APPLICATION FOR FULL-PLANNING PERMISSION
CASE OFFICER REPORT

	APPLICATION REFERENCE:
	PL/2026/03688

	APPLICATION TYPE:
	Full planning permission

	SITE ADDRESS:
	39-41 High Street, Pewsey, SN9 5AF

	DEVELOPMENT DESCRIPTION:
	Installation of solar panels

	RECOMMENDATION:
	Approve with Conditions



SITE DESCRIPTION/CONTEXT

The application site relates to 39-41 High Street, Pewsey, a substantial unlisted building located in a prominent position within the centre of Pewsey. The building is in mixed commercial and residential use, comprising office accommodation at ground floor level with residential accommodation above.

The site lies within the Pewsey Conservation Area and the North Wessex Downs National Landscape. Surrounding development is mixed in character and includes commercial, residential and community uses, together with a number of listed buildings within the surrounding area. The site also lies within the 6.4km buffer zone of the Salisbury Plain SPA, the Hampshire Avon River Catchment, and an area covered by saved Policy ED24 of the Kennet Local Plan.

PROPOSAL

Full planning permission is sought for the installation of 17 roof-mounted solar panels on the existing building at 39-41 High Street, Pewsey. The panels would be mounted on the existing clay tiled roof and arranged across two south-facing roof slopes within the roof valleys of the building. No alterations to the use of the building are proposed.

PLANNING HISTORY

There is no relevant planning history. 

RELEVANT LEGISLATION, POLICIES AND GUIDANCE 

Statutory Legislation: 
The Town and Country Planning Act 1990 
Planning (Listed Building sand 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 41 Sustainable Construction and Low-Carbon Energy;
· 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;

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:

Pewsey Neighbourhood Development Plan – Made October 2015 


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

ISSUES  

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

· Whether the development is acceptable in principle (CP 1 and 2)
· Whether the scheme constitutes high quality design (CP 57)
· Whether the scheme would have an acceptable impact upon the reasonable living conditions of the adjoining occupants (CP 57)
· Whether the scheme would preserve or enhance the historic environment (CP 58)
· 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 

The views of consultees are material considerations in the determination of the application. However, the decision-maker must exercise their own planning judgement. Where consultees raise concerns or recommend conditions, these have been considered and are addressed within the assessment section of this report.

[bookmark: _Hlk206417654]WC Highways: Raises no comments in relation to the scheme. 

WC Conservation: No objection.

WC Public Protection: No concerns raised. 

Pewsey Parish Council: Support. 


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.

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.

2 letters of support received, however concern was raised with regards to the erection of scaffolding that may be required to install the solar panels and whether this will cause blocking of the access to the east of the property, this access is required at all times for the carrying out of day-to-day business activities. 

Each material planning issue raised is addressed within the assessment below.

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.

The assessment below considers each of the main issues identified above. Each topic is assessed in turn with reference to the relevant policy context, the evidence submitted, consultee responses, and all other material considerations, before a conclusion is reached.

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.

In reaching this view, regard has been had to the criteria set out in Schedule 2 of the EIA Regulations, including the scale, location and characteristics of the development. The proposal does not meet the relevant thresholds, nor is it considered likely to give rise to significant environmental effects by reason of factors such as its size or location.

Habitats Regulations Assessment (HRA)
Regulation 63 of the Conservation of Habitats and Species Regulations 2017 (as amended) requires the Local Planning Authority, as the competent authority, to consider whether a plan or project is likely to have a significant effect on a European site, either alone or in combination with other plans or projects. Where likely significant effects cannot be ruled out, an Appropriate Assessment must be undertaken.

The proposed development has been assessed, having regard to its location, scale and nature, and its potential to affect designated European sites, including Special Areas of Conservation (SACs) and Special Protection Areas (SPAs).

Having undertaken the above assessment, the Local Planning Authority is satisfied that the development would not adversely affect the integrity of any European site, either alone or in combination with other plans or projects. This conclusion is reached having regard to the conservation objectives of the site and is secured by mitigation measures which are considered effective and deliverable, and which are secured by planning condition and/or legal agreement.


Principle of Development
Policy Context
Core Policies 1 and 2 of the Wiltshire Core Strategy establish the settlement strategy for Wiltshire and direct development towards sustainable locations. Pewsey is identified as a Local Service Centre under Core Policy 18. Core Policy 41 supports measures which improve the energy performance of existing buildings, including the use of renewable and low-carbon technologies, subject to appropriate consideration of heritage assets and other planning constraints.

