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1 Executive Summary

1.1. This report provides a comprehensive evaluation of the site and development proposal for conversion of an existing antique retail centre building into a mixed-use development including retail and office floor uses as well as two new residential units.  The building which is located in proximity to Salisbury Town Centre is an undesignated heritage asset, which for many years has been operating as an antiques retail centre. However, the rise of online retail and auctioning has fundamentally changed the arts and antiques market and as a result the centre has become unviable as a long-term business.  The report makes an assessment of current conditions and contextual factors to inform a balanced planning recommendation. The following sections set out relevant planning policies, the outcomes of pre-application discussions, and the anticipated impacts of the proposed development, all set against the backdrop of the site’s unique context. In light of the thorough assessment undertaken, it is concluded that the development proposals are well-considered and aligned with local and national planning objectives. 

2 The Existing Building and Site Context 

2.1 The site lies within the Salisbury Community area and within defined settlement boundary of Salisbury where development is considered acceptable in principle, subject to compliance with other policies in the plan. The site is also within the catchment of the River Avon Special Area for Conservation (SAC), and within the New Forest Internationally protected sites zone of influence.

2.2 The A36 is an Air Quality Management Area (AQMA) and the site is in a Flood Zone 1, with part of the site frontage identified as having a high risk of Groundwater Flooding. (Given the existing built form remains as part of the development this is not a consideration)

2.3  The surrounding urban context includes a mixture of commercial and residential uses mainly 2 storeys in height. Majority of the building including ground, first and second floor, is occupied by an antiques furniture retail centre originally established in 1993 and currently employing two people full time. The third floor provides a self-contained residential unit with 2 bedrooms and a separate studio unit.  There are no areas of existing green space or amenity areas within the site, with all areas not occupied by the building being covered in hard standing for parking and service areas.  Vehicular access is provided from Wilton Road and Canadian Avenue.  

2.4 Whilst once an internationally known antiques retail centre, trade had been declining in recent years, and the owners do not believe the current use to be sustainable in the future. The internet has affected the antiques market significantly and the rise of online auction houses has unfortunately had the effect of removing the real-time antiques shop from the high street. Therefore, to ensure that the building can remain in useful occupation, the owners are seeking to convert the building to suit a wider variety of occupiers and to provided additional residential accommodation

2.5 The existing building is largely two storeys in height with the rear third of the building being two storeys with a third storey located in a mansard roof configuration. The site slopes steeply from the lower section which fronts Wilton Road, up towards the north of the site which fronts onto Canadian Avenue. Given the slope the site the existing building has entrances on two levels from both adjoining Wilton Road and Canadian Avenue. There is a loading door which faces Canadian Avenue and is set higher than road level to permit level loading. 

2.6 The existing building is finished in red facing brickwork, with a series of large windows on the east and south elevations. The south elevation features a large parapet screening the pitched roof beyond. The roof covering is a red clay tile to the southern element of the building with a slate roof to the northern mansard roof area. The building is a Non-Designated Heritage Asset not in a conservation area.

2.7 The planning history for the site reflects an established historic use for the sale of house clearance items and second-hand goods.  The records indicate that the current antiques retail use and residential use at upper level were permitted under permission S/1994/0809.  Several later planning consents for the site include demolition and erection of a new development for 10 flats and associated parking (S/2003/2661). We understand that this permission has lapsed unimplemented.


3 Planning Policy Context

NPPF – National Planning Policy Framework (December 2023)
3.1 The National Planning Policy Framework (‘NPPF’) was originally published on the 27th March 2012, with the latest updates taking place in December 2024.  The document sets out the government’s planning policies for England and how these are expected to be applied.  The document places significant emphasis on sustainable development, and the requirement to reflect presumption of sustainable development in Local Plans

3.2 According to the NPPF, there is a clear presumption in favour of sustainable development and policies in Local Plans should follow this presumption so that it is clear that development which is sustainable can be approved without delay.  All plans should promote a sustainable pattern of development that seeks to: meet the development needs of their area; align growth and infrastructure; improve the environment; mitigate climate change (including by making effective use of land in urban areas) and adapt to its effects.

