APPLICATION FOR FULL-PLANNING PERMISSION
CASE OFFICER REPORT

	APPLICATION REFERENCE:
	PL/2026/01591

	APPLICATION TYPE:
	Full planning permission

	SITE ADDRESS:
	St Patricks Garrison Church, St Patricks Avenue, Tidworth, SP9 7BS

	DEVELOPMENT DESCRIPTION:
	Replacement of roofing and general refurbishment works

	RECOMMENDATION:
	Approve with Conditions



SITE DESCRIPTION/CONTEXT
St Patricks Garrison Church is a Grade II listed church which stands within the settlement boundary of the Market Town of Tidworth. The site does not lie within a conservation area or National Landscape and is largely surrounded by army barracks with st Michaels Garrison Church to the southeast.

PROPOSAL
The proposal is for internal and external alterations to the church buildings. There is no requirement for a Listed Building Consent as the building benefits from exemption under the Ecclesiastical Exemption (Listed Buildings and Conservation Areas) (England) Order 2010. Planning permission is however required for any operational development proposed.

The church is Grade II listed and in need of upgrade and repair. The listing does not cover the vestry, presbytery and the stores building. The proposed changes submitted under this application are:

External
Repairs to Bath dressed stone quoins and some knapped flint on the walls.
Mortar pointing where required
Slate roofing replaced with natural slate.
Renewal of leadwork, battens and membrane.
Installation of rolled lead ridge detail
Bitumen felt replaced with TLX bat safe breathable membrane
Tower roof fibre cement tiles to be replaced with natural slate and a rolled lead hip detail
Existing flat roofs to be renewed with dark grey 3 ply bituminous felt
Rainwater goods to be refurbished and where currently PVC will be replaced with cast iron to match existing
Leaded cap to Knapen vents
Stained glass window lead repairs
Refurbishment of historical doors
Plant room door to tower to be replaced with aluminium plant door
Lightning conductors renewed and replaced
Low pitch roofs to be replaced with standing seam zinc
Timber windows to vestry to be replaced with aluminium
Concrete cill to be replaced with bath stone
Timber door to larger stores to be replaced with aluminium
Timber door like for like replacement on smaller stores
Vestry render finish to be replaced with lime render to match existing stone colour

Internal
Timber roof structure to be repaired where required
Internal doors to be upgraded to fire doors where necessary
Repainting of water damaged walls and ceilings
Asbestos soffit tiles to Nave ceiling to be removed and replaced with a skimmed plasterboard finish to match existing appearance
New partition wall on tower lobby to enclose fire compartment
New suspended ceiling to flat concrete soffit to the chapel and part of vestry to hide cable runs
Refurbish parquet and timber floors, carpets renewed
Asbestos floor materials removed
Possible restoration of potential green Ebernite floor in the Sactuary
Lighting and wiring replaced
Heating emitters and pipework replaced
Metal oil tank replaced with modern bunded tank

Landscaping
Repairs to gates and fences
New bath stone capping on retaining wall
Redirection of footpath from St Patricks Avenue
Tarmac cut back around building, introduction of new flint gravel channel with concrete edging
New removable ramp to the Presbytery
Grading of floor finish up to the side entrance to the Nave
New LED lighting
New noticeboard


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
· Ecclesiastical Exemption (Listed Buildings and Conservation Areas) (England) Order 2010
Development Plan:
The development plan for Wiltshire comprises the Wiltshire Core Strategy (WCS) (adopted January 2015) and any made neighbourhood plans, which remains the principal statutory planning document guiding development across the county. In line with Section 38(6) of the Planning and Compulsory Purchase Act 2004, planning decisions must be made in accordance with the development plan unless material considerations indicate otherwise.

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

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

· Core Policy 1 Settlement Strategy
· Core Policy 2 Delivery Strategy
· Core Policy 3 Infrastructure Requirements;
· Core Policy 41 Sustainable Construction and Low-Carbon Energy;
· Core Policy 50 Biodiversity and Geodiversity;
· Core Policy 51 Landscape
· Core Policy 52 Green Infrastructure 
· Core Policy 55 Air Quality;
· Core Policy 56 Contaminated Land;
· 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 62 Development Impacts on the Transport Network;
· Core Policy 64 Demand Management
· Core Policy 67 Flood Risk;

Draft Wiltshire Local Plan Policies 
At Full Council on 19 May, the elected members of Wiltshire Council agreed to withdraw the emerging WLP. It will now be subject to a legal process to finalise its withdrawal – which is likely to happen in July or August (2026). The said Plan has no material weight for the purposes of the application.

