APPLICATION FOR FULL-PLANNING PERMISSION
CASE OFFICER REPORT

	APPLICATION REFERENCE:
	PL/2026/00323

	APPLICATION TYPE:
	Full planning permission

	SITE ADDRESS:
	73-75 High Street, Burbage, Marlborough, SN8 3AA

	DEVELOPMENT DESCRIPTION:
	Change of use application to reinstate number 73 to commercial use as a jewellery shop, art gallery and event space from residential. No physical alterations are proposed anywhere.

	RECOMMENDATION:
	Approve with Conditions



SITE DESCRIPTION/CONTEXT

The application site relates to The Smithy, 73 High Street, Burbage, which forms the northern section of a Grade II listed property known as The Old Forge (73-75 High Street). The building lies within the Burbage Conservation Area and occupies a prominent position between High Street and Smithys Lane.

The Smithy comprises a historic former blacksmith's workshop attached to the main dwellinghouse. The remainder of the property, outside the application site, includes the principal residential accommodation at No.75, a detached ancillary outbuilding known as The Bothy located to the east, and extensive private garden areas with associated hardstanding. Land within the applicant's wider ownership extends beyond the application site and includes a parking area situated on the opposite side of Smithys Lane.

The application red line encompasses only the former smithy building, whilst the blue line ownership boundary includes the wider residential curtilage, outbuilding, gardens and parking areas associated with The Old Forge. The site is bounded by residential and garden land and adjoins neighbouring residential properties, including a dwelling immediately to the south. The surrounding area is predominantly residential in character, although High Street also contains a range of village services and community facilities.

In planning terms, the site lies within the Limits of Development for Burbage and within the North Wessex Downs National Landscape. Other constraints affecting the site include its location within the Hampshire Avon River Catchment. The site is designated Grade II listed and is situated within the Burbage Conservation Area.

The Historic England listing description reads as follows:

House and smithy. Late C18 and early C19. Yellow brick, extended in red brick, thatched roof. Two storeys. Central block of 3 bays, with fourth bay added to south end, and smithy, now shop, added to north. Main house raised above road. Central boarded door. Timber windows with leaded glazing. Upper floor timber framed comprising two horizontal panels high. Similar windows to extension and gable stack. Smithy single storey and set forward and lower. Window to road and brick dentilled eaves. Gable hipped, with curved corner and weatherboarded, and containing stable door. Slate and corrugated asbestos roofed lean-to along rear of house.

PROPOSAL

Planning permission is sought for the change of use of the former smithy building known as The Smithy, 73 High Street, from its existing residential use to a mixed commercial and community use.

The submitted information indicates that the principal use of the building would comprise a jewellery shop and art gallery, operating from the former smithy building. In addition, the application proposes the use of the space for a range of workshops, exhibitions, clubs, meetings and community-based events associated with art, culture and wellbeing activities. The applicant advises that the premises would generally operate as a shop and gallery between 12:00 and 17:00, up to six days per week, with occasional events proposed outside these hours. The supporting information indicates that attendance numbers would vary depending on the nature of the activity, with some events accommodating larger groups and potentially up to 50 attendees. 

The application form identifies the proposed use as comprising elements falling within Class E(a) (display or retail sale of goods), alongside community-based activities and events. Given the range of activities proposed and the submitted description of the development, the proposal is considered to represent a mixed-use development incorporating retail, exhibition, workshop, community and event functions. 

No extensions, alterations or other physical works are proposed to the building as part of the application. The proposal relates solely to the use of the building and associated activities. The remainder of the property would remain in residential use. Existing parking arrangements would be retained and no new access or parking provision is proposed.

PLANNING HISTORY

	[bookmark: _bc9eaa23_7b84_4e11_8860_67eb8bbe0c9e]

	Proposal / Summary

	K/51211/F - Conversion and alterations to smithy to form ancillary accommodation. Conversion and alterations to outbuilding to form guest accommodation. - Approve with Conditions - 22/12/2004

	K/51367/LBC - Internal and external alterations to house, smithy and outbuilding. Conversion of smithy to ancillary residential accommodation. Conversion of outbuilding to guest accommodation - Approve with Conditions - 17/01/2005

	E/2013/0230/LBC - Laying down of a concrete floor to former Smithy, with associated lighting and underfloor heating - Approve with Conditions - 19/04/2013

	E/2013/0283/FUL - Erection of Four Bedroom Dwelling with Associated Parking, Turning, Landscaping and Creation on Vehicular Access Point – Withdrawn 

	13/01352/FUL - Erection of a four bedroom detached dwelling; with associated parking, turning, landscaping, the creation of a new vehicular access point and highway improvement works along Smithys Lane (Resubmission of E20130283FUL) – Refused – Dismissed at Appeal. 