3.3 The three key dimensions to sustainable development listed in the NPPF clearly relate to the social, economic and environmental roles played in planning.  

a. The economic role is seen as contributing towards building a strong, responsive and competitive economy by ensuring that sufficient land of the right type is available in the right places and at the right time to support growth and innovation and by identifying and coordinating development requirements, including the provision of infrastructure. 
b. The environmental role contributes to protecting and enhancing our natural, built and historic environment and as part of this, helps to improve biodiversity, use natural resources prudently, minimise waste and pollution and mitigate and adapt to climate change including moving to a low carbon economy.
c. The social role should act to support strong, vibrant and healthy communities by creating a high-quality built environment, with accessible local services that reflect the community’s needs and support its health, social and cultural well-being.  


The Local Development Plan
3.4 The adopted Local Plan is the Wiltshire Core Strategy (WCS), 2015. This incorporates Saved policies from former District Local Plans, that were not replaced by the WCS, and will continue to be saved until replaced as part of the Local Plan Review process. Wiltshire Council has submitted a revised Wiltshire Local Plan to the Secretary of State for Housing Communities and Local Government for independent examination on 28 November 2024. Currently the Council’s program anticipates adoption in Q3 2025.  Both adopted and emerging policy will be considered by this statement.  The following policies are relevant for the assessment to the proposed development. 

3.5 Wiltshire Core Strategy:

· Core Policy 1 - Settlement Strategy
Salisbury is designated as a Principal Settlement in the Wiltshire Core Strategy and is a Strategically important centre and a primary focus for development. 

· Core Policy 2 - Delivery Strategy
The underlying principles of Core Policy 2 Delivery Strategy are “to ensure that communities have a better balance of jobs, services and facilities and homes. This underlines the focus of the Settlement Strategy to support growth at the Principal Settlements of Chippenham, Trowbridge and Salisbury which provides the greatest opportunities within Wiltshire to deliver improved self-containment and potential to generate job growth.” 

· Core Policy 3 - Infrastructure Requirements
The policy provides that the council will seek to ensure that the cost of providing necessary infrastructure will be met through the appropriate use of planning obligations and once finalised and adopted, the Community Infrastructure Levy (CIL).  CIL came into effect on the 18th May 2015 and will be charged on all liable development.

· Core Policy 34 Additional Employment land 
Policy 34 stated that. “Proposals for employment development (use classes B1, B2 or B8) will be supported within the Principal Settlements, Market Towns and Local Service
Centres, in addition to the employment land allocated in the Core Strategy. These
opportunities will need to be in the right location and support the strategy, role and
function of the town, as identified in Core Policy 1 (Settlement Strategy) and in any
future community-led plans, including neighbourhood plans, where applicable.

· Core Policy 36 – Economic Regeneration
Core policy 36 states that “Regeneration of brownfield sites will be supported in the Principal Settlements, Market Towns and Local Service Centres where the proposed uses help to deliver the overall strategy for that settlement.

· Core Policy 41 - Energy Strategy
Policy 41 encourages the reuse and retro fitting of existing buildings and encourages building conversions and refurbishment to incorporate design measures to reduce energy demand.

· Core Policy 45 - Meeting Wiltshire’s housing needs
Policy 45 requires that “new housing, both market and affordable, must be well designed to address local housing need incorporating a range of different types, tenures and sizes of homes to create mixed and balanced communities.”

· Core Policy 50 - Biodiversity and Geodiversity
Policy 50 states that “All development should seek opportunities to enhance biodiversity. Major development in particular must include measures to deliver biodiversity gains
through opportunities to restore, enhance and create valuable habitats, ecological
networks and ecosystem services”.

· Core Policy 51 – Landscape
Policy 52 states that “Development should protect, conserve and where possible enhance landscape character and must not have a harmful impact upon landscape character, while
any negative impacts must be mitigated as far as possible through sensitive design and landscape measures.

· Core Policy 52 - Green Infrastructure
Policy 52 states that “Development shall make provision for the retention and enhancement of Wiltshire’s green infrastructure network and shall ensure that suitable links to the network are provided and maintained.”

· Core Policy 57 - Design and amenity
Policy 57 requires a high standard of design in all new developments, including extensions, alterations, and changes of use of existing buildings. 

· Core Policy 58 - Ensuring the conservation of the historic environment
Core Policy 58 aims to important monuments, sites and landscapes and areas of historic and built heritage significance are protected and enhanced.  The policy states that “Distinctive elements of Wiltshire’s historic environment, including non-designated heritage assets, which contribute to a sense of local character and identity will be conserved, and where possible enhanced”.
· Core Policy 60 Sustainable Transport
Policy 60 states that “new development should be located and designed to reduce the need to travel particularly by private car, and to encourage the use of sustainable transport alternatives.”

