APPLICATION FOR FULL-PLANNING PERMISSION
CASE OFFICER REPORT

	APPLICATION REFERENCE:
	PL/2026/02530

	APPLICATION TYPE:
	Full planning permission

	SITE ADDRESS:
	Workshop And Store, Greta Bank, 71 High Street, Great Cheverell, SN10 5XZ

	DEVELOPMENT DESCRIPTION:
	Change of use of a 36 sq.m unit from B2/B8 (industrial/storage) to a Medical Clinic (Class E(e)) including replacing rusted sheet roofing. The proposal provides a quiet injury rehabilitation & women's health clinic for the local community.

	RECOMMENDATION:
	Approve with Conditions



SITE DESCRIPTION/CONTEXT

The application site relates to Unit D, a single-storey commercial unit extending to approximately 35.2 sq.m, located within Ridout Yard, a small cluster of commercial premises situated behind the High Street in Great Cheverell and within the Great Cheverell Conservation Area. 

Unit D forms part of an established commercial yard comprising a collection of utilitarian buildings of varying ages and appearance, accommodating a range of commercial, storage and light industrial uses. The site benefits from shared vehicular access and communal parking serving the wider yard.

PROPOSAL

This application seeks planning permission for the change of use of an existing B2/B8 (industrial/storage) unit to a Class E(e) medical clinic, together with minor external alterations. The proposal would facilitate the use of the building as an injury rehabilitation and women's health clinic serving the local community. The existing building would be retained and refurbished, with no changes proposed to its footprint, scale, form, or access arrangements. 

External works are limited to the replacement of the existing rusted sheet metal roof with light grey (Merlin Grey) coated box-profile sheeting, and the provision of a single external air conditioning condenser unit positioned adjacent to the building. 

As stated in the submitted Planning Statement, the building has undergone maintenance and refurbishment works prior to the submission of this application. The supporting Planning Statement also confirms that the proposed clinic use has not yet commenced. 






PLANNING HISTORY

	[bookmark: _bc9eaa23_7b84_4e11_8860_67eb8bbe0c9e]

	Proposal / Summary

	K/39924 - Full planning permission Decision - Approve with Conditions Date: 19/10/2000 – Replacement store building and construct pitch roof over workshop.

	K/51355/F - Full planning permission Decision - Refused Date: 23/2/2005 – Construct Blind Dormer (Retrospective) and double garage.


RELEVANT LEGISLATION, POLICIES AND GUIDANCE 

Statutory Legislation: 

Sections 66 & 72 of 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:

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

· Core Policy 1: Settlement Strategy
· Core Policy 2: Delivery Strategy
· Core Policy 12: Spatial Strategy for the Devizes Community Area
· Core Policy 35: Existing Employment Land 
· Core Policy 50: Biodiversity and Geodiversity
· Core Policy 51: Landscape
· Core Policy 57: Ensuring High Quality Design and Place Shaping
· Core Policy 58: Ensuring the Conservation of the Historic Environment
· Core Policy 61: Transport & Development 
· Core Policy 64: Demand Management

Draft Wiltshire Local Plan Policies 

At Full Council on 19 May 2026, the elected members of Wiltshire Council agreed to withdraw the emerging Wiltshire Local Plan.  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:

Designated area - neighbourhood plan not made

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

ISSUES  

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

· Whether the proposal constitutes EIA development
· 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 proposal would have a negative effect upon highway safety, including if there is sufficient parking for the proposed development (CP 61 and 64)
· Are there any other planning issues raised by the development?


CONSULTATION RESPONSES 

WC Conservation: No objection

[bookmark: _Hlk206417654]WC Highways: No objection 

WC Public Protection: No objection subject to condition 

WC Rights of Way: No comment received at time of writing

Cheverell Magna Parish Council: No objection 

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; and
· 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.

Eleven letters of support were received at the time of writing, from third parties. A summary of comments received is as follows (full comments available on the council’s website):

· Support for the proposal as a valuable community facility and local healthcare service;
· Considered an appropriate and beneficial reuse of the building that supports a local business;
· The proposed use is viewed as quieter and less intensive than the previous workshop/industrial use;
· No significant concerns raised regarding parking, traffic or amenity impacts;
· Supporters note the refurbishment has improved the appearance and condition of the building; and 
· Some residents highlighted the personal and local benefits of having healthcare services available within the village.

