APPLICATION FOR FULL-PLANNING PERMISSION
CASE OFFICER REPORT

	APPLICATION REFERENCE:
	PL/2025/09363

	APPLICATION TYPE:
	Full planning permission

	SITE ADDRESS:
	53B Salt Lane, Salisbury, SP1 1EG

	DEVELOPMENT DESCRIPTION:
	Change of use and conversion of Cafe to Ground Floor (Use Class C3) to a one bedroom flat. 
Retention of existing shop signage and replacement of existing shop frontage with
uPVC windows and door

	RECOMMENDATION:
	Approve with Conditions



SITE DESCRIPTION/CONTEXT

The application site relates to an existing café located on ground floor of a property located on the corner of Salt Lane and Greencroft Street, opposite The Greencroft (a public park). 
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The site is located within the Salisbury conservation area and adjacent to a grade 2 listed building located to the west of the application site. There are many other listed buildings in the locality, listed buildings are marked with black hatching on the map extract below. 
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The site is located within the Eastern Chequers and is located within the settlement boundary for the Principal Settlement of Salisbury as defined by WCS policies CP1 (Settlement Strategy), CP2 (Delivery Strategy) and CP20 (Salisbury Community Area).
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Whilst the site is some distance from the river it is in Flood Zone 1; and is in an area that is at low risk of Ground Water flooding (Groundwater levels are between 0.5m and 5 metres below the ground surface, there is a risk of flooding to subsurface assets but surface manifestation of groundwater is unlikely) , it is situated within the catchment of the River Avon Special Area for Conservation (SAC). The site also lies within the 13.8km zone of influence for the New Forest protected sites, which comprises the New Forest SPA, New Forest SAC and New Forest Ramsar site.

PROPOSAL

The application is seeking consent for the change of use of an existing café located on the ground floor of the property to a one bedroom flat. The proposals also seek retrospective consent for changes to the shopfront. 

Of note, the application as initially submitted was lacking in details and information and did not include reference to the works undertaken to the shopfront.  The applicant was requested to amend the submission to provide amended and additional information to allow the application to be restarted and fully considered.

Therefore, on the public file on the Council’s website there are additional comments received from consultees that include initial comments and then a second comment following re-consultation. 

PLANNING HISTORY

	[bookmark: _bc9eaa23_7b84_4e11_8860_67eb8bbe0c9e]

	Proposal / Summary

	S/1995/0646 - Full planning permission Decision - Approve with Conditions Date: 19/6/1995 – SMALL COFFEE SHOP (OPENING HOURS 11.00 AM - 5.00 PM (NO EVENING TRADE)

	S/1998/1442 - Full planning permission Decision - Refused Date: 29/12/1998 – VARIATION TO CONDITION 3 OF PP S/95/646 TO EXTEND OPENING HOURS TO 7.45AM TO 10.45PM

	S/2008/1501 - Full planning permission Decision - Approved Date: 24/10/2008 – ERECT BALCONY GUARD RAIL

	S/1992/0947 - Full planning permission Decision - Approve with Conditions Date: 26/8/1992 – CHANGE OF USE FROM RETAIL TO OFFICE USE

	

	



RELEVANT LEGISLATION, POLICIES AND GUIDANCE 

Statutory Legislation: 

S66 and S72 - The Planning (Listed Buildings and Conservation Areas) Act 1990

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:

Core Policy 1 - Settlement Strategy
Core Policy 2 - Delivery Strategy
Core Policy 3 - Infrastructure Requirements
Core Policy 20 - Development in the Salisbury Community Area
Core Policy 38 - Retail and leisure
Core Policy 50 - Biodiversity and Geodiversity
Core Policy 52 - Green Infrastructure
Core Policy 55 - Air quality
Core Policy 57 - Design and amenity
Core Policy 58 - Ensuring the conservation of the historic environment
Core Policies 60 - 66 Transport and Development
Core Policy 69 - Protection of River Avon SAC

Saved policies from Salisbury District Local Plan:

H4 – Eastern Chequers
S10 - Shopfront

Salisbury Neighbourhood Plan:

Supplementary Planning Documents and other Guidance: 

Wiltshire Design Guide (adopted April 2024)
Wiltshire Local Transport Plan 2011-2026, adopted 2015 - including the Car Parking Strategy and Cycling Strategy, adopted 2015
Wiltshire Council’s Waste Core Strategy, adopted July 2009 
Wiltshire Council’s Waste Storage and Collection: Guidance for Developers Supplementary Planning Document, January 2017
Wiltshire Housing Site Allocations Plan, adopted 25 February 2020
Creating Places Design Guide 
Shopfronts & Advertisement Design 2004
Achieving Sustainable Development 2005
Salisbury City Central Area Framework
Salisbury conservation area appraisal

ISSUES 

Principle of development;
Impact on the character and appearance of the surrounding area designated a conservation area and adjacent listed building;
Amenity of the occupiers of the proposed and existing properties;
Highway considerations;  
Ecology

CONSULTATION RESPONSES 

City Council – support

Conservation - The works to change the shopfront required planning permission. This application doesn't appear to be seeking retrospective consent for that, although it does discuss the works. The site is on a prominent corner in the Salisbury City CA and is attached at the west to a listed building (51 Salt Lane). Such prominent use of upvc would not have been supported, as was noted in the 2021 preapp.

The change of use itself is hard to argue with, given the position and noting that much of the cafe's business depended on council staff from Bourne Hill, no longer there en masse. I would have expected a condition restricting PD rights to have been imposed in order to control the kind of work that has now been undertaken. This would have enabled preservation of the timber shopfront, or at least a more sensitive replacement. That said, the overall impact is not considerable, and it still looks like the rather opportunistic corner infill that it is. I do think the flue through the frontage is objectionable and this needs to be addressed in a more discreet fashion, probably through the flat roof.

Following the submission of amended plans which included the works to the elevations, no further comments were received from the conservation officer. 

Highways - The site does not benefit from any off-street parking; however, it is located within the city centre, close to facilities, amenities, employment opportunities and public transport links that any future occupier may need. There are a small number of on-street parking spaces in the vicinity of the site, controlled by the residents parking scheme, otherwise all parking is restricted by double yellow lines.

The property has an existing use that generates the need for parking that cannot be fulfilled and therefore, I do not consider that the proposal would be detrimental to the local highway network.

I raise no highway objection.

Ecology – No objection subject to conditions

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.

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.

Principle of Development

At the heart of the NPPF is a presumption in favour of sustainable development and the Settlement and Delivery Strategies of the Core Strategy are designed to ensure new development fulfils the fundamental principles of sustainability. This means focusing growth around settlements with a range of facilities, where local housing, service and employment needs can be met in a sustainable manner. A hierarchy has been identified based on the size
and function of settlements, which is the basis for setting out how the Spatial Strategy will deliver the levels of growth.

Core Policy 1 of the Wiltshire Core Strategy sets out the 'Settlement Strategy' for the county, and identifies four tiers of settlement - Principal Settlements, Market Towns, Local Service Centres, and Large and Small Villages. Only the Principal Settlements, Market Towns, Local Service Centres and Large Villages have defined limits of development/settlement boundaries.

Core Policy 2 of the Wiltshire Core Strategy sets out the 'Delivery Strategy'. It identifies the scale of growth appropriate within each settlement tier, stating that within the limits of development, as defined on the policies map, there is a presumption in favour of sustainable development at the Principal Settlements, Market Towns, Local Service Centres and Large Villages.

Salisbury is defined as a Principal Settlement, and the site lies within the defined settlement boundary of Salisbury and is also within the Salisbury Central Area and within the Eastern Chequers where the principle of redevelopment of land for residential purposes is acceptable
in accordance saved policy H4 of the Salisbury District Local Plan.

