APPLICATION FOR FULL-PLANNING PERMISSION
CASE OFFICER REPORT

	APPLICATION REFERENCE:
	PL/2026/03935

	APPLICATION TYPE:
	Full planning permission

	SITE ADDRESS:
	Land South of Finches Farm Water Tower, Finches Lane, Baydon, Marlborough, SN8 2JN

	DEVELOPMENT DESCRIPTION:
	Proposed erection of a barn and construction of a turnout area, and ancillary works

	RECOMMENDATION:
	Approve with Conditions



SITE DESCRIPTION/CONTEXT

The application relates to a parcel of land located to the south of Finches Farm Water Tower, Finches Lane, Baydon. The site forms part of an established equestrian holding and comprises grazing land associated with the lawful equestrian use of the wider site. The site is accessed via an existing track from Finches Lane and is located to the east of the built-up area of Baydon. The wider site contains existing equestrian facilities, including a barn and menage, together with the adjacent water tower. Existing boundary hedgerows provide a degree of enclosure to the site.

The site is subject to the following key constraints and designations:
· Located within the North Wessex Downs National Landscape.
· Situated in proximity to the Grade II listed barn at Finches Farm (List Entry Number: 1034137)
· Located outside any defined limits of development and therefore within the open countryside.
· Located wholly within Flood Zone 1.

PROPOSAL

The application seeks full planning permission for the erection of a barn measuring approximately 24m by 16m with a ridge height of approximately 5.8m, together with an associated turnout area of approximately 605 square metres and ancillary works in support of the established lawful equestrian use of the site.

PLANNING HISTORY

K/38017 - Erection of timber framed building for agricultural storage and livestock housing. Approved with Conditions 21st October 1999.

K/46085 – New equestrian menege. Refused 23rd September 2003.

K/46559 - New equestrian manege. Approved with Conditions 5th December 2003.

PL/2026/01347 - Lawful development certificate for use of land and buildings as equestrian use. Approved 14th May 2026.

RELEVANT LEGISLATION, POLICIES AND GUIDANCE

Statutory Legislation: 

National Planning Policy: 
· National Planning Policy NPPF (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 14: Spatial Strategy for the Marlborough Community Area
· Core Policy 50: Biodiversity and Geodiversity
· Core Policy 51: Landscape
· Core Policy 57: Ensuring High Quality Design and Place Shaping
· Core Policy 58: Ensuring the Conservation of the Historic Environment
· Core Policy 60: Sustainable Transport
· Core Policy 61: Transport & Development
· Core Policy 67: Flood Risk

Neighbourhood Plan:

No made Neighbourhood Plan applies to the site.

Supplementary Planning Documents and other Guidance:
· Wiltshire Design Guide (adopted April 2024)
· North Wessex Downs National Landscape Management Plan 2025-2030

ISSUES 

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

· Whether the development is acceptable in principle (CP 1 and 2)
· Whether the scheme constitutes high-quality design (CP 57)
· Whether the scheme would have an acceptable impact upon the reasonable living conditions of the adjoining occupants (CP 57)
· Whether the scheme would 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 (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)

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.

Baydon Parish Council: Support.

Public Protection: No objection.

Ecology: No objection subject to condition.

Archaeology: No objection subject to condition.

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

REPRESENTATIONS
In accordance with the requirements of the Town and Country Planning (Development Management Procedure) (England) Order 2015 (as amended), the application was publicised by way of:
 
· Neighbour notification letters sent to adjoining and nearby properties;
· A site notice displayed near the site;

These methods were used to inform interested parties and provide a period of 21 days for comments to be submitted.

Below is a summary of the representations received during the consultation period. Only material planning considerations have been taken into account in the assessment of this application. Non-material issues, such as property values or private legal disputes, cannot be considered in the determination process.

Five responses received in support.