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 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
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.

The application seeks permission for the change of use of Unit D, from Class B2/B8 (general industrial/storage) to a healthcare use within Class E(e), comprising an injury rehabilitation and women’s health clinic. As set out within the submitted Planning Statement, the site forms part of an established cluster of small commercial units accommodating a mix of light industrial, storage and commercial activities.

Great Cheverell is identified as a Small Village within the Wiltshire Core Strategy (WCS), where the scale of development is limited. However, Core Policy 35 (Existing Employment Land) supports the retention of employment uses and allows for the redevelopment or change of use of such sites where it can be demonstrated that the proposal would not undermine the employment function of the area and would be compatible with surrounding uses.

In this instance, the proposal relates to a modest unit of approximately 35 sq.m within an existing mixed-use commercial yard. The proposed Class E(e) use would continue to provide an employment-generating function and would contribute to the local economy through the provision of a small-scale health service. The Planning Statement confirms that the clinic would operate on an appointment-only basis with a single practitioner and low levels of activity, representing a low-intensity use of the premises. 

The change of use would not introduce a standalone or incongruous activity into the countryside but rather would diversify the existing mix of uses present at Ridout Yard. The proposed medical clinic is of a nature that is typically compatible with light industrial, storage and small-scale commercial operations, particularly given its low traffic generation, contained internal activities, and limited noise and disturbance. Indeed, it is anticipated that the use would result in a reduction in noise and general activity when compared with the lawful B2 use of the unit. 

Furthermore, the reuse of the unit would support the continued occupation and maintenance of the building, ensuring it does not become vacant or underutilised, which aligns with the objectives of sustainable development. The provision of a local healthcare facility also accords with broader policy aims to support community services in rural areas.

Having regard to Core Policy 35, it is therefore considered that the proposal represents an appropriate and sustainable form of development. The change of use would not prejudice the overall employment function of the site and would instead introduce a complementary use that is compatible with the established mix of light industrial, storage, and commercial activities within Ridout Yard.

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

The application seeks the change of use of Unit D from a B2/B8 industrial/storage use to a Class E(e) health service use, together with limited external alterations. The site is located within Ridout Yard, an established commercial yard comprising a collection of utilitarian commercial buildings of varying ages and appearances. The proposal does not involve any extensions or alterations to the scale, form or footprint of the existing building. 

The external works are limited to the replacement of the existing rusted sheet metal roof with light grey (Merlin Grey) coated box-profile metal sheeting, and the provision of a single external air conditioning condenser unit positioned at low level adjacent to the building. The Planning Statement advises that the replacement roof is intended to improve the condition and appearance of the building whilst remaining consistent with the functional character of the wider commercial yard. 

Given the established commercial nature of the site, the proposed replacement roof material is considered appropriate in both appearance and context. The air conditioning unit would be modest in scale and located adjacent to the building, where it would be viewed against the backdrop of the existing built form and commercial surroundings. 

The change of use itself would not materially alter the external appearance of the building or the character of the surrounding area. Whilst the use of the unit would change from industrial/storage to a healthcare-related use, the proposal would continue to occupy an existing commercial unit within an established employment area and would not result in any physical changes that would significantly alter the site's visual presence. 

Overall, it is considered that the proposal would have a neutral impact on the character and appearance of the area. The modest external alterations would improve the condition of the building without harming the established character of Ridout Yard, and the change of use would not give rise to any visual impacts. Accordingly, the development is considered acceptable in design terms and would accord with Core Policy 57 of the Wiltshire Core Strategy.

Impact on Heritage Assets
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.

Section 72(1) of the Act requires the Council to pay special attention to the desirability of preserving or enhancing the character or appearance of designated Conservation Areas.

The NPPF outlines government policy for planning. Chapter 16 of the NPPF 'Conserving and enhancing the historic environment' sets out the Government's high-level policies concerning heritage and sustainable development. In particular: 

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. 

Paragraph 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”.

Paragraphs 213-215(214-216) require a balanced approach with any harm which would be caused being weighed against the potential public benefits which might be achieved.

