APPLICATION FOR FULL-PLANNING PERMISSION
CASE OFFICER REPORT

	APPLICATION REFERENCE:
	PL/2025/03438

	APPLICATION TYPE:
	Full planning permission

	SITE ADDRESS:
	Cross Keys, Upper Chute, Andover, Wiltshire, SP11 9ER

	DEVELOPMENT DESCRIPTION:
	Construction of a triple-bay garage and change of land use from agricultural to residential.

	RECOMMENDATION:
	Approve with Conditions



SITE DESCRIPTION/CONTEXT

The application relates to a parcel of land immediately to the east of Cross Keys, Upper Chute in Andover. The land is currently classed as agricultural, although it adjoins with the residential curtilage of cross keys and is not currently in agricultural use. Permission was granted in 2023 for the demolition of a pub and construction of a new detached dwellinghouse; the pub has since been demolished, and construction has begun on the new dwellinghouse. 

A public Right of Way (CHUT18) currently runs through the site for which a diversion order is currently being applied for separately.

The site is subject to the following constraints:

· Located within the Upper Chute Conservation Area
· Washed over by the North Wessex Downs National Landscape
· A Public Right of Way runs through the site (CHUT18)
· Agricultural Land Classification 3
· Located outside any defined limits of development
· Flood zone 1

PROPOSAL

The proposal seeks planning permission for the construction of a triple-bay garage and a change of land use from agricultural to residential.

PLANNING HISTORY

K/85/0904 - Dwelling and garage. Refused 21st November 1985.

K/51557/F - Change of use of public house to dwelling. Refused 2nd March 2005.

E/2013/0307/FUL - Change of use of Public House to form single dwelling; planting & landscaping to form residential gardens. Refused 12th June 2013.

19/09571/FUL - Change of use of public house to dwelling house, demolition of external stairs, conservatory and storm porch. Approved 4th December 2019.

20/06874/FUL - Demolition of the existing buildings and construction of a new residential dwelling with separate garaging. Refused 17th March 2021.

PL/2022/04050 - CLE Material operations pursuant to, and consistent with, development granted under Planning Permission 19/09571/FUL. Allowed 20th July 2022.

PL/2023/00207 - Demolition of existing buildings and erection of 1 no. detached dwelling; with associated parking, turning, landscaping, private amenity space and access. Approved with conditions 11th September 2023.

PL/2023/10152 - Discharge of Conditions 7 and 8 on PL/2023/00207 - Demolition of existing buildings and erection of 1 no. detached dwelling; with associated parking, turning, landscaping, private amenity space and access. Approved 5th February 2024.

PL/2024/03783 - Variation of condition 2 (approved plans) of PL/2023/00207. Demolition of existing buildings and erection of 1 no. detached dwelling; with associated parking, turning, landscaping, private amenity space and access. Approved with Conditions 24th June 2024.

RELEVANT LEGISLATION, POLICIES AND GUIDANCE

Statutory Legislation: 

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

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

The adopted Wiltshire Core Strategy (WCS), with particular regard to:

· Core Policy 1: Settlement Strategy
· Core Policy 2: Delivery Strategy
· Core Policy 3: Infrastructure Requirements
· Core Policy 26: Spatial Strategy for the Tidworth Community Area
· Core Policy 50: Biodiversity and Geodiversity
· Core Policy 51: Landscape
· Core Policy 52: Green Infrastructure 
· Core Policy 57: Ensuring High Quality Design and Place Shaping
· Core Policy 58: Ensuring the Conservation of the Historic Environment
· Core Policy 61: Transport & Development
· Core Policy 64: Demand Management

Supplementary Planning Documents and other Guidance:
· Wiltshire Design Guide (adopted April 2024)
· Wiltshire Local Transport Plan 2011-2026, adopted 2015 - including the Car Parking Strategy and Cycling Strategy, adopted 2015
· Upper Chute Conservation Area Designation Statement
· The North Wessex Downs Area of Outstanding Natural Beauty Management Plan 2019-2024

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, including if there is sufficient parking for the proposed development (CP 61 and 64)
· Whether there would be any harmful impacts upon protected species or priority habitats (CP 50)
· Whether the proposal results in the loss of best and most versatile agricultural land (NPPF 187)
· Whether the development would result in an unacceptable impact upon Public Rights of Ways (CP 52)

CONSULTATION RESPONSES

Parish/Town Council: Object

“The parish council object to this application. They do not see a need for the land to be changed from agricultural to residential and the proposed garage is located on the route of the footpath Chut18.”