Assessment 
The application seeks planning permission for the installation of solar panels on an existing building within the built-up area of Pewsey. The proposal would not result in any change of use, intensification of the existing use, or expansion of the building footprint.

The proposal represents a retrofit energy efficiency measure to an existing building and therefore aligns with the aims of Core Policy 41, which encourages improvements to the energy performance of existing buildings through the use of renewable and low-carbon technologies. Whilst the site is located within the Pewsey Conservation Area, the acceptability of the specific design and heritage impacts is considered elsewhere within this report.

Conclusion

The principle of installing solar panels on the existing building is considered acceptable and is supported by Core Policy 41 of the Wiltshire Core Strategy. Subject to consideration of the detailed impacts discussed below, no objection is raised to the proposal in principle.


Design, Visual and Landscape Impact
Policy Context
Core Policy 57 of the Wiltshire Core Strategy seeks to ensure that development responds positively to its context and achieves a high standard of design. Core Policy 51 requires development to protect, conserve and where possible enhance landscape character and to avoid harmful impacts upon the landscape.

The site lies within the North Wessex Downs National Landscape, where great weight should be given to conserving and enhancing landscape and scenic beauty. Section 12 of the NPPF also seeks to ensure that developments are visually attractive, sympathetic to local character and establish a strong sense of place.

Assessment
The proposal seeks permission for the installation of 17 solar panels on the roof of the existing building. The panels would be installed on south-facing roof slopes located within the roof valleys of the building. Submitted plans demonstrate that the panels would be contained within the existing roof slopes and would not project beyond the established roof form.
 
Whilst solar panels are not a traditional feature of buildings within the locality, they are increasingly common and are not considered inherently harmful to local character. In this instance, the panels would be positioned on internal roof slopes that are largely screened from public viewpoints along the High Street by the building's existing roof form. The development would therefore have a limited visual presence within the wider streetscene. 
 
Given the scale of the proposal, its siting on an existing building and the limited public visibility of the panels, it is considered that the proposal would not result in any material harm to the character or appearance of the area. Similarly, whilst the site lies within the North Wessex Downs National Landscape, the proposal relates to a building within the established built form of Pewsey and would not adversely affect the wider landscape character, scenic beauty or special qualities of the designation.

In reaching this conclusion, significant weight is afforded to the environmental benefits of the proposal. Core Policy 41 of the Wiltshire Core Strategy expressly supports the retrofitting of existing buildings through the use of renewable and low-carbon technologies, and the proposed solar panels would contribute towards renewable energy generation and the reduction of carbon emissions associated with the operation of the building. 

Conclusion
Taking all matters into account, it is considered that the proposal would have a limited visual impact and would not result in material harm to the character and appearance of the area or the special qualities of the North Wessex Downs National Landscape. The proposal is therefore considered to accord with Core Policies 41, 51 and 57 of the Wiltshire Core Strategy and the design objectives 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 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 
In assessing this aspect of the proposal, regard has been had to the site context, the details of the proposed development, the relevant development plan policies, and all other material considerations. The key considerations are set out below.

The application site lies within the Pewsey Conservation Area and is located adjacent to a Grade II listed building, with a number of other listed buildings located within the wider surrounding area. The application building is not listed but is identified within the Pewsey Conservation Area Character Appraisal and Management Proposals as a significant unlisted building which makes a positive contribution to the character and appearance of the conservation area.

The proposal seeks the installation of 17 solar panels on internal roof slopes serving rear extensions to the building. The submitted plans demonstrate that the panels would be positioned within roof valleys to the rear of the property and would be screened from the public realm by the principal building. As such, the development would not alter the appearance of the principal elevation or materially affect the building's contribution to the streetscene.

The Council's Conservation Officer raises no objection to the proposed development and concludes that the siting of the panels represents a considered approach that would not detract from the character or appearance of the conservation area nor the setting of nearby listed buildings. It is further concluded that the impact of the development on heritage assets would be neutral due to the limited visibility of the panels from public viewpoints.

Having regard to the submitted plans, the heritage significance of the site and surrounding assets, and the specialist advice received, it is considered that the proposal would preserve the character and appearance of the Pewsey Conservation Area and would preserve the setting of nearby listed buildings. The proposal would therefore satisfy the statutory duty under Section 72(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 and would accord with Core Policies 57 and 58 of the Wiltshire Core Strategy.

No harm to the significance of designated heritage assets has been identified. Consequently, the balancing exercise set out within paragraphs 214-216 of the NPPF is not engaged.

