APPLICATION FOR FULL-PLANNING PERMISSION
CASE OFFICER REPORT

	APPLICATION REFERENCE:
	PL/2026/00879

	APPLICATION TYPE:
	Full planning permission

	SITE ADDRESS:
	Sir Audley Arms, Audley Road, Chippenham, SN14 0DY

	DEVELOPMENT DESCRIPTION:
	Erection of two no.2 bedroom houses (class C3) and associated works.

	RECOMMENDATION:
	Approve with Conditions



SITE DESCRIPTION/CONTEXT

The application site comprises land associated with the former Sir Audley Arms public house, located on Audley Road within the defined settlement boundary of Chippenham, to the west of the town centre.
· The site is relatively small (approx. 391m²), broadly rectangular and level, and forms part of a previously developed brownfield site.
· It includes a two-storey former public house constructed in red brick with a clay tiled roof, an associated outbuilding, hardstanding to the frontage and a former pub garden to the rear.
· The site is situated within an established residential area, with surrounding development comprising a mix of detached, semi-detached and terraced dwellings of varying ages and styles fronting Audley Road and adjoining streets.

In terms of constraints and designations:
· The site lies within Flood Zone 1 (low risk of flooding).
· It is not located within a Conservation Area, and there are no listed buildings within the immediate vicinity.
· There are no landscape or ecological designations affecting the site.

The surrounding context is characterised by a varied but coherent residential streetscape, with built form typically set back behind front driveways or low boundary walls. The site therefore sits comfortably within a predominantly residential environment where redevelopment for housing has already been established.

PROPOSAL

Full planning permission is sought for the demolition of an existing outbuilding and the erection of two two-bedroom dwellings, together with associated works.
· The development comprises 2 no. semi-detached dwellings (Use Class C3), each providing two bedrooms and meeting nationally described space standards.
· The new dwellings would be positioned within the existing site frontage and side area, respecting the established layout and relationship with surrounding buildings.
· External materials would include facing brickwork, clay tiled roofs, and UPVC windows, reflecting the prevailing palette of the surrounding area.
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Proposed Site Layout

Associated works include:
· Provision of 4 off-street parking spaces (2 per dwelling).
· Use of the existing vehicular and pedestrian access from Audley Road.
· Installation of cycle storage, refuse storage, and EV charging points.
· Hard and soft landscaping, including boundary treatments, planting, and private rear gardens.
· Incorporation of ecological enhancements (e.g. bird/bat boxes, bee bricks and hedgehog access points).

Overall, the proposal seeks to utilise underused land within an established residential setting to deliver two modest dwellings with associated parking, access and landscaping, in a manner responsive to the character and form of the surrounding area.

PLANNING HISTORY

	[bookmark: _bc9eaa23_7b84_4e11_8860_67eb8bbe0c9e]

	Proposal / Summary

	PL/2023/08639 - Full planning permission Decision - Approve with Conditions Date: 12/7/2024 – Change of use of existing public house (Sui Generis) to two x four bedroom and one x two bedroom dwellings (Use Class C3), erection of a four bedroom detached dwellings (Use Class C3), including demolition of existing outbuilding and single storey extensi

	PL/2024/08631 - Full planning permission Decision - Withdrawn by Applicant Date: 7/10/2024 – Change of use of existing public house (Sui Generis) to five x one bedroom and three x two bedroom apartments (Use Class C3) along with the erection of a four bedroom detached dwelling (Use Class C3), including demolition of existing outbuilding, utilisin

	PL/2024/11526 - Full planning permission Decision - Approve with Conditions Date: 8/5/2025 – Change of use of existing public house (Sui Generis) to five one bedroom and three two bedroom apartments (Use Class C3), utilising the existing access off Audley Road, with associated works, parking and hard and soft landscaping.

