Wiltshire Core Strategy together with Saved Policy C40 of the West Wiltshire District Plan. 

Public Rights of Way
The application site lies in proximity to Public Rights of Way EDIN5 and EDIN12. EDIN5 runs along the western boundary of the recreation land and paddock area, whilst EDIN12 passes through part of the Hillside Cottage site. 

The proposed development has been assessed having regard to the existing public rights of way network. The proposals do not seek to divert, stop up or obstruct any public right of way and no built development is proposed on either route. The submitted plans indicate that the overflow car park, recreational facilities and associated landscaping can be accommodated without affecting the legal alignment of the footpaths. 

Whilst users of PROW EDIN5 may experience some change in outlook as a result of the proposed overflow car park and associated recreational facilities, the route would remain available for public use and the proposals would not prejudice its function, connectivity or accessibility. Furthermore, the retention of boundary vegetation and proposed landscaping would assist in maintaining the rural character experienced by users of the route.

The Council's Public Rights of Way Officer has reviewed the proposals and advised that there are no public rights of way crossing the application site and that the development would not adversely affect the nearest public footpaths. Accordingly, no objection has been raised on rights of way grounds.

Accordingly, officers are satisfied that the proposal would not result in any unacceptable impact upon the public rights of way network.

Flood Risk and Drainage
Core Policy 67 of the Wiltshire Core Strategy seeks to ensure that development is directed to areas of lowest flood risk and that surface water is managed appropriately through the use of sustainable drainage measures. The policy requires development to avoid increasing flood risk elsewhere and to incorporate SuDS where practicable. These objectives are reinforced by Chapter 14 of the NPPF which seeks to ensure that development remains safe from flooding throughout its lifetime and does not increase flood risk on-site or elsewhere.

The application site lies predominantly within Flood Zone 1, representing land at the lowest probability of fluvial flooding. The proposal comprises a relatively modest café extension, an overflow car park formed using permeable construction techniques, recreational facilities and changes of use within existing buildings. As such, the principal consideration relates to the management of surface water arising from the development rather than flood risk vulnerability. 

The application and submitted Flood Risk Assessment was initially assessed by the Council's Drainage Engineer on 5 January 2026. At that stage, a holding objection was raised due to insufficient drainage information having been submitted in support of the application. Whilst the submitted Flood Risk Assessment confirmed that a positive drainage solution would be provided, detailed drainage proposals had not been supplied and the Local Planning Authority was therefore unable to fully assess the drainage implications of the development. The Drainage Engineer requested the submission of a comprehensive drainage strategy addressing matters including the surface water hierarchy, soakaway testing, runoff calculations, attenuation requirements, exceedance routing, maintenance arrangements and SuDS design details. 

In response, the applicant submitted an Outline Drainage Strategy containing additional engineering details and supporting calculations. The submitted strategy included soakaway testing, details of the proposed roof drainage arrangements for the café extension, exceedance flow routing, SuDS maintenance provisions and information relating to the management of surface water across the site. 

The additional information was reviewed by the Drainage Engineer, who issued a further consultation response dated 3 July 2026. The assessment confirmed that the overflow car park would comprise grid reinforced grass and that permeable materials were proposed in areas of external seating to maximise infiltration opportunities. Surface water from the proposed café extension would discharge to a new soakaway, with soakaway testing indicating that infiltration drainage was feasible. The submitted exceedance strategy and maintenance schedule were also considered acceptable. On this basis, the Drainage Engineer withdrew the earlier objection and confirmed that no objection was raised to the proposal.

Officers attach significant weight to the advice of the Council's Drainage Engineer. The concerns initially raised related to the absence of sufficient technical information rather than any identified deficiency in the proposed drainage approach. Following the submission of the Drainage Strategy, those concerns were satisfactorily addressed and no objection is now maintained. 

The proposed development incorporates a number of measures which are consistent with the principles of sustainable drainage. The overflow car park would use a permeable grid-reinforced grass surface, reducing the extent of impermeable surfacing across the site. Surface water arising from the proposed café extension would be directed to a dedicated soakaway, whilst external seating areas are proposed to incorporate permeable paving. The submitted soakaway testing demonstrates that infiltration drainage is achievable at the site and the submitted exceedance routing confirms that flood risk would not be displaced elsewhere in the event of extreme rainfall events. 

Officers are satisfied that the development would not increase flood risk either within the site or elsewhere and that appropriate arrangements exist for the management and ongoing maintenance of the proposed drainage infrastructure. The proposal therefore accords with the objectives of sustainable drainage and flood risk management set out within local and national planning policy.

Having regard to the submitted Flood Risk Assessment, Outline Drainage Strategy and the advice of the Council's Drainage Engineer, officers are satisfied that the proposed development can be adequately drained and would not result in an unacceptable increase in flood risk. Subject to implementation of the approved drainage measures, the proposal is considered to accord with Core Policy 67 of the Wiltshire Core Strategy and the flood risk and drainage objectives of the National Planning Policy Framework. 