Conservation: No comment.

Rights of way: No objection subject to condition.

Highways: No objections.

Ecology: No objections subject to condition.

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.

18 objections were received from 13 neighbouring residents.

Summary of comments:
· Objection to the diversion of public footpath CHUT18 which is a historic and well‑used route, with concerns that the proposal would reroute a substantial section into a fenced corridor, harming its amenity, openness, accessibility and heritage value.
· Concern that the claimed “small” diversion would in fact affect around 40% of the footpath, reducing countryside views and recreational enjoyment.
· Concerns regarding harm to the Conservation Area and National Landscape, with insufficient weight given to landscape protection and character.
· Dispute the original description of development as ‘no fixed use’ as the land use is agricultural.
· Objection to the use of agricultural land for residential development.
· The proposed garage could be placed within the existing Cross Keys site without any encroachment into open countryside/public right of way.
· Objection that the proposal relies on Section 257 TCPA 1990 and a PPO which is said not to meet statutory requirements, with concerns over timing, prior works, and lack of clarity during consultation.
· Objection to the siting and need for a standalone triple garage, with comments that it is premature, unnecessary, and could be accommodated within the former Cross Keys curtilage without affecting the footpath.
· Concern that planning permission could lead to a permanent inferior footpath diversion even if the garage is not built or is later relocated.
· Reference to earlier permissions indicating the ROW would not be affected, with concern that the current proposal departs from those assurances.
· Allegations that the footpath has already been obstructed or made unsafe by site works, contrary to previous planning conditions.

1 comment raising no objection.

Summary of comment:
· Ramblers Swindon & North East Wiltshire Group initially objected on ROW grounds but later withdrew their objection, stating the proposed diversion was acceptable.

ASSESSMENT 

Section 38(6) of the Planning and Compulsory Purchase Act 2004 states:

"If regard is to be had to the development plan for the purposes of any determination to be made under the planning Acts, the determination must be made in accordance with the plan unless material considerations indicate otherwise."

In accordance with this statutory requirement, this application has been assessed against the relevant policies of the Development Plan, including the Wiltshire Core Strategy (2015) and, where applicable, any made Neighbourhood Plans. Consideration has also been given to the policies of the National Planning Policy Framework (NPPF) as a material consideration in the assessment.

Principle of Development

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

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

The site is located in Upper Chute which is classified as a small village. The proposal involves the extension of an existing domestic curtilage into adjacent agricultural land. Such encroachment into the countryside is ordinarily resisted by Core Policies 1 and 2, which seek to restrict development outside settlements and direct growth to sustainable locations. There is therefore a degree of conflict with the spatial strategy set out in Core Policies 1 and 2, which attracts moderate weight. This conflict must be weighed against the specific characteristics of the site and the extent to which the proposal otherwise accords with the development plan when read as a whole.

Notwithstanding this, the application site is closely contained by existing built form, being positioned between established residential properties on three sides, with open countryside only to the north. In this context, the land reads as a logical and contained part of the village envelope rather than an isolated or protruding incursion into the wider countryside. The scale of the extension is modest and would not result in a perceptible elongation of the settlement.
While the site lies within the North Wessex Downs National Landscape, where great weight must be given to conserving landscape character, the limited extent of the proposal, its strong visual relationship to surrounding development, and its contained position ensure that the wider landscape and scenic qualities of the designation would not be materially harmed in principle.

Accordingly, the proposal is considered, in principle, to represent a modest and visually contained form of development that accords with the overarching aims of Core Policy 57 in maintaining an appropriate relationship with its surroundings. On balance, the principle of development is considered acceptable, subject to compliance with other relevant policies of the development plan.

Rights of Ways

A Public right of Way (CHUT18)  runs through the site, and its relocation would be required in order to allow for the construction of the garage. Concerns have been raised from multiple neighbouring residents regarding the re-location of the public right of way due to the new  route being more enclosed as opposed to the open field it currently runs through.

Wiltshire Council’s Rights of Way department has been consulted on the application and have alerted the applicant’s attention to the fact that it is a criminal offence to obstruct a public footpath, and the granting of this planning permission does not give consent to carry out works that will obstruct the footpath. 