	PL/2025/05711 - Approval of details reserved by a condition Decision - Approve Date: 3/9/2025 – Discharge of conditions 4 (Biodiversity Mitigation and Enhancement Plan) & 5 (Hard and Soft Landscaping Scheme) of PL/2023/08639 - (Change of use of existing public house (Sui Generis) to two x four bedroom and one x two bedroom dwellings (Use Class C3),

	PL/2025/09611 - Non-Material Amendment – Non material amendment on PL/2024/11526 to amend previously consented timber painted windows with flush casement UPVC windows (Colour: White)

	PL/2025/09684 - Approval of details reserved by a condition – Discharge of condition 3 (External Lighting) and condition 5 (Hard and Soft Landscaping) of PL/2024/11526 - Change of use of existing public house (Sui Generis) to five one bedroom and three two bedroom apartments (Use Class C3), utilising the existing ac

	PL/2026/00041 - Biodiversity Gain Plan Discharge of Condition Application – Discharge of condition 3 (External Lighting) and condition 5 (Hard and Soft Landscaping) of PL/2024/11526 - Change of use of existing public house (Sui Generis) to five one bedroom and three two bedroom apartments (Use Class C3), utilising the existing ac

	

	



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 10 Spatial Strategy Chippenham Community Area
· Core Policy 45 Meeting Wiltshire’s Housing Needs;
· Core Policy 50 Biodiversity and Geodiversity;
· Core Policy 57 Ensuring High Quality Design and Place Shaping;
· Core Policy 60 Sustainable Transport;
· Core Policy 61 Transport & Development; 
· Core Policy 64 Demand Management
· Core Policy 67 Flood Risk;

Draft Wiltshire Local Plan Policies

The examination of the emerging Wiltshire Local Plan has been paused and the weight to be afforded to any part of the emerging plan can be no more than very limited.  A decision on how to proceed will be made by the Council in May 2026.

Neighbourhood Plan:

Chippenham Neighbourhood Plan (made)
· Policy H2 – Housing
· Policy CI1 – Community Infrastructure

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
· Wiltshire Council’s Waste Core Strategy, adopted July 2009 
· Wiltshire Council’s Waste Storage and Collection: Guidance for Developers Supplementary Planning Document, January 2017
· Wiltshire Local Cycling and Walking Infrastructure Plan (LCWIP)
· Active travel infrastructure design standards 2022
· Active travel parking standards and design guide 2022
·  LTN1/20 – Cycle Infrastructure Design (July 2020)
·  Air Quality SPD (July 2023)

ISSUES

The main issues that need to be addressed in this case include:
· Whether the proposal constitutes EIA development
· Whether the development is acceptable in principle (CP 1 and 2)
· Whether the scheme constitutes high quality design and visual impact (CP 57)
· Whether the scheme would have an acceptable impact upon the reasonable living conditions of the adjoining occupants (CP 57)
· 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 the site can be adequately drained without increasing flood risk elsewhere (CP 67)
· Whether there would be any harmful impacts upon protected species or priority habitats (CP 50)
· Are there any other planning issues raised by the development?

CONSULTATION RESPONSES

[bookmark: _Hlk206417654]WC Highways: Comments: Agrees with and defers to colleague comments on the 2024 application. Notes amendment to Plot 1, with parking provision increased to meet adoptable standards. No comment on further re-consultation

WC Archaeology: No comment

WC Ecology:  No objection subject to conditions

WC Drainage: No objection subject to conditions

Chippenham Town Council: No objection
No objection in principle:
· Proposal considered acceptable in terms of scale, design, and layout; in keeping with surrounding character.
Residential amenity:
· Internal space standards and garden sizes comply with design guidance.
· Acceptable living conditions for future occupiers.
Policy compliance:
· Broad compliance with Chippenham Neighbourhood Plan Policy H2.
Energy and sustainability:
· Clarification sought on inclusion of renewable energy and energy efficiency measures.
Cycle storage and EV provision:
· Cycle parking and EV charging supported.
· Cycle stores should be enlarged and redesigned to accommodate non-standard cycles.
· Request for security standard details and improved access arrangements.
Ecology enhancements:
· Inclusion of biodiversity features (e.g. swift/bee bricks, bat access, hedgehog holes) supported.
Frontage design concerns:
· Excessive hardstanding and lack of soft landscaping/boundary treatment considered harmful visually and environmentally.
· Suggest reducing parking to allow landscaping and boundary features.
Tree planting:
· Request for tree planting within rear gardens to enhance amenity and biodiversity.

