APPLICATION FOR FULL-PLANNING PERMISSION
CASE OFFICER REPORT

	APPLICATION REFERENCE:
	PL/2026/00474

	APPLICATION TYPE:
	Full planning permission

	SITE ADDRESS:
	College Farm House, 1 Pewsey Road, Upavon, Pewsey, SN9 6DT

	DEVELOPMENT DESCRIPTION:
	Change of use of land from agricultural to residential and erection of a solar array

	RECOMMENDATION:
	Approve with Conditions



SITE DESCRIPTION/CONTEXT

The application relates to a parcel of land within a paddock which forms part of the same planning unit as the Grade II listed College Farmhouse (List Entry Number: 1033900). 

The dwellinghouse is set within relatively large grounds, with garden space to the North, South and West of the property. The application site is situated to the northwest of the dwellinghouse, in the northern section of the paddock. The northern boundary of the paddock is bounded by open fields, and to the east, south and west lies residential properties. There is a public right of way located immediately to the north of the paddock (UPAV10).

The site is located within the Upavon Conservation Area, it is in Flood Zone 1 and while the host dwelling lies within the limits of development for Upavon, the paddock within which the solar array would sit is located immediately outside the defined limits of development.

The statutory listing description of the property is as follows:

UPAVON PEWSEY ROAD SU 15 NW (west side) 2/164 College Farmhouse (formerly listed as 27.5.64 College Farm) II Farmhouse, now house. C17, C18, and early C19. Brick with a thatched roof. Two storeys, of 3 builds. Central block is a small farmhouse of 2 bays with a 1-bay service room to the rear, irregularly bonded. Front refaced in diaper brickwork in early C18. Wing room, 2 storeys added to east in later C18. To the west, a large double pile 3-bay block added c1800-1810, tall with vitrified plat band and panelled door with a canopy in right bay. The centre bay is slightly set forward and half-hipped. Windows with diagonal wood glazing bars forming square panes, but large tripartite sashes to the rear and a central slightly recessed entrance to a through hall. Gable stacks with diagonal shafts, and two round headed flush dormers. The interior of this extension was remodelled 1938 after a fire. Cobbled sarsen driveway across front of house.

Listing NGR: SU1346955258

PROPOSAL

The application seeks consent for the erection of a solar array. The array would measure 35 metres in width and would be set back from the northern boundary of the site by 5 metres. The proposed solar array would be situated on land currently used as paddock. Accordingly, planning permission is also sought for the change of use of the area occupied by, and directly associated with, the solar installation from paddock land to a residential ancillary use associated with College Farmhouse. The remainder of the paddock would remain unaffected by the proposal and continue in its existing use.

The proposal also includes the planting of a mixed native hedge and the erection of a 1.8-metre-high hazel hurdle fence to provide additional screening of the solar array.

PLANNING HISTORY

PL/2022/06844 – Single storey side extensions, internal alterations, replacement
windows and doors, repair and refurbishment, ground mounted solar panels, ground
mounted air source heat pumps, and entrance gates. Approved with Conditions 14th
March 2023.

PL/2022/07231 – Single storey side extensions; internal alterations; replacement
windows and doors; and repair and refurbishment. Approved with Conditions 22nd
February 2023.

PL/2023/02516 - Discharge of condition 3-Bricks, of planning application PL/2022/06844 (Single story side extensions, internal alterations, replacement windows and doors, repair and refurbishment, ground mounted solar panels, ground mounted air source heat pumps, and entrance gates). Approved 26th April 2023.

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 18: Spatial Strategy for the Pewsey Community Area
· Core Policy 41: Sustainable Construction and Low-Carbon Energy
· Core Policy 42: Standalone Renewable Energy Installations
· Core Policy 48: Supporting Rural Life
· 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)
· 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) 
· Whether there would be any harmful impacts upon protected species or priority habitats (CP 50)

CONSULTATION RESPONSES
[bookmark: _Hlk206417654]
Upavon Parish Council: Support the solar panels but object to the change of use of the land.

