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

	APPLICATION REFERENCE:
	PL/2026/05229

	APPLICATION TYPE:
	Full planning permission

	SITE ADDRESS:
	Ogbourne Downs Golf Club, High Street Brow, Ogbourne St George, Marlborough, SN8 1TB

	DEVELOPMENT DESCRIPTION:
	Erection of a Golf Buggy Store

	RECOMMENDATION:
	Approve with Conditions



SITE DESCRIPTION/CONTEXT

The application site forms part of Ogbourne Downs Golf Club, located to the East of Ogbourne St George. The site lies within the established golf club complex and is situated adjacent to existing operational buildings associated with the use, including the greenkeepers store. The surrounding area is characterised by golf course land, associated infrastructure and the wider open countryside. The application site itself comprises part of the developed area of the golf club and is accessed via the existing internal track network serving the facility.

The site is subject to the following key constraints and designations:

· Located within the North Wessex Downs National Landscape.
· Flood Zone 1.

PROPOSAL

The application seeks full planning permission for the erection of a golf buggy store to serve the operational needs of Ogbourne Downs Golf Club. The building would provide secure storage and charging facilities for the club's buggy fleet and would support the proposed transition from petrol-powered buggies to electric alternatives.

The proposed building would be positioned adjacent to the existing cluster of golf club buildings, including the greenkeepers store. It would comprise a simple mono-pitched structure finished in profiled steel cladding to match the adjacent building, with roof-mounted photovoltaic solar panels incorporated into the design. The development would remain within the established golf club complex and would not require any changes to the existing access arrangements.

PLANNING HISTORY

K/82/0733 – Greenkeepers vehicle and plant store. Approved with Conditions 8th October 1982.

K/10820 – Change of use of field to golf club practice area and car park extension. Approved with Conditions 15th October 1987.

K/13997 – Erection of fencing around practice area. Approved with Conditions 31st May 1989.

K/34425 – The erection of a single storey green keepers store. Approved with Conditions 6th November 1997.

K/37341 – The construction of four wooden practice bays. Approved with Conditions 17th June 1999.

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 14: Spatial Strategy for the Marlborough 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 57: Ensuring High Quality Design and Place Shaping

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 - Undesignated

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

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 have an acceptable landscape impact (CP 51) 
· 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.

Ogbourne St George Parish Council: No response received at the time of writing.

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:
 
· A site notice displayed near the site.

This method was used to inform interested parties and provide a period of 21 days for comments to be submitted.

No comments were received.

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 primary Development Plan 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.

Planning History 

The planning history of the site has been reviewed. Of particular relevance is permission K/10820, granted on 15 October 1987, for the change of use of land to a golf club practice area and extension to the club car park. This permission established the lawful golf-related use of this part of the wider site. Permission K/34425, granted on 6 November 1997, approved the erection of a single-storey greenkeepers store in close proximity to the application site. Together, these permissions demonstrate the long-established recreational use of the site and the presence of ancillary operational buildings associated with the functioning of the golf club. 

The planning history is afforded moderate weight in the assessment of the principle of development. Whilst it does not in itself determine the acceptability of the current proposal, it demonstrates that the application site forms part of an established golf club and that buildings serving the operational needs of the facility have previously been considered acceptable in this location. The planning history therefore weighs in favour of the principle of the proposed development.

Assessment 
The application site forms part of the established Ogbourne Downs Golf Club. Whilst the site lies outside any defined settlement boundary, the proposal does not seek to introduce a new use of the land. Rather, it relates to the ongoing operation of an existing recreational facility and proposes a building which would be ancillary to that established use.

The proposal comprises a golf buggy store intended to accommodate the club's fleet of buggies and facilitate the transition from petrol-powered vehicles to electric buggies. The submitted Design and Access Statement explains that the building would provide secure storage and charging facilities for the upgraded fleet and would incorporate roof-mounted solar panels to support on-site charging.
 
The proposed building would be located within the existing developed area of the golf club, adjacent to other operational buildings serving the site, including the previously approved greenkeepers store. The development is therefore closely related to existing built form and would not represent isolated or sporadic development in the open countryside.

Whilst Core Policies 1 and 2 seek to restrict unjustified development in the countryside, the proposal is ancillary to an established recreational use and is required to support the day-to-day operation of the golf club. The scale and nature of the development are proportionate to the existing use of the site and do not result in any material intensification or change in the character of the established facility.

Accordingly, having regard to the established lawful use of the site, the existing pattern of development within the golf club complex, and the ancillary nature of the proposal, the principle of development is considered acceptable. The proposal must nevertheless be assessed against all other relevant Development Plan policies, national policy and material considerations.

Neighbourhood Plan
The site is not located within a neighbourhood plan area, or there are no neighbourhood plan policies relevant to the principle of development.

Accordingly, neighbourhood plan considerations attract neutral weight in the assessment of the principle of development.