	



RELEVANT LEGISLATION, POLICIES AND GUIDANCE 

Statutory Legislation: 
The 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 18 Spatial Strategy Pewsey Community Area;
· 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;
· Core Policy 61 Transport & Development; 
· Core Policy 64 Demand Management

New Wiltshire Local Plan 

At Full Council on 19 May 2026, the elected members of Wiltshire Council agreed to withdraw the emerging Wiltshire Local Plan.   The said Plan has no material weight for the purposes of the application.

In accordance with Regulation 19 of the Town and Country Planning (Local Planning) (England) Regulations 2026, on 30th June 2026 Wiltshire Council published a notice of intention to prepare a new local plan for Wiltshire. The next stage is a Scoping Consultation which commences on 2nd September 2026. This plan is at a very early stage and currently carries no weight for decision making.
 

Neighbourhood Plan:

Burbage Neighbourhood Development Plan: Burbage Parish 2017 – 2026 (Made July 2018) 

· Policy 1 Development Strategy
· Policy 5 Economy (Business, Employment and Tourism)
· Policy 8 Transport
· Policy 9 Heritage


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
· Burbage Conservation Area: Character Appraisal and Management Proposal – February 2008.  


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 the proposal would have a negative effect upon highway safety, including if there is sufficient parking for the proposed development (CP 61 and 64)
· Whether there would be any harmful impacts upon protected species or priority habitats (CP 50)


CONSULTATION RESPONSES 

[bookmark: _Hlk206417654]WC Highways: No objection subject to conditions. 

WC Conservation: No objection subject to conditions. 

WC Public Protection: No concerns raised and no comments offered. 

Burbage Parish Council: No comments received at the time of writing. 


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.

The application has been subject to consultation and subsequent re-consultation following the submission of further information during the course of the application. This included additional clarification regarding the nature and scale of the proposed use, together with further details relating to parking and access arrangements. Neighbouring occupiers and relevant consultees were therefore given the opportunity to comment on the original and amended information.

A total of 56 public representation entries have been received, excluding consultee responses and comments from the applicant. Of these, 24 were in support, 31 were in objection, and 1 raised a general query. The following summary identifies the main material planning issues raised. Full comments can be read on the Councils website. Matters relating to the personal character of the applicant, business rates, property values, commercial competition between venues, and licensing matters are not determinative planning considerations and are not summarised in detail below, save where they relate to the planning use, amenity, access or parking impacts of the proposal.


Letters of Support

Principle of Development
· Support for the reinstatement of a commercial use within the former smithy.
· Support for a jewellery shop, gallery and creative workspace within the village.
· Considered to contribute positively to the vitality of the High Street and local economy.
· Considered to align with the historic commercial use of the building. 
 
Community and Cultural Benefits
· Provides a venue for arts, music, poetry, craft and cultural activities.
· Supports community cohesion and social interaction.
· Provides opportunities for creative expression, wellbeing activities and local groups.
· Considered to provide a valued facility within the village and wider rural area.
 
Heritage
· Supporters consider the proposal to be sympathetic to the historic character of the former smithy.
· No physical alterations are proposed to the listed building.
· Continued active use is considered beneficial to the long-term upkeep and appreciation of the heritage asset. 
 
Residential Amenity
· Several supporters, including nearby residents, state that previous events have not resulted in unacceptable noise or disturbance.
· Events are described as small-scale and well managed. 
 
Highways and Parking
· The proposal is considered unlikely to generate significant traffic movements.
· Existing on-street parking is considered sufficient by some respondents.
· No significant parking or highway safety issues are considered to arise from the proposed use.  

Letters of Objection

Highway Safety and Parking
· Insufficient off-street parking provision for the proposed use.
· Concern that events will result in increased on-street parking.
· Concern regarding parking close to the junction of High Street, Smithys Lane, Taskers Lane and Westcourt.
· Concerns regarding visibility, highway safety and access for pedestrians, cyclists, horse riders and emergency vehicles.
· Concern that informal parking arrangements on neighbouring land are not permanent or within the applicant's control.
· Objections to the proposed parking arrangements accessed from Smithys Lane. 

