APPLICATION FOR FULL PLANNING PERMISSION
DELEGATED REPORT

	APPLICATION REFERENCE:
	PL/2026/01703

	APPLICATION TYPE:
	Full planning permission

	SITE ADDRESS:
	4-9 Sandford Park, Trowbridge, BA14 9NN

	DEVELOPMENT DESCRIPTION:
	Replace roof coverings to match existing, extend roof at verge/eaves to accommodate new external wall insulation, dismantle 2nr existing chimneys, install external wall insulation system, replace all existing uPVC glazing with new uPVC glazing units, enclose balconies with uPVC glazing units, gas pipework to be consolidated and meters relocated to accommodate the external wall insulation, new bin store, minor landscaping improvements, entrance CCTV installation

	RECOMMENDATION:
	That Planning Permission be GRANTED



PROPOSAL
The proposal seeks full planning permission to replace the roof coverings to match existing and extend the roof at the verge and eaves to accommodate new external wall insulation. Two chimneys would be removed, and external wall insulation would be added to all facades. 

Replacement UPVC glazing units would be installed and all existing balconies would be enclosed with UPVC glazing units. The gas pipework would be consolidated, and meters relocated to accommodate the external wall insulation.  A new bin store, entranceway CCTV and minor landscaping works would be undertaken in the external communal area. The application was subject to an extended consultation period (21 days) following the submission of updated plans with the proposed bin stores annotated. 

SITE DESCRIPTION/CONTEXT
The proposal relates to No’s 4-9 Sandford Park, residential flats located within a three-storey residential block located within an established residential area to the southwest of Trowbridge. 

The application site sits within the Bath and Bradford on Avon Special Area of Conservation for bats as well as the grey, hatched zone of the Trowbridge and Westbury Bat Mitigation Strategy (TWBMS).

PLANNING HISTORY
n/a

RELEVANT POLICIES AND GUIDANCE
Wiltshire Core Strategy:
Core Policy 2 – Delivery Strategy
Core Policy 29 – Spatial Strategy for the Trowbridge Community Area
Core Policy 50 – Biodiversity and Geodiversity
Core Policy 57 - Ensuring High Quality Design and Place Shaping

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.

Trowbridge and Westbury Bat Mitigation Strategy SPD, (TWBMS) 2025
Wiltshire Design Guide: Appendix D – Design Guidance for Householder extensions 
The National Planning Policy Framework (NPPF) 2026
The Planning Practice Guidance 
National Design Guide

CONSULTATION RESPONSES
[bookmark: _Hlk198304422]Trowbridge Town Council: No objections, subject to no significant adverse impact on neighbouring amenity.

Wiltshire Council Ecology. No objection 

REPRESENTATIONS
No comments were received.  

ASSESSMENT
Section 38(6) of the Planning and Compulsory Purchase Act 2004 states:

"If regard is to be had to the development plan for the purposes of any determination to be made under the planning Acts, the determination must be made in accordance with the plan unless material considerations indicate otherwise."

In accordance with this statutory requirement, this application has been assessed against the relevant policies of the Development Plan, including the adopted Wiltshire Core Strategy (2015) and, where applicable, any made Neighbourhood Plans. 

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

The applicant seeks to replace the roof coverings with matching concrete roof tiles, alongside extending the existing roof edge on the eaves and verge to accommodate new external wall insulation, which would be added to all elevations. The two chimneys, that are currently not in use would be removed and capped off. 

The existing UPVC glazing units would be replaced with matching units of greater thermal efficiency, and all existing balcony and window railings would be removed and replaced with UPVC glazing units. The gas pipework would be consolidated, and meters relocated to accommodate the external wall insulation.  A new bin store, entranceway CCTV and minor landscaping works would be undertaken in the external communal area. 
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Existing front façade of the residential block

[image: ]

Proposed front façade of the residential block

The lower ground floor elevations would consist of brick slips with stepped render to the first and second floor of the elevations. The use of matching materials and matching white UPVC fenestration would ensure the proposal would integrate into the surrounding setting and existing street scene. 

Officers support the proposals that seek to upgrade the existing thermal efficiency of the planning units alongside increased security with the installation of the CCTV cameras. Other benefits to the occupiers include a new bin store and upgraded gas supply unit. Therefore, officers raise no objections to the proposal, and it is considered that the works would by virtue of their scale and design would constitute complementary additions to the host building that would appear commensurate to the size of the building and plot. 

Having regard to the above, the proposal complies with the design principles set out in Core Policy 57 of the Wiltshire Core Strategy and Appendix D of the Wiltshire Design Guide.

Amenity
Point vii of Core Policy 57 - Ensuring High Quality Design and Place Shaping of the Wiltshire Core Strategy seeks to ensure that developments do not adversely affect neighbouring properties.