Summary of responses:

· Strong support expressed by local residents, equestrian professionals, horse owners and neighbouring occupiers. 
· Proposal considered to significantly improve equine welfare by providing year-round shelter, shade and all-weather turnout, particularly during increasingly wet winters and hotter summers. 
· Supporters note that the horses are rescued, retired and ex-racehorses, are well cared for, and benefit from being kept together as a herd displaying natural behaviours. 
· All-weather turnout and shared shelter are considered to provide a practical alternative to prolonged stabling and to improve the horses’ quality of life. 
· Proposal is considered to protect pasture from poaching, waterlogging and degradation, allowing grassland recovery and supporting biodiversity and wildlife. 
· Supporters state that the development would represent an improvement to existing facilities rather than an expansion or intensification of use. 
· Building is considered modest in scale, appropriate to its rural setting and in keeping with other equestrian facilities in the locality. 
· Comments highlight potential environmental benefits, including reduced need for pasture remediation works, reduced machinery use, lower fuel consumption and fewer vehicle movements associated with horse care and deliveries. 
· Some representations state that improved facilities would reduce traffic along the narrow rural lane. 
· Proposal is described as an innovative and sustainable approach to horse management that is common elsewhere and could serve as an example of best practice. 
· Supporters refer to the applicant’s responsible management of the horses and land, and to her positive contribution to the local community and wildlife care. 
· Overall view expressed that the proposal would deliver animal welfare, land management and environmental benefits without causing additional noise, disturbance or harm to neighbouring properties.

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 NPPF (NPPF) as a material consideration in the assessment.

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

Principle of Development
Policy Context
Core Policies 1 and 2 of the Wiltshire Core Strategy establish the overarching spatial strategy for Wiltshire and provide the policy framework for determining whether development is appropriately located. Together, these policies seek to direct growth towards the most sustainable locations whilst protecting the intrinsic character and beauty of the countryside. The strategy prioritises development within Principal Settlements, Market Towns, Local Service Centres and larger villages, whilst development in the countryside will only be supported where it accords with specific development plan policies or where material considerations indicate otherwise.

The NPPF also contains national policies relating to the location of development. Policies S3-S5 distinguish between development within settlements and development in the countryside, support sustainable patterns of growth, and require decisions to have regard to the role and function of settlements, accessibility to services and facilities, and other site-specific considerations.

The principle of development should be assessed having regard to the Development Plan as a whole, the NPPF and all other material considerations. The weight afforded to individual policies will depend upon the nature, scale and location of the development proposed.

Assessment 

The application site lies outside any defined settlement boundary and is therefore located within the open countryside. However, the proposal is not for the establishment of a new use. The lawful use of the land and associated buildings for equestrian purposes was confirmed through the grant of a Certificate of Lawful Existing Use under PL/2026/01347 on 14 May 2026. The principle of equestrian use at the site is therefore already established.

The proposal seeks planning permission for the erection of a barn, construction of a turnout area and associated works to support the existing lawful equestrian use. The development would be located adjacent to existing equestrian facilities and in close proximity to the existing water tower and associated built form. As such, the development would be located adjacent to existing equestrian facilities and in close proximity to the existing water tower and associated built form. As such, the proposal would be visually and functionally related to existing development within the wider equestrian holding rather than appearing as isolated built form within the wider countryside.


Whilst the site lies within the North Wessex Downs National Landscape, the proposal is modest in scale and is associated with an established equestrian use. The barn would provide accommodation and storage in support of the existing equestrian operation, whilst the turnout area would facilitate year-round management of horses. The development is therefore functionally related to, and justified by, the established use of the site.

Having regard to the siting of the proposal adjacent to existing structures, the presence of the water tower within the immediate landscape context, and the established equestrian character of the site, Officers consider that the principle of providing additional equestrian infrastructure in this location is acceptable. The acceptability of the detailed design, landscape effects and other material planning considerations is considered elsewhere within this report.

Conclusion

The proposal represents operational development in support of an established lawful equestrian use rather than the introduction of a new countryside use. Subject to assessment of the detailed impacts set out elsewhere in this report, the principle of development is considered acceptable and accords with Core Policies 1, 2, 51 and 57 of the Wiltshire Core Strategy and the relevant provisions of the NPPF.

Design and Impact on the Character and Appearance of the Area
Policy Context
Core Policy 57 of the WCS requires high-quality design that:
· Enhances local character.
· Responds to the natural, historic, and built environment.
· Retains important features (e.g., trees, hedges).
· Supports sustainable construction and compatibility with surrounding uses.
· Creates safe, legible, and accessible spaces.

Policies DP1 to DP4 of the NPPF promote development that is:
· Well-designed and visually attractive.
· Responsive to local character and context.
· Functional, accessible and sustainable.
· Supportive of healthy and inclusive communities.
· Resilient to climate change and environmental impacts.
· Conducive to the creation of high-quality places and a positive built environment.