Residential Amenity
· Concerns regarding noise and disturbance associated with events.
· Concerns regarding increased comings and goings, vehicle movements and general activity.
· Concerns relating to evening and weekend activity.
· Concerns that the use would adversely affect the residential character of the area. 

Scale and Nature of the Use
· Concern that the proposal extends beyond a jewellery shop and gallery and would operate as an events venue.
· Concern regarding the scale, frequency and number of events proposed.
· Concern regarding inconsistencies within the submitted information relating to attendance numbers, operating hours and activities.
· Concern regarding whether activities would be confined solely to the smithy building. 

Future Intensification
· Concern that a commercial permission could enable a more intensive use in the future.
· Concern regarding potential future changes in ownership and operation.
· Concern that the proposal could establish a precedent for further expansion of activities. 

Heritage and Conservation Area
· Concerns regarding the impact of parking and access alterations on Smithys Lane.
· Concerns regarding potential harm to banks, hedgerows and the character of the conservation area.
· Reference made to a previous planning application relating to access from Smithys Lane. 

Site Suitability
· Concern that the site is unsuitable for commercial event-related activities.
· Concern that alternative venues within the village are available and better suited to accommodate events and community activities.
· Concern regarding the relationship of the proposal to surrounding residential properties.


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
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.

Core Policy 18 identifies the spatial strategy for the Pewsey Community Area and supports development that helps sustain and enhance the role and vitality of existing settlements within the area.

Core Policy 48 (Supporting Rural Life) seeks to support the economic and social wellbeing of rural communities. The policy supports proposals that help sustain and enhance local services, facilities, tourism, recreation, cultural activity, rural enterprise and employment opportunities, provided that they do not generate unacceptable adverse impacts.

Policy 1 (Development Strategy) of the Burbage Neighbourhood Plan seeks to support the continued vitality and sustainability of Burbage as a living and working village, including opportunities that support local employment and services.

Policy 5 (Economy, Business, Employment and Tourism) supports the provision of small workshops, studios, tourism and business uses where they are of a scale appropriate to their surroundings and do not result in unacceptable impacts on residential amenity, traffic or local infrastructure.

Assessment 

The application site lies within the Limits of Development for Burbage, which is identified as a Large Village within the settlement hierarchy. As such, the site occupies a sustainable location where an appropriate scale of development may be supported, subject to compliance with other relevant development plan policies.

The proposal seeks the re-use of the former smithy building as a mixed-use commercial and community venue comprising a jewellery shop, art gallery and space for workshops, exhibitions, clubs and associated events. The proposal would introduce an employment-generating use within an existing building and would provide a facility intended to support local creative, cultural and community activities.

The application does not involve the erection of new buildings or the expansion of the built form. Instead, it would secure the continued active use of an existing building situated within the village. The proposal is therefore considered compatible with the broad aims of Core Policies 1, 2 and 18, which seek to support sustainable development within existing settlements and maintain the vitality of Wiltshire's communities.

The proposal is also considered to align with the objectives of Core Policy 48. The proposed use would provide a facility capable of supporting rural enterprise, cultural activity and community interaction, whilst also contributing to the local economy through the provision of retail, exhibition and workshop space. Similarly, the proposal reflects the aspirations of the Burbage Neighbourhood Plan which supports appropriately scaled business, workshop and community-focused uses that contribute to the village's role as a living and working community.

The site has an established history of commercial use associated with the former smithy and subsequent business activities. Whilst this history does not in itself justify the proposal, it is considered that the reintroduction of a commercial use within this part of the property would not be inherently out of keeping with the historic function of the building or its location within the village.

A number of representations have questioned whether the proposal extends beyond a jewellery shop and gallery to include a broader range of events and community activities. The applicant has subsequently provided additional clarification regarding the nature of the proposed use and the intended operation of the premises. It is acknowledged that the proposal includes a community and events element in addition to the retail and gallery functions. However, this does not alter the conclusion that such a mixed-use proposal is acceptable in principle within this settlement, subject to consideration of its detailed impacts and the imposition of any necessary planning conditions.

Accordingly, whilst the proposal is considered acceptable in principle, that conclusion is subject to detailed assessment of the effect of the proposed use on residential amenity, highway safety, parking provision and heritage interests, which are considered in the following sections of this report.