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

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.

Concerns raised:
Overlooking / privacy concerns:
· Window on northern elevation of proposed dwelling may allow direct views into neighbouring property.
· Request for mitigation (e.g. obscure/frosted glazing).
Parking pressure and congestion:
· Concern that change from one 4-bed to two 2-bed dwellings may increase car ownership and on-street parking.
· Existing road already heavily congested with frequent access conflicts.
Insufficient parking provision:
· Reduction in total parking spaces across the site (from 20 to 14).
· Limited spaces for flats likely to result in overspill parking on the street.
Disagreement with council assumptions:
· Objection to suggestion that 2-bed dwellings may only require one space.
· View that proposals fail to reflect actual parking demand and local conditions.

Chippenham Cycle Network Development Group:
Cycle store security:
· Support for metal cycle stores, but lack of detail on security standard.
· Request for specification of security standard.
Insufficient cycle store size:
· Stores too small to accommodate larger or non-standard cycles (e.g. cargo bikes, tandems, trikes).
· Request to increase size to meet LTN 1/20 “cycle design vehicle” dimensions (2.8m x 1.2m).
Poor accessibility to cycle stores:
· Layout requires tight 90° turns on narrow paths, restricting access for larger cycles.
· Risk that stores cannot be used effectively by intended users.
Design improvements required:
· Widen paths, corners, and gates to improve manoeuvrability.
· Specific changes suggested for both plots to ease access into cycle storage areas.

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.

Environmental Impact Assessment (EIA) Screening
In accordance with the Town and Country Planning (Environmental Impact Assessment) Regulations 2017 (as amended), the local planning authority has considered whether the proposed development constitutes EIA development.

No Screening Opinion Issued
No formal screening opinion was requested or issued. However, the local planning authority has considered the scale and nature of the development as part of the application process and is satisfied that it does not constitute EIA development under the 2017 Regulations.

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.

Assessment 
The application site lies within the defined Limits of Development for Chippenham and therefore occupies a sustainable location where residential development is supported in principle by Core Policies 1 and 2.

The site forms part of a previously developed brownfield site within an established residential area, with surrounding uses predominantly residential in character.  The principle of residential development at the site has already been established through recent planning permissions, including the conversion and redevelopment of the former public house and associated land.

The current proposal represents a relatively minor amendment to the established residential use of the site, involving the erection of two semi-detached dwellings in place of previously consented development, including a single dwelling. As such, the proposal does not introduce a new land use, but rather refines the form and quantum of residential development within the site.

Given the sustainable location, the previously established residential use, and the absence of any strategic policy conflict, the proposal accords with the overarching objectives of CP1 and CP2 in directing appropriate development to sustainable settlements.

Conclusion
The principle of development is acceptable. The proposal represents sustainable residential development within the Limits of Development of a Principal Settlement, and is consistent with the established residential use of the site and the spatial strategy set out in Core Policies 1 and 2 of the Wiltshire Core Strategy.

5 Year Housing Land Supply
The Wiltshire Housing Land Supply Statement (June 2025) provides the latest position on the Council’s ability to demonstrate a five-year supply of deliverable housing land, which is a material consideration in the determination of planning applications. 

The National Planning Policy Framework was revised in December 2024. This has reintroduced the requirement to meet five years’ worth of deliverable sites and a buffer to be applied to the five-year housing requirement in all circumstances, and has revised the Local Housing Need calculation to establish the five-year housing requirement. These factors have resulted in a substantial increase in the five-year housing requirement to be met from the previous calculation. When this is assessed against the housing land supply which can be delivered within five years, the recalculation shows a significant reduction in the number of years supply. The resulting position shows that the Council can currently demonstrate a 2.42 years housing land supply of housing at a unitary authority level. This is considered to be a substantial shortfall.
 
