APPLICATION FOR FULL-PLANNING PERMISSION
CASE OFFICER REPORT

	APPLICATION REFERENCE:
	PL/2026/00194

	APPLICATION TYPE:
	Full planning permission

	SITE ADDRESS:
	Astra Cottage, Oare, Marlborough, SN8 4JA

	DEVELOPMENT DESCRIPTION:
	Demolition of existing dwelling and associated outbuildings and erection of a self-build replacement dwelling; with associated outbuildings, parking, landscaping, private amenity space and access arrangements.

	RECOMMENDATION:
	Approve with Conditions



SITE DESCRIPTION/CONTEXT

The application site comprises a detached single-storey dwelling and detached garage, located within the parish of Oare. Vehicular access is directly off the A345 to the west. There are neighbouring properties located to either side and to the rear of the existing property. The existing bungalow consists of red brick under a half-hipped roof, with a hip-to-gable style front porch placed centrally in the front elevation; the detached garage is situated to the front of the property in matching red brick with a hip-to-gable roof. 

The site lies just outside of the Oare Conservation Area, and within the setting of nearby designated and undesignated heritage assets, including the Grade II listed Old Bakery (List Entry Number: 1035755), and Grade II listed Church of the Holy Trinity (List Entry Number: 1364676). The application site lies within the Hampshire River Avon Catchment Area and is washed over by the North Wessex Downs National Landscape. The site lies within Flood Zone 1 and a Public Right of Way (WIHU1) lies immediately to the south of the site.

PROPOSAL

The application seeks consent for the demolition of an existing dwelling and associated outbuildings and erection of a self-build replacement dwelling, with associated outbuildings, parking, landscaping, private amenity space and access arrangements.

PLANNING HISTORY

No relevant planning history.

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 18: Spatial Strategy: Pewsey 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 51: Landscape
· Core Policy 57: Ensuring High Quality Design and Place Shaping
· Core Policy 58: Ensuring the Conservation of the Historic Environment
· Core Policy 60: Sustainable Transport
· Core Policy 61: Transport & Development
· Core Policy 64: Demand Management
· Core Policy 67: Flood Risk

Saved Policies

· Saved Policy HC25 of the Kennet District Local Plan (KDLP)

Neighbourhood Plan:

· N/A – area is undesignated

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
· North Wessex Downs National Landscape Management Plan 2025-2030

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 the scheme would have a negative impact upon any public rights of way (CP 57)
· 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)
· What planning obligations are required to make the development acceptable in planning terms?

CONSULTATION RESPONSES

[bookmark: _Hlk206417654]WC Highways: No objection.

WC Rights of Way: No objection subject to gate opening inward.

WC Conservation: No objection.

WC Archaeology: No objection.

WC Public Protection: No objection subject to conditions.

WC Ecology:  (Final comments) No objection subject to conditions.

WC Drainage: (Final comments) No objection subject to conditions.

Wilcot and Huish with Oare Parish Council: No comment.

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.

One comment received in objection.

Summary of response:

· Concerns regarding the proposed first-floor window, which would directly overlook neighbouring bedrooms at Mariners Oak, resulting in an unacceptable loss of privacy; it is suggested this window be omitted or conditioned to be obscure glazed and fixed shut. 
· Concern in relation to the proposed boundary wall, which lacks details in respect of height, materials and design, and is shown positioned on the boundary, raising potential issues of encroachment for foundations; it is suggested the wall be set within the application site and clarification provided as to whether Certificate B should have been served. 
· Concern regarding the proposed hedge adjacent to the highway, which may impede visibility when accessing the A345, giving rise to potential highway safety implications. 
· Concern with respect to the scale and massing of the proposed dwelling, whereby the increase in height and the introduction of a two-storey gable approximately 3.5m from the boundary would appear overbearing; a reduced or chalet-style form is suggested to lessen the impact. 

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.

