APPLICATION FOR FULL-PLANNING PERMISSION
CASE OFFICER REPORT

	APPLICATION REFERENCE:
	PL/2026/00081

	APPLICATION TYPE:
	Full planning permission

	SITE ADDRESS:
	22 Ferozeshah Road, Devizes, SN10 2JQ

	DEVELOPMENT DESCRIPTION:
	Convert existing 5 bedroom dwelling into 2no. 3 bedroom dwellings and associated works. 

	RECOMMENDATION:
	Approve with Conditions




SITE DESCRIPTION/CONTEXT

The application site relates to a semi-detached, two storey, red brick and tiled roof dwelling, with a part, open plan frontage comprising a lawn, bounded by a low-level hedgerow and an open plan, gravel driveway, with an enclosed rear garden with timber fencing.  The house has been the subject of a fire, and part of the ground floor front elevation was missing at the time of the site visit.  The site occupies a corner location, within a cul-de-sac, part of the Ferozeshah Road development.  The site is located on the north-eastern edge of the town, accessed from Horton Road connecting Devizes with Bishop Cannings and Horton. 

The site occupies a position within the Development Boundary for Devizes and falls within the Hampshire River Avon Catchment.

PROPOSAL

The application proposes the subdivision of the existing five-bedroom dwelling along its original line, to re-create 2no., attached, three-bedroom dwellings, referred to as Nos. 22 and 22a.  Further proposed is the construction of two sheds one in each of the dwellings rear garden and the part removal of the front boundary hedgerow.

The construction of the proposed cycles stores/sheds are Permitted Development under the General Permitted Development (GPDO) Order 2015 As Amended, Schedule 2, Part 1, Class E, as the height of the buildings will be less than 2.5m high, located within 2m of the boundary of the properties and the eaves heights will not exceed 2.5m.  The construction of the 1.8m dividing fence in the rear garden to subdivide it into two rear gardens is also Permitted Development under Part 2, Class A of the GPDO. As such, they have not formed part of the assessment. 

PLANNING HISTORY

	[bookmark: _bc9eaa23_7b84_4e11_8860_67eb8bbe0c9e]

	Proposal / Summary

	K/19387 – Erect single storey extension – Approved with conditions.

	K/30298 – The erection of a 2 storey extension – Approved with conditions. 




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 12: Spatial Strategy Devizes Community Area
· Core Policy 41 Sustainable Construction and Low-Carbon Energy;
· Core Policy 45 Meeting Wiltshire’s Housing Needs;
· Core Policy 50 Biodiversity and Geodiversity;
· Core Policy 52 Green Infrastructure 
· Core Policy 57 Ensuring High Quality Design and Place Shaping;
· Core Policy 60 Sustainable Transport;
· Core Policy 61 Transport & Development; 
· Core Policy 62 Development Impacts on the Transport Network;
· Core Policy 63 Transport Strategies 
· Core Policy 64 Demand Management
· Core Policy 67 Flood Risk;

Neighbourhood Plan: Devizes Area Neighbourhood Plan July 2015 Referendum Version

Draft Wiltshire Local Plan Policies 

· Policy 1: Settlement Strategy
· Policy 2: Delivery Strategy
· Policy 4: Addressing climate change 
· Policies 85 – 101: Sustainability, ecology, water and landscape, heritage, air quality –

At the Full Council meeting on 19 May 2026, Members of Wiltshire Council resolved to withdraw the emerging Wiltshire Local Plan (WLP). The Plan is now subject to a formal legal process to confirm its withdrawal, which is anticipated to be completed in July or August 2026. In the interim, and given this resolution, the emerging WLP carries no material weight in the determination of this application.

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
· A Green & Blue Infrastructure Strategy for Wiltshire: Wiltshire’s Natural Environment Plan 2022-2030
·  Air Quality SPD (July 2023)

ISSUES 

The main issues that need to be addressed in this case include:

· Principle of development
· 5 Year Housing Land Supply
· Design and impact upon the character and appearance of the area
· Amenity
· Highways impacts and parking
· Ecology and biodiversity
· Flood risk and drainage
· Any material considerations
· CIL contributions
· Biodiversity Net Gain (BNG)


CONSULTATION RESPONSES 

[bookmark: _Hlk206417654]WC Highways: No objections, subject to conditions.