The Rights of Way Officer has raised no objections to the scheme subject to the inclusion of a condition requiring an order for the diversion or extinguishment of the public right of way to be obtained and sent to the local planning authority prior to the commencement of any works on site. 

While concern has been raised regarding the impact upon the public right of way, an alternative arrangement has been suggested, so the footpath is not expected to be lost entirely, only relocated. The approval of the diversion would be subject to a separate application where the acceptability of the alternative arrangement will be scrutinised. If the diversion order is not successful, the applicant would not be able to go forward with constructing the garage and the right of way would remain as it currently stands. The planning merits of the proposed development have been considered on the basis that the public right of way must remain unobstructed unless and until a separate diversion order is confirmed. The detailed merits of any alternative route fall to be assessed solely through that separate statutory process.

It is important to note that the grant of planning permission does not authorise the obstruction or diversion of the public right of way. The acceptability of any alternative route, including matters of amenity, openness and historic value, will be fully assessed through the separate statutory diversion process. 

In planning terms, and having regard to the separate statutory process governing public rights of way, the proposal does not give rise to an unacceptable impact on public access that would justify refusal of planning permission.

Design and Impact on the Character and Appearance of the Area

Core Policy 57 - Ensuring High Quality Design and Place Shaping of the Wiltshire Core Strategy seeks to ensure that all new development is of high design quality, reflecting local context, character, and distinctiveness.

The garage would measure approximately 10 metres by 6 in floor area. It would comprise two open car port spaces and a closed garage space with hinged doors. A lean-to open-air store would also be included on the east elevation, and the main roof is proposed to be barn hipped. The garage would consist of an oak frame with horizontal timber cladding above a brick plinth for the exterior walls and clay tile for the roofing.

The design of the proposed garage appears traditional and rural, utilising a high-quality material pallet of natural materials throughout which reflect those used in the local vernacular and appear appropriate for the building’s proposed use as an ancillary outbuilding.

The structure would not be particularly visible upon the street scene and where it is visible from Public Rights of Ways it would be considered a high-quality design which would be in-keeping with the local vernacular.

Concerns have been raised by neighbouring residents regarding the siting of the garage in the open countryside - landscape impacts will be explored in more detail later in the report, but in terms of visual amenity impact the building would be viewed in the context of the permitted dwellinghouse at Cross Keys, and would offer a traditional, high quality design which would be appropriate for the setting. It would be a relatively small amount of built form within the field it would sit, and the site area only includes space for the garage and driveway leading to it so the change of use would not allow space for the addition of any further domestic paraphernalia in the future.

A condition will be imposed restricting permitted development rights for the construction of any buildings,  structures, gates, walls, fences or any other means of enclosure to prevent any unacceptable boundary treatment being introduced to the site.

Having regard to the above, the proposal complies with the design principles set out in Core Policy 57 of the Wiltshire Core Strategy and Appendix D of the Wiltshire Design Guide.

Impact on Heritage Assets

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

The Planning Practice Guidance provides guidance on interpreting the NPPF.

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

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

The site is located within the Upper Chute Conservation Area. While it is not particularly visible upon the street scene, a Public Right of Way (CHUT18) runs through the site, so it is prominently visible from existing vantage points.

The proposed construction of the garage would necessitate the re-siting of the Right of Way, and the applicant has indicated they intend to re-locate it adjacent to the boundary between Eli Cottage and Sycamore, continuing along the eastern boundary of the field within which the garage would sit.

The garage would still be visible from the re-located public right of way, but it would not be considered to have a detrimental heritage impact. While a degree of openness would be lost in the field, this field is located within the transition between the urban form of the village and the open countryside, and the addition of a single storey outbuilding would not be considered materially harmful to the special interest of the conservation area. As discussed in the previous visual amenity section, the design of the outbuilding is traditional and offers a rural appearance, utilising high-quality, natural materials throughout, so its visual impact would not be considered harmful. The specification of the proposed materials has already been provided, and they would match the house currently under construction at Cross Keys. 

Wiltshire Council’s Conservation Department has been consulted on the application and have responded with No comment.

The proposal, by virtue of its scale, design, and use of materials, is considered to preserve the character and appearance of the conservation area. It would not result in harm to the significance of any heritage assets.

The development is therefore considered to comply with Core Policy 58 of the Wiltshire Core Strategy and Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990, as well as the relevant provisions of the NPPF.

Amenity

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

The National Planning Policy Framework (NPPF), particularly Paragraph 135, reinforces the need for development to provide a high standard of amenity for both existing and future users.