· Core Policy 61 Transport and Development
Policy 61 supports new development which is located and designed to reduce the need to travel particularly by private car, and to encourage the use of sustainable transport alternatives. It also requires transport statements to be submitted in support of applications.
· Core Policy 62 Development impacts on the transport network
Policy 62 states that “developments should provide appropriate mitigating measures to offset any adverse impacts on the transport network at both the construction and operational stages.” 

· Core Policy 67 - Drainage and flooding
Policy 67 states that “Development proposed in Flood Zones 2 and 3 as identified within the Strategic Flood Risk Assessment will need to refer to the Strategic Housing Land Availability Assessment when providing evidence to the local planning authority in order
to apply the sequential test in line with the requirements of national policy and
established best practice. All new development will include measures to reduce the rate of rainwater run-off and improve rainwater infiltration to soil and ground (sustainable urban drainage) unless site or environmental conditions make these measures unsuitable.

· Core Policy 68 - Water resources
Policy 68 States that “development must not prejudice the delivery of the actions and targets of the relevant River Basin or Catchment Management Plan, and should contribute towards their delivery where possible. Non-residential development will be required to incorporate water efficiency measures. Developers will be expected to submit details of how water efficiency has been taken into account during the design of proposals” .  Furthermore within the River Avon Protection area development must assess any risk to groundwater resources and groundwater quality and demonstrate that these would be protected throughout the construction and operational phases of development.

· Core Policy 69 - Protection of River Avon SAC
Policy 69 states that “All development within 20m of the riverbanks should submit a construction management plan to the local planning authority to ensure measures proposed during construction are satisfactory.”

3.6 Adopted Salisbury District Local Plan saved policies:

· H8 - Housing Policy Boundary of Salisbury
Policy 8 provides a boundary within which housing is considered appropriate in Salisbury. 

Emerging Wiltshire Local Plan 

3.7 The Wiltshire Local Plan Pre- Submissions Draft 2020-2038 (Regulation 19) is currently being examined by the Planning Inspector. It is not yet adopted and therefore carries limited weight.  It is however possible that it will be adopted in the course of this application being determined and therefore certain relevant draft policies have been identified here.
· Policy 22 Salisbury Principle Settlement  
This policy states that Salisbury has become a constrained settlement with little opportunity for outward extension. As such, meeting development need is focused on brownfield land, including delivery 350 dwellings on small sites of less than ten dwellings.

· Policy 64 Additional Employment Land
Policy 64 states that. “Proposals for employment development (within use classes B2, B8 or E(g)(i-iii)) will be supported on unallocated sites within or adjacent to Principal Settlements, Market Towns, Local Service Centres and Large and Small Villages where they are appropriate to the role and function of the settlement.

· Policy 85 Sustainable Construction and Low Carbon Energy
Policy 85 states that in respect of existing buildings retrofitting measures to improve the energy performance of existing buildings and the alleviation of summer overheating will be supported. These measures should be in accordance with the following hierarchy:
i. Reduce energy consumption through energy efficiency measures.
ii. Use renewable or low-carbon energy from a local/district source.
iii. Use building-integrated renewable or low-carbon technologies.

4 Pre-application Process

4.1 This planning application is informed by pre-application advice received from Wiltshire Council (Ref: ENQ/2024/00069), and responds directly to the planning policy, design, heritage, flood, and environmental constraints raised.

4.2 Wiltshire Council’s pre-application response to a prior demolition and redevelopment scheme advised against such an approach, citing the building's non-designated heritage asset status, the loss of employment land, and flood risk.

4.3 This application does not propose demolition. Instead, it retains and repurposes the existing building—respecting the historic fabric and embedded carbon. This approach is consistent with the NPPF (paras 203–209) and Core Policy 58, which promote the conservation and enhancement of heritage assets and support viable reuse.

5 Development Proposals 

5.1 The application proposes the sensitive conversion of the existing building, retaining the structure and architectural form, to deliver a mixed-use development to provide:

· Ground Floor: Retail showroom (Use Class E) – 307.35 sqm
· 1st Floor: 
· Office use (Use Class E)- 429.35 sqm, 
· bin and cycle storage -29.96 sqm (for both commercial and residential users)  
· residential entrance area- (Use Class C3) 19.60sqm
· Second Floor: Two new residential apartments – 154.49 sqm (Use Class C3)
· Third Floor: Existing penthouse apartment (Use Class C3) retained

5.2 This scheme delivers high-quality, adaptable space for employment and residential use, while preserving the building's character and reducing environmental impact.