Other Issues

Officers acknowledge concerns raised by third parties regarding potential conflicts of interest, principally arising from Edington Parish Council's ownership and management of part of the land affected by the proposals. The submitted Planning Statement confirms that the Parish Council has been involved in discussions regarding the proposals and, as landowner and operator of the existing recreation facilities, would have an interest in the delivery of the proposed recreational improvements. 

These concerns have been carefully considered. However, officers are satisfied that the application has been subject to the normal planning process and assessed independently by Wiltshire Council in its role as Local Planning Authority. The application has been considered against the Development Plan, national planning policy, consultee responses and all other material planning considerations. Furthermore, specialist advice has been obtained from the Council's technical consultees, including highways, landscape and conservation officers, whose assessments have informed the recommendation. 

No conflict of interest, procedural irregularity or other matter capable of prejudicing the decision-making process has been identified. Accordingly, the application has been determined on its planning merits.

Pre-commencement Condition Agreement 

This recommendation includes pre-commencement planning condition(s) relating to ecology. In accordance with Section 100ZA of the Town and Country Planning Act 1990 and the Town and Country Planning (Pre-commencement Conditions) Regulations 2018, the Local Planning Authority formally notified the applicant/agent of the proposed condition(s) and sought their agreement. Written confirmation of agreement was received from the applicant’s agent on 5 August 2026.

PLANNING BALANCE AND CONCLUSION
In reaching a decision, all identified harms and benefits must be weighed in the overall planning balance, having regard to Section 38(6) of the Planning and Compulsory Purchase Act 2004 and the provisions of the National Planning Policy Framework.

The proposed development has been assessed against the Development Plan and the National Planning Policy Framework (NPPF). In undertaking this assessment, officers have had special regard to the statutory duty under Section 72(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 to pay special attention to the desirability of preserving or enhancing the character or appearance of the Edington (Tinhead) Conservation Area.

The proposal would result in less than substantial harm to the significance of the Edington (Tinhead) Conservation Area and nearby listed buildings. In accordance with paragraph 212 great weight should be given to the asset’s conservation, irrespective of whether any potential harm amounts to substantial harm, total loss or less than substantial harm to its significance. In accordance with paragraph 215 of the NPPF, where development will lead to less than substantial harm to the significance of a designated heritage asset, this harm should be weighed against the public benefits of the proposal. 

Officers consider that the proposal would deliver the following public benefits:

· Support for the continued viability, expansion and diversification of the established Three Daggers Public House, Farm Shop and associated rural business, helping to maintain valued services and facilities within Edington. This is afforded moderate weight in the planning balance. 

· Economic benefits arising from investment in an established rural enterprise, including the potential creation and retention of local employment opportunities. This is afforded moderate weight in the planning balance. 

· Provision of an overflow car park which would help address existing parking pressures associated with the site and reduce the occurrence of overspill parking on Westbury Road and within the village. This is afforded moderate weight in the planning balance. 

· Enhanced recreational provision through the delivery of a Multi-Use Games Area (MUGA) and improvements to the wider recreational facilities available to the local community. This is afforded moderate weight in the planning balance. 

· The provision of additional community and educational facilities through the inclusion of flexible Class F1 uses within the Spa Barn, providing opportunities for meetings, exhibitions, lectures, learning activities and community events. This is afforded moderate weight in the planning balance. 

· Enhanced café facilities through the expansion of the existing farm shop café, increasing the range of services available to residents and visitors and contributing to the vitality of the local rural economy. This is afforded limited weight in the planning balance. 

· Biodiversity and green infrastructure benefits through habitat creation and enhancement, including new native hedgerows, wildflower-rich grassland, additional tree planting and the enhancement of existing habitats. The submitted Biodiversity Net Gain Statement confirms that the development would exceed the statutory biodiversity net gain requirement of 10% on-site, with no reliance on off-site habitat provision or statutory biodiversity credits. This is afforded moderate weight in the planning balance. 


The above public benefits are considered, cumulatively, to be afforded substantial weight in the planning balance

Having given great weight to the identified less than substantial harm to the significance of the Conservation Area, officers conclude that the public benefits outlined above outweigh that harm. The proposal is therefore considered to satisfy the requirements of Chapter 16 of the NPPF and Core Policy 58 of the Wiltshire Core Strategy. Accordingly, when assessed as a whole, the proposal is considered to represent sustainable development and planning permission is recommended for approval. 

The proposal is in accordance with the Wiltshire Core Strategy, the National Planning Policy Framework, and all other relevant material considerations.

RECOMMENDATION:

That Planning Permission be GRANTED, subject to conditions 

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.