Paragraph 220 advises that not all elements of a Conservation Area or World Heritage Site will necessarily contribute to its significance. Loss of a building (or other element) which makes a positive contribution to the significance of the Conservation Area or World Heritage Site should be treated either as substantial harm or less than substantial harm as appropriate.

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.

In consideration of the impact of the proposed development on the setting of neighbouring listed buildings and the conservation area., the council’s Conservation Officer provided the following comment:

“Information considered/provided: Paragraph 207 requires that applicants describe the significance of any heritage assets affected, including any contribution made by their setting. This should include sufficient information to provide a clear understanding of the significance of the heritage asset and its setting and the potential impact of any proposals on that significance. 

In this case, the application is accompanied by a “Planning Statement” which provides no information about the character of the conservation area, or the setting of the listed buildings (Great Cheverell School and Highfield House, both GII), therefore the application fails to meet the requirements of the NPPF.   

However, paragraph 208 also provides for the local planning authority to make its own assessment of impact and the following heritage recommendations are offered on this basis. 
Significance of assets and contribution of setting: The NPPF defines significance as the “value of a heritage asset to this and future generations because of its heritage interest. The interest may be archaeological, architectural, artistic or historic. Significance derives not only from a heritage asset’s physical presence, but also from its setting.” Historic England assesses significance in a similar manner, referring to evidential, historic, aesthetic and communal values of a place.  

Conservation Area 
In this case the character of Great Cheverell Conservation Area is based on the grouping of the historic settlement around the junction of the High Street and Church Road, with St Peter’s Church to the west of the site.  

The site itself is to the north side of the High Street and is an established small industrial group of buildings which have limited visibility from the street scene. The historic OS maps show that the site formed part of a group of buildings, including a post office. The former Post Office (No. 71) is now under separate curtilage from the industrial group (post 1948), which are formed of modern replacement buildings. These buildings have limited historic significance but respond to the small-scale trade that would have been common within many of the villages.  

Listed Buildings 
To the east of the site is the Grade II listed Great Cheverell School, dated to 1844, and is typical of the rural school with the main classroom and school hall, set within its own grounds to allow for playground. The significance of the building is due to the architecture and function of the building.  

To the south-west of the site is the Grade II Highfield House, a domestic dwelling of two-storeys, dated to the early C19 with Flemish bond brickwork. The significance of the building is related to its architecture.  

Both of these buildings contribute to the character of the conservation area, with their setting relating to the rural settlement location.  

Assessment: The proposed scheme is for a change of use, with limited external changes. The proposed change of use is not considered to cause any impact on the character of the conservation area.  

The replacement roof covering retains a simple, industrial appearance., and therefore offers no harm to the character of the conservation area.  

The site is set back form the general street scene but retains an element of the industry that would be common in the rural villages historically. The scheme is not considered to cause harm to the character of the Conservation Area, or to the setting of the listed buildings.  

Summary & conclusion: The NPPF confirms that when considering the impact of a proposed development on the significance of a designated heritage asset, great weight should be given to the asset’s conservation (and the more important the asset, the greater the weight should be). It makes clear that any harm to a designated heritage asset requires clear and convincing justification.  

The proposed scheme is not considered to cause harm to the character of the conservation area, or to the setting of the listed buildings as it retains a similar appearance to the existing building and therefore it is not considered to cause harm.”

As the Conservation Officer has raised no objection, and with no reason to disagree with their assessment and conclusion, the proposed development is considered acceptable from a heritage perspective and accords with Core Policies 57 and 58 of the Wiltshire Core Strategy and the relevant paragraphs of the NPPF.

Amenity
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.

The application site comprises an existing commercial unit within Ridout Yard and seeks permission for the change of use from a lawful B2/B8 use to a Class E(e) health service use, operating as an injury rehabilitation and women's health clinic. Residential properties are located to the west of the site and therefore consideration must be given to the potential impact of the proposal on the amenities of neighbouring occupiers.

