APPLICATION FOR FULL-PLANNING PERMISSION
CASE OFFICER REPORT

	APPLICATION REFERENCE:
	PL/2026/01839

	APPLICATION TYPE:
	Full planning permission

	SITE ADDRESS:
	Arqiva Site, Forest Hill, Mildenhall, Marlborough, Wiltshire, SN8 3HN

	DEVELOPMENT DESCRIPTION:
	The removal of existing 3no. antennas and replacement with 3no. new antennas and additional 3no. antennas utilising existing support poles on the existing 46.4m lattice tower and ancillary development thereto including removal of 9no ERS units and installation of 21 RRU’s and ancillary development.

	RECOMMENDATION:
	Approve with Conditions



SITE DESCRIPTION/CONTEXT

The application relates to a parcel of land at Arqiva Site, Forest Hill in Mildenhall, Marlborough. The site is located at the top of a hill within the open countryside, with a wooded area to the north, east and west, and open fields to the south. The site currently comprises a telecommunications mast and associated ancillary machinery for the purposes of providing telecommunications services. Mature planting is located on the entire site boundary whereby the built form is screened at ground level, although the mast is highly visible in long-distance views.

The site is situated on the scheduled ancient monument of Camp on Forest Hill (List Entry Number: 100497) and is washed over by the North Wessex Downs National Landscape.

PROPOSAL

The application seeks consent for the removal of 3 existing antennas and their replacement with 3 new antennas, together with the installation of an additional 3 antennas utilising existing support poles on the existing 46.4m lattice tower, and associated ancillary development including the removal of 9 ERS units and the installation of 21 RRUs.

PLANNING HISTORY

E/09/0010/F - Replacement of 4no bayed log periodic antennas with a Sira panel on face frame at 33m, installation of a 0.75m satellite dish at 6m on existing 56m mast. Approved with conditions 16th February 2009.

E/09/0473/FUL - Removal of 3no.redundant omni antennas at a height of 29m mean. Installation of 2no.3G antennas on modified face frame at 24.9m mean. Approved with Conditions 28th May 2009.

14/10594/FUL - Installation of single 30cm transmission dish at 30m height on an existing 56m high broadcast tower together with associated feeder cable and ancillary development including dish mounted bracketry. Approved with Conditions 13th January 2015.

15/03701/FUL - Proposed minor upgrade and addition to existing transmitting station. Approved with Conditions 22nd May 2015.

15/05512/FUL - Installation of 1 no. 60cm transmission dish with support bracket and feeder cable and ancillary development thereto. Approved with Conditions 27th July 2015.

16/11347/PNTEL - Prior notification for the installation of a back-up power generator. Prior Approval Not Required 9th January 2017.

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 14: Spatial Strategy for the Marlborough Community Area.
· Core Policy 41: Sustainable Construction and Low-Carbon Energy
· 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

Neighbourhood Plan:

Marlborough Area Neighbourhood Plan 2021-2036

Supplementary Planning Documents and other Guidance:

· Wiltshire Design Guide (adopted April 2024)
· 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) 

CONSULTATION RESPONSES

Mildenhall Parish Council: Support.

WC Archaeology: No comment. Advise consultation with Historic England.

Historic England: No comment. Advise seeking views of specialist conservation and archaeological advisers.

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.

No comments were 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.

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

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

Assessment

The proposed works relate to minor alterations to an existing telecommunications mast. The acceptability of the telecommunications infrastructure in this position has already been established. The National Planning Policy Framework (December 2024) supports the expansion and upgrading of electronic communications networks, recognising their importance to economic growth and social wellbeing. Paragraphs 119–123 advise that existing masts and structures should be utilised where possible. In this case, the proposal makes efficient use of an established telecommunications site and does not introduce new structures into the landscape.
Conclusion

Minor alterations to the apparatus are therefore considered broadly capable of support subject to detailed planning constraints outlined below.

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 works relate to relatively minor alterations to the apparatus included within the site for the purposes of upgrading the equipment. The works are limited to the replacement of three antennae with three new antennae, as well as the installation of an additional three. The addition of the antennae would have no material impact upon the appearance of the telecommunications tower. 9 ERS units are also proposed for removal alongside the installation of 21 RRU’s; these would be viewed within the context of the existing utilitarian built form on site and would be blocked from view at ground level due to the mature foliage on all boundary treatments.

Overall, the proposed scheme comprises modest alterations to the existing site, having no material impact upon its visual appearance.

Conclusion

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

Impact on Heritage Assets
Policy Context
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.” 

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 situated on the scheduled ancient monument of Camp on Forest Hill (List Entry Number: 100497). The site comprises a telecommunications mast with associated machinery which is screened at ground level by mature planting but the mast remains highly visible in long-distance views.

As discussed in the previous visual amenity section, the proposed works comprise modest alterations to the existing telecommunications mast which would have no material impact upon the appearance of the structure. The proposed works would result in no harm, or at most negligible harm, to the significance of the scheduled monument and its setting. Having given considerable importance and weight to the conservation of the heritage asset, it is concluded that the statutory duty is satisfied.

Conclusion

Due to the modest nature of the proposals there would be no harm, or at most negligible harm, imposed upon the scheduled monument. The development is therefore considered to comply with Core Policy 58 of the Wiltshire Core Strategy and the relevant provisions of the NPPF, as well as the statutory duties relating to scheduled monuments.

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

Due to the modest nature of the proposed works and the isolated location of the site, there are no concerns raised regarding residential amenity. There is no risk of any overlooking, overshadowing or overbearing impact. There would also be no material changes to noise generated at the site that would give rise to any concern regarding residential amenity.

Conclusion

The proposal would not give rise to any residential amenity impact; the proposal therefore accords with Core Policy 57 point vii in respect of safeguarding residential amenity.

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 and conclusion

The application site is not subject to any statutory or non-statutory ecological designations, and the scale and nature of development is such that significant harm to biodiversity is unlikely.

The proposed works would impact less than 25 square metres of habitat space and would therefore comply with the de minimis exemption from the biodiversity net gain requirements as set out in Regulation 4 of the Biodiversity Gain Requirements (Exemptions) Regulations 2024.

The proposal is therefore considered exempt from the requirement to deliver Biodiversity Net Gain under Schedule 7A, Section 4(2)(a) of the Town and Country Planning Act 1990, as inserted by the Environment Act 2021.

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

The proposed works are minor and would have no material impact upon the appearance of the structure within the wider landscape. All proposed works at the ground level would be screened by existing mature planting on the site boundary and the works proposed to the telecommunications mast would not materially alter its landscape impact due to their modest nature.

In reaching this conclusion, the Local Planning Authority has actively sought to further the purpose of conserving and enhancing the natural beauty of the North Wessex Downs National Landscape and is satisfied that the modest scale of change would not undermine its special qualities.

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.

The development therefore complies with Core Policy 51 of the Wiltshire Core Strategy and Paragraph 189 of the NPPF in conserving and enhancing the National Landscape.

PLANNING BALANCE AND CONCLUSION

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

In the planning balance, the modest public benefit of improved telecommunications infrastructure is afforded limited but positive weight. This is weighed against the sensitive location within a National Landscape and scheduled monument. Given the absence of harm to these designated assets, the balance clearly favours approval.

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

RECOMMENDATION:  That Planning Permission be GRANTED subject to conditions.

