APPLICATION FOR FULL-PLANNING PERMISSION
CASE OFFICER REPORT

	APPLICATION REFERENCE:
	PL/2025/10040

	APPLICATION TYPE:
	Full planning permission

	SITE ADDRESS:
	41 Andover Road, Ludgershall, Andover, SP11 9LU

	DEVELOPMENT DESCRIPTION:
	Proposed new low noise gas cooler, carrier compressor pack with acoustic housing, 3 x mounted AC Units to be installed within acoustic enclosures.

	RECOMMENDATION:
	Approve with Conditions



SITE DESCRIPTION/CONTEXT

The application relates to a parcel of land within the planning unit of 41 Andover Road in Ludgershall, Andover. It is a single storey commercial unit currently occupied by Tesco as a convenience store. The local area comprises a mixture of other commercial units and residential dwellings. The site is Accessed via Andover Road which runs to the south, and the red line encompasses the outside area immediately to the east of the building, which currently comprises plant machinery to the side of the building and part of the parking area to the front.

Perry’s Cottage, a Grade II listed building, is located approximately 40 metres to the west of the store.

The application site is subject to the following planning policy constraints:

· Located within proximity to Grade II listed building (List Entry Number: 1181120).
· Located within the limits of development for Ludgershall.
· Flood Zone 1.

PROPOSAL

The proposal seeks planning permission for the installation of a new low noise gas cooler, carrier compressor pack with acoustic housing, 3 x mounted AC Units to be installed within acoustic enclosures.

PLANNING HISTORY

K/33542 - Extension of existing building and change of use to convenience store with forecourt parking. Approved with Conditions 21st March 1997.

K/46953 - New entrance doors and glazed panels. New refrigeration plant and air conditioning unit to side. Approved with Conditions 5th March 2004.

K/50796/F - Install new store entrance and frogbox refridgeration unit with fence around. Approved with Conditions 21st October 2004.

RELEVANT LEGISLATION, POLICIES AND GUIDANCE

Statutory Legislation: 
Town and Country Planning Act 1990 
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:

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

· Core Policy 1: Settlement Strategy
· Core Policy 2: Delivery Strategy
· Core Policy 26: Spatial Strategy for the Tidworth Community Area
· 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:

N/A – Undesignated area.

Supplementary Planning Documents and other Guidance:
· Wiltshire Design Guide (adopted April 2024)

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)

CONSULTATION RESPONSES

[bookmark: _Hlk198304422]Ludgershall Town Council: Support.

Public Protection: No objection subject to condition.

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

The proposal relates to replacement plant and associated acoustic enclosures serving an established commercial use within the Limits of Development for Ludgershall. The works are ancillary to the lawful operation of the existing convenience store and do not result in any change of use or material intensification of activity. The principle of development is therefore considered acceptable.

Design and Impact on the Character and Appearance of the Area

Core Policy 57 - Ensuring High Quality Design and Place Shaping of the Wiltshire Core Strategy seeks to ensure that all new development is of high design quality, reflecting local context, character, and distinctiveness.

The proposal would see an increase in plant machinery on the site, but it would be located in the same position as the current plant machinery: the eastern side of the property set behind hit-and-miss screen fencing. Given the discreet siting due to the privacy screening and the nature of the plant machinery as a replacement of existing in a similar position, the proposed works would not have any material visual impact.

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.

Heritage Impact

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.

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.

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 site is located approximately 60 metres to the east of the Grade II listed Perry’s Cottage (List entry Number: 1181120) from which the Tesco store is highly visible within its setting.

As discussed in the previous visual amenity section, the proposed works would comprise a replacement of existing plant machinery in a discreet position which would be screened from view by existing hit-and-miss fencing so there would be no material change in the visual appearance of the site from the current arrangement when viewed from the street scene. The proposed plant machinery would also be located on the far side of the Tesco store from the listed building, so it would have an even further reduced risk of impact.

Having paid special regard to the desirability of preserving the setting of the Grade II listed Perry's Cottage pursuant to Section 66(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990, it is considered that the replacement plant equipment would not result in any material change to the site's appearance when experienced within the setting of the listed building. The proposal would therefore preserve the significance and setting of the designated heritage asset and no heritage harm would arise.

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

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 proposed development has been assessed in terms of its potential impact on the residential amenity of neighbouring properties, with particular regard to loss of light, overshadowing, loss of privacy, and overbearing effects. 

While the proposed plant machinery would be slightly larger in volume than the current plant machinery it would replace, it would remain at the ground floor level and would be sited far enough away from any nearby residential properties whereby there is no risk of any adverse overshadowing or overbearing impact.

By virtue of the proposal’s nature as replacement plant machinery, there are no concerns raised regarding overlooking impact.

The plant machinery is located in proximity to residential properties and therefore the potential impacts arising from noise have been carefully considered. A Noise Impact Assessment was submitted in support of the application and was reviewed by Wiltshire Council's Public Protection team.

During consultation, the Public Protection Officer sought further clarification regarding the assessment methodology, specifically the approach to the use of night-time background noise levels within the BS4142 assessment. Additional information was subsequently provided by the applicant's acoustic consultant, who confirmed that the assessment utilised background noise levels considered representative of typical conditions in accordance with BS4142 guidance and demonstrated that, even using the lowest recorded night-time background level, the rating level of the proposed plant would exceed background noise by only 1dB.

The submitted information further confirms that the air conditioning units would operate only between 07:00 and 23:00 hours and would not run during the night-time period. In addition, the proposed equipment has been designed to minimise tonal and intermittent noise characteristics through the use of acoustic enclosures and low-noise plant specification.

Following review of the additional information, Wiltshire Council's Public Protection Officer confirmed that their concerns had been satisfactorily addressed and raised no objection to the proposal, subject to a condition requiring the air conditioning units to operate only between 07:00 and 23:00 hours. This condition will be included as part of the approval.

Having regard to the findings of the Noise Impact Assessment, the additional clarification provided, and the specialist advice of the Public Protection Officer, it is considered that the proposal would not result in unacceptable noise impacts upon the occupiers of neighbouring residential properties.

The proposal would not give rise to unacceptable impacts in terms of overshadowing, overbearing effects, loss of privacy or noise disturbance. Subject to the imposition of appropriate conditions, including a restriction limiting the operation of the air conditioning units to the hours of 07:00 to 23:00 daily, the development is considered to accord with Core Policy 57(vii) of the Wiltshire Core Strategy and Appendix D of the Wiltshire Design Guide.

[bookmark: _Hlk211330780]Biodiversity Net Gain 

The proposed works would impact less than 25 square metres of habitat space and would therefore comply with the de minimus 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.

PLANNING BALANCE AND CONCLUSION

The proposed development is acceptable in principle, comprising alterations to an existing commercial premises within the settlement boundary of Ludgershall.

The proposal would facilitate the replacement and modernisation of plant equipment serving an established commercial premises. The development would not result in unacceptable impacts upon visual amenity, the living conditions of neighbouring occupiers, or the significance and setting of nearby heritage assets. Having regard to the Development Plan taken as a whole and all other material considerations, there are no adverse impacts which would justify withholding planning permission.

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.

RECOMMENDATION:  That Planning Permission be GRANTED subject to conditions.