The absence of a five-year housing land supply is a material consideration in the determination of this application. In accordance with Paragraphs 78 and 11(d) of the National Planning Policy Framework (NPPF), for applications involving the provision of housing, where there is a shortfall in the supply of deliverable housing sites, the most important policies for determining the application should be considered out of date. The current housing land supply shortfall is a factor that must be considered in the planning balance and in this case, as a five-year housing land supply cannot be demonstrated, the weight that can be applied to the most important policies for determining this application should be assessed and altered in the light of the shortage in housing land supply. The proposal must be assessed against the national policy context of the need to boost housing supply and the benefits of delivering new homes whilst having particular regard to the key policies set out in paragraph 11(d)(ii) and Footnote 9 of the NPPF.

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

Section 12 of the NPPF emphasises design that is:
· Visually attractive.
· Functionally effective.
· Contributes to the quality of the built environment.

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

Building for a Healthy Life Framework promotes healthy, inclusive, and sustainable places. The document encourages:

· Walkability.
· Access to green space.
· Active design principles for well-being.

Assessment 
The application site is located within an established residential area characterised by a mix of detached, semi-detached and terraced dwellings of varying ages, styles and materials, predominantly set behind front driveways or low boundary treatments.

The proposal seeks to erect a pair of semi-detached two-bedroom dwellings on land associated with the former public house, utilising an underused part of an already developed site. The scale, form and layout of the proposed dwellings are modest and reflect the prevailing pattern of development along Audley Road, which is characterised by two-storey residential properties of varied architectural form.  The semi-detached arrangement is consistent with the surrounding typologies and does not appear incongruous within the street scene.
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In terms of design and appearance, the dwellings are proposed to be constructed using a palette of materials including facing brickwork, clay tiled roofs, and UPVC windows. These materials reflect those commonly found within the locality, including the existing former public house and surrounding residential properties, thereby ensuring visual continuity and integration with the existing built environment.

The siting and layout of the development makes efficient use of the site, whilst maintaining appropriate spatial relationships with neighbouring buildings. The proposal utilises the existing frontage and established access arrangements, thereby respecting the established urban grain and avoiding any discordant or overly dense form of development.

From a visual perspective, the development will be seen in the context of the wider residential streetscape, which already exhibits a mix of building forms and styles. As such, the introduction of two additional dwellings would not result in any material harm to the character or appearance of the area. The retention and introduction of soft landscaping, boundary treatments and private garden areas further assist in softening the visual impact of the development and maintaining a recognisable residential setting.

The proposal also incorporates ancillary elements such as parking, cycle storage and refuse storage in a manner that is consistent with typical residential layouts. Whilst there is some degree of hardstanding to the frontage, this reflects the established character of the area where front parking courts and driveways are common.

Overall, the development responds positively to local character, utilises appropriate materials, and is of a scale, form and layout that is compatible with the surrounding built environment. It therefore accords with the principles of good design set out in Core Policy 57, the NPPF, and the Wiltshire Design Guide.

Conclusion
The proposed development is considered to represent an appropriate and well-designed form of infill development that respects and responds to the character and appearance of the surrounding area. The scale, layout, and use of materials ensure that the proposal integrates successfully with the established residential context, without resulting in any adverse visual impact.

The development is therefore compliant with Core Policy 57 of the Wiltshire Core Strategy, Section 12 of the NPPF, and the Wiltshire Design Guide, and is acceptable in design and visual 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.

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.

Assessment
The application site is located within a built-up residential area where some degree of intervisibility between neighbouring properties is typical. The proposed dwellings have been designed and positioned to maintain appropriate separation distances and avoid unacceptable direct overlooking. The surrounding context already comprises properties with front-to-front relationships across Audley Road and side/rear relationships within back gardens.

Concern has been raised through neighbour representations regarding potential overlooking from side elevation windows. In response, the proposal includes a conventional arrangement of openings, and where necessary, mitigation such as the use of obscure glazing could reasonably address any direct overlooking concerns, consistent with established practice.