5.3 The external areas will be retained for car parking and will provide a total of 11 car parking spaces together with a new vehicular egress to Wilton Road.  








6 Planning Assessment

6.1 The site lies within the defined settlement boundary of Salisbury (Policy H8) and is considered acceptable for development in principle, subject to compliance with other policies. The proposals respond to key Planning Considerations highlighted in the pre-application process particularly in respect of retention of the existing building, importance of non- designated heritage assets, flood risk and drainage, sustainability and environmental considerations, design and highways and parking.  The following section outlines the response in respect of each policy area.

Principle of proposed use

6.2 The proposals seek to refurbish and convert the existing antiques centre to provide on ground floor retail showroom (class E), on first floor office (class E) and on second floor two residential units (Use class C3). The existing residential use at third floor is retained as present.

6.3 Core Policy 35 relates to loss of existing B2, B8 and B1 (now E(g)) floor space and states that within principal settlements as per the proposal site, these uses are protected unless certain condition have been met. 

6.4 The proposal submitted for pre-application advice in 2024 sought to demolish the existing building and to redevelop the site for residential use.  Notwithstanding that the current use of the building is antiques retail not B2, B8 or E(g) and therefore arguably Policy 35 would not be triggered, the revised proposal retains the existing retail use at ground floor and provides serviced office space at first floor. Therefore, an increase in employment space is proposed.   The existing antiques centre currently only employs two people, which is a relatively low employment density on the site. Introduction of office uses above the ground floor retail use creates and opportunity to provide a much higher number of jobs on the site.

6.5 Core Policy 34 Additional Employment land states that “Proposals for employment development (use classes B1, B2 or B8) will be supported within the Principal Settlements, Market Towns and Local Service Centres, in addition to the employment land allocated in the Core Strategy.”  The office use is being introduced in response to a known market requirement for a serviced office. As a result, the site will generate more diverse and permanent job opportunities than the historic antiques retail use.

6.6 Policy Core Policy 36, Economic Regeneration states that “Regeneration of brownfield sites will be supported in the Principal Settlements, Market Towns and Local Service Centres where the proposed uses help to deliver the overall strategy for that settlement.” The proposals to refurbish and create a mix of uses within the Salisbury settlement area is supported by this policy.

6.7  Retaining approximately 300 sqm of retail space on the ground floor is considered appropriate, considering the property's location along a principal road frontage within a settlement. There is currently interest for the space from a smaller furniture retailer.  The loss of retail space at first and second floors to provide office and residential space is also considered acceptable give that the site is neither within the Town Centre nor a protected retail frontage. 

6.8 Residential use is established on the site.  Both saved policies H8 of Salisbury District Plan and Core Policies 1 and 2 as well as emerging Policy 22 support new housing in this location. Therefore, adding two more units is considered acceptable in principle.  

Heritage and Design

6.9 The existing building is understood to have been built in the 1920-30 for Pickford’s Removals Company and is now considered a Non-Designated Heritage Asset.  The earlier proposals sought to demolish the existing building and provide a replacement building on the site.  The NPPF states that “The effect of an application on the significance of a non-designated heritage asset should be taken into account in determining the application. In weighing applications that directly or indirectly affect non-designated heritage assets, a balanced judgement will be required having regard to the scale of any harm or loss and the significance of the heritage asset”.  In a similar vein the Core Policy 58 says that “Distinctive elements of Wiltshire’s historic environment, including non-designated heritage assets, which contribute to a sense of local character and identity will be conserved, and where possible enhanced”.

6.10 Core Policy 57 -Ensuring high-quality design and place shaping, also calls for the protection and enhancement of Wiltshire’s heritage assets through “being sympathetic to and conserving historic buildings and historic landscape”. 
6.11 Furthermore Policy 57 calls for new development to have regard of the “compatibility of adjoining buildings and uses, the impact on the amenities of existing occupants, and ensuring that appropriate levels of amenity are achievable within the development itself, including the consideration of privacy, overshadowing, vibration, and pollution (e.g. light intrusion, noise, smoke, fumes, effluent, waste or litter)”.  