WC Conservation: No objection

WC Ecology: No objection.

WC Arboriculture: No objection

WC Archaeology: No comment.

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;
 
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.

Three letters in objection received.

Summary of responses:

· General support for renewable energy in principle, but concerns raised regarding the detailed impacts of the proposal.
· Proposed screening (1.8m fence and planting) is considered insufficient to fully obscure the solar array, particularly from neighbouring gardens and first-floor windows.
· Concerns that the fence height matches the panels and may not prevent views over the top, especially where height is not uniform.
· Significant concern that reliance on predominantly deciduous planting would result in poor screening during autumn/winter and early spring.
· Potential for increased glint and glare during winter months when vegetation is sparse and the sun is lower.
· Doubts regarding the durability and longevity of willow/hurdle fencing, with risk of deterioration over time reducing screening effectiveness.
· Lack of clarity on maintenance, treatment, replacement, and long-term management of fencing and planting.
· Requests for more robust mitigation, including evergreen planting, greater initial planting height/density, and fencing exceeding panel height.
· Concern that proposals do not provide adequate confidence that visual impact and amenity impacts will be mitigated for the lifetime of the development.
· The development is considered to result in a material change to outlook from neighbouring properties, particularly from first-floor windows.
· Lack of detail provided in relation to the proposed pumping station.
· Concern that the proposed change of use from agricultural to residential land is unnecessary to facilitate the solar panels. 
· Concern that the change of use could enable further residential development of the site in the future. 
· Support for the solar panel installation in principle, with objections limited to the proposed change of use. 
· Concern that future development of the remaining agricultural land could harm the character of the area.

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 photovoltaic array would be located within an area of land identified on the submitted plans as paddock land, outside the immediate domestic garden associated with College Farmhouse. Whilst the development is intended to provide electricity for the dwelling, the siting of the array within the paddock would result in part of that land being used for a purpose incidental to the residential occupation of the dwellinghouse. It is therefore considered that the proposal involves both operational development, comprising the installation of the solar array and associated screening, and a material change in the use of a small part of the paddock to a domestic ancillary use. Having regard to the modest extent of land affected, the continued open character of the site, and the limited physical intervention proposed, the change of use is not considered to result in any unacceptable harm to the character or appearance of the countryside. The acceptability of the proposal is therefore assessed on its wider planning merits, including its effects on landscape character, visual amenity and any other relevant material considerations.

Concern has been raised by both the Parish Council and neighbouring residents regarding the proposed change of use of the land, with concerns that such a change could facilitate further residential development in the future. The Parish Council has confirmed its general support for the installation of the solar panels but objects to the proposed change of use from agricultural to residential land. Similar concerns have been raised by neighbouring occupiers, who support the principle of renewable energy generation but question the need for the change of use and whether it may enable future development of the site.

The proposed change of use forms a necessary component of the application. The solar array is proposed within land associated with the residential curtilage of the dwelling and, once developed, the land would no longer be used for agricultural purposes. As such, the description of development was amended by the Local Planning Authority to accurately reflect the development proposed. The application seeks permission only for the development described and does not grant permission for any additional buildings, structures or other forms of residential development. Any future operational development would require separate planning permission and would need to be considered on its own merits having regard to the development plan and any other material considerations at that time. Furthermore, the application site has been tightly defined around the solar array, limiting the extent of land affected by the change of use and reducing the potential for encroachment into the wider paddock. On this basis, the concerns raised regarding future development are noted but are not considered to justify refusal of the application.

Whilst the site lies outside the defined settlement boundary where development is generally restricted under Core Policies 1 and 2, the proposal represents a small-scale form of development ancillary to an existing dwelling rather than new isolated development. In this context and having regard to the support for renewable energy under Core Policy 41, the proposal is considered to accord with the overarching aims of sustainable development. The proposal is acknowledged to result in a limited conflict with the spatial strategy set out in Core Policies 1 and 2 by virtue of its location outside the defined settlement boundary. However, the development would be located immediately adjacent to the existing residential curtilage, would remain functionally and visually associated with the dwellinghouse, and would not give rise to isolated or sporadic development within the wider countryside. Whilst some conflict with the locational aims of Core Policies 1 and 2 is identified, the conflict is considered limited given the proposal's small scale, domestic purpose and close relationship with the existing dwelling. The development would not materially prejudice the overall effectiveness of the settlement strategy.