The proposed use is appointment-based and would be operated by a single practitioner, with limited numbers of patients attending the site at any one time. The submitted Planning Statement confirms that the clinic will operate on an appointments basis, with operational hours proposed of 08:00–19:00 Monday to Friday and 09:00–13:00 on Saturdays. Given the nature and scale of the use, it is not considered that the proposal would generate significant levels of noise, disturbance, comings and goings, or other activity that would adversely affect nearby residents. The proposed opening hours are acceptable and will be secured through condition.

When compared with the lawful B2/B8 use of the unit, which could reasonably generate greater levels of noise, vehicle movements and general activity associated with industrial and storage operations, the proposed Class E(e) use is considered likely to result in a reduction in potential amenity impacts. Furthermore, all patient consultations and treatment activities would take place within the existing building, with no external operational areas proposed.

The application also includes external alterations comprising replacement roofing, and an external air conditioning condenser unit. Given the proximity of neighbouring residential properties, consultation has been undertaken with the Council's Public Protection team regarding the potential amenity implications arising from the operation of the air conditioning unit and any associated plant or equipment.

In consideration of the submitted details, the council’s Public Protection Officer has raised no objection subject to condition, commenting as follows:

“I note the proposal is for an appointment-based injury rehabilitation and women's health clinic, operating from an existing commercial unit and includes the installation of a single external air conditioning condenser unit.

Whilst the submitted “acoustic impact analysis” indicates a low likelihood of adverse impact, it is noted that the report is not a full assessment in accordance with BS4142:2014+A1:2019 and does not include background noise measurements or consideration of any acoustic character corrections which may be applicable to plant noise.

Notwithstanding this, given:

· the reasonably low predicted noise levels;
· the proposed daytime operation;
· the scale of the proposed clinic use; and
· the lawful fallback position of the site as an established commercial unit with B2/B8 permission, I have no objection to the proposal subject to the imposition of a plant noise condition.

In order to prevent the likelihood of a detrimental impact on amenity, should planning permission be granted I would recommend the condition below is included:

The rating level of noise emitted from any fixed plant and machinery associated with the development shall not exceed the existing background sound level (LA90,T) at any time when measured at the nearest noise-sensitive premises. The assessment shall be undertaken in accordance with BS4142:2014+A1:2019. If the rating level exceeds the background sound level, mitigation measures shall be implemented and retained thereafter to ensure compliance with this condition.”

As the council’s Public Protection Officer has raised no objection and with no reason to disagree with their assessment and conclusion, and in light of the above assessment, it is considered that the proposed change of use would not result in unacceptable harm to the living conditions of neighbouring occupiers through noise, disturbance, outlook, loss of privacy or overbearing impact. The proposal is therefore considered to accord with Core Policy 57 of the Wiltshire Core Strategy. 

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.

Paragraph 111 of the National Planning Policy Framework (NPPF) advises that development should only be prevented or refused on highways grounds where there would be an unacceptable impact on highway safety, or where the residual cumulative impacts on the road network would be severe.

The application proposes the change of use of an existing commercial unit from Use Class B2/B8 (General Industrial/Storage) to a Class E(e) medical clinic. The unit measures approximately 35.2 sq.m and is located within an established commercial yard benefitting from shared parking and access arrangements. The submitted Planning Statement confirms that the proposal would operate as a low-intensity injury rehabilitation and women's health clinic, with a single practitioner providing treatment on an appointment-only basis. Existing access arrangements would remain unchanged and cycle parking is proposed as part of the development.

The Local Highway Authority has been consulted on the application and notes that, based on parking standards, the existing B2/B8 use would ordinarily require two parking spaces, whereas a Class E medical use could generate a theoretical requirement for up to seven parking spaces. The Highway Officer notes that the site as a whole benefits from five shared parking spaces (plus one smaller additional space) and therefore falls below the standard parking requirement for the proposed use. However, the Highways Officer acknowledges the information within the Planning Statement indicating that the clinic would be operated by a single practitioner and that activity would be limited. Accordingly, no highway objection is raised subject to there being only one practitioner and one client present at any one time, and appointments being staggered to prevent overlap between arrivals and departures. This will be secured through planning condition.