However, the proposals will result in the loss of the existing café use. National and Local Planning Policies (in particular Wiltshire Core Strategy Policy 38) aim to concentrate main town centre uses (including cafes) in town and city centres, where development can be accessed by a range of sustainable transport options. The adopted Salisbury City Area Framework (CAF) document is also relevant, the aims of which are to enhance the city centre and indicates the Council’s strategy to enhance the city centre experience for users, and to enhance the retail and commercial attractiveness of the centre.

The CAF identifies that ‘the NPPF recognises the importance of town centres at the heart of local communities, and requires Local Planning Authorities to positively support growth, management and adaptation. Town centres should be allowed to grow and diversify in response to rapid changes in market demands, and the NPPF recognises that residential development can play an important role in ensuring vitality in town centres. Development should add to the overall quality of an area and establish a strong sense of place.’

The CAF splits Salisbury city centre into 9 different character areas defining its role and function within the central area and then contains a vision for how each of the areas should move forward in the future. It identifies Key features of those areas and then identifies how the areas should evolve going forward. The site is located within the Chequers character area.

The CAF recommends the following Key Objective for the Chequers Character Area: To enhance the mixed-use character of the Chequers with a focus on urban living, employment, retail, leisure and culture. This should be sought by:

• considering the future redevelopment of Salt Lane car park for a mix of uses, focusing on residential, with cafés and restaurants• considering the future redevelopment of Brown Street car park for a mix of uses, potentially including residential, retail and hotel/tourism uses
• strengthening pedestrian routes between Culver Street car park and the city centre (Brewery
Lane/Milford Street)
• creating a clear pedestrian prioritised ‘stepping stone’ route to Salisbury Arts Centre, without
compromising the characteristics of the Chequers street pattern
• creating pedestrian-prioritised streets or spaces to allow active uses to spill out and create
vibrancy in the area
• working with Winchester Street traders to support activity in this area
• enhancing the public realm.

The CAF states that the hierarchy within the Chequers is focused on the Market Place, where the scale and intensity of the built form is greatest and identifies the eastern areas as being generally quieter and more residential in character (although commercial activity stretches along Milford Street and Winchester Street from the main shopping areas) and the northern part of the Chequers (including the development site) is a fine-grained area dominated by residential uses and small independent establishments like The Five Bells and The Pheasant Public Houses.

As such, it is not considered the loss of the café will harm this area of the Chequers which is identified as being more residential character and there is no objection in principle to the change of use to residential.

The principle of development is also subject to compliance with other relevant planning policies and the normal range of material considerations that have to be taken into account when determining a planning application and a judgement is necessary in terms of all the
development impacts considered below.

5 Year Housing Land Supply 

The Wiltshire Housing Land Supply Statement (June 2026) 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 2.8 years housing land supply of housing at a unitary authority level. This is considered to be a substantial shortfall.
 
The absence of a five-year housing land supply is a material consideration in the determination of this application. In accordance with Paragraphs 78 and 11(d) of the National Planning Policy Framework (NPPF), for applications involving the provision of housing, where there is a shortfall in the supply of deliverable housing sites, the most important policies for determining the application should be considered out of date. The current housing land supply shortfall is a factor that must be considered in the planning balance and in this case, as a five-year housing land supply cannot be demonstrated, the weight that can be applied to the most important policies for determining this application should be assessed and altered in the light of the shortage in housing land supply. The proposal must be assessed against the national policy context of the need to boost housing supply and the benefits of delivering new homes whilst having particular regard to the key policies set out in paragraph 11(d)(ii) and Footnote 9 of the NPPF.

Impact on the character and appearance of the surrounding area designated a conservation area and adjacent listed building

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 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. 

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.

Saved Policy S10: Alterations to existing shopfronts will be permitted provided the proposed alterations respect the historic character and scale of the building or group of buildings. The proposals specifically include new double-glazed upvc windows and door. 

In this instance, it is understood that the café has been closed for some time and the premises are vacant. Given that the surrounding area is a mixed use area, which is predominantly residential immediately surrounding the application site except for the printing shop to the south, it is not considered that the change of use to C3 residential will have an adverse impact on the character of the area. 