It is noted that planning permission PL/2022/06844 established the acceptability of a similar form of development within the residential curtilage. Whilst the current proposal differs in its precise siting, this permission remains a material consideration and demonstrates that the principle of a domestic-scale solar installation at this property is acceptable. The siting within the adjacent paddock is considered acceptable given its functional relationship with the dwelling and its immediate proximity to the established curtilage. The development would remain visually and functionally associated with the host property and would not appear as sporadic or isolated development in the wider countryside.

Core Policy 41 of the Wiltshire Core Strategy supports the delivery of renewable and low-carbon energy generation, including through the retrofitting of technologies to existing buildings of building-integrated renewable or low-carbon technologies. It is noted in this case that the solar panels would be sited within an adjacent paddock as opposed to within the residential curtilage of the dwelling, however this is not considered unacceptable in principle due to its location close to the existing residential curtilage, it being a small parcel of land whilst improving the energy performance of existing buildings. This approach is consistent with national planning policy which supports the transition to a low-carbon future and encourages the delivery of renewable and low-carbon energy infrastructure, subject to impacts being addressed satisfactorily.

Core Policy 42 of the Wiltshire Core Strategy requires that development in the countryside is appropriate to its location and conserves the character of the area. In this case, the proposal comprises a small-scale domestic renewable installation closely related to an existing dwelling. By reason of its limited scale, siting adjacent to the residential curtilage, and its functional relationship with the dwelling, it is not considered to result in unacceptable encroachment into the open countryside or harm to its character.

Conclusion

When balancing the limited and localised conflict with spatial and countryside policies against the environmental benefits associated with small-scale renewable energy generation, the proposal is considered to represent sustainable development in the round.

The proposed development is therefore considered acceptable in principle, subject to further 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 solar array would be relatively small and domestic in appearance, with a height of 1.8 metres and a width of 35 metres. The site is not visible from any public highways, although it would be sited close to the public right of way (UPAV10) which runs immediately to the north of the site. There is mature foliage on the northern boundary of the site which would offer screening from the public right of way and from views within the open countryside, so while glimpses may be possible, the proposed siting of the panels would be relatively discreet and would not have any significant impact upon any public views.

Screening has also been proposed to the south and west of the panels; this would comprise a 1.8-metre-high willow hurdle fence with native hedging in front.

Concerns have been raised by neighbouring residents regarding the adequacy of the screening due to the height and permanence of the screening; while the hurdle fencing may have a limited lifespan, The proposed hedgerow planting would, subject to appropriate establishment and maintenance, provide an increasingly effective long-term visual screen, replacing the function of the hurdle fencing as it weathers. Concerns have also been raised regarding the visibility of the panels over the screening due to views from the neighbouring properties first floor windows. While views may be possible from the first-floor windows of the neighbouring properties, private views are not protected in planning policy and any screening which would block views from this height would be considered excessive, so this cannot be reasonably avoided.

It is acknowledged that deciduous planting may offer reduced screening in winter months. However, the combined effect of the initial hurdle fencing, existing boundary vegetation, and the gradual establishment of the hedgerow is considered to provide a reasonable level of screening throughout the year. On this basis, any seasonal variation in screening would not give rise to unacceptable visual or amenity impacts.

The details of the proposed planting and boundary treatment will be secured via condition to ensure its implementation and ongoing maintenance in the interests of protecting visual amenity.

Specifications have been provided for the panels, outlining that they would be modern dual-glass photovoltaic modules with a black anodised frame and coated glass finish, giving them a discreet and uniform appearance. The panels would be ground-mounted and positioned approximately 55 metres from the nearest neighbouring properties. Given their design, colouring and separation distance, it is considered that the development would not appear unduly prominent or result in unacceptable visual impacts upon the amenity of neighbouring occupiers. While limited and filtered views of the panels may be available from sections of the public right of way and from first-floor windows of neighbouring properties, these views would be transient and localised and would not result in any material harm to the character or visual amenity of the wider area.