Assessment & conclusion

The site lies within the parish of Oare which is defined as a Small Village within the WCS. Core Policy 1 of the Wiltshire Core Strategy outlines that development in Small Villages will be limited to that needed to help meet the housing needs of settlements and to improve employment opportunities, services and facilities. Core Policy 2 of the Wiltshire Core Strategy provides further guidance whereby development in Small Villages will be limited to infill within the existing built area.

The application site is enclosed by established residential development on all sides and forms a visually and functionally cohesive part of the existing built area of Oare. The site does not represent a peripheral, isolated or backland form of development. In this context, the proposal is considered to constitute infill development within a Small Village for the purposes of Core Policy 2. As the proposal relates to a replacement dwelling, the existence of an established residential use on the site is a material consideration in assessing the acceptability of development in principle at this location. The proposal would result in no net increase in housing numbers and therefore carries neutral weight in terms of housing supply, consistent with the limited development approach for Small Villages under Core Policy 1.

Saved Policy HC25 of the Kennet District Local Plan (KDLP) provides support for replacement dwellings. The existing property is single storey and is currently vacant. The proposal seeks to demolish the existing property and garage, and construction of a two-storey detached property which overlaps the footprint of the existing dwelling. Whilst the proposed replacement dwelling would be materially larger than the existing single‑storey building, Saved Policy HC25 requires a matter of planning judgement rather than numerical comparison. In this case, the acceptability of the increased scale is primarily a function of its design, relationship to neighbouring properties and impact on village character, which are considered in detail below.

Therefore, the principle of constructing a replacement dwelling is capable of gaining officer support, subject to further detailed planning considerations discussed below.

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-year housing land supply of housing at a unitary authority level. This is considered to be a substantial shortfall.
 
While the Council is currently unable to demonstrate a five‑year supply of deliverable housing land, the proposal relates to the replacement of an existing dwelling with a single dwellinghouse in the countryside. As such, the development would not make a meaningful contribution to meeting the Council’s overall housing requirement.

In these circumstances, the weight attributable to housing delivery is limited. The acceptability of the proposal therefore rests primarily on its compliance with development plan policies relating to replacement dwellings, design quality, residential amenity, landscape character, heritage impacts and technical considerations, rather than reliance on the tilted balance set out in paragraph 11(d) of the National Planning Policy Framework.

Design and Impact on the Character and Appearance of the Area
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.

Assessment

The proposed replacement dwellinghouse would see a notable departure from the design of the existing bungalow proposed for demolition. The new proposal seeks consent for a two-storey property with a hip-to-gable style roof; it would be situated in roughly the same position within the site as the existing bungalow, but the orientation would be turned 45 degrees with the narrow end of the property facing the street. The re-orientation of the property would bring it slightly closer to the street, but there would remain a separation distance of approximately 12 metres between the west elevation and the highway, and street elevations have been provided which demonstrate the height of the dwellinghouse generally aligns with the existing neighbouring properties whereby it would not appear out of keeping within the street scene.

The proposed design incorporates some modern elements such as the flat green roofed single storey section on the southern side of the house, flat-roofed zinc dormers, a braise soleil and fenestration detailing of modern proportions. However, it also incorporates more traditional features such as the hip-to-gable style roof, brick chimney, timber posts and brick headers above the openings. The design therefore offers a mixture of traditional and modern design elements which generally represent a high standard of design, with the openings appearing thoughtfully placed and proportionate throughout.

The material pallet also comprises a mixture of traditional and modern elements, with the exterior walling proposed to consist of clay facing brickwork on top of a natural stone plinth and the slate roofing offering a traditional appearance for the core structure of the house. Then the use of grey powder coated metal windows and zinc dormer windows, fascias, and rainwater goods offering a modern contrast which retains a high standard of material quality.

