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

	APPLICATION REFERENCE:
	PL/2026/04154

	APPLICATION TYPE:
	Full planning permission

	SITE ADDRESS:
	Land Southwest of Homelea, Edington, BA13 4NL

	DEVELOPMENT DESCRIPTION:
	Construction of a small agricultural building of timber construction on a concrete base

	RECOMMENDATION:
	Approve with Conditions



SITE DESCRIPTION/CONTEXT

The application site comprises an area of modified grassland forming part of an agricultural field immediately to the south-west of Homelea, a detached dwelling within the hamlet of Edington. The field forms part of an agricultural holding stated to extend to approximately 7.5 acres and is used for livestock grazing and the production of hay and silage.

The proposed development would occupy the north-western corner of the field, adjoining the residential boundary of Homelea and close to the existing private access serving the property. The site is enclosed by established field boundaries and vegetation, with a mature horse chestnut tree situated close to its western boundary. The submitted plans indicate that this tree would be retained. The land is generally level.

Access to the wider holding is obtained from Southbrook Lane via the existing private access serving Homelea. The surrounding area is predominantly rural and agricultural in character, with scattered dwellings and farmsteads, including Newgrounds Farm to the north and Millside to the east.

Public Right of Way SASH36 runs to the west of the application site but would remain unaffected by the proposed development.

The site is subject to the following key constraints and designations:
· Located within the open countryside outside a defined settlement boundary.
· Located within the 6.4 km buffer zone associated with the Salisbury Plain Special Protection Area.
· Public Right of Way SASH36 runs to the west of the site.
· Located within Flood Zone 1.
· A mature horse chestnut tree lies close to the proposed development and is identified for retention.
· The submitted information states that the site is outside a conservation area, is not affected by listed buildings and is not known to be subject to archaeological constraints.
· Biodiversity net gain requirements apply to the development

PROPOSAL

Planning permission is sought for the erection of a single-storey agricultural storage building on a concrete base. The building would be positioned in the north-western corner of the field, adjacent to the boundary with Homelea. It would measure approximately 9 metres in length by 4.6 metres in width, with a ridge height of approximately 3.23 metres.
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The building would have a simple pitched-roof form and would be externally finished with horizontal timber shiplap boarding, a black corrugated Onduline roof incorporating rooflights, and hardwood-clad doors. Two sets of double doors and a separate pedestrian door are shown on the principal elevation.

During the case officer’s site visit, the applicant confirmed verbally that the building would be used to store implements and machinery required for the maintenance of the land. The submitted information also refers to the storage of hay, fodder, agricultural equipment, tractor attachments and small machinery associated with the management of the holding.

A new field gate would be formed from the existing private access serving Homelea. No new access onto the public highway or constructed access track across the field is proposed. The proposal also includes three new trees along the southern part of the application site, while the existing horse chestnut tree would be retained. No external lighting is proposed.

PLANNING HISTORY
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None relevant

RELEVANT LEGISLATION, POLICIES AND GUIDANCE

Statutory Legislation:

National Planning Policy: 
· National Planning Policy Framework (NPPF) 
· Planning Practice Guidance (PPG)
Development Plan:
The development plan for Wiltshire comprises the Wiltshire Core Strategy (WCS) (adopted January 2015) and any made neighbourhood plans, which remains the principal statutory planning document guiding development across the county. In line with Section 38(6) of the Planning and Compulsory Purchase Act 2004, planning decisions must be made in accordance with the development plan unless material considerations indicate otherwise.

Though the development plan is considered as a whole, those parts deemed to be particularly relevant to this application are listed below:

The adopted Wiltshire Core Strategy (WCS), with particular regard to:
· Core Policy 1 Settlement Strategy;
· Core Policy 2 Delivery Strategy;
· Core Policy 32 Spatial Strategy Westbury Community Area
· Core Policy 41 Sustainable Construction and Low-Carbon Energy;
· Core Policy 48 Supporting Rural Life
· 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 60 Sustainable Transport;
· Core Policy 61 Transport & Development; 
· Core Policy 62 Development Impacts on the Transport Network;
· Core Policy 64 Demand Management
· Core Policy 67 Flood Risk;
· Core Policy 68 Water Resources;

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

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

Neighbourhood Plan:
N/a

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

Other Relevant Policies and Documents
· Wiltshire Local Transport Plan 2011-2026, adopted 2015 - including the Car Parking Strategy and Cycling Strategy, adopted 2015
· A Green & Blue Infrastructure Strategy for Wiltshire: Wiltshire’s Natural Environment Plan 2022-2030

ISSUES

The main issues to be considered are:
· Principle of development;
· Design and impact on the character and appearance of the area;
· Residential amenity;
· Highway safety and access;
· Ecology and biodiversity;
· Landscape impact;
· Trees and arboricultural impacts; and
· Flood risk and drainage.

CONSULTATION RESPONSES

The views of consultees are material considerations in the determination of the application. However, the decision-maker must exercise their own planning judgement. Where consultees raise concerns or recommend conditions, these have been considered and are addressed within the assessment section of this report.

WC Arboricultural Officer: No objection

[bookmark: _Hlk206417654]WC Rights of Way: No comments received

Edington Parish Council: No comments received

Steeple Ashton Parish Council: No objection

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
· 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.

No third party comments received at the time of drafting this report.

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 direct development towards defined settlements and restrict development in the countryside unless supported by other policies.

The site lies outside a defined settlement. Policy S5(1)(a) of the NPPF specifically supports agricultural development outside settlements, unless its benefits would be substantially outweighed by adverse effects.