A condition will also be imposed requiring the removal of the panels and the reinstatement of the land once they have reached the end of their useful life, in the interest of protecting visual amenity and heritage assets.

Conclusion

Overall, having regard to the limited scale, discreet siting, proposed screening and separation from public viewpoints and neighbouring properties, the proposal is considered to result in no more than minor and localised visual effects. These do not give rise to conflict with the design objectives of Core Policy 57 of the Wiltshire Core Strategy or the design principles set out in Section 12 of the NPPF.

Impact on Heritage Assets
Policy Context
From the point of view of the historic environment the main statutory tests are set out within the Planning (Listed Building and Conservation Areas) Act 1990. 

Section 16 (Listed Building Consent)/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 167 advises that “Local planning authorities should also give significant weight to the need to support energy efficiency and low carbon heating improvements to existing buildings, both domestic and non-domestic (including through installation of heat pumps and solar panels where these do not already benefit from permitted development rights).

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 214–216 require that any identified harm to the significance of a designated heritage asset is weighed against the public benefits of the proposal.

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 located within the Upavon Conservation Area, and the host dwelling is Grade II listed (List Entry Number: 1033900). The significance of the listed building is derived from its historic agricultural character and its relationship with its immediate rural curtilage, which forms an important component of its setting.

While the proposed siting of the solar panels would be within the same planning unit as the main dwellinghouse, the site is visually distinct from the Grade II listed building and is relatively hidden from within the residential curtilage of the dwellinghouse, particularly with the inclusion of the proposed screening. As discussed in the principle section, permission has been granted previously for solar panels within the residential curtilage of the listed building, so the impact of the current proposal would be similar to that already permitted.

Wiltshire Council’s Conservation Department has been consulted on the application and have responded with no objections, stating that the panels would stand 1.8m high behind a hurdle fence and newly planted screening vegetation. The position is slightly elevated from the house and there would be no intervisibility of panels and listed building. There would be some impact on the fleeting glimpses of the listed building from the footpath to the north, but they consider that this impact to both the setting and significance of the listed building and the view into the conservation area to be negligible. 

The Conservation Officer proposes that, even if considering it low level 'less than substantial' harm, this could be outweighed by the public benefits of the energy generated.

The comments received from the Conservation Officer are agreed, whereby the impact upon the listed building and conservation area are very limited and, whilst bordering on negligible, is appropriately characterised as harm at the very lowest end of the ‘less than substantial’ spectrum for the purposes of the NPPF, which is outweighed by the environmental and public benefits of the scheme.

Due to the site’s location within the conservation area, the trees on site are afforded some levels of protection. Wiltshire Council’s Arboriculture Department has been consulted on the application and following a request for further information, a Tree constraints plan and Tree Protection Plan have been submitted to accompany the application. The Arboriculture Officer has confirmed the submitted details are satisfactory to ensure adequate protection of trees on site and has requested the submitted tree documents to be added to the plans list and compliance conditioned; the requested condition will be included as part of the approval.

The retention and protection of existing trees also assist in maintaining the verdant character of the site, which contributes positively to the setting of the listed building and the wider conservation area.

Conclusion

The proposal would give rise to very low-level less than substantial harm to the significance of the Grade II listed building and the character and appearance of the conservation area through a minor change to aspects of their setting. Great weight has been given to the conservation of those heritage assets and the identified harm. Nevertheless, the harm is clearly and convincingly outweighed by the public benefits arising from renewable energy generation and associated climate-change mitigation.

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 proposal’s nature as the erection of a ground-level solar array sited away from any neighbouring properties, there is no risk of any overlooking, overshadowing, or overbearing impact arising as a result of the proposed works. 