Neighbourhood Plan:
N/A

Supplementary Planning Documents and other Guidance: 
· Wiltshire Design Guide (adopted April 2024)
· A Green & Blue Infrastructure Strategy for Wiltshire: Wiltshire’s Natural Environment Plan 2022-2030


ISSUES 

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

· 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 (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)


CONSULTATION RESPONSES 
[bookmark: _Hlk206417654]
WC Conservation: No objection

WC Archaeology: No objection 

WC Ecology:  No objection subject to condition regarding compliance with submitted documents

WC Arboricultural officer: No objection 

Tidworth Town Council: No comment at time of writing report

REPRESENTATIONS
In accordance with the requirements of the Town and Country Planning (Development Management Procedure) (England) Order 2015 (as amended), the application was publicised by way of:
 
· Neighbour notification letters sent to adjoining and nearby properties;
· A site notice displayed near the site; 
· An advertisement placed in the local press. 
 
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.

No third-party representations have been received.

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

Core Policy 49 sets out to support the enhancement and sensitive adaptation of community facilities—including places of worship—to maintain their long‑term function and community value.

Assessment 
The proposal is for internal and external alterations to the church, its grounds and access and adjoining buildings. These works constitute a modest level of intervention and do not affect the church’s ability to function as a place of worship. Instead, they enhance its continued viability and inclusive use. 

Conclusion
The development, therefore, aligns with Core Policy 49; as such, the principle of development can be supported, subject to a robust assessment against other relevant policies and legislation.

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 
Proposed works to the listed building and associated buildings amount mostly to repair and refurbishment, which will preserve and enhance the buildings as well as the setting of the listed building. The proposed alteration of the pedestrian access will reduce the potential for impact on the root areas of nearby trees.

Conclusion
The proposal therefore accords with Core policy 57 through responding to the natural and historic environment and preserving the existing trees. The design of the proposed works is considered acceptable and the character of the area will be preserved.

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 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.

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: 

Paragraph 208 requires LPAs should “avoid or minimise any conflict” between the heritage asset’s conservation (which includes achieving its optimum viable use) and any aspect of a proposal. 

Paragraph 210 requires local planning authorities should take account of the desirability of sustaining and enhancing the significance of heritage assets and putting them to viable new uses and of new development making a positive contribution to local character and distinctiveness. 

Paragraphs 212 requires “great weight” to be given to an asset’s conservation “irrespective of whether any potential harm amounts to substantial harm, total loss or less than substantial harm to its significance.” 

Paragraph 213 advises that harm to the significance of a designated heritage asset should require “clear and convincing justification”.

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 proposed works are primarily for repair and refurbishment of the listed building and associated buildings. The Council’s Conservation Officer confirms that the listed building benefits from Ecclesiastical Exemption under the Ecclesiastical Exemption (Listed Buildings and Conservation Areas)(England) Order 2010. Responsibility lies with the Diocese of the Forces who have granted consent under their own processes.

With regard to the proposed works the Conservation Officer (CO) comments:

I had reviewed the proposals prior to conclusion of the exemption discussions, and am satisfied that the works requiring planning permission raise no concerns with regard to the character and setting of the listed building. The works are carefully designed and seek to contribute to the preservation of the building for generations to come. The specification all appears to be in order, including the use of Welsh slates (to be hung traditionally). The replacement of doors and windows in the linked southern range, and application of lime render, will all offer visual improvements to the setting of the church.

The comments received from the CO are agreed, the proposals seek to preserve the building through sympathetic refurbishment and repair and upgrading with appropriate materials where required.

Both the CO and the case officer are comfortable with the level of detail provided within the application and no further information regarding materials is required.

Conclusion
In accordance with Section 66 of the Planning (Listed Building and Conservation Areas) Act 1990 the Council has given special regard to the desirability of preserving listed buildings, their settings or any features of special architectural or historic interest which they possess. It is concluded that there are no concerns regarding the character and setting of the listed building as a result of this proposal.

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.

Due to low-key nature of the proposed works, being restricted to structural and material improvements to the listed ecclesiastical building and the supporting structures, plus a minor change in pedestrian access it is considered that there will no material change in the appearance or scale of the buildings and as such there will be no impact on neighbouring  amenity.

In addition, the proposals will improve the amenity of those utilising this community worship facility.

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 
There are no proposals to change vehicle access or parking arrangements or potential congregation capacity. 

The pedestrian access onto St Patricks Avenue will be moved slightly, however this will have no highways impact.

Conclusion
It is considered that there will be no impact on highway safety or infrastructure as a result of this proposal which therefore accords with WCS Core Policies 60-64.

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 Council’s ecology officer has assessed the proposal and advised that as the application site lies within the 6.4km zone of influence of the Salisbury Plain SPA and potential impact of recreational pressure on stone curlew, in combination with other plans and projects, must be considered. In addition the development falls within the catchment of the River Avon SAC and therefore has potential to cause adverse effects alone or in combination with other developments through discharge of phosphorous in wastewater.