The conservation officer has been consulted and raised no objections in relation to the adjacent listed building. In terms of the impact of the changes undertaken to the shop front, it is unfortunate that these works have already been done and the timber shopfront replaced by upvc which is not really appropriate for a property located within the conservation area. However, the property is a small premises with a small frontage, the amount of upvc is therefore not excessive. The conservation officer has not objected to the changes to the shopfront; the amended drawings no longer show a flue on the front elevation. Therefore, on balance it is considered that the changes to the shopfront do not cause significant harm to the character of the conservation area. 

Amenity

Point vii of Core Policy 57 - Ensuring High Quality Design and Place Shaping of the Wiltshire Core Strategy seeks to ensure that developments do not adversely affect neighbouring properties.

The National Planning Policy Framework (NPPF), particularly Paragraph 135(f), stresses that planning decisions should ensure developments provide a high standard of amenity for existing and future users.  

The proposals relate to the change of use of the ground floor from café to C3 residential with changes to the shopfront. The property is located within an area comprising predominantly residential. There is likely to be noise disturbance from a cite centre use and the adjacent roads, however such noise is acceptable in city centre locations.  The proposed floor plans show the bedroom located towards the rear of the property with the new kitchen located at the front in the shopfront; this arrangement is considered the best for alleviating noise disturbance overnight. 

The property has a small private external courtyard to the rear and is also located opposite the Greencroft public park, therefore future occupiers of the property have access to plenty of outside space. The proposals are therefore considered to provide a suitable level of amenity for future occupiers of the property. 

The proposed change of use and associated works are considered compatible with the surrounding uses and are not considered to pose harm to the amenity of occupiers of surrounding properties. 

Highways Impacts and Parking 

Transport implications are a key factor in assessing planning applications, especially for larger developments. Proposals must demonstrate:

· Safe and suitable access for all users, including pedestrians, cyclists, and those with mobility impairments.
· No severe residual impacts on the surrounding highway network.
· Promotion of sustainable travel, reducing reliance on private vehicles.
· Adequate parking and cycle provision, in line with adopted standards.
· Protection and enhancement of public rights of way and active travel routes.

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

In this instance, the application site has no existing parking and is located within the City Centre within walking distance of facilities and services; there is also good access to good public transport. 

The site is considered to be located in a sustainable location, and the proposed development has raised no objections with the Highway Authority, therefore it is concluded that the development would not result in unacceptable highway safety impacts. 

Ecology and Biodiversity

New Forest Protected Sites - The proposed development site lies within the 13.8km zone of influence for the New Forest internationally protected  sites,  which comprises the  New  Forest  SPA,  New  Forest SAC and  New  Forest  Ramsar  site.

Therefore, the application is screened into appropriate assessment under the Conservation of Habitats and Species Regulations 2017 (as amended) on account of its potential to cause adverse effects on the New Forest protected sites through increased recreational pressure which may occur alone and in-combination with other plans and projects.

In line with the Councils Interim Mitigation Strategy, the applicant has agreed to pay the SAMM payment requirements of £660 per dwelling/tourism unit (plus legal and admin fees). This will be secured via a S111 agreement at determination. Unilateral undertakings or s106 agreements are also available to ensure the necessary mitigation is secured.

This will enable the Council to conclude, subject to endorsement from Natural England, that the development proposed by means of this application will not lead to significant adverse effects on the New Forest protected sites alone or in-combination with other plans and projects.

The cost of developer contributions to mitigate the burden would be £660 plus legal and admin fees. The applicant should be directed to the Guidance Note for Completing Agreements Under S111 of the Local Government Act 1972.

It is considered that this approach delivers the required level of certainty to secure effective mitigation for the recreational  burdens  of  this  planning  application.  There  will  be  no  in  combination  effects  with  other developments, therefore we can conclude that there would be no adverse effect on the integrity of the above European Sites as a result of the development.