In regard to glint/glare impact, whilst the submitted specification does not specifically state that the panels are anti-glare or anti-reflective, the panels are of a modern design incorporating coated glass and a dark appearance. Given the separation distance of approximately 55 metres to the nearest neighbouring properties which face the panels directly, and the proposed screening and existing mature trees on the intervening boundaries, it is not considered that the proposal would result in unacceptable glint or glare impacts upon residential amenity.

24 Jarvis Street is located closer to the panels (approximately 21 metres), but the panels would not be facing towards this property so there are no concerns regarding this relationship either.

Concerns regarding the seasonal effectiveness of predominantly deciduous planting are acknowledged. However, the proposed hedgerow mix includes native species capable of forming a dense structure over time, and when combined with the initial hurdle fencing would provide an appropriate level of screening in planning terms. Whilst the hurdle fencing may have a limited lifespan, it serves as an interim screening measure which would be replaced by the establishing hedgerow planting over time.

A condition requiring implementation, retention and replacement of the proposed hard and soft landscaping planting will be imposed to ensure its long-term effectiveness, in the interest of protecting residential amenity.

Conclusion


It is acknowledged that the proposal may result in some limited and localised changes to outlook, particularly from first-floor windows of neighbouring properties, and that screening will evolve over time. However, such impacts are not considered to give rise to material harm in planning terms, given the separation distances involved, the orientation of the panels, and the combination of existing and proposed mitigation measures. Overall, the proposal would maintain an acceptable standard of residential amenity.

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 

The site is situated within the Salisbury Plain Special Area of protection and would see the introduction of solar panels to an area which is currently grassed. While the proposal would have a small impact upon an existing grassed area, this would be relatively limited and does not raise any ecological concerns. Having regard to the nature, scale and location of the development, it is considered that the proposal would not give rise to any likely significant effects on the Salisbury Plain Special Protection Area, either alone or in combination. An Appropriate Assessment is therefore not required.

The application is liable for Biodiversity Net Gain (BNG) and has been accompanied by an Ecology and Biodiversity Net Gain Assessment and a statutory metric outlining an 11.57% net increase in area habitat units and a 10.46% increase in hedgerow units. The submitted metric demonstrates that the development is capable of delivering in excess of the statutory 10% Biodiversity Net Gain requirement, and there is no substantive evidence before the Council to indicate that this could not be secured through the statutory post-consent process.

Biodiversity Net Gain is secured through the statutory regime introduced by the Environment Act 2021 and will be addressed through the submission and approval of a Biodiversity Gain Plan prior to commencement. As such, it is not necessary or appropriate to secure this through a planning condition, and an informative is included to draw the applicant’s attention to these requirements.

Wiltshire Council’s Ecology Department has been consulted on the application and have responded with no objections to the scheme, stating that the completed on-site baseline habitat is accepted as accurate based on the information submitted.

Conclusion

the development complies with Core Policy 50 of the Wiltshire Core Strategy and the relevant provisions of the NPPF and appropriate consideration has been afforded to Biodiversity Net Gain requirements.

Other Matters

Concern has been raised by a neighbouring resident regarding a pumping station included within the planning statement, but which is omitted from the proposed plans. Confirmation has been provided by the applicant that the pumping station does not form part of the proposal and as it is not included in the approved plans list or the description of development, no such infrastructure forms part of the submitted application and it has therefore not been a consideration in the determination of this proposal.

PLANNING BALANCE AND CONCLUSION

This application has been determined in accordance with Section 38(6) of the Planning and Compulsory Purchase Act 2004, having regard to the Development Plan and all material considerations, including the NPPF.

Whilst the proposal gives rise to a limited conflict with Core Policies 1 and 2 by reason of its location outside the defined limits of development, that conflict attracts only moderate weight given the small scale of the development, its ancillary relationship to the existing dwelling, and its limited effects on the wider countryside.

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

In undertaking the planning balance, limited conflict with the spatial strategy and very low-level less than substantial harm to heritage assets are afforded appropriate weight. These harms are collectively outweighed by the environmental and public benefits associated with renewable energy generation, and the absence of any significant adverse impacts

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