6.12 This revised proposal retains the existing building and only makes some sensitive alterations. These alterations will be minimal and heritage-led, including timber shopfronts, sensitive windows/doors, and detailing in keeping with the original design to including some limited new widows and introduction of a “heritage“ shop front to support new uses. More information can be found in the Desing and Access Statement.

6.13 The external amendments to the building are only proposed on the elevations facing toward street frontages. Therefore, no new overlooking is created in respect of adjoining neighbours. No additional massing is being proposed and therefore there are no over shadowing impacts.  Internally the proposed space has a generous layout and will benefit from adequate lighting, particularly within the upper residential units. Please refer to the Design and Access Statement for further details. 

6.14 The proposal preserves and enhances the character of the building, whilst ensuring that it is adapted to enable new more economically sustainable uses.  This application through the retention of the existing development form demonstrates that the development sustains and enhances the building’s local significance

Environmental matters

6.15 Paragraph 170 of the NPPF states that “Inappropriate development in areas at risk of flooding should be avoided by directing development away from areas at highest risk”.  Core Policy The site lies in Flood Zone 1, though part is identified in the Strategic Flood Risk Assessment as having a high risk of groundwater flooding.  

6.16 This revised proposal removes all habitable areas from the lower floors thus ensuring that they are not at risk of being impacted by surface water flooding.   Ther Flood Risk Assessment submitted with this application concludes that “that the proposed development will not have any impact on the current flood risk in the area, and that drainage provisions can be provided without increasing the risk of flooding. Therefore, we see no reason why the application should be refused on the grounds of flood risk”.  Please refer to the Flood Risk Assessment for full assessment information. 

6.17 The refurbishment of and continuing use of an existing building rather than demolition and new construction is the most carbon efficient way of creating space for new uses on the site. In addition to this it is proposed that sustainable construction methods are embedded in the design and build process to include;
· Local materials reused where feasible
· Enhanced building fabric
· Passive ventilation and low-energy lighting
· Water efficiency of 110 litres/person/day
6.18 Over all the proposals to refurbish and reuse an existing building responds to principles of Core Policy 41.  

6.19 Schedule 7A of the Town and Country Planning Act 1990 (as inserted by Schedule 14 of the Environment Act 2021) requires that all development must provide a biodiversity net gain.  There are however certain exemptions on de minimis basis including changes of use with only small external changes as well as where less than 25 sq m of green space is affected by the development.  Given that the proposals in this application reflect both the above criteria it is considered that the application could be exempt from providing a biodiversity net gain. Notwithstanding this, is proposed that some on-site biodiversity enhancements (e.g., bird/swift boxes) and landscape improvements would be provided in conjunction with the refurbishment and relaying of the external areas in response to Core Policy 51. 

6.20 In accordance with requirements of the River Avon SAC and Core Policy 69, a Phosphate Mitigation Statement is provided with this application.  

Highways matters

6.21 A Transport Statement has been submitted with this application in accordance with Core Policy 61.  Given that the site has good access to local facilities and public transport and the proposed uses are not considered to have adverse impact on the highways network, the statement concludes that there is “no reason why this planning application should be refused on the grounds of transportation matters.”

6.22 It is proposed to use existing hardstand areas to provide a 5 parking spaces for residential uses and 6 parking spaces for commercial uses which is in line with adopted policy for the site.  Bicycle parking is also provided in line with current policy.

6.23 A new egress is proposed to be formed to Wilton Road and the existing north egress removed from Canadian Avenue. The layout enables the provision of fast-charging points for electric vehicles for the flats and the spaces for the retail and office uses will have a passive facility so that they can be upgraded to a EVC points.

6.24 The proposals are considered to comply with Core Policies 60 and 62 in respect of Transport matters. 

7 Conclusions

7.1 This revised proposal for the conversion of an existing antiques retail centre building into a mixed-use building including retail, office and two new residential units, has responded comprehensively to the pre-application advice provided by Wiltshire Council by:

· Retaining and adapting a non-designated heritage asset;
· Maintaining existing and introducing new employment uses in a sustainable location;
· Avoiding flood risks through relocation of sensitive uses;
· Delivering residential units in a well-designed and efficient form;

7.2 The proposals reflect the aspirations of the Wiltshire Core Strategy, the NPPF, and is well considered in the local context.

7.3 We respectfully request that the Local Planning Authority supports this application and grants full planning permission.
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