Following the Highway Officer's consultation response, further clarification has been provided by the applicant. This confirms that the absolute maximum number of clients on the premises at any one time will be one. The clinic will operate as a single-practitioner business and there will be no circumstances where multiple practitioners are treating patients simultaneously. The applicant further confirms that clients will not occupy both the treatment room and waiting area at the same time. The waiting area is intended to function as a transitional space rather than a communal waiting room, allowing the practitioner to prepare between appointments. Appointments will be staggered such that one client departs before the next arrives, ensuring that only one client is present on the site at any given time.

Having regard to the nature and scale of the proposed use, the Highway Officer's comments, and the additional clarification provided by the applicant, it is considered that the proposal would generate a very limited level of vehicle movements and parking demand. It is considered that the information submitted satisfactorily addresses the concerns raised by the Highways Officer regarding parking provision and demonstrates that the operation of the clinic would not result in unacceptable impacts on highway safety or parking within the locality.

As the Highways Officer has raised no objection to the development, and with no reason to disagree with their assessment and conclusion, it is considered that the proposal is acceptable in highway safety and parking terms, subject to operating in the manner described by the applicant. Accordingly, the proposal is considered to comply with Core Policies 61 and 64 of the Wiltshire Core Strategy and the aims of the NPPF in respect of promoting safe and suitable access for all users.

Ecology and Biodiversity
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)

Paragraph 193 of the National Planning Policy Framework (NPPF) requires planning decisions to minimise impacts on and provide net gains for biodiversity where possible. The Environment Act 2021 also introduced mandatory Biodiversity Net Gain requirements for most developments, subject to certain exemptions and thresholds.

The application seeks the change of use of an existing commercial unit from Use Class B2/B8 to Use Class E(e), together with minor external alterations comprising replacement roof sheeting, and an external air conditioning unit. No extensions are proposed and the development would be contained within the footprint of the existing building.

The submitted Planning Statement confirms that the proposal is limited to an existing building and associated hardstanding areas, with no loss of habitat, vegetation, trees, hedgerows or other ecological features. The development would not result in the creation of additional built form or the encroachment of development onto previously undeveloped land. 

Given the limited nature of the development, the absence of any habitat loss and the fact that works are confined to an existing commercial building and hardstanding, it is considered that the proposal would not result in harm to biodiversity interests. Furthermore, as the development comprises the re-use of an existing building with no material impact upon habitats, the proposal is considered acceptable in ecology and biodiversity terms.

Accordingly, the development is considered to accord with the biodiversity objectives of the NPPF and Core Policy 50 of the Wiltshire Core Strategy.

Biodiversity Net Gain (BNG) 
Mandatory Biodiversity Net Gain (BNG) was introduced through the Environment Act 2021 and Schedule 7A of the Town and Country Planning Act 1990. Since February 2024, most planning permissions have been required to deliver a minimum 10% biodiversity net gain, measured using the statutory biodiversity metric, unless a statutory exemption applies. The requirement is supported by the National Planning Policy Framework (NPPF), Planning Practice Guidance (PPG) and Wiltshire Core Strategy Core Policy 50 (Biodiversity and Geodiversity).

Section 8 of the Planning Statement states that the proposal falls below the applicable ‘de minimis’ threshold for Biodiversity Net Gain and that there would be no loss of habitat arising from the development. 

On review of the submitted information, the Case Officer is satisfied that the proposal constitutes ‘de minimis’ development for the purposes of the Biodiversity Net Gain Regulations. The development comprises the change of use of an existing commercial unit together with minor alterations to the existing building, with works confined to the built structure and associated hardstanding. No habitat loss, degradation or modification is proposed and there would be no impact upon undeveloped land or ecological features. As such, the proposal is considered to be exempt from the requirement to deliver the statutory 10% Biodiversity Net Gain.

PLANNING BALANCE AND CONCLUSION

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

The proposal is broadly compliant with relevant local and national planning policies in respect of design, scale, residential amenity, heritage, highway safety, ecology and biodiversity, subject to the recommended conditions.

The proposal would provide a healthcare-related service within the village, improving local access to injury rehabilitation and women's health treatment. The development would also secure the continued use of an existing commercial unit and support local economic activity without requiring additional built development. These social and economic benefits weigh in favour of the proposal and are considered to represent a clear public benefit of the scheme

No material considerations 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 