A significant amount of landscaping is also proposed as part of the scheme. A two-metre tall brick wall is proposed on the front (west) and rear (east) boundaries of the property; these would offer privacy for the future residents while offering a high quality boundary treatment which would contribute neutrally/positively to the street scene, particularly as the front boundary would be set back from the main highway with an established hedge in the intervening space, so its appearance would be somewhat softened, and the rear boundary would not be visible from any public vantage points. The garden walls are proposed as red brick to match the main building, which is considered acceptable subject to appropriate specifications which will be conditioned for subsequent approval. A hedge on the southern boundary has been removed and replaced with a post-and-rail fence and forms part of the current application; this comprises a soft boundary treatment which reflects the rural setting so this is considered acceptable, especially as a hedgerow is proposed to be planted alongside it within the garden space which will further soften the boundaries appearance over time and contribute to biodiversity on site.

Some trees on site are proposed for removal, and some are to be retained. As there are no tree protection orders and the site lies outside of the conservation area, there is no planning objection to the removal of these trees. New planting by way of multiple hedgerows and borders are included in the site plan, as well as hard landscaping. Implementation of the soft landscaping will be conditioned to ensure appropriate landscaping is provided in the interest of protecting visual amenity.

A greenhouse is proposed to the west of the house; this is of a typical design and modest scale whereby it would have a relatively neutral visual impact. A garden room is also proposed in the south-eastern corner of the garden space; this would have a somewhat modern appearance with a flat-roofed design, vertical stained timber boarding external walling, and painted aluminium windows. Given the modest scale and limited of visibility on the street scene, this is also considered to have no material impact upon visual amenity.

Conclusion

Overall, the proposed scheme represents a high standard of design throughout. While it would see an increase in built form at the site, the height is somewhat limited with the 1.5-storey design and generally aligns with the heights/scale of nearby properties on the same street. The proposed landscaping offers additional greenery to the site, and the outbuildings would have a negligible impact upon the visual amenity of the street scene.

The proposal therefore complies with the design principles set out in Core Policy 57 of the Wiltshire Core Strategy.

Impact on Heritage Assets
Policy Context
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 16 (Listed Building Consent)/Section 66 (Planning Permission) requires that special regard be given to the desirability of preserving listed buildings, their settings or any features of special architectural or historic interest which they possess.

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.

Assessment

The site is located immediately outside of the Oare Conservation Area and is also within the setting of nearby designated and undesignated heritage assets, including the Grade II listed Old Bakery (List Entry Number: 1035755), and Grade II listed Church of the Holy Trinity (List Entry Number: 1364676). The existing buildings appear traditional in design, although they do not contribute any architectural or heritage value to the setting of the conservation area.

Building types are varied in the locality and include bungalows, detached houses, traditional and more modern stone and rendered houses and industrial units on the outskirts. The local building characteristics include a combination of distinct architectural features such as a simple built form with prominent gable ends, bookend chimneys, prominent chimney features and an ordered window arrangement.

The material palette typically consists of red stock brick, weatherboarding and there are also a number of buildings that are either rendered, in whole or part, or have painted brickwork. Roof materials are primarily slate or clay roof tiles and thatched roofs.

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

The proposed building would be sited in a similar position to the existing building to ensure the privacy of the occupants of adjacent houses is not affected. By rotating the orientation of the building, the proposed dwelling would be positioned gable end on to the road, complementing the gable end facing the road of Yew Cottage and The Paddock. The position of the building on the site respects the established build line to the rear of Mariners Oak and the garage for Ashley Cottage.

Consideration has been given to minimise the height by incorporating first-floor bedrooms within the roof. This reduces the height of the proposed building to 1.5 stories in response to the height of the adjacent buildings.

The form is simplified with a prominent gable end. The proposed windows have been carefully
considered in relation to their internal position while providing an ordered facade arrangement.
Windows on the ground floor are typically larger while first-floor windows have been maintained smaller to contribute to the facade hierarchy with distinction between ground and upper. To the rear, the chimney is a key architectural feature while larger windows reinforce the connection with the landscape.