These policies guide the assessment of amenity impacts, which will be considered in detail under the below headings.

The proposed change of use would not materially impact any neighbouring residents. The proposed built form is single storey and sited away from any shared boundaries, so there is no risk of any overlooking, overshadowing, or overbearing impact arising as a result of the proposal.

Due to the siting away from any neighbouring residents, the noise and light associated with vehicle movements entering/existing the garage would also not be considered materially harmful to any neighbouring properties.

The proposal therefore accords with Core Policy 57 point vii in respect of safeguarding residential amenity and Appendix D of the Wiltshire Design Guide.

Highways Impacts and Parking 

Core Policy 57 (xiv) of the Wiltshire Core Strategy seeks to ensure that development must meet the requirements of Core Policy 61. This policy requires proposals to be capable of being served by safe access to the highway network. Core Policy 64 seeks to ensure compliance with parking standards set out in the Local Transport Plan.

The National Planning Policy Framework (NPPF), particularly Paragraph 115 and 116, requires that development proposals do not have an unacceptable impact on highway safety and that safe and suitable access to the site can be achieved for all users.

The proposal involves the addition of a new parking area and triple garage which would service Cross Keys immediately to the west. As the proposal does not involve any new access points to the highway and would result in an increase in parking provision on site with no increase in bedrooms, there are no concerns raised regarding highways impact.

Wiltshire Council’s highways Department has been consulted on the application and have responded with no objections.

The proposed development would not result in any adverse impact on highway safety. Adequate parking and turning provision is provided in accordance with Wiltshire’s adopted parking standards, and access arrangements are acceptable.

The proposal is therefore considered to comply with Core Policies 57 (xiv), 61 and 64 of the Wiltshire Core Strategy, the NPPF, and the Wiltshire Local Transport Plan.

Ecology and Biodiversity

Core Policy 50 of the Wiltshire Core Strategy seeks to protect and enhance biodiversity and geodiversity, including through ensuring that development avoids harm to protected species and habitats.

The National Planning Policy Framework (NPPF), in Paragraphs 193, requires that development minimises impacts on and provides net gains for biodiversity, including ensuring mitigation is secured where harm cannot be avoided.

Wiltshire Council’s Ecology Department has been consulted on the application and following initial requests for further information, have responded with no objections subject to the inclusion of a condition restricting the installation of any external lighting. This will be included as part of the approval.

The development is liable for Biodiversity Net Gain; a small sites metric and biodiversity gain plan setting out on-site BNG provision has been submitted, and the Ecology Officer has accepted the on-site baseline habitat tabs as accurate based on the information submitted.

Therefore, with the condition and BNG informative included, the proposal is considered acceptable on ecology grounds.

Landscape and Visual Impact 

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

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

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

The NPPF emphasises the need to protect and enhance valued landscapes, particularly those with scenic, historic, or ecological significance. Planning decisions should:

· Recognise the intrinsic character and beauty of the countryside.
· Safeguard key views, local distinctiveness, and landscape settings.
· Ensure development is well-integrated into its surroundings and avoids visual intrusion, especially in sensitive or designated areas.

Landscape impact must be considered alongside biodiversity, heritage, and green infrastructure objectives, with mitigation measures encouraged where harm cannot be avoided.

Paragraph 189 of the NPPF requires that great weight should be given to conserving and enhancing landscape and scenic beauty in National Landscapes which have the highest status of protection in relation to these issues.

Under Section 245 of the Levelling-up and Regeneration Act 2023, LPAs and other relevant authorities must now “seek to further” the statutory purposes of National Landscapes (formerly Areas of Outstanding Natural Beauty), replacing the previous duty to merely “have regard to” them.

This is an active duty, requiring authorities to take reasonable and proportionate steps to support the conservation and enhancement of the natural beauty, special qualities, and key characteristics of these designated areas when exercising any function that affects them.

Concerns have been raised by multiple neighbouring residents regarding the loss of openness to the open countryside which would result from the proposed works. While it is acknowledged that a degree of openness would be lost, the structure is a single storey outbuilding which would be closely related to the building currently under construction at Cross Keys, and there are other nearby residential properties within very close proximity. The proposed change of land use and construction of garage is therefore not considered to elongate the village, and the proposal is not considered materially harmful to the openness of the countryside or the special qualities of the North Wessex Downs National Landscape.