The National Planning Policy Framework (NPPF 2026), particularly policy L2 1d(ii), stresses that ‘substantial weight should be given to the benefits where a development proposal would maintain safe access and egress for occupiers and users, and acceptable living standards for residents and neighbours in terms of access to daylight, sunlight, privacy and external amenity space’

Given the scale of the proposed works, officer raise no concerns in regard to any adverse overlooking, overbearing or overshadowing impacts to neighbouring occupiers

The proposal therefore accords with Core Policy 57 point vii in respect of safeguarding residential amenity and Appendix D of the Wiltshire Design Guide.

Ecology Impact 
Core Policy 50 of the Wiltshire Core Strategy seeks to protect and enhance biodiversity and geodiversity, including through ensuring that development avoids harm to protected species and habitats.

The National Planning Policy Framework (NPPF), in policy N2 requires that ‘to contribute positively to the natural environment, and support nature’s recovery, development proposals should;
a. Consider the environmental qualities of land proposed for development, including habitats, landscape character and the natural beauty of the countryside, and identify opportunities for those qualities to be conserved or enhanced (including through requirements for biodiversity net gain where these apply’

The application site sits within the Bath and Bradford on Avon Special Area of Conservation for bats as well as the grey, hatched zone of the Trowbridge and Westbury Bat Mitigation Strategy (TWBMS). As this application involves disturbance to the existing roof due consideration has to be given to the potential disturbance of any bats because of the proposed development.

The Local Authority Ecology team were consulted on the proposal and offered the following comments:
‘The proposed development comprises small scale works to existing residential development consisting of limited built form close to the existing dwelling and given the established high density urban residential nature of the location, it is considered highly unlikely that any bats would be affected and significant effects relating to the disturbance to bats can be ruled out. 

The site comprises a building where various external works are proposed, including the removal of chimneys and new uPVC glazing. The site is in a suburban area and is surrounded by dwellings in all directions, though with a strip of woodland and grassland field ~50m northwest.

Bath & Bradford on Avon Special Area of Conservation (SAC) & TWBMS Grey Zone
The application site is located within the boundary of the grey zone of the Trowbridge & Westbury Bat Mitigation Strategy (TWBMS), as well as a Greater Horseshoe core roost buffer associated with the Bath & Bradford on Avon Bats Special Area of Conservation (SAC), and therefore has potential to result in significant adverse impact on the special features of the SAC. The application must be considered under the Habitats Regulations.

The grey medium risk zone represents an area where new residential development is likely to result in increased recreational use of important woodland bat sites. In order to conclude the AA favourably, new residential development proposals for 49 dwellings or less within the grey hatched medium recreational risk zone will be expected to provide a financial contribution per
dwelling towards the council’s strategic recreational pressure mitigation scheme. This application is not for new residential development, and therefore, a financial contribution is not required.

A test of likely significance (screening assessment) has been carried out by Wiltshire Council as required under Regulation 63 of the Conservation of Habitats and Species Regulations 2017 (as amended) (also known as the Habitat Regulations). The site is already subject to disturbance from human activities (and the urban area surrounding) and the proposals do not represent a significant increase in human disturbance in this area. No loss of green habitat nor any new lighting is proposed. 

As such, the proposal is not considered likely to adversely affect roosting bats, or foraging or commuting habitat, and the principles of the TWBMS are not considered further. The application is screened out of Appropriate Assessment with respect to the Bath and Bradford-on-Avon Bat SAC.

Protected species
As per aerial and Streetview imagery, the building is in good condition with no obvious missing or slipped tiles or gaps at the eaves. The building is subject to light spill from streetlights and security lights and is located in a reasonably urban area. On the balance of evidence, and considering the scale of the proposed works, the risk posed to roosting bats (and other protected wildlife) is likely to be low. The applicant should note that under the Conservation of Habitats and Species Regulations 2017 (as amended), it is an offence to harm or disturb bats or damage or destroy their roosts. In the unlikely event that bats are found, works should cease and advice from a professional ecologist must be sought’

As such, the development complies with Core Policy 50 of the Wiltshire Core Strategy and the relevant provisions of the NPPF.

[bookmark: _Hlk211330780]Biodiversity Net Gain 
As of April 2024, unless exempted, applications need to demonstrate no net loss and a minimum of 10% net gain in biodiversity (BNG) on the site, in line with the requirements of the NPPF, PPG, WCS policy CP50 (Biodiversity and Geodiversity) and the Environment Act.  

However, the small-scale nature of this proposal means that the scheme falls within De minimis Exemption (less than 25sqm of habitat or 5m of linear habitat) and therefore BNG is not required.



CONCLUSION
The proposed development is considered to be acceptable in terms of its design, scale, and relationship with the surrounding area. It would not result in any unacceptable harm to the character of the locality, the amenities of neighbouring occupiers, or the interests of ecology.

The proposal is therefore considered to comply with the relevant policies of the Wiltshire Core Strategy, the Wiltshire Local Plan, and the