Conclusion
The proposal represents the re-use of an existing building within the Limits of Development and would provide a small-scale mixed commercial and community use that would support local enterprise, cultural activity and village vitality. The proposal is therefore considered acceptable in principle and broadly accords with Core Policies 1, 2, 18 and 48 of the Wiltshire Core Strategy, together with Policies 1 and 5 of the Burbage Neighbourhood Plan. The acceptability of the proposal ultimately turns on whether any adverse impacts arising from the operation of the use can be satisfactorily addressed through the subsequent assessment of highways, residential amenity and heritage matters.


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 application primarily relates to the change of use of the existing building and does not propose any alterations to the appearance of the former smithy itself. No extensions, alterations to the building, external plant, new structures or areas of hardstanding are proposed as part of the development.

As such, the proposal would retain the existing built form, architectural appearance and visual relationship of the building with its surroundings. The use of the building for the purposes proposed would not, in itself, result in any material change to the visual character or appearance of the site or the wider area.

During the course of the application, additional parking information was submitted which indicates that the width of an existing access from Smithys Lane would be increased to facilitate access to parking spaces within the site. The proposed alteration is limited in scale, involving the widening of an existing opening rather than the creation of a new access. Whilst the associated implications for the conservation area and the setting of the listed building are considered separately within the heritage assessment, in purely visual and design terms the proposed alteration is modest and would not result in a significant change to the overall appearance of the site.

No additional areas of hard surfacing, parking courts, lighting, signage or other infrastructure form part of the application. Consequently, the proposal would not materially alter the established character of the site or its immediate surroundings.

Conclusion
The proposal would result in very limited physical change to the site and would largely retain its existing appearance. Subject to the detailed heritage considerations assessed elsewhere within this report, it is considered that the proposal would not result in unacceptable harm to the character or appearance of the area and accords with the design objectives of Core Policy 57 of the Wiltshire Core Strategy, Section 12 of the NPPF and the Wiltshire Design Guide.

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 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. 

Paragraphs 212 requires “great weight” to be given to an asset’s conservation “irrespective of whether any potential harm amounts to substantial harm, total loss or less than substantial harm to its significance.” 

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.

Assessment

The application site forms part of a Grade II listed building and lies within the Burbage Conservation Area. The building is a former smithy and retains historic features associated with that use, including the forge and bellows. The Burbage Conservation Area Appraisal specifically identifies the building as "an attractive thatched smithy" situated at the junction of High Street and Smithys Lane, recognising its contribution to the character and appearance of the conservation area. The building therefore derives significance both from its architectural and historic interest as a listed building and from its contribution to the wider significance of the conservation area.

The proposal does not involve any alterations to the listed building itself. No extensions, alterations to the historic fabric, replacement of materials or changes to the external appearance of the building are proposed. The Conservation Officer has confirmed that the proposed change of use would have no physical impact on the listed building and raises no objection to the proposal on this basis.

In heritage terms, it is also relevant that the proposal would bring the former smithy back into active commercial use. Whilst the proposal would not replicate the building's historic blacksmithing function, the reintroduction of a small-scale commercial use reflects the building's historic role as a place of trade and craftsmanship. The proposal would therefore represent a viable and active use that is broadly consistent with the building's historic evolution and significance. In accordance with paragraphs 208 and 210 of the NPPF, this is considered to be a positive factor in the assessment.

A number of representations raise concern regarding the proposed parking arrangements and, in particular, the widening of the existing pedestrian access from Smithys Lane. The Burbage Conservation Area Appraisal identifies the raised banks and mature vegetation throughout the village as important characteristics which contribute positively to the character and appearance of the conservation area. These concerns are therefore acknowledged and have been carefully considered.

The proposal would require the widening of an existing access from approximately 2 metres to approximately 3.7 metres in width in order to facilitate access to parking within the site. However, unlike the development considered under planning application 13/01352/FUL, the current proposal does not seek the formation of a substantial new access serving a new dwelling, nor does it require extensive engineering works, significant removal of hedgerow, or the creation of prominent visibility splays. The previous proposal related to a materially different form of development and site arrangement and is not considered directly comparable to the current proposal.