The Wiltshire Design Guide encourages sensitivity to local character, materials, and architectural styles and supports modern living standards while maintaining aesthetic and functional quality.

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

The application site forms part of an established lawful equestrian holding situated within the open countryside and the North Wessex Downs National Landscape. The proposed barn and associated turnout area of approximately 605 square metres would be located adjacent to existing equestrian facilities within the wider site and in close proximity to the existing water tower. The siting of the development adjacent to existing structures would ensure that the proposal is read in the context of existing built form rather than appearing as isolated development within the wider countryside.

The proposed barn would measure approximately 24m by 16m with a ridge height of approximately 5.8m. The proposal also includes an associated turnout area of approximately 605 square metres. Whilst substantial in physical terms, the development would be associated with an established lawful equestrian use and would be positioned adjacent to existing equestrian development and the substantial water tower which forms a prominent feature within the immediate landscape context. Having regard to its siting, design and relationship with existing development, officers do not consider the scale of the proposal to result in unacceptable harm to the character or appearance of the area.

The proposed barn has been designed using materials commonly associated with rural and equestrian development, comprising concrete panels, Yorkshire boarding and a corrugated cement roof. The design approach reflects the appearance and function of existing buildings within the wider site and is considered appropriate to its rural setting.

The development has been positioned so as to create a contained grouping of equestrian structures and facilities, thereby avoiding the sporadic spread of built form across the wider holding and existing boundary hedgerows provide a degree of screening and containment to the site, limiting the landscape impacts of the proposed barn.

Whilst the proposal would inevitably introduce additional built development into the countryside, it would do so in association with an established lawful equestrian use and within an area already characterised by equestrian infrastructure and the presence of the adjacent water tower. Having regard to its siting, scale, appearance and relationship with existing development, the proposal is not considered to result in unacceptable harm to the character or appearance of the site or wider area.

Conclusion
Having regard to the above, it is considered that the proposal represents an appropriate form of development which responds positively to its rural context and established equestrian use. The development would not result in unacceptable harm to the character or appearance of the area or the North Wessex Downs National Landscape and would accord with Core Policies 51 and 57 of the Wiltshire Core Strategy and the relevant provisions of the NPPF.

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.

The NPPF heritage policies (HE1-HE10) require local planning authorities to identify and assess the significance of any heritage asset that may be affected by a proposal, including the contribution made by its setting. Decision-makers should take account of the desirability of sustaining and enhancing the significance of heritage assets, securing their optimum viable use where consistent with their conservation, and ensuring that new development makes a positive contribution to local character and distinctiveness.

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.

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

There are no designated heritage assets within the application site. The nearest heritage asset is the Grade II listed Barn at Finches Farm, located approximately 230 metres to the north-west of the site.

The proposal comprises a barn and turnout area associated with an established lawful equestrian use and would be located adjacent to existing equestrian development and in close proximity to the existing water tower. Whilst the development would introduce additional built form, it would be viewed in the context of existing structures and development associated with the wider site.

Having regard to the separation distance between the site and the listed building, existing boundary vegetation and the relationship of the proposal to existing development, officers are satisfied that the proposal would preserve the setting and significance of the Grade II listed Barn at Finches Farm. The development would therefore not result in harm to the significance of any designated heritage asset.

The application was also reviewed by the Council's Archaeologist, who raises no objection to the proposal subject to an appropriate planning condition. Having regard to the specialist advice received, officers are satisfied that any archaeological interest associated with the site can be appropriately safeguarded through the imposition of the recommended condition.

Conclusion
Having regard to the above, and subject to the recommended archaeological condition, it is considered that the proposal would preserve the significance and setting of nearby heritage assets and would accord with Core Policy 58 of the Wiltshire Core Strategy and the relevant provisions of the NPPF.

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

Policy P3 of the NPPF requires development to contribute positively to the creation of healthy, safe and inclusive places. In particular, Policy P3(b) seeks to ensure that development provides a high standard of amenity for existing and future users and safeguards the reasonable living conditions of neighbouring occupiers. In assessing amenity impacts, regard should be had to matters including privacy, outlook, daylight and sunlight, overbearing impacts, noise and disturbance, and the overall quality of the living environment created by the development.