A test of likely significance has been carried out by the relevant Competent Authority (Wiltshire Council) as required by Regulation 63 of the Conservation of Habitats and Species Regulations 2017 (as amended). This concluded that since there is no proposal to create any overnight accommodation, there would be no overall mechanism for adverse effect. The HRA has concluded that the application is not likely to have significant impact on Salisbury Plain SPA or the River Avon SAC and subsequently the application is screened out of Appropriate Assessment.

Protected species
The site was subject of a preliminary roost assessment that identified the church as high bat roosting potential. Three emergence surveys were undertaken. No bats were observed emerging from the building. A bat dropping was observed and subsequent investigation was undertaken. The council’s ecologist agrees with the findings of the final report that it is unlikely that the building is used by roosting bats. Precautionary mitigation is detailed and will be conditioned.

The wider site supports notable levels of bat foraging and community activity. An increase in artificial lux levels can deter bats which could result in roost abandonment and/or the severance of key foraging areas. This will likely result in a significant negative impact upon the health of bat populations across the region. Any new lighting should therefore be for the purposes for safe access and security and be in accordance with the appropriate Environmental Zone standards set out by the Institute of Lighting Engineers in their publication GN01:2021, ‘Guidance for the Reduction of Obtrusive Light’ (ILP, 2021), and Guidance note GN08-18 “Bats and artificial lighting in the UK”, issued by the Bat Conservation Trust and Institution of Lighting Professionals. An informative will be attached in this regard. Said trees are outside the red line site boundary, but, as confirmed by the agent, still within the ownership of DIO. As such a condition cannot be enforced, but an informative will be added to the consent.

The adults, young, eggs and nests of all species of birds are protected by the Wildlife and Countryside Act 1981 (as amended) while they are breeding. Please be advised that works should not take place that will harm nesting birds (such as vegetation clearance or building demolition) from March to August inclusive. The applicant is advised to check any structure or vegetation capable of supporting breeding birds and delay removing or altering such features until after young birds have fledged.

Given that the works are restricted to the building and will not impact any other habitats, it is unlikely that any other protected species will be adversely affected.

Biodiversity Net Gain
Due to the nature of the proposal, it is considered that there is no impact on priority habitat and impact on less than 25m2 of onsite habitat. Therefore, the proposal is exempt from the provision of biodiversity net gain.

Conclusion
It is considered that there will be no adverse impact on ecology or biodiversity as a result of this proposal. The proposal avoids harm to ecological assets and supports habitat connectivity in accordance with Core Policy 50.

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.

Assessment
The church stands within the market town of Tidworth, surrounded by existing built form. The proposals will not increase the visibility of the church through an increase in scale or significant alteration in materials.

Conclusion
It is therefore considered that there will be no visual impact of the proposal on the landscape and that the proposal therefore accords with Core Policy 51 by respecting local distinctiveness and preserving landscape character.

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 
There are no proposals to increase the hard surface area of the existing site, nor to undertake works that would reduce ground levels. The site is in Flood Zone 1.

Conclusion
There is considered to be no increased flood risk as a result of this proposal in accordance with CP67.

Environmental Considerations (Noise, Air Quality, Contaminated Land, etc.)
Policy Context
Core Policies 55 and 56 of the Wiltshire Core Strategy require:
· Development proposals to avoid unacceptable environmental impacts.
· To provide appropriate mitigation where risks are identified.

The NPPF and Planning Practice Guidance (PPG) reinforce this by stating that proposals should:

· Prevent development that contributes to or is exposed to unacceptable pollution.
· Ensure developer responsibility for safe development on contaminated land.

Wiltshire Council’s Air Quality SPD (2023) provides detailed guidance, especially near Air Quality Management Areas (AQMAs) and encourages mitigation such as:
· EV charging infrastructure
· Green buffers
· Sustainable transport options

Assessment 
Due to the nature of the proposed works it is considered that there will be no environmental impacts form the development and the proposals accord with Core Policies 55 and 56



PLANNING BALANCE AND CONCLUSION

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

The principle of development is considered acceptable when assessed against the settlement strategy of the Wiltshire Core Strategy.

The proposal is broadly compliant with relevant local and national planning policies in respect of residential amenity, heritage, landscape, highway safety, flood risk and drainage, ecology and biodiversity, and environmental impacts, subject to the recommended conditions and any necessary mitigation measures. 

The development would deliver clear benefits, including preservation and enhancement of a listed building, preservation of its character and setting and preservation of biodiversity, which weigh positively in the overall planning balance.

No material considerations or harms have been identified that would significantly and demonstrably outweigh these benefits or indicate that permission should be refused, having regard to the assessment above and the representations received. 

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.


RECOMMENDATION:
That Planning Permission be GRANTED, subject to conditions 