The Conservation Officer specifically assessed the amended parking and access arrangements and concluded that the widening of the existing access would not result in harm to the setting of the listed building or to the character and appearance of the conservation area, subject to the retention of the informal character of the bank and the avoidance of over-engineered features such as extensive visibility splays, walling or similar suburbanising works. The proposed works involve the limited removal of a section of the existing earth bank at an established access point and would not result in the loss of the wider character-defining features identified within the conservation area appraisal.

Having regard to the scale and nature of the proposed works, together with the advice of the Council's Conservation Officer, it is considered that the proposal would preserve the significance of the Grade II listed building and would preserve the character and appearance of the Burbage Conservation Area. The proposal would not result in harm to designated heritage assets and therefore no balancing exercise under paragraphs 214 to 216 of the NPPF is required.

Conclusion
The proposal would not result in harm to the significance, setting or special interest of the Grade II listed building, nor would it harm the character or appearance of the Burbage Conservation Area. The proposal would secure the continued active use of a historic former smithy and would preserve the significance of the designated heritage assets. It is therefore considered that the proposal accords with Sections 66 and 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990, Core Policies 57 and 58 of the Wiltshire Core Strategy, Policy 9 of the Burbage Neighbourhood Plan and Chapter 16 of the NPPF.


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.

Overlooking / Loss of Privacy
The application relates solely to the change of use of an existing building and does not propose any extensions, alterations, additional openings, or changes to the external appearance of the building. As such, the proposal would not result in any additional opportunities for overlooking beyond those already associated with the existing building. It is therefore considered that the proposal would not give rise to any material loss of privacy to neighbouring occupiers.

Loss of Light / Overshadowing
No extensions, alterations or additional built form are proposed. Accordingly, the proposal would not result in any increased overshadowing, loss of daylight, loss of sunlight or other impacts upon neighbouring properties arising from the physical form of the development.

Overbearing Impact / Sense of Enclosure
As the proposal does not involve any increase in the scale, height, footprint or massing of the existing building, no overbearing impact or increased sense of enclosure would arise.
Noise and Disturbance
The principal amenity issue raised by objectors relates to noise and disturbance associated with the proposed use, particularly in relation to workshops, gatherings and events.

A significant number of representations refer to activities that have previously taken place within the wider property, including the garden and external areas. Whilst such comments have been carefully considered, the application site relates only to the former smithy building identified within the red-line boundary. The application does not seek permission for the use of the wider garden, yurt, dwellinghouse, courtyard or associated land for commercial or event purposes.

The Council requested further clarification during the course of the application regarding the nature and scale of the proposed use. The applicant has confirmed that the proposed activities would be undertaken within the former smithy building, which comprises a single room of approximately 30m². The submitted information indicates that the space can accommodate a limited number of attendees and that activities would principally comprise jewellery retailing, art displays, workshops, clubs, exhibitions and associated community events.

Given the modest size of the building, the physical limitations of the internal space naturally restrict the scale of activities that can take place. In contrast to many of the concerns raised within the objections, the proposal would not provide a large venue capable of accommodating significant numbers of people.

The building itself is also positioned adjacent to and partially screened by the main dwellinghouse, with activities taking place within an existing enclosed structure rather than in open-air areas. Consequently, any noise generated from within the premises would be materially different in character from activities undertaken in external garden areas.

It is recognised that some level of noise and activity would inevitably be associated with the proposed use, particularly during workshops, meetings or occasional events. However, the site occupies a position within the village High Street where a degree of activity, comings and goings and social interaction would not be unexpected. In the absence of any evidence demonstrating that the scale of use proposed would give rise to unacceptable levels of noise or disturbance, limited weight can be afforded to concerns that the proposal would result in material harm to neighbouring amenity.

Significantly, the Council's Public Protection Officer has reviewed the proposal and raised no objection from an Environmental Health perspective. Whilst this does not in itself determine the planning balance, it is a material consideration which carries weight in the assessment of potential amenity impacts.

Given the concerns raised through the consultation process regarding the precise nature and extent of the use proposed, it is considered reasonable for any planning permission to clearly define and control the approved use to ensure that future activities remain proportionate to the scale of the premises assessed through this application.

Conclusion
The proposal would not result in any loss of privacy, loss of light, overshadowing or overbearing impact. Whilst concerns have been raised regarding noise and disturbance, the application relates only to the use of the former smithy building and not the wider property or external areas. Having regard to the modest size of the premises, the nature of the proposed use, the absence of objection from Public Protection, and the ability to control the use through planning conditions, it is considered that the proposal would not result in unacceptable harm to the amenities of neighbouring occupiers. The proposal therefore accords with Core Policy 57 of the Wiltshire Core Strategy and the provisions of the NPPF.