WC Archaeology: No objection.  There are no archaeological issues that I would wish to raise in this instance. 

WC Ecology:  Objection.  Further information required.  The objections were subsequently assessed as unsubstantiated.  See the Ecology and Biodiversity section and the Biodiversity Net Gain (BNG) part below. 

WC Drainage: Consultation not required. 

Wessex Water: Provided information in relation to Existing assets; standoff around foul and surface water sewers; protection measures; surface water drainage (surface water disposed of via SuDs hierarchy); foul drainage; and Wessex supply.

Bishops Cannings Parish Council: No objections.


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.

Local residents at Nos. 21 and 35 Ferozeshah Road have raised the following concerns:

· There is already a lack of on street parking;
· An additional dwelling will further exacerbate the strain on, on-street parking. This is not hypothetical, last January when the application property was on fire, access was hindered, requiring residents to knock on doors to get cars moved to allow access to the house for emergency services;
· Approving this application would exacerbate an existing problem and potentially increase the risk to safety for residents in the cul-de-sac;

Highway safety & parking

· Narrow T‑shaped cul‑de‑sac with already severe on‑street parking congestion.
· Cars often park on bends and near junctions, reducing visibility and narrowing the carriageway; and
· Splitting the dwelling into two homes would increase car ownership and vehicle movements, worsening an already unsafe situation.

Emergency & service vehicle access

· Fire incident on 18/01/2025 showed emergency access was severely hindered due to parking and road layout.
· Delays occurred; neighbours had to move vehicles, and damage occurred to nearby property and a car.
· Ambulances were unable to reach the house.
· Refuse vehicles cannot manoeuvre properly, especially on bin days, leading to blockages.
· Proposal fails to show that safe access for emergency and service vehicles can be maintained.
Overdevelopment / intensification
· Turning one semi‑detached house into two terraced dwellings is an over-intensive use of the plot.
· Street layout not designed for extra parking, servicing or access demands.
· Would set an unwanted precedent in an area with no terraced houses or loft conversions.
Residential amenity
· Increased activity, traffic, deliveries, and refuse from two dwellings instead of one.
· Changes to the appearance of the property (extra doors/windows, forward living space).
· Middle dwelling would have no rear access, leading to bins stored at the front and safety concerns.

The occupier of 23 Ferozeshah Road has noted that the red line site boundary includes a section of land that shows on her land registry documents as being within her ownership.  The lady is concerned that this parcel of land will be absorbed by this application site, and have some legal weight in this respect.


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
The adopted local development plan document is the Wiltshire Core Strategy (WCS) (adopted January 2015). In the interests of promoting sustainable development and the protection of the countryside the policies of the plan seek to restrict all new residential development to locations within the Limits of Development defined for the towns and villages. The site lies within the Limits of Development defined for Devizes, as delineated on Inset Maps 1 & 2 of the former Kennet Local Plan (KLP) 2011. 

The WCS includes a settlement strategy and identifies Devizes as a Market Town.  Core Policy 1 ‘Settlement Strategy’ and Core Policy 2 ‘Delivery Strategy’ outline that there is a presumption in favour of sustainable development within the Principal Settlements, Market Towns, Local Service Centres and Large Villages. 

The site lies within the defined Limits of Development, and the subdivision of the existing dwelling into two three‑bedroom dwellings is therefore acceptable in principle and consistent with the settlement strategy of the Wiltshire Core Strategy and the objectives of the Devizes Area Neighbourhood Plan. The proposal must, however, demonstrate that the site can be satisfactorily subdivided without harm to the character of the area, neighbouring amenity, or highway safety, having regard to design, parking and other relevant material considerations.

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
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.

Assessment 
The external alterations required to subdivide the existing dwelling would be limited and largely confined to minor changes to doors and fenestration, including the insertion of rooflights to the eastern elevation and northern roofslopes to facilitate a loft conversion at No. 22a. These works would not materially alter the overall appearance of the building, and the established character of the street would largely be preserved.

Concerns raised by local residents regarding the introduction of additional doors and windows, the conversion of the garage, and the perceived change in the style of the property are noted. However, the proposed doors and fenestration would match the existing dwelling and reflect the prevailing design and appearance of surrounding properties. It is also noted that garage conversions and loft conversions incorporating flush‑fitting rooflights can be carried out under permitted development rights, subject to the relevant limitations and conditions. As such, the works proposed would not introduce an undesirable or harmful precedent.