Overall, given the relationship between the proposed dwellings and neighbouring properties, the existing urban context, and the opportunity to secure mitigation, the development would not result in unacceptable harm to privacy.

Given the modest two-storey scale, separation distances and typical suburban layout, the proposal would not result in significant loss of light or overshadowing to neighbouring properties. Any impacts would be limited and comparable to existing relationships within the surrounding residential context.

The dwellings are proportionate in scale and respond to the established built form, with sufficient spacing to boundaries. The development would not appear unduly dominant or create an unacceptable sense of enclosure when viewed from neighbouring properties.

The proposed residential use is compatible with the surrounding area and is unlikely to generate noise beyond normal domestic levels. The replacement of a former public house use is likely to result in a reduction in overall noise and disturbance.

The dwellings meet Nationally Described Space Standards internally and provide suitable private rear garden areas. Overall, the scheme would deliver an acceptable standard of living accommodation for future occupiers.

Conclusion
The proposed development has been designed to ensure that it does not result in unacceptable harm to the amenity of neighbouring occupiers, nor does it compromise the living conditions of future residents.

Whilst some limited impacts are inevitable within a built-up residential context, these are not considered to be significant or demonstrably harmful, and can be appropriately mitigated where necessary. The proposal provides adequate internal and external amenity for future occupiers and represents a compatible residential use within its surroundings.

Accordingly, the development is considered to comply with Core Policy 57 of the Wiltshire Core Strategy, Paragraph 135 of the NPPF, and the Wiltshire Design Guide, and is acceptable in amenity terms.

Highways Impacts and Parking 
Policy Context
Transport implications are a key factor in assessing planning applications, especially for larger developments. Proposals must demonstrate:
· Safe and suitable access for all users, including pedestrians, cyclists, and those with mobility impairments.
· No severe residual impacts on the surrounding highway network.
· Promotion of sustainable travel, reducing reliance on private vehicles.
· Adequate parking and cycle provision, in line with adopted standards.
· Protection and enhancement of public rights of way and active travel routes.

Relevant policies include Core Policies 60–64 of the Wiltshire Core Strategy, supported by the Wiltshire Local Transport Plan, Car Parking Strategy, and Cycling Strategy. The Local Cycling and Walking Infrastructure Plan (LCWIP) and LTN 1/20 (DfT) provide further design guidance for active travel infrastructure.

Proposals must also ensure safe access for refuse collection vehicles and comply with the Wiltshire Council Waste Storage and Collection SPD (2017).

Where necessary, Transport Assessments or Statements should be submitted to evaluate impacts and identify mitigation. Planning conditions or legal agreements may be used to secure off-site improvements, travel plans, or contributions to sustainable transport infrastructure.

Assessment 
The proposal utilises the existing vehicular and pedestrian access onto Audley Road. The retention of this established access avoids the introduction of additional junctions or conflict points and ensures the development integrates with the existing highway network. Subject to appropriate detailing, the access is considered acceptable in principle and capable of serving the proposed level of development.

Third party concerns have been raised regarding parking pressure and congestion, particularly in light of the subdivision of a single four-bedroom dwelling into smaller units, and the perceived reduction in overall parking provision across the site. Objections also dispute assumptions regarding likely car ownership levels and highlight existing on-street congestion.

The scheme provides two parking spaces per dwelling. Whilst this represents a numerical reduction compared to the wider existing site provision, the level of parking accords with adopted standards and is considered proportionate to the scale and type of development proposed. Furthermore, the site is located within a sustainable urban area where access to services and alternative modes of transport is available, and where a reduced reliance on private car use is supported by policy.

Concerns raised by the Town Council regarding the extent of hardstanding and lack of landscaping are noted. These relate primarily to design and visual amenity.