The proposed material palette has been carefully selected in relation to the existing context to
include a simple set of robust materials. Inspired by the proposed red brick of the Old Bakery, the proposed red tone brickwork will be the predominant material, with accents of timber doors and light grey toned metal-framed windows. The proposed roof material is a slate roof, reflecting the character of the Old Bakery and other surrounding buildings. The roof for the single storey element consists of a flat green roof with a zinc fascia.

Architecture details add interest to the elevation and range from a subtle natural stone plinth to provide a strong base to the building and draw attention to the entrance or subtle complementary banding such as soldier coursing in the same brick colour or soldier brick headers to the windows.

The conclusions of the Conservation Officer are agreed whereby the proposal is considered to offer a good standard of design which would contribute positively to the street scene. As discussed in the previous visual amenity section, the specification of the brickwork and stone will be conditioned for subsequent approval in the interest of protecting visual amenity and heritage assets.

Conclusion

The proposal maintains a high standard design and would be a complementary addition to the street scene in terms of its form, siting, and materials, protecting the setting of the nearby conservation area and designated heritage assets.

The development is therefore considered to comply with Core Policy 58 of the Wiltshire Core Strategy and Sections 66 and 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990, as well as the relevant provisions of the NPPF.

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

Concern has been raised from the neighbouring residents at Mariners Oak in regard to the potential overbearing and overlooking impacts of the proposed scheme.

Due to the proposal’s nature as a two-storey replacement dwellinghouse on a site which currently contains a single storey bungalow, there would be a notable addition of first-floor windows associate with the proposed works. The first-floor window which has received an explicit objection from a neighbouring resident is the first-floor window on the east elevation. As noted in the representation received, the window would be located close to the shared eastern boundary, with a separation distance of only 3.8 metres. It would also be sited relatively close to the neighbouring property itself, with a  separation distance of approximately 21 metres, whereby it would overlook multiple windows on the front elevation of Mariners Oak to the east. 

Given that this window serves a bedroom where there are other windows serving this room it is considered appropriate to condition to obscure glaze this eastern first floor window for the lifetime of the development to protect the residential amenity for the occupiers of Mariners Oak. 

There is also a first-floor dormer window, three rooflights and a mid-storey window servicing the staircase on the north elevation. There is a separation distance of approximately 23 metres between this elevation and Yew Cottage to the north; this is a relatively close relationship, and the dormer window is servicing a bathroom so this will be conditioned to be obscure glazed in the interest of protecting the residential amenity of Yew Cottage. Given the borderline separation distance, the rooflights being at an angle on the roof slope, they would not require an obscure glazing condition given their less imposing nature. The mid-storey window servicing the staircase is also considered acceptable with no obscure glazing as views would be transient and set at a lower level than the first floor.

The first-floor window proposed on the west elevation would raise no cause for concern as the closest neighbouring property is the old bakery to the northwest and this is separated by approximately 23 metres and at an oblique angle.

Two dormer windows and a rooflight are proposed on the south elevation; the closest neighbouring property to the south is Ashely Cottage which is set at a distance of approximately 28 metres and is also set at an oblique angle. This relationship is therefore also considered acceptable on residential amenity grounds.

Due to the orientation of the property being set perpendicular to the road, it is not entirely clear what elevations would be considered the principal or side, so for the avoidance of doubt and in the interest of protecting visual amenity, permitted development rights for the installation of any additional first-floor windows on the north and east elevations will be removed in the interest of protecting residential amenity. 

The proposal would see a notable addition of built form at the first-floor level which would impose a degree of impact upon the neighbouring properties, the most impacted property being Mariners Oak to the east. While there may be a degree of overshadowing of Mariners Oak, this would mostly be limited to the front driveway and would not significantly impact the house itself due to the 21-metre separation distance. The proposed dwellinghouse is sited to the west of the property so any overshadowing would be limited to the later hours of the day and would not be so severe as to warrant a refusal of the plans. Due to the orientation of the property, the thinner side elevation would be facing Mariners Oak so despite the close siting to the shared boundary, it would not be considered to impose an oppressive environment upon the neighbouring property.