Conclusion
The proposal relates to the established operation of Ogbourne Downs Golf Club and comprises a building ancillary to that lawful recreational use. Having regard to the established use of the land, the existing cluster of golf club buildings and the scale and nature of the proposal, the principle of the development accords with the Development Plan and is supported in this location.

The proposal must nevertheless be assessed against all other relevant Development Plan policies, national policy and material considerations. Subject to that assessment, the principle of development is considered acceptable.

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

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

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

Assessment 
The proposed buggy store would be sited within the established golf club complex and would be closely related to the existing cluster of operational buildings serving the golf club. In particular, it would be located adjacent to the existing greenkeepers store and would occupy a logical position along the edge of the developed area of the site. The siting ensures that the building reads as part of the existing group of structures rather than as an isolated feature within the wider golf course landscape.

The proposed building would be modest in scale and smaller than the adjacent greenkeepers store. The design is simple and functional, reflecting its intended operational purpose. The building would comprise a shallow mono-pitched roof with an open northern elevation and enclosed side and rear elevations. The straightforward form and limited height would minimise its visual presence within the site.

The external finish would consist of profiled steel cladding to match the adjacent building, whilst the roof would also comprise profiled steel cladding incorporating photovoltaic solar panels. The use of matching materials would ensure visual continuity with the existing built form within the golf club and would assist the development in integrating successfully with its surroundings.
Whilst the incorporation of solar panels would introduce a modern element to the building's appearance, these would be neatly arranged in two rows on the roof slope and would form an appropriate and proportionate sustainability measure. Given the operational nature of the site and the context of the proposal, the panels are not considered to appear visually intrusive.
The building would be set back from the public highway and would benefit from screening afforded by the existing greenkeepers store and surrounding development. As a result, views from the wider area would be limited and the proposal would not appear as a prominent feature within the landscape.

Overall, the proposal is considered to represent a proportionate and appropriately designed addition to the established golf club complex which respects the character of the site and its surroundings.


Conclusion
Having regard to the above, it is considered that the proposal would achieve a satisfactory standard of design that responds appropriately to its context and would not result in harm to the character or appearance of the site or surrounding area. The development is therefore considered to accord with Core Policy 57 of the Wiltshire Core Strategy, the design objectives of the NPPF and the guidance contained within the Wiltshire Design Guide.

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.

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 proposed buggy store would be located within the established golf club complex and is well separated from neighbouring residential properties. Given the nature of the site and the distance to the nearest dwellings, the proposal would not give rise to material impacts in terms of outlook, loss of light, overshadowing, overbearing impact, privacy or overlooking.

The building would comprise an open northern elevation, with the remaining elevations enclosed and containing no openings. As such, the proposal would not result in any overlooking of neighbouring land or properties.

The development is intended to provide storage and charging facilities for the golf club's existing buggy fleet and would not introduce a use that would be materially different from the established operation of the site. No significant increase in noise, disturbance or activity is anticipated as a result of the development.

Accordingly, it is considered that the proposal would preserve the reasonable living conditions of neighbouring occupiers and would not result in any unacceptable amenity impacts.

Conclusion

Having regard to the above, it is considered that the proposal would not give rise to any unacceptable impacts upon the living conditions of neighbouring occupiers. The development therefore accords with Core Policy 57 of the Wiltshire Core Strategy and the relevant provisions of the NPPF.

Climate Change / Carbon Impact Section
Policy Context
Core Policy 41 of the Wiltshire Core Strategy seeks to minimise emissions and support the transition to a low-carbon economy. Policies CC1-CC3 of the NPPF support the transition to a climate-resilient and low-carbon future and require development to contribute towards climate change mitigation and adaptation, including through sustainable design, energy efficiency, the efficient use of resources and reductions in greenhouse gas emissions.

Assessment
In assessing the proposal, regard has been had to:

· The energy efficiency of the proposed development;
· The incorporation of low carbon or renewable energy measures; 
· The extent to which the layout promotes sustainable transport modes;
· Measures to support climate resilience, including sustainable drainage and overheating mitigation. 

The proposed buggy store would facilitate the transition from petrol-powered golf buggies to an electric fleet, reducing reliance on fossil fuels and supporting lower-emission golf club operations. The submitted Design and Access Statement confirms that the building would incorporate photovoltaic solar panels to provide on-site renewable energy generation for the charging of electric buggies.

Whilst modest in scale, the proposal would deliver environmental benefits through the provision of renewable energy infrastructure and by supporting the use of electric vehicles in place of petrol-powered alternatives. The development would therefore make a positive contribution towards reducing carbon emissions associated with the operation of the golf club.

The proposal would contribute towards climate change mitigation through the incorporation of roof-mounted photovoltaic panels and by facilitating the transition to an electric buggy fleet. This benefit attracts positive weight in the planning balance having regard to Core Policy 41, Policies CC1-CC3 of the NPPF and the Climate Change Act 2008 (as amended).