A specific constraint arises from the presence of an existing telegraph pole and electricity pole located to the front of one of the proposed parking spaces (Plot 1). This has the potential to impede access and manoeuvrability and could adversely affect visibility within the parking area. The applicant has confirmed that both items of street furniture will be relocated in liaison with the relevant statutory undertakers (BT and SSE). This can be addressed outside of the planning process and the highway officer has requested the imposition of appropriate informatives.

The Highway Authority has raised no objection to the proposal, subject to standard informatives relating to works to the highway (including dropped kerbs and the relocation of street furniture). Adequate provision can be made for servicing, including refuse collection, in accordance with the relevant SPD.

Overall, having regard to the scale of development, the use of an existing access, the level of parking provision, and the absence of any technical objection from the Highway Authority, the proposal would not give rise to a severe impact on the operation or safety of the highway network.

Conclusion
The proposal is considered to provide safe and suitable access, adequate parking provision commensurate with its sustainable location, and would not result in severe residual cumulative impacts on the local highway network. Subject to appropriate informatives, the development complies with Core Policies 60–64 of the Wiltshire Core Strategy, and is therefore acceptable in highways and parking terms.

Ecology and Biodiversity
Policy Context
The ecological impact of development is a key planning consideration, especially for larger schemes. Proposals must assess and address potential effects on:

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

Core Policy 50 of the Wiltshire Core Strategy requires development to:

· Avoid harm to ecological assets.
· Deliver measurable Biodiversity Net Gain (BNG), in line with the Environment Act 2021.
· Support habitat restoration and connectivity.
· Integrate biodiversity into site design.

The Green & Blue Infrastructure Strategy (2022–2030) promotes nature recovery, ecosystem services, and habitat connectivity through development.

Unless exempt, National policy requires a minimum of 10% Biodiversity Net Gain (BNG) for major developments, demonstrated via:

· Biodiversity Metric calculations
· Ecological assessments (e.g. PEAs, Phase 1 surveys, protected species surveys)

Assessment 
The application site comprises largely hardstanding within an urban residential context, with limited ecological value. The demolition of the former outbuilding and associated vegetation has already been addressed under previous permissions (PL/2023/08639), and therefore the current proposal relates primarily to redevelopment of a previously disturbed site.

In respect of protected species, a bat survey has been undertaken which confirms that the former outbuilding offered low bat roosting potential, with no evidence of roosting bats recorded during emergence surveys and only very low levels of bat activity observed.  The ecology officer is therefore satisfied that the development would not adversely affect bats or other protected species and that no specific mitigation is required beyond standard precautionary measures and enhancements.

Notwithstanding the absence of ecological constraints, both national policy and Core Policy 50 require development to deliver biodiversity enhancements. The proposed scheme incorporates a range of measures including integrated bat access features, swift bricks, bee bricks and mammal permeability gaps, which are considered appropriate for the site and local context.  These enhancements broadly reflect those previously secured under earlier permissions, although initial plans omitted some landscaping elements.

Following consultation, the scheme has been amended to reintroduce native hedgerow planting along the northern boundary, together with additional tree planting, which aligns with previously approved ecological enhancements and is welcomed by the Ecologist.  These measures will provide modest but meaningful gains in biodiversity within an otherwise low-value urban site.

In terms of Biodiversity Net Gain (BNG), the Ecologist confirms that the development meets the de minimis exemption, as it does not impact priority habitat and affects either negligible or no habitat with measurable biodiversity value.  Furthermore, the removal of the outbuilding and any associated vegetation was previously approved prior to the introduction of mandatory BNG, and therefore does not trigger the statutory requirement under the Environment Act 2021.

Overall, subject to securing the agreed biodiversity enhancements through condition (including compliance with submitted plans and details), the proposal is considered to provide an appropriate level of ecological mitigation and enhancement in accordance with policy.

Conclusion
The proposal would not result in harm to protected species and, subject to conditions securing biodiversity enhancements (including bat and bird features and native planting), would deliver a modest net ecological benefit.

The development is therefore compliant with Core Policy 50 of the Wiltshire Core Strategy, relevant provisions of the NPPF, and biodiversity enhancement objectives. The scheme is also exempt from mandatory Biodiversity Net Gain requirements, and is acceptable in ecological terms.