All properties in the other three directions are sited at such a distance that the proposed works would not be considered to impose any unacceptable levels of overshadowing or overbearing impact.

The proposed outbuildings are very modest in scale, being limited to the ground floor level and would be sited away from any shared boundaries so these would not give rise to any unacceptable levels of overlooking, overshadowing, or overbearing impact.

Conclusion

While there would be a degree of additional overlooking associated with the proposed works, with the obscure glazing conditions imposed, the proposal is not considered to give rise to any unacceptable levels of overlooking. There would also be a modest increase in overshadowing and overbearing impact associated with the additional built form, particularly at the first-floor level, but given the separation distances and orientation of the property, these impacts are not considered so severe as to warrant a refusal of the proposal.

The proposal therefore accords with Core Policy 57 point vii in respect of safeguarding residential amenity.

Highways Impacts, Parking & Rights of Way
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 57 (xiv), 61 and 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.

Assessment 

The existing dwelling proposed for demolition is a two-bedroom property, and the replacement dwelling would be a three-bedroom house. The parking requirement would therefore remain the same (2 parking spaces) which has been demonstrated on the site plan.

The access would remain the same as existing, although concerns have been raised from a neighbouring resident regarding the proposed addition of boundary hedging along the boundary adjacent to the access. There is already a hedge in situ in this position so given that the access arrangement would remain unchanged and the proposal would not result in any material increase in the intensity or frequency of use, the development would not give rise to any additional highway safety impacts. In these circumstances, a condition requiring the provision or ongoing maintenance of visibility splays would not be necessary to make the development acceptable in planning terms.

Wiltshire Council’s Highways department has been consulted on the application and have responded with no objections. The conclusions of the Highways Officer are agreed; having independently assessed the proposed access and parking arrangements, the Local Planning Authority is satisfied that the development would not prejudice highway safety. A condition will be imposed requiring the implementation and retention of the access, parking and turning outlined on the proposed plan, prior to first occupation of the dwelling in the interest of protecting highway safety.

A public right of way (WIHU1) is located immediately to the south of the site. The Right of way has been enclosed on both sides by hedges until recently when the applicant has removed the hedge and replaced it with a post and rail fence. The retention of the fence has been applied for as part of the application and a new hedge is proposed to be planted north of this fence within the garden space of the host dwelling. 

Wiltshire Council’s Rights of Ways Department has been consulted on the application and have raised no objection to the proposed alterations to the boundary, but have noted that the hedge should be planted between 0.5 and 1 metre from the fence to reduce the likelihood of overgrowth onto the footpath, and that it is the applicant’s responsibility to maintain the hedge alongside the footpath to ensure it does not encroach into the wider path. The Rights of Way Officer has also noted that the pedestrian gate should open into the property rather than outward onto the path; revised plans have subsequently been provided showing the gate opening inward and a condition will be imposed to ensure the gate remains inward opening for the lifetime of the development in the interest of protecting the public right of way.

Conclusion

The proposed development would not result in any adverse impact on highway safety or the public footpath. Adequate parking and turning provision would be provided in accordance with Wiltshire’s adopted parking standards, access arrangements are acceptable, and access to the footpath would not be impeded by the proposed works to the boundary, subject to appropriate conditioning.

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
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 most development to deliver a minimum of 10% Biodiversity Net Gain (BNG), demonstrated via:

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

Assessment 

The site is bounded by residential dwellings to the north and south, with areas of grassland, woodland and ponds located within 500m of the site. The development lies within the catchment of the River Avon SAC and therefore has the potential, in principle, to contribute to in‑combination effects through phosphorus discharge.

Wiltshire Council’s Ecology Officer has been consulted on the application and, following the submission of additional information, has raised no objection to the proposal subject to a compliance condition with the submitted details.

A Test of Likely Significance has been undertaken by the Competent Authority in accordance with Regulation 63 of the Conservation of Habitats and Species Regulations 2017 (as amended). As the proposal involves the replacement of an existing dwelling with a single dwelling, with no net increase in overnight accommodation, it has been concluded that there is no mechanism for likely significant effects on the River Avon SAC. The proposal has therefore been screened out of the need for Appropriate Assessment.