Highways Impacts and Parking 
Policy Context
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.

Core Policy 61 of the Wiltshire Core Strategy seeks to ensure that developments are capable of being served by appropriate transport infrastructure and do not create unacceptable impacts on highway safety.

Core Policy 64 seeks to reduce the need to travel and promote sustainable transport choices.

Policy 8 of the Burbage Neighbourhood Plan supports development which adequately addresses highway safety and parking impacts and avoids unacceptable impacts upon the local highway network.

Paragraph 116 of the 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.

Assessment 
A significant proportion of the objections received relate to concerns regarding parking demand, highway safety and the suitability of the site's location at the junction of High Street, Smithys Lane, Taskers Lane and Westcourt Road. Concerns have been raised regarding visibility, on-street parking, pedestrian safety, the absence of footways and the potential increase in vehicle movements associated with the proposed use. These concerns are acknowledged and have been carefully considered.

The Highway Authority initially reviewed the proposal on the basis of the information originally submitted and raised no objection. Following the submission of additional information clarifying the nature of the proposed activities and potential attendance numbers, the Highway Authority requested further information regarding parking provision and parking management arrangements.

In response, a parking plan was submitted demonstrating parking provision within land under the applicant's ownership. The submitted information identifies a total of nine off-street parking spaces within the wider landholding outlined in blue, including parking spaces within the existing courtyard area accessed from Smithys Lane together with additional parking facilities within the existing garden area. Following review of the submitted details, the Highway Authority confirmed that the parking arrangements were acceptable and raised no highway objection subject to conditions requiring the parking areas and access arrangements to be provided and retained.

Whilst a number of objectors dispute the adequacy of the parking provision, parking standards are not maximum requirements, nor do they require every visitor to be accommodated within private parking spaces at all times. The application site lies within an established village environment where a degree of on-street parking already occurs. The relevant consideration is whether the development would result in unacceptable highway safety impacts.

The proposed use would operate from an existing building of modest size, comprising approximately 30m² of floorspace. Whilst concerns have been raised regarding larger attendance numbers, the physical limitations of the building naturally constrain the scale of activities capable of taking place. The proposed use is therefore materially different from a large commercial venue or community hall.

During the course of the application, concerns were also raised regarding the proposed widening of the existing access from Smithys Lane to facilitate parking within the site. The access arrangements have been assessed by both the Highway Authority and Conservation Officer. The Highway Authority has confirmed that the access and parking arrangements are acceptable from a highway safety perspective subject to appropriate conditions.

It is also noted that the proposal would be located within the Limits of Development of Burbage and within an established village environment where opportunities exist for access by foot, cycle and other non-car modes. The applicant has also indicated an intention to encourage non-car travel by visitors, although limited weight is afforded to this aspiration as it does not form part of the development proposal.

The Council's Highways Officer has considered the detailed concerns raised by local residents, including parking demand, visibility, access arrangements and road safety, and have ultimately concluded that the proposal would not give rise to an unacceptable impact on highway safety subject to the recommended conditions. In the absence of substantive technical evidence demonstrating otherwise, significant weight is afforded to that specialist advice.

Having regard to the scale of the proposed use, the parking arrangements submitted, and the conclusions reached by the Highway Officer, it is not considered that the proposal would result in residual cumulative impacts which would be severe, nor would it give rise to an unacceptable impact on highway safety.

Conclusion
Whilst local concerns regarding parking and highway safety are recognised, the proposal has been assessed by the Highway Officer who raises no objection subject to conditions securing the approved access and parking arrangements. Taking account of the scale of the proposed use, the availability of off-street parking within the wider landholding, and the absence of any technical highway objection, it is considered that the proposal would not result in an unacceptable impact on highway safety and would not generate severe residual impacts on the highway network.

The proposal is therefore considered to accord with Core Policies 61 and 64 of the Wiltshire Core Strategy, Policy 8 of the Burbage Neighbourhood Plan and the relevant provisions of the NPPF.

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.

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 proposal relates primarily to the change of use of an existing building and does not involve any significant physical alterations to the site. No extensions, demolition, replacement buildings, external lighting, hardstanding or other operational development are proposed.