Habitat  Regulations  Assessment:  River  Avon  Special  Area  of  Conservation  (SAC)  Hampshire Catchment

This development falls within the catchment of the River Avon SAC and has potential to cause adverse effects alone or in combination with other developments through discharge of phosphorus in wastewater. Appropriate Assessment  (AA)  must  be  carried  out  by  the  relevant  Competent  Authority  (the  LPA)  to determine the potential significant effects, and the suitability of any measures proposed to avoid or mitigate those effects.

The submitted nutrient  calculation calculated  a  total  phosphorus  budget  of 0.11 kg  TP/year  pre  2030 and 0.03 kg TP/year post 2030. The budget has been approved by Wiltshire Council.
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A Council-led scheme of phosphorus credits will be available for development which meets certain criteria at a fixed cost per kilogram of phosphorus, provided supply of mitigation is available. A completed Hampshire Avon Credit Screening Approval Certificate is required to apply for this scheme. The ecology section of this certificate has been completed by the Council’s ecology team for this application. This certificate can only be issued by the case officer if the application meets the two deliverability tests. Further details of the Council-led  scheme,  including  eligibility  criteria,  current  cost  to purchase credits,  and  details  of  how  to  apply,  is available on our website Phosphorus and nitrogen mitigation - Wiltshire Council

Council-issued  phosphorus  credits  are  expected  to  be  available;  to  ensure  that  adequate  mitigation  is secured and deliverable for this development, it is advised that the necessary credits are secured as part of the permission. In the absence of a legal agreement the mitigation fee and administration charge for the scheme  can  be  paid  by  a  section  111. The  administration  fee  should  be  paid  on  the  granting of permission, and the mitigation fee is payable prior to commencement of development.

Where an applicant chooses to progress without securing mitigation at permission stage, nutrient neutrality must  be  secured,  before  any  development  can  lawfully commence,  via  a  planning  obligation  (Grampian condition or legal agreement).

If the applicant elects to pursue this route, it should be noted that the planning permission will neither secure bespoke  mitigation  nor  reserve  any  Council  phosphorus  credits.  Consequently,  there remains a  risk  that adequate mitigation may not be available, which could prevent the development from lawfully commencing. The agent has requested Grampian conditions be added to any permission.

A  bespoke  AA  must  be  prepared  and  sent  to NE; the  application  must  not  be determined until  NE  have endorsed the AA.

An AA has been carried out and has been passed to Natural England for endorsing; NE have confirmed acceptance of this - 

Natural England notes that your authority, as competent authority, has undertaken an appropriate assessment of the proposal in accordance with regulation 63 of the Conservation of Species and Habitats Regulations 2017 (as amended). Natural England is a statutory consultee on the appropriate assessment stage of the Habitats Regulations Assessment process.
 
Your appropriate assessment concludes that your authority is able to ascertain that the proposal will not result in adverse effects on the integrity of any of the sites in question. Having considered the assessment, and the measures proposed to mitigate for all identified adverse effects that could potentially occur as a result of the proposal, Natural England advises that we concur with the assessment conclusions, providing that all mitigation measures are appropriately secured in any planning permission given.


Biodiversity Net Gain

From 12 February 2024 Biodiversity Net Gain (BNG) became mandatory under Schedule 7A of the Town and Country Planning Act 1990 (as inserted by Schedule 14 of the Environment Act 2021). Based on the information available the biodiversity gain planning condition is not considered to apply to this application as the development meets the following criteria and is therefore below the de minimis threshold, meaning the development: does not impact an onsite priority habitat (a habitat specified in a list published under section 41 of the Natural Environment and Rural Communities Act 2006); and impacts less than 25 square metres of onsite habitat that has biodiversity value greater than zero and less than 5 metres in length of onsite linear habitat (as defined in the statutory metric).

CIL

The Community Infrastructure Levy (CIL) came into effect on the 18th May 2015; and is a fixed, non-negotiable charge on new development. The amount is based upon the size of a development and is charged in pounds per square metre. It varies according to the type of development (e.g. residential, retail or employment uses) and in which area of Wiltshire the development takes place. The Wiltshire CIL Charging Schedule sets out the CIL rates that apply to different types of development in different parts of the county.