Boundary treatment required to subdivide the plot would be capable of being undertaken under permitted development and would not materially affect the character of the area.

In relation to refuse storage, suitable bin storage areas are shown for both dwellings on the submitted plans. While bins would be visible from the street, this is a common and necessary arrangement for residential properties and would not result in unacceptable visual harm.

Overall, the plot can be comfortably subdivided to accommodate two dwellings without further extensions, while providing adequate parking and private garden space. The proposal would not represent an over‑intensive use of the site and would result in no material harm to the character and appearance of the area.

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 dwellings would provide an appropriate level of internal living space and private outdoor amenity space for two three‑bedroom properties.

The proposal involves the subdivision of an existing dwellinghouse into two adjoining dwellings, with no increase in floorspace through extensions. As such, there would be no material neighbour impact between Nos. 22 and 22a in terms of noise or disturbance. In addition, the eastern gable end of No. 22a adjoins the public footway, which further limits any potential impact on neighbouring residential amenity. This addresses concerns raised by local residents regarding an increase in general disturbance.

The development also includes the provision of a small shed within the rear garden of each property to accommodate cycle storage. As set out above, these are PD and have not formed part of the assessment. 

Overall, the proposal is not considered to result in any material harm to the amenity of neighbouring occupiers.

Highways Impacts and Parking 
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 
Each of the two dwellings are proposed to have two car parking spaces forward of each principal elevation, sited next to each other.

The Council’s Highways Officer comments:

“Adequate off-street parking is proposed for both dwellings to meet Wiltshire’s current parking standards.  The existing dropped kerb and vehicle access is required to be extended to provide the additional parking spaces.  I raise no highway objection providing the following conditions are imposed”.

The conditions recommended relate to the development not being occupied until: the area between the nearside carriageway edge and a line drawn 2.4m parallel thereto over the entire site frontage has been cleared of any obstruction to visibility at and above a height of 900mm above the nearside carriageway level; until means/works have been implemented to avoid surface water from entering the highway; until the access & parking spaces [4] have been completed in accordance with the details shown on the approved plans; and that the parking spaces shall remain ungated. 

The driveways serving each dwelling are shown on the proposed plans to be surfaced in ‘stones’.  To prevent gravel discharging onto the highway, a highways condition requires that prior to the development being occupied, the first 2m of the access, measured from the edge of the carriageway, has been consolidated and surfaced (not loose stone or gravel).

The comments by the local residents are noted in relation to the creation of an additional dwelling exacerbating existing on-street parking problems, from increased numbers of cars for additional dwellings, which contribute to impeding the safe access of emergency and refuse vehicles in the event of an emergency, and existing road layout not being akin to assisting better traffic circulation, amongst other issues in this respect.  However, the Council’s Local Transport Plan 2011-2026 Car Parking Strategy sets out the required number of parking spaces for each new and existing residential dwelling for developments such as this, in relation to the number of bedrooms it has, in addition to requiring each space to meet minimum dimensions, and consulting the Council’s Highway Team who assess the proposal in relation to its impact upon highway safety.  In this instance the Council’s Highways Officer has deemed that there is sufficient space within the boundaries of each dwelling to facilitate the required number of parking spaces in this location, without exacerbating on-street parking and the other issues that were set out by local residents.  Therefore, the concerns set out are valid, material considerations, but are considered to have been mitigated through them complying with the Wiltshire Car Parking Standards. 

Conclusion
In summary the proposal would not be likely to cause any severe highway safety impacts, is considered to be a sustainable form of development and have a suitable provision of parking. As such, the development would accord with CP60, CP61, CP62 and CP64 of the development plan and the NPPF.


Ecology and Biodiversity
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 Council’s ecologist has advised that further ecological information is required and has raised an objection on the basis that no ecological information has been submitted in support of the application. In particular, it is noted that the proposals include structural alterations to the existing building, including the conversion of the loft space, and that a Preliminary Ecological Appraisal (PEA), with specific consideration of bats, has been requested.

Bats and their roosts are afforded protection under the Conservation of Habitats and Species Regulations 2017 (as amended) and are a material consideration in the determination of planning applications. The Local Planning Authority must therefore be satisfied, on the basis of sufficient information, that the proposal would not result in significant adverse effects on protected species.