Flood Risk and Drainage
Policy Context
Core Policy 67 of the Wiltshire Core Strategy and NPPF paragraphs 170–182 require:
· Avoidance of increased flood risk.
· Use of appropriate mitigation measures.
· Application of the sequential and exception tests for developments in Flood Zones 2 or 3.

Sustainable Drainage Systems (SuDS) are required for all major developments and must:
· Manage runoff near its source.
· Improve water quality.
· Support biodiversity and amenity.
· Be integrated into the site layout and green infrastructure.

Assessment 
The site lies within Flood Zone 1 and is therefore at low risk of flooding.  The proposal would increase built form and hardstanding; however, surface water is intended to be discharged to the existing network at a controlled rate with on-site attenuation.

Whilst detailed drainage information has not been submitted, the Lead Local Flood Authority raises no objection subject to conditions requiring a comprehensive surface water drainage strategy, including runoff rates, attenuation, layout, exceedance routing and maintenance arrangements.

Accordingly, subject to the imposition of these conditions, the development can be satisfactorily drained and would not increase flood risk on-site or elsewhere.

Conclusion
Subject to conditions securing a detailed surface water drainage strategy, the development would not increase flood risk and is acceptable in drainage terms, complying with Core Policy 67 and the NPPF.

Pre-commencement Condition Agreement

This recommendation includes pre-commencement planning condition relating to drainage. 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.

CIL
The proposed development would be liable for CIL as set out in the Wiltshire CIL Charging Schedule dated May 2015. This is a charge that local authorities can impose on new developments in their area. The money generated through the levy will contribute towards the funding of infrastructure to support growth and is payable upon commencement of development.  The site would fall under CIL charging zone 1 where the sum equates to £85.00 per square metre of floor space created. 

PLANNING BALANCE AND CONCLUSION
At the heart of the NPPF is a presumption in favour of sustainable development. In this case, Wiltshire Council cannot demonstrate a five-year housing land supply, and therefore the relevant policies for the supply of housing are considered out-of-date. Consequently, the “tilted balance” under paragraph 11(d) of the NPPF is engaged.

In applying this balance, it is necessary to consider whether any adverse impacts of granting permission would significantly and demonstrably outweigh the benefits of the proposal.
Benefits of the Proposal:
· Provision of housing:
The proposal would deliver 2 additional dwellings within a sustainable location. In the context of the Council’s significant housing land supply shortfall, this attracts moderate weight.
· Efficient use of land / brownfield redevelopment:
The development makes effective use of a previously developed and underutilised site within the settlement boundary, which attracts moderate weight.
· Environmental and ecological enhancements:
The scheme incorporates biodiversity enhancements (e.g. bat and bird features and native planting), resulting in a modest ecological benefit, attracting limited to moderate weight.

Adverse Impacts:
· Limited concerns have been raised relating to parking pressure, overlooking, and accessibility of cycle storage.
· These impacts have been carefully assessed and are not considered to result in demonstrable harm, and can be appropriately controlled or mitigated through planning conditions.
· No significant harm has been identified in respect of design, amenity, highways, drainage, or ecology.

Overall Planning Balance:
The proposal represents sustainable development within the Limits of Development of a Principal Settlement. It accords with the spatial strategy and is acceptable in terms of design, residential amenity, highways, drainage, and ecological impact, subject to conditions.

When considered in the context of the Council’s housing land supply shortfall, the benefits of delivering new housing and making efficient use of a brownfield site carry meaningful weight. These benefits are not outweighed by any identified harms.

Conclusion:
Taking into account the development plan as a whole, alongside material considerations including the NPPF and the housing land supply position, the application is considered acceptable.

The proposal accords with the Wiltshire Core Strategy, the Chippenham Neighbourhood Plan, the National Planning Policy Framework, and all other relevant material considerations.

RECOMMENDATION:
That Planning Permission be GRANTED, subject to conditions:
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