A Preliminary Roost Assessment identified evidence of brown long‑eared bat activity within the bungalow and garage. Three emergence surveys undertaken between May and July 2025 recorded no bats emerging from the buildings, although bats were observed using the wider site for foraging and commuting. Notwithstanding this, the presence of bat droppings confirms that a bat roost is present. Under the Conservation of Habitats and Species Regulations 2017, bats and their roosts are legally protected, and a European Protected Species Mitigation Licence will be required prior to the commencement of works. This is a matter controlled under separate legislation and does not weigh against the grant of planning permission.

The site contains small semi‑mature trees, none of which were found to have bat roosting potential.

The submitted technical note proposes the installation of four integrated bat boxes on the eastern gable end of the building, and the proposed plans have been revised at the request of the case officer to also incorporate a Wienerberger Habitat Solitary Bee Brick within the eastern boundary wall at 1.6 metres above ground level, and an RSPB Silhouette hedgehog home, as shown in Appendix 1 and detailed on the approved elevation plans. These measures provide appropriate mitigation and enhancement and will be secured by a compliance condition, as requested by the Ecology Officer.

Three ponds are located within 500m of the site boundary. However, the site itself offers limited suitable habitat, comprising a regularly mown lawn and introduced planting. Natural England’s Rapid Risk Assessment tool indicates that an offence in relation to great crested newts is unlikely. On this basis, it is concluded that the proposal would not adversely affect great crested newts or reptiles.

The proposal constitutes non‑major development which would otherwise fall within the scope of mandatory Biodiversity Net Gain requirements introduced by the Environment Act 2021. However, the development qualifies for the statutory self‑build exemption. A Unilateral Undertaking has been submitted to formally secure this exemption and to ensure that the development is implemented in accordance with the relevant legislative criteria.

Conclusion

The ecological implications of the proposal have been fully considered. Subject to conditions, the development would not result in harm to protected species, priority habitats or ecological networks, and would not give rise to likely significant effects on the River Avon SAC.

Appropriate mitigation and enhancement measures for bats, hedgehogs and bees are proposed and can be secured by condition, with licensing matters controlled under separate legislation. The development benefits from the statutory self‑build exemption in relation to mandatory Biodiversity Net Gain, which is secured through a Unilateral Undertaking.

The proposal is therefore considered to comply with Core Policy 50 of the Wiltshire Core Strategy, the Green and Blue Infrastructure Strategy (2022–2030), and relevant national policy. There are no ecological or biodiversity grounds to refuse planning permission.

Landscape and Visual Impact
Policy Context
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.

Assessment

While the site is situated within the North Wessex Downs National Landscape, the site is set within an urbanised area and currently comprises developed land. As the proposed works would be limited to the established residential curtilage of an existing property, there would be no encroachment into the open countryside, and the proposal would have a neutral impact upon the special qualities of the National Landscape.

Conclusion

The proposal, by virtue of its scale, siting, and design, would not harm the special qualities or scenic character of the North Wessex Downs National Landscape. In doing so, the Local Planning Authority is satisfied that it has complied with its duty under Section 245 of the Levelling‑up and Regeneration Act 2023 by taking proportionate steps to conserve the special qualities of the North Wessex Downs National Landscape through the control of scale, siting and landscaping.

The development therefore complies with Core Policy 51 of the Wiltshire Core Strategy and Paragraph 189 of the NPPF in having a broadly neutral impact upon the National Landscape.

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 

Wiltshire Council’s Drainage Department has been consulted on the application and, following an initial holding objection, additional information has been submitted by the applicant in the form of a detailed Drainage Statement. Having reviewed this information, the Drainage Officer has confirmed that the previously identified concerns have been satisfactorily addressed and has raised no objection to the proposal, subject to conditions.