In this instance, the proposal involves the subdivision of an existing dwellinghouse, with limited external alterations and no demolition works. The loft space forms part of the existing residential envelope, and the proposed works would not materially alter the roof structure. It is also noted that comparable loft conversions could be undertaken without the need for planning permission, subject to compliance with other regulatory requirements.

Having regard to the nature and scale of the development, and the absence of any evidence to suggest the presence of protected species, it is considered that the proposal is unlikely to give rise to significant ecological impacts. On this basis, it is concluded that the submission of a Preliminary Ecological Appraisal is not necessary in this case and that the development would not conflict with Core Policy 50 of the Wiltshire Core Strategy. An informative will be added to any permission granted to advise the applicant of their legal responsibilities should protected species be encountered during the course of development.

Habitat Regulations Assessment – River Avon Special Area of Conservation (SAC)

The application site lies within Wiltshire, where certain developments may be required to demonstrate nutrient neutrality due to potential effects on the River Avon Special Area of Conservation (SAC). The requirement to undertake an Appropriate Assessment under the Habitats Regulations is dependent on whether there is a credible pathway by which foul or surface water discharges from the development could result in increased nutrient loading to the SAC.

Having reviewed the available evidence, including Wessex Water developer drainage mapping, the site is shown to drain to Potterne Wastewater Treatment Works. This treatment works discharges to the Bristol Avon catchment and not to the Hampshire Avon SAC catchment.

On this basis, the development does not fall within the nutrient neutrality catchment for the Hampshire Avon SAC and there is no hydrological pathway by which the proposal would result in increased nutrient loading to the SAC.

Accordingly:
· A nutrient neutrality calculation is not required;
· No phosphate mitigation or planning obligation is necessary; and
· An Appropriate Assessment under the Habitats Regulations is not required in respect of nutrient impacts.

The proposal does not include any operational development and would not result in changes to impermeable areas, drainage arrangements or land use. The site would remain in residential use both before and after the development. As such, the proposal would not result in any change to surface water runoff characteristics or nutrient export.

Even if surface water from the site were to drain towards the Hampshire Avon catchment, the absence of any material change in runoff or land use means that there would be no increase in nutrient loading to the SAC via this pathway.

Conclusion on Ecology and Nutrient Neutrality

In view of the above, the proposal would not result in harm to protected species or habitats and would not give rise to adverse effects on the integrity of the River Avon SAC. The development is therefore considered to comply with Core Policy 50 of the Wiltshire Core Strategy and no ecology‑related planning conditions are required.

Flood Risk and Drainage
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 application site is not located within an area at risk of fluvial or surface water flooding. Council mapping indicates a potential risk of groundwater flooding to the surface; however, this is not identified as flowing groundwater and, in practice, represents a relatively low level of flood risk. The proposed development is therefore appropriate in flood risk terms.

Limited detail has been submitted in respect of drainage arrangements. However, the application form confirms that surface water will be managed using sustainable drainage systems (SuDS), which accords with the advice of Wessex Water and national policy. The proposed driveway would remain largely permeable through the use of gravel surfacing, with the first 2 metres adjacent to the highway consolidated and surfaced in accordance with highway safety requirements. This approach would not increase surface water runoff when compared with the existing situation.

In relation to foul drainage, the application form confirms that foul sewage would discharge to the public mains sewer. The agent has advised that the existing foul drainage connection would continue to serve both dwellings following subdivision, with no new off‑site connections proposed. The principle of accepting domestic foul flows into the public sewer has been confirmed by Wessex Water, subject to the necessary approvals being obtained through their formal application process.

Wessex Water has identified the presence of a public foul sewer within or close to the site and has advised that a minimum 3‑metre easement must be maintained either side of the pipe to ensure continued access for maintenance and to prevent damage to the apparatus. These requirements are advisory and are controlled through separate regulatory and legal processes. They do not, in themselves, indicate that the development is unacceptable in planning terms.

Given the scale of the development and the absence of any increase in built footprint or impermeable area, it is considered that a proportionate approach would be to secure detailed drainage arrangements by planning condition. This would ensure that surface water and foul drainage are managed appropriately and in accordance with the requirements of Wessex Water and the Lead Local Flood Authority.

Conclusion

Overall, the proposal is considered acceptable in terms of flood risk and drainage and would comply with Core Policies 67 and 68 of the Wiltshire Core Strategy.