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

Assessment

The proposal comprises development ancillary to an established lawful equestrian use. Given the nature of the development, its relationship to existing equestrian facilities and separation from neighbouring residential properties, it is not considered that the proposal would give rise to unacceptable impacts in terms of noise, disturbance, odour, air quality or other environmental amenity matters. Wiltshire Council Public Protection Officers have been consulted and raise no objection to the proposal.

Furthermore, the proposal does not involve any new residential accommodation and is not considered to result in any unacceptable overlooking, loss of privacy, overbearing impact or loss of light to neighbouring properties. The development would support the existing use of the site and would not materially alter the character or intensity of activity associated with the established equestrian operation. The submitted Planning and Heritage Statement also confirms that the additional storage provided by the barn would reduce the need for regular deliveries and visits to the site.

Accordingly, officers are satisfied that the proposal would not result in unacceptable harm to the living conditions of neighbouring occupiers.

Conclusion
Having regard to the above, it is considered that the proposal would not result in unacceptable impacts upon neighbouring amenity and would accord with Core Policy 57 of the Wiltshire Core Strategy and the relevant provisions of the NPPF.

Highways Impacts and Parking 
Policy Context
Core Policies 60 and 61 of the Wiltshire Core Strategy seek to ensure that development is located and designed to reduce the need to travel where possible and that safe and suitable access arrangements are provided. The NPPF requires that development provides safe and suitable access for all users. Development should only be prevented or refused on highways grounds where there would be an unacceptable impact on highway safety, or the residual cumulative impacts on the road network would be severe.

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

The proposal would utilise the existing access from Finches Lane and no alterations to the access arrangements are proposed. The development is ancillary to an established lawful equestrian use and, having regard to its scale and nature, is not considered likely to generate a material increase in vehicle movements. Furthermore, the applicant states that the additional storage would reduce the frequency of deliveries and visits to the site. In any event, the proposal would not be expected to generate a material increase in vehicle movements.

As such, the proposal is not considered to result in any unacceptable impacts on highway safety or the operation of the local highway network.

Conclusion
Having regard to the above, it is considered that the proposal would be acceptable in transport terms and would accord with Core Policies 60 and 61 of the Wiltshire Core Strategy and the relevant provisions of the NPPF.

Ecology and Biodiversity
Policy Context
Core Policy 50 of the Wiltshire Core Strategy requires development proposals to demonstrate how they protect features of nature conservation and geological value as part of the design rationale. Policy N2 of the NPPF seeks to ensure that development contributes positively to the natural environment and supports nature's recovery. Development proposals should conserve and enhance biodiversity, minimise adverse impacts on habitats and species, strengthen ecological networks where appropriate, and identify opportunities for biodiversity enhancement.

Proposals must assess and address potential effects on:

· Protected species;
· Priority habitats;
· Ecological networks; and
· Green and blue infrastructure.

Biodiversity Net Gain (BNG) is an approach to development seeking to ensure that habitats for wildlife are left in a measurably better state than they were before the development. As of 12 February 2024 (2 April 2024 for smaller sites) BNG is mandatory in England under the Town and Country Planning Act 1990 (as inserted by Schedule 14 of the Environment Act 2021). This means developers must deliver a BNG of 10% to ensure development will result in more or better quality natural habitat than there was before development.

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

The application is supported by a Preliminary Ecological Appraisal, Biodiversity Statement and Draft Biodiversity Gain Plan and Biodiversity Metric which have been reviewed by the Council's Ecologist.

The Council's Ecologist raises no objection to the proposed development subject to a condition securing compliance with the recommendations contained within Chapter 5 of the submitted Preliminary Ecological Appraisal. The appraisal identifies that the site comprises predominantly modified grassland of negligible ecological value, with adjacent hedgerows and a mature tree to be retained and protected. The proposed development is not expected to result in the loss of priority habitats, designated sites or other ecologically significant features. The ecologist is satisfied that, subject to the recommended precautionary measures, including sensitive lighting, pollution prevention measures and reasonable avoidance measures for badger and hedgehog, the development would not give rise to significant adverse effects on protected species, habitats or ecological networks.

The application site lies within the River Lambourn SAC catchment. However, the proposal relates to an ancillary equestrian development and would not create new residential accommodation or result in a material increase in foul wastewater discharge. The Council's Ecologist advises that the proposal is not likely to have a significant effect on the River Lambourn SAC, either alone or in combination with other plans or projects, and therefore an Appropriate Assessment is not required.