Conclusion
It is considered that the proposed solar panels would preserve the character and appearance of the Pewsey Conservation Area and preserve the setting of nearby listed buildings. The proposal would result in no harm to the significance of designated heritage assets and is therefore compliant with the statutory duties of the Planning (Listed Buildings and Conservation Areas) Act 1990, the provisions of Chapter 16 of the NPPF, and Core Policy 58 of the Wiltshire Core Strategy.

Amenity
Policy Context
Core Policy 57 of the Wiltshire Core Strategy requires development to ensure that it does not have an unacceptable impact upon the amenity of neighbouring occupiers.

Paragraph 135 of the NPPF similarly seeks to secure a high standard of amenity for existing and future users of land and buildings.

Assessment
Overlooking / Loss of Privacy
The proposal comprises the installation of roof-mounted solar panels and would not introduce any new windows, doors, balconies or other features capable of resulting in overlooking. The proposal would therefore have no impact upon the privacy of neighbouring occupiers.

Loss of Light / Overshadowing
The proposal would not materially alter the scale, height or massing of the existing building. Accordingly, no loss of light or overshadowing would arise as a result of the development.

Overbearing Impact / Sense of Enclosure
The proposed solar panels would be mounted flush to the existing roof slopes and would not materially alter the form or appearance of the building. The development would therefore not appear overbearing or result in any harmful sense of enclosure for neighbouring occupiers.

Noise
The proposal would not generate any significant noise during operation and no plant or machinery is proposed that would give rise to adverse amenity impacts. Wiltshire Council Public Protection Officers have raised no concerns in respect of the proposal.
Glare and Reflection
Whilst solar panels have the potential to produce reflection, the proposed panels would be positioned on internal roof slopes and would be largely screened from surrounding public viewpoints and neighbouring properties. In addition, modern solar panels are designed to absorb rather than reflect sunlight. Given their siting, orientation and appearance, it is not considered that the proposal would result in harmful glare or reflection impacts.

Other Matters Raised by Third Parties
A representation has been received raising concerns that scaffolding associated with the installation works could obstruct vehicle access via the lane to the east of the site. Whilst these concerns are noted, the planning application relates to the permanent installation of solar panels and does not seek approval for temporary construction arrangements. Matters relating to site access during construction, contractor operations and the siting of any temporary scaffolding are not material considerations that carry significant weight in the determination of this application and may be addressed separately between the parties involved.

Conclusion
Having regard to the scale and nature of the proposal, it is considered that the development would not result in any unacceptable impacts upon the amenity of neighbouring occupiers. The proposal therefore accords with Core Policy 57 of the Wiltshire Core Strategy and the relevant provisions of the NPPF.

Ecology and Biodiversity
Policy Context
Core Policy 50 of the Wiltshire Core Strategy seeks to protect, conserve and enhance biodiversity and geodiversity interests within Wiltshire. The NPPF requires planning decisions to minimise impacts on and provide net gains for biodiversity, where appropriate.

Assessment 
The proposal relates to the installation of solar panels on an existing building and would not result in the loss of habitat, the removal of vegetation, or any direct impacts upon ecological networks. There is no evidence before the Local Planning Authority to indicate that the proposal would have an adverse impact upon protected species or priority habitats.

The application is exempt from the statutory Biodiversity Net Gain requirements under the de minimis exemption, as the development affects less than 25 square metres of on-site habitat and does not involve the degradation of habitat.

Notwithstanding the above, the proposal involves minor works to the roof of an existing building. Whilst no evidence of protected species has been identified, all protected species remain protected under separate legislation and the applicant's attention should be drawn to their legal responsibilities through the inclusion of an informative.

Conclusion
Subject to the inclusion of an informative relating to protected species, it is considered that the proposal would not result in unacceptable impacts upon biodiversity interests and accords with Core Policy 50 of the Wiltshire Core Strategy and the provisions of the NPPF.

PLANNING BALANCE AND CONCLUSION
In reaching a decision, all identified harms and benefits must be weighed in the overall planning balance, having regard to Section 38(6) of the Planning and Compulsory Purchase Act 2004 and the provisions of the National Planning Policy Framework.

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, ecology and biodiversity, subject to the recommended conditions.

The development would deliver clear environmental benefits through the generation of renewable energy and the associated reduction in carbon emissions arising from the operation of the building, which weigh positively in the overall planning balance.

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. 

All conditions imposed have been assessed against the six tests set out in paragraph 56 of the National Planning Policy Framework and are considered to be necessary, relevant to planning, relevant to the development to be permitted, enforceable, precise and reasonable in all other respects.