The submitted drainage strategy proposes a SuDS‑led approach to surface water management, with runoff managed entirely on site via infiltration. Surface water from the roof and courtyard areas would be captured at source through water butts and a green roof, before being conveyed via filter drains providing attenuation and water quality treatment and discharged to a geocellular soakaway located within the rear garden.

The soakaway has been designed in accordance with BRE Digest 365 infiltration testing and conservatively sized using MicroDrainage calculations to accommodate the 1 in 100-year storm event plus a 45% allowance for climate change. No discharge to the public sewer is proposed, and exceedance flows would be directed away from the dwelling, ensuring no increase in flood risk on‑site or elsewhere.

The Drainage Officer is satisfied that the proposed soakaway location accords with the National Standards for Sustainable Drainage Systems, being located a minimum of 5 metres from buildings and structures. A condition requiring the submission and approval of further details relating to final drainage design, levels and exceedance flow routing will be included as part of the approval; this will be required prior to the commencement of works.

Conclusion

The proposed development has been adequately assessed in respect of flood risk and surface water drainage matters. Subject to the imposition of conditions securing the final detailed drainage design, the proposal would not increase flood risk on‑site or elsewhere and would provide an appropriate SuDS‑based solution in accordance with national standards.

The development is therefore considered to comply with Core Policy 67 of the Wiltshire Core Strategy and the relevant provisions of the NPPF, and there are no flood risk or drainage grounds to refuse planning permission.

Other Matters

Concerns have been raised regarding the construction of the proposed boundary wall and whether Certificate B should have been served due to the potential need for foundations within neighbouring land. The applicant has confirmed that all proposed works are located within land under their ownership and control. There is no substantive evidence before the Local Planning Authority to indicate otherwise.

Matters relating to land ownership, boundary positions and the Party Wall etc. Act 1996 are civil matters between landowners and do not provide a basis to withhold or refuse planning permission. An informative will be included alerting the applicant’s attention to the Party Wall etc. Act 1996.

Pre-commencement Condition Agreement

This recommendation includes pre-commencement planning condition(s) relating to the submission/approval of a surface water drainage strategy. 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 11/05/2026.

CIL & Unilateral Undertaking

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. 

Unilateral Undertaking

As of April 2024, development proposals are required to demonstrate a minimum of 10% Biodiversity Net Gain (BNG) in accordance with the Environment Act 2021, the National Planning Policy Framework, Planning Practice Guidance and Core Policy CP50 (Biodiversity and Geodiversity) of the Wiltshire Core Strategy.

The proposal constitutes non‑major development which would otherwise be subject to mandatory Biodiversity Net Gain requirements. However, no biodiversity metric calculation is required in this instance as the development qualifies for the statutory self‑build exemption.

A Unilateral Undertaking has been submitted to formally secure the self‑build exemption and to ensure that the development is implemented in accordance with the criteria set out in the legislation. Subject to the completion of this Unilateral Undertaking, the proposal is considered to comply with national and local biodiversity policy requirements.

PLANNING BALANCE AND CONCLUSION

In assessing the proposal, the Local Planning Authority has identified limited harm arising from the increase in scale and massing compared to the existing bungalow and the site’s location outside defined settlement boundaries. However, these impacts are moderated by the siting of the development within an established residential curtilage, the relationship with neighbouring properties, and the quality of the proposed design.

The proposal is acceptable in principle as a replacement dwelling, would deliver a high standard of design, and would not result in unacceptable impacts in respect of residential amenity, landscape character, heritage assets, highway safety, rights of ways, ecology or flood risk, subject to appropriate conditions.

When weighed in the planning balance, the limited harms identified do not significantly outweigh the benefits of the proposal, and there are no material considerations which indicate that planning permission should be refused. Accordingly, the proposal is considered acceptable in planning terms and in accordance with the Wiltshire Core Strategy, the National Planning Policy Framework, and all other relevant material considerations, subject to conditions.

RECOMMENDATION: That Planning Permission be GRANTED, subject to conditions and the prior completion of a Legal Agreement.