The application is subject to the statutory Biodiversity Net Gain requirements. A completed biodiversity metric has been submitted and reviewed by the Council's Ecologist, who accepts the baseline habitat information as accurate. The submitted information indicates a baseline biodiversity value of 0.52 habitat units and confirms that no irreplaceable habitats are present on the site. The development is subject to the statutory Biodiversity Net Gain requirements. An informative will be included within the decision notice advising the applicant of their responsibilities in relation to Biodiversity Net Gain.

Conclusion
Having regard to the above, and subject to the recommended ecological condition and the statutory Biodiversity Net Gain requirements, it is considered that the proposal would not result in unacceptable ecological harm and would accord with Core Policy 50 of the Wiltshire Core Strategy.

Landscape and Visual Impact 
Policy Context
Core Policy 51 of the Wiltshire Core Strategy requires development to:
· Protect, conserve, and enhance landscape character and quality.
· Respect local distinctiveness, key views, and visual receptors.
· Give particular weight to impacts on National Landscapes (formerly AONBs) and locally valued landscapes.

The Wiltshire Design Guide SPD (2024) promotes a context-led approach, encouraging integration with natural features and settlement patterns while avoiding visual intrusion.

The Green & Blue Infrastructure Strategy (2022–2030) supports landscape protection through green infrastructure, habitat connectivity, and nature-based solutions.

The NPPF seeks to conserve and enhance the natural environment and protect valued landscapes. Policy N2 requires development proposals to consider landscape character and the natural beauty of the countryside and identify opportunities for those qualities to be conserved or enhanced. 

Planning decisions should:
· Recognise the intrinsic character, quality and natural beauty of the landscape.
· Safeguard landscape character, local distinctiveness, important views and landscape settings.
· Ensure development is appropriately integrated into its surroundings through sensitive siting, layout, scale and design.
· Avoid unacceptable visual intrusion and adverse effects on valued or designated landscapes.

Landscape impacts should be considered alongside biodiversity, heritage and green infrastructure objectives, with appropriate mitigation and enhancement measures incorporated where necessary.

Policy N4 of the NPPF affords significant protection to Protected Landscapes, including National Landscapes. Development proposals within National Landscapes should be limited in scale and extent and sensitively located and designed to avoid harm to their statutory purposes and special qualities. Substantial weight should be placed on the importance of conserving and enhancing the natural beauty of these areas. 

Under Section 245 of the Levelling-up and Regeneration Act 2023, the Council must seek to further the purposes of National Landscapes when exercising its planning functions. This is an active duty requiring decision-makers to take reasonable and proportionate steps to support the conservation and enhancement of the natural beauty, special qualities and key characteristics of these designated landscapes.

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

The application site lies within the North Wessex Downs National Landscape, where great weight must be afforded to conserving and enhancing landscape character and scenic beauty. The site forms part of an established lawful equestrian holding and is characterised by existing equestrian development, boundary hedgerows and the presence of the adjacent water tower.

The proposal comprises the erection of a barn and associated turnout area, together with ancillary works, in support of the established equestrian use. The barn and turnout area would be positioned adjacent to existing equestrian facilities within the wider site, thereby creating a contained grouping of development rather than resulting in the sporadic spread of built form across the wider countryside.

In visual terms, whilst the proposal would introduce additional built development into the countryside, it would be viewed in the context of the existing equestrian facilities and the substantial water tower located immediately adjacent to the site. The proposed barn would utilise materials commonly associated with rural and equestrian development, including concrete panels, Yorkshire boarding and a corrugated cement roof, which are considered appropriate within the rural context.

No external lighting forms part of the submitted proposals. However, given the site's location within the North Wessex Downs National Landscape and the potential for external lighting to adversely affect landscape character, visual amenity and biodiversity interests, it is considered necessary to retain control over any future external lighting at the site. A planning condition will therefore be imposed requiring details of any external lighting to be submitted to and approved in writing by the Local Planning Authority prior to installation.

Existing boundary hedgerows provide a degree of screening and containment to the site and assist in reducing the visual prominence of the development.