Conclusion
The proposal is considered to accord with the aims of sustainable development in respect of climate change mitigation and adaptation. The development therefore complies with Core Policy 41 of the Wiltshire Core Strategy and the relevant provisions of the NPPF.

Ecology and Biodiversity Net Gain
Policy context

Core Policy 50 of the Wiltshire Core Strategy seeks to protect, conserve and enhance biodiversity and geodiversity across Wiltshire. Development should avoid adverse impacts on ecological networks, protected species and priority habitats and, where possible, deliver enhancements for biodiversity.

Policy N2 of the NPPF seeks to protect and enhance the natural environment and minimise impacts on biodiversity. The Environment Act 2021 introduced a mandatory requirement for most planning permissions in England to deliver a minimum 10% Biodiversity Net Gain (BNG), subject to exemptions set out in legislation.

Assessment

The proposed development comprises the erection of a golf buggy store within the established operational area of Ogbourne Downs Golf Club. The building would be located adjacent to existing golf club buildings and associated developed land and does not involve the loss of trees, hedgerows or other significant habitat features.

Having regard to the scale and nature of the proposal, no adverse impacts upon protected species, priority habitats or the wider ecological network are identified.

The application site extends to less than 0.2 hectares and the proposal therefore falls within the statutory small sites exemption from the mandatory Biodiversity Net Gain requirements. As such, a Biodiversity Gain Plan is not required in this instance.

Overall, the proposal is not considered likely to give rise to any unacceptable ecological impacts and is acceptable having regard to biodiversity considerations.

Conclusion

Having regard to the above, it is considered that the proposal would not result in unacceptable impacts upon biodiversity and ecology. The development therefore accords with Core Policy 50 of the Wiltshire Core Strategy and the relevant provisions of the NPPF.

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

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

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

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

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

Assessment 
The application site is located within the North Wessex Downs National Landscape, where great weight should be given to conserving and enhancing landscape character and scenic beauty. The proposed buggy store would, however, be situated within the established golf club complex and closely related to an existing cluster of operational buildings, including the adjacent greenkeepers store.

The proposed building would be modest in scale and smaller than the existing greenkeepers store. Its siting adjacent to existing development and along the edge of an existing track would ensure that it appears as a logical extension of the established built form associated with the golf club rather than an isolated feature within the wider landscape.

The building would utilise profiled steel cladding to match the adjoining greenkeepers store and would incorporate a shallow mono-pitched roof. Whilst photovoltaic solar panels would be mounted on the roof, these would be integrated into the design of the building and would not appear visually intrusive within the context of the existing golf club complex.

Views of the development from the public highway would be limited due to its setback position and the presence of the existing greenkeepers store, which would partially screen the building from view. As a consequence, the proposal would have a limited visual presence within the wider landscape.

Having regard to the scale, siting and design of the proposal, it is considered that the development would conserve the character and appearance of the site and would not result in harm to the special qualities, natural beauty or scenic character of the North Wessex Downs National Landscape.

Conclusion
Having regard to the above, it is considered that the proposal would not result in unacceptable landscape or visual impacts. The development would conserve the character and appearance of the surrounding area and the special qualities of the North Wessex Downs National Landscape. The proposal therefore accords with Core Policy 51 of the Wiltshire Core Strategy, the relevant provisions of the NPPF and the duties of the Council in relation to National Landscapes.

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.

The NPPF contains a presumption in favour of sustainable development. Applications should be determined in accordance with the development plan unless material considerations indicate otherwise.

The weight to be afforded to any identified benefits must be considered alongside all other material considerations, including whether the proposal accords with the Development Plan and whether any other policies of the NPPF indicate that development should be refused or that substantial weight should be attributed to identified harms.

Having regard to Section 38(6) of the Planning and Compulsory Purchase Act 2004, the proposal is considered to accord with the Development Plan when read as a whole.

The proposal is also considered to accord with the relevant policies of the NPPF.

The principle of development is therefore considered acceptable, subject to the detailed assessment of all other material planning considerations set out elsewhere in this report.

The Balance
The principle of development has been assessed elsewhere within this report having regard to the Development Plan, the National Planning Policy Framework and all other material considerations.

For clarity, the principal harms and benefits identified through that assessment are summarised below and weighed against one another in the overall planning balance.

The assessment above has considered the principal planning issues arising from the development, including the principle of development, design, impact upon the character and appearance of the area, residential amenity, biodiversity and ecology, climate change and sustainability, and landscape and visual impact.

No material planning harm has been identified following the assessment of the proposal.

The proposed buggy store would support the continued operation of the established golf club, facilitate the transition from petrol-powered golf buggies to an electric fleet and provide on-site renewable energy generation through roof-mounted photovoltaic panels. These benefits attract positive weight in the planning balance.

Any technical matters arising can be appropriately addressed through planning conditions where necessary.

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

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.