CIL CONTRIBUTIONS

CIL
CIL as set out in the Wiltshire CIL Charging Schedule dated May 2015, 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 Council’s CIL Team have confirmed that the proposed application will not attract a CIL liability.  This is due to the fact that the increase in floorspace from the loft conversion will be under 100 square metres (sqm).

Biodiversity Net Gain (BNG) 
Mandatory Biodiversity Net Gain (BNG) requirements came into force in April 2024 under the Environment Act 2021 and apply to relevant planning applications, subject to specified exemptions. The requirement is to deliver a minimum 10% net gain in biodiversity, calculated using the statutory metric, unless an exemption applies.

The Council’s ecologist has advised that the application was submitted after the introduction of mandatory BNG and has raised concern that the information required to demonstrate compliance has not been submitted. In particular, the ecologist has queried whether the de minimis exemption applies, noting that the red line boundary of the application site extends to approximately 500 square metres.

In this case, the proposal relates to the subdivision of an existing dwellinghouse into two dwellings. The development would not result in any material change to the site layout, land use or extent of existing hardstanding, and the baseline condition of the site would largely remain unchanged. The only physical works within the curtilage comprise the erection of two small sheds within the rear gardens, with a combined footprint of approximately 8.5 square metres, and the installation of internal boundary fencing to subdivide the garden. These works would not result in the loss or degradation of any habitats of biodiversity value.

In addition, a very limited section of the existing front boundary hedge would be partially removed to facilitate access arrangements. The length of hedgerow affected would be less than 5 metres and would not constitute a loss of linear habitat sufficient to trigger BNG requirements.

Although the red line boundary of the site measures approximately 500 square metres, the statutory BNG assessment is concerned with changes to habitats within the site rather than the overall site area. In this instance, there would be no loss of onsite habitat with biodiversity value greater than zero exceeding 25 square metres, and no loss of linear habitat exceeding 5 metres.

On this basis, the proposal is considered to fall within the de minimis exemption set out in the Environment Act 2021 and associated regulations, and the mandatory requirement to deliver a measurable biodiversity net gain is not triggered. The proposal is therefore acceptable in biodiversity terms and would comply with Core Policy 50 of the Wiltshire Core Strategy.

Other Issues:
It is noted that a third party has raised concerns regarding land ownership within the application site. The applicant has confirmed that Certificate A has been correctly completed. Land ownership is a civil matter and does not affect the planning merits of the proposal.

PLANNING BALANCE AND CONCLUSION
The application has been assessed against the development plan, having regard to all other material considerations.

The proposal would deliver a number of economic and social benefits, including the provision of an additional dwelling within a sustainable location where the principle of residential development is established. The development would support the local construction industry, generate additional Council Tax receipts, and make a modest contribution towards meeting housing needs. These benefits carry positive weight in the overall planning balance, particularly in the context of the acknowledged shortfall in the Council’s five‑year housing land supply.

The application has been subject to objections from local residents. These representations raise material planning considerations, all of which have been carefully assessed and addressed within the main body of this report. While the concerns raised are acknowledged, it is not considered that they identify any adverse impacts which would justify refusal of planning permission when assessed against the policies of the development plan taken as a whole. Any limited residual harm identified is considered to be outweighed by the benefits of the proposal.

The principle of development is acceptable having regard to the settlement strategy of the Wiltshire Core Strategy and the emerging Local Plan. The proposal is considered to be broadly compliant with relevant local and national planning policies in respect of design, scale, character and appearance, residential amenity, highway safety, flood risk and drainage, ecology and biodiversity, and environmental considerations, subject to the recommended planning conditions.

Paragraph 11 of the National Planning Policy Framework establishes a presumption in favour of sustainable development. In this case, no policies of the Framework that protect areas or assets of particular importance provide a clear reason for refusal, and the adverse impacts of the development would not significantly and demonstrably outweigh its benefits when assessed against the policies of the Framework taken as a whole.

Each planning application must be determined on its own merits. The proposal would not establish an undesirable precedent, as any future development proposals would be assessed having regard to the specific circumstances of the site and the relevant planning policy context at that time.

Accordingly, having regard to the development plan, the National Planning Policy Framework, and all other material considerations, the proposal is considered acceptable in planning terms and planning permission should be granted, subject to conditions.