Having regard to the siting, scale and design of the proposal, together with its association with an established lawful equestrian use and existing site containment, officers are satisfied that the proposal would not result in unacceptable harm to the character or appearance of the area. Furthermore, having given great weight to the conservation and enhancement of landscape character and scenic beauty within the North Wessex Downs National Landscape, officers are satisfied that the proposal would conserve those interests in accordance with Core Policy 51 and the relevant provisions of the NPPF.

The Local Planning Authority has considered whether the proposal constitutes major development for the purposes of the NPPF. Having regard to the nature, scale and setting of the proposal, its relationship with the established lawful equestrian use, existing equestrian infrastructure and the adjacent water tower, officers do not consider the proposal to constitute major development for the purposes of the NPPF.

Conclusion
Having regard to the above, it is considered that the proposal would not result in unacceptable harm to the character and appearance of the area or the North Wessex Downs National Landscape. The development is therefore considered to accord with Core Policy 51 of the Wiltshire Core Strategy and the relevant provisions of the NPPF.

Flood Risk and Drainage
Policy Context
Core Policy 67 of the Wiltshire Core Strategy seeks to ensure that new development is appropriately located having regard to flood risk and incorporates sustainable drainage measures where appropriate. The NPPF requires planning decisions to take account of flood risk and to ensure that development is directed away from areas at highest risk of flooding.

Development should be safe for its lifetime, should not increase flood risk elsewhere and, where appropriate, should incorporate sustainable drainage measures.

Assessment 
The application site lies wholly within Flood Zone 1 and is therefore at the lowest risk of flooding. The proposal does not involve any highly vulnerable development and there is no evidence before the Local Planning Authority to suggest that the development would be at risk of flooding or would increase flood risk elsewhere. Furthermore, the proposed turnout area would comprise a permeable surface, thereby assisting with the infiltration of surface water.

Having regard to the site's location wholly within Flood Zone 1, the permeable nature of the proposed turnout surface and the scale of the development proposed, officers are satisfied that the proposal would not give rise to unacceptable flood risk or drainage impacts.

Conclusion
Having regard to the above, it is considered that the proposal would not give rise to unacceptable flood risk or drainage impacts and would accord with Core Policy 67 of the Wiltshire Core Strategy and the relevant provisions of the NPPF.

Pre-commencement Condition Agreement

This recommendation includes a pre-commencement planning condition relating to the submission and approval of a written programme of archaeological investigation and compliance with the approved details. 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 and sought their agreement. Written confirmation of agreement was received from the applicant’s agent on 27 August 2026.

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

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

PLANNING BALANCE AND CONCLUSION

In reaching a decision, regard has been had to Section 38(6) of the Planning and Compulsory Purchase Act 2004, which requires planning applications to be determined in accordance with the Development Plan unless material considerations indicate otherwise.

The application seeks planning permission for the erection of a barn, construction of a turnout area and associated works in support of an established lawful equestrian use, as confirmed through Lawful Development Certificate reference PL/2026/01347.

The proposal has been assessed against the relevant policies of the Wiltshire Core Strategy and the National Planning Policy Framework. In particular, consideration has been given to the principle of development, the impact upon the character and appearance of the area and the North Wessex Downs National Landscape, neighbouring amenity, heritage assets, ecology and biodiversity, highways and access, and flood risk and drainage.
 
The development would support an established lawful equestrian use and would be located adjacent to existing equestrian facilities and the Finches Farm Water Tower. Having regard to its siting, scale and design, officers are satisfied that the proposal would not result in unacceptable harm to the character and appearance of the area or the scenic beauty of the North Wessex Downs National Landscape.

Furthermore, the proposal would not result in unacceptable harm to neighbouring amenity, highway safety, heritage assets, biodiversity interests or flood risk objectives. Consultees have raised no objections to the proposed development, subject where necessary to appropriate planning conditions.

No material planning harm has been identified which would warrant the refusal of planning permission. The benefits of the proposal include the provision of improved facilities supporting the established lawful equestrian use.

The development is therefore considered to accord with the relevant policies of the Development Plan when read as a whole and is also consistent with the relevant provisions of the NPPF. Any technical matters arising from the development can be satisfactorily addressed through planning conditions.

Conclusion

Having regard to the Development Plan, the NPPF and all other material considerations, the proposal is considered acceptable in planning terms.

Accordingly, planning permission should be granted.

RECOMMENDATION: That Planning Permission be GRANTED, subject to conditions

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