CIL will contribute towards the “funding gap” between the total cost of infrastructure necessary
to deliver new development and the amount of funding available from other sources.

 CIL is charged on commencement of development and is separate from the planning decision
process, being administered by a separate department. Further information is available on the
following website: Community Infrastructure Levy - Wiltshire Council

CONCLUSION

The proposed development is considered to be acceptable in terms of its design, impact on the character and context of the area, highway safety, amenity and heritage assets or ecology. 

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 

1. The development hereby permitted shall be begun before the expiration of three years from the date of this permission.

REASON: To comply with the provisions of Section 91 of the Town and Country Planning Act 1990 as amended by the Planning and Compulsory Purchase Act 2004.

2. The development hereby permitted shall be carried out in accordance with the
following approved plans and documents:

Application form received 27/03/2026
Location plan received 27/03/2026
Proposed Plan and Elevation. Larkham Design Ltd. Drawing No. 1039/PL/01 received 27/03/2026
Natural England Nutrient Neutrality budget calculator for the River Avon SAC received 27/03/2026

REASON: For the avoidance of doubt and in the interests of proper planning and for the protection, mitigation and enhancement of biodiversity.

3. The development hereby permitted shall not commence until evidence of compliance to the Wiltshire Council River Avon Special Area of Conservation Mitigation scheme, or an alternative approved mitigation package addressing the additional nutrient input arising from the development, has been submitted to, and approved in writing by the Local Planning Authority.

REASON: To accord with the Conservation of Habitats and Species Regulations 2017, and Wiltshire Core Strategy Core Policy 69

4. The overnight development hereby approved shall be designed to ensure it does not exceed 110 litres per person  per  day  water  consumption  levels  (which  includes  external  water  usage)  

REASON: To ensure compliance with the prevailing mitigation strategy for nutrient neutrality in the water catchment within which this development is located.

5. The development hereby permitted shall not commence until evidence of compliance to the Wiltshire Council New Forest Protected Sites Recreational Impacts Mitigation Scheme, or an alternative approved mitigation package addressing the recreational pressure arising from the development, has been submitted to, and approved in writing by the Local Planning Authority.

REASON: To accord with the Conservation of Habitats and Species Regulations 2017.


INFOMATIVES

1.  Hampshire Avon Phosphorus Mitigation

Evidence of compliance to the Wiltshire Council River Avon Special Area of Conservation Mitigation Scheme means the certificate of allocation of credits and confirmation of financial contribution to the scheme. An alternative mitigation package must be approved by the local planning authority and Natural England with evidence of allocation to the scheme.

2. BNG not required

The effect of paragraph 13 of Schedule 7A to the Town and Country Planning Act 1990 is that planning permission granted for development of land in England is deemed to have been granted subject to the condition (biodiversity gain condition) that development may not begin unless:

(a) a Biodiversity Gain Plan has been submitted to the planning authority, and
(b) the planning authority has approved the plan. 

The planning authority, for the purposes of determining whether to approve a Biodiversity Gain Plan, if one is required in respect of this permission would be Wiltshire Council.

There are statutory exemptions and transitional arrangements which mean that the biodiversity gain condition does not always apply. For further information on exempt developments please refer to: 
https://www.gov.uk/guidance/biodiversity-net-gain-exempt-developments 
Based on the information available this permission is considered to be one which will not require the approval of a biodiversity gain plan before development is begun because one or more of the statutory exemptions or transitional arrangements is considered to apply. 

3. Building Regulations 

Any alterations to the approved plans, brought about by compliance with Building Regulations or any other reason must first be agreed in writing with the Local Planning Authority before commencement of work.

4. New Forest

Evidence of compliance to the Wiltshire Council New Forest Protected Sites Recreational Impacts Mitigation Scheme means confirmation of payment of the financial contribution to the scheme. An alternative mitigation package must be approved by the local planning authority and Natural England with evidence of allocation to the scheme.
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