The only associated physical works relate to the widening of an existing access from Smithys Lane to facilitate access to the approved parking area. These works involve the limited removal of a small section of existing earth bank and do not result in the loss of a significant area of habitat. The works affect less than 5 metres of linear habitat and therefore fall below the statutory threshold requiring Biodiversity Net Gain calculations.

Given the limited nature of the proposed works, together with the retention of the existing building, garden areas and surrounding vegetation, it is not considered that the proposal would result in any material harm to habitats, ecological networks or protected species.

Conclusion
Having regard to the limited nature of the development and the absence of significant physical changes to the site, it is considered that the proposal would not result in unacceptable harm to biodiversity, ecological networks, habitats or protected species. The proposal is therefore considered to accord with Core Policy 50 of the Wiltshire Core Strategy and the relevant provisions of the NPPF.

Landscape and Visual Impact 
Policy Context
Core Policy 51 of the Wiltshire Core Strategy requires development to:
· Protect, conserve, and enhance landscape character and quality.
· Respect local distinctiveness, key views, and visual receptors.
· Give particular weight to impacts on National Landscapes (formerly AONBs) and locally valued landscapes.

The Wiltshire Design Guide SPD (2024) promotes a context-led approach, encouraging integration with natural features and settlement patterns while avoiding visual intrusion.

The Green & Blue Infrastructure Strategy (2022–2030) supports landscape protection through green infrastructure, habitat connectivity, and nature-based solutions.

The NPPF emphasises the need to protect and enhance valued landscapes, particularly those with scenic, historic, or ecological significance. Planning decisions should:

· Recognise the intrinsic character and beauty of the countryside.
· Safeguard key views, local distinctiveness, and landscape settings.
· Ensure development is well-integrated into its surroundings and avoids visual intrusion, especially in sensitive or designated areas.

Landscape impact must be considered alongside biodiversity, heritage, and green infrastructure objectives, with mitigation measures encouraged where harm cannot be avoided.

Paragraph 189 of the NPPF requires that great weight should be given to conserving and enhancing landscape and scenic beauty in National Landscapes which have the highest status of protection in relation to these issues.

Under Section 245 of the Levelling-up and Regeneration Act 2023, LPAs and other relevant authorities must now “seek to further” the statutory purposes of National Landscapes (formerly Areas of Outstanding Natural Beauty), replacing the previous duty to merely “have regard to” them.

This is an active duty, requiring authorities to take reasonable and proportionate steps to support the conservation and enhancement of the natural beauty, special qualities, and key characteristics of these designated areas when exercising any function that affects them.

Assessment
The application relates primarily to the change of use of an existing building and does not involve any significant operational development or alteration to the established built form of the site.

No extensions, additional buildings, hardstanding, external lighting, signage or other infrastructure are proposed. The proposal would therefore retain the existing appearance of both the building and its wider setting.

The only physical alteration associated with the proposal is the widening of an existing access from Smithys Lane to facilitate access to parking within the site. As discussed elsewhere in this report, the proposed works are limited in scale and would be confined to an existing access point. The works would not result in the urbanisation of the site or any material change to the wider visual character of the area.

The site is located within the built-up area of Burbage and within the Limits of Development. The proposal would not result in the loss of open countryside, encroachment into the rural landscape, or alteration to the settlement pattern of the village.

Whilst the site lies within the North Wessex Downs National Landscape, the proposal would not affect the landscape setting, scenic beauty or special qualities of the designation. Given the absence of significant physical changes, it is not considered that the proposal would give rise to any adverse landscape or visual impacts.

Conclusion
The proposal would not result in any material harm to landscape character, visual amenity or the special qualities of the North Wessex Downs National Landscape. The development would remain contained within the existing built form of the village and would not introduce any visually intrusive features. The proposal is therefore considered to accord with Core Policy 51 of the Wiltshire Core Strategy and the relevant provisions of the NPPF.

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, landscape, highway safety, ecology and biodiversity, subject to the recommended conditions.

The development would deliver clear benefits, including: 

· Re-use of an existing building
· Sustains the viable use of a historic former smithy. 
· Supports a local independent business. 
· Generates economic activity and potential employment. 
· Provides a local jewellery shop/gallery/workshop. 
· Supports cultural and creative activities. 
· Provides community space for clubs, workshops and exhibitions. 
· Supports village vitality and rural life (CP48). 
· Consistent with NP support for small businesses and workshops.

which weigh positively in the overall planning balance.

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.