Assessment 
The proposal is for a modest agricultural building to store hay, fodder, implements and machinery associated with the management of the approximately 7.5-acre holding. Its countryside location is justified by its agricultural purpose, while its siting close to the existing access and Homelea would avoid development in a more isolated part of the field.

The proposal therefore falls within Policy S5(1)(a) of the NPPF. Subject to the assessment of all other material considerations, the development is acceptable in principle.

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

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

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

Assessment 
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 proposal is for a modest agricultural building within an established agricultural setting. Its simple pitched-roof form and timber boarding are typical of small rural agricultural structures and appropriate to the building’s intended use.

The building would be positioned close to the existing field boundary, where established vegetation would limit its wider visibility. Its scale, design, siting and materials would therefore respond appropriately to the rural character of the site and surrounding area.

Conclusion
The proposal would preserve the rural character and appearance of the area and accords with Core Policy 57 of the Wiltshire Core Strategy and Policies DP1-DP4 of the NPPF. It is therefore acceptable in design terms.

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

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

Assessment
Given the building’s modest scale, agricultural use and separation from neighbouring residential properties, it would not result in unacceptable overlooking, loss of privacy, loss of light, overshadowing, overbearing effects or noise disturbance. The proposal would therefore safeguard the living conditions of neighbouring occupiers.

Conclusion
The proposal would not cause unacceptable harm to residential amenity and accords with Core Policy 57 of the Wiltshire Core Strategy and Policy P3 of the NPPF.

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

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

Assessment 
The building would be accessed through a new field gate connected to the existing private access serving Homelea. No new access onto the public highway or constructed track across the field is proposed. Given the building’s limited scale and use for storing machinery and equipment associated with the holding, it would not generate significant additional vehicle movements or parking demand.

Conclusion
The proposal would provide suitable access and would not result in an unacceptable impact on highway safety or the operation of the highway network. It therefore accords with Core Policies 60–64 of the Wiltshire Core Strategy and Policies TR3–TR8 of the NPPF.

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

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

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

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

Assessment 
The proposed building would affect a small area of modified grassland. Existing boundary vegetation and the nearby mature horse chestnut tree would be retained.

The submitted Small Sites Metric records a baseline of 0.134 area habitat units and a post-development value of 0.154 area habitat units, producing a net gain of approximately 14.96%. This exceeds the statutory 10% requirement, with the metric confirming that the applicable trading rules are satisfied. The gain would be delivered through the planting of three new trees.

The site also lies within the 6.4 km buffer associated with the Salisbury Plain SPA. However, given the nature and limited scale of the development, no likely significant effect upon the SPA is anticipated.

Conclusion
Subject to securing the proposed tree planting and statutory Biodiversity Gain Plan, the proposal would achieve the required biodiversity net gain and would not result in unacceptable ecological harm. It therefore accords with Core Policy 50 of the Wiltshire Core Strategy and Policy N2 of the NPPF.

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

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

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

Assessment 
The proposed building would be modest in scale and positioned close to the existing access and field boundary. Its simple agricultural form, timber boarding and dark roof finish would be appropriate to the rural setting, while existing boundary vegetation would limit wider views of the development. The proposal would not materially harm the character or visual quality of the surrounding countryside.

Conclusion
The proposal would conserve the character and appearance of the local landscape and accords with Core Policy 51 of the Wiltshire Core Strategy, Policy N2 of the NPPF and the Wiltshire Design Guide.

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.

Policy N2 of the NPPF requires decision-makers to consider the environmental qualities of land proposed for development and to conserve and enhance existing natural features of visual, historic or nature conservation value, including established trees and hedgerows where possible. The policy also seeks to ensure that landscaping and natural features are used to help integrate development into its surroundings.

Assessment
A mature horse chestnut tree is located close to the western boundary of the site, with established vegetation along the field boundaries. The submitted plans show the tree retained and the Council’s Tree Officer has raised no arboricultural objection.

The proposed development would therefore not result in unacceptable harm to existing trees or other vegetation of amenity value.

Conclusion
The proposal would not result in unacceptable arboricultural harm and accords with Core Policy 51 of the Wiltshire Core Strategy and Policy N2 of the NPPF.

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

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

Assessment 
The site lies within Flood Zone 1 and is at low risk of fluvial flooding. Given the modest footprint of the building and the surrounding undeveloped land, surface water runoff can be suitably managed within the site without increasing flood risk elsewhere. No foul drainage would be required for the proposed storage use.

Conclusion
The proposal would be safe from flooding and would not increase flood risk elsewhere. It therefore accords with Core Policy 67 of the Wiltshire Core Strategy and Policies F4-F8 of the NPPF.

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

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

PLANNING BALANCE AND CONCLUSION

Policy Context 
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, the provisions of the Development Plan and the NPPF.

Planning Balance and Conclusion 

The proposal is for a modest agricultural storage building serving the existing holding. Although the site lies outside a defined settlement, agricultural development is supported in principle by Policy S5(1)(a) of the NPPF.

The building’s scale, siting, design and materials are appropriate to its rural setting, and no unacceptable impacts have been identified in respect of landscape character, residential amenity, highway safety, flood risk, ecology or existing trees. The submitted Small Sites Metric also demonstrates a biodiversity net gain of approximately 14.96%, to be delivered through the planting of three new trees.

The proposal is therefore considered to accord with the Development Plan when read as a whole and with the relevant policies of the NPPF. Subject to appropriate conditions, 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.
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