Having regard to Section 245 of the Levelling‑up and Regeneration Act 2023, the proposal, by reason of its limited scale, containment and traditional design, is not considered to undermine, and would sit compatibly with, the statutory purposes of conserving and enhancing the natural beauty of the North Wessex Downs National Landscape.

Loss of Best and Most Versatile Agricultural Land (BMV)

BMV land includes Grades 1, 2, and 3a under the Agricultural Land Classification system. It is considered the most productive and sustainable for food production.

Paragraph 187(b) of the NPPF emphasizes the need to protect BMV land from unnecessary development and recognises the economic and environmental value of BMV land.

Natural England Guidance recommends consultation for developments involving 20 hectares or more of agricultural land but that smaller developments still require assessment if BMV land is involved.

The site comprises agricultural land classified as Grade 3. There is no evidence before the Council that the land is Grade 3a (best and most versatile), and on the basis of the available information it is reasonable to treat the land as not falling within the BMV category.The extent of land to be lost is relatively limited in scale, and as such the proposal would not give rise to a significant loss of higher quality agricultural land. In the absence of site‑specific evidence demonstrating that the land is Grade 3a, and having regard to its limited extent and ancillary relationship to the approved dwelling, it is reasonable and proportionate to treat the land as not constituting best and most versatile agricultural land for the purposes of this assessment.


Other Issues

Concerns have been raised from a neighbouring resident regarding building on greenbelt land. The land in question is not greenbelt, so this is not a relevant consideration.

Pre-commencement Condition Agreement

This recommendation includes pre-commencement planning condition relating to the requirement to obtain a diversion or extinguishment order of the footpath (CHUT18). In accordance with Section 100ZA of the Town and Country Planning Act 1990 and the Town and Country Planning (Pre-commencement Conditions) Regulations 2018, the Local Planning Authority formally notified the applicant/agent of the proposed condition(s) and sought their agreement. Written confirmation of agreement was received from the applicant’s agent on 16/12/2025.

PLANNING BALANCE AND CONCLUSION

At the heart of the NPPF there is a presumption in favour of sustainable development requiring local planning authorities to approve development proposals that accord with an up-to-date development plan without delay; and where there are no relevant development plan policies, or the policies which are most important for determining the application are out-of-date, permission should be granted unless (taken from paragraph 11d of the NPPF): 

· The application of policies in the NPPF that protect areas or assets of particular importance provides a clear reason for refusing development proposed; or
· any adverse impacts of doing so would significantly and demonstrably outweigh the benefits, when assessed against the policies in the NPPF taken as a whole; 

This application falls to be determined in accordance with Section 38(6) of the Planning and Compulsory Purchase Act 2004, which requires decisions to be made in accordance with the development plan unless material considerations indicate otherwise. The proposal does not constitute housing development and therefore does not engage the presumption in favour of sustainable development under paragraph 11(d) of the National Planning Policy Framework. The assessment accordingly turns on whether the proposal accords with the development plan when read as a whole, taking into account all relevant material considerations.

In weighing the planning balance, the following factors have been considered:

· Impact upon the Public Right of Way
· Landscape harm/impact upon the North Wessex Downs National Landscape
· Heritage
· Visual Amenity
· Residential Amenity
· Ecology
· Highways Impact
· Loss of best and most versatile agricultural land

Limited harm is identified in terms of a localised reduction in openness and minor encroachment into the adjoining countryside. These harms are afforded limited weight, given the modest scale of development, its containment by existing built form, and the high‑quality design secured by condition. These impacts are, however, modest in scale, closely related to existing development, and mitigated through design, siting and planning conditions. When considered alongside the absence of harm to residential amenity, highway safety, heritage significance, biodiversity or public access (subject to separate statutory processes), the identified harms are not considered sufficient to justify refusal when the development plan is read as a whole and all material considerations are taken into account.

The proposed development is considered to be acceptable in terms of its design, scale and relationship with the surrounding area. It would not result in any unacceptable harm to the character of the locality, the amenities of neighbouring occupiers, or the interests of highway safety, heritage, or ecology.

The proposal is therefore considered to comply with the relevant policies of the Wiltshire Core Strategy, the Wiltshire Local Plan, and the National Planning Policy Framework. As such, the application is recommended for approval, subject to the conditions set out below.

RECOMMENDATION:  That Planning Permission be GRANTED subject to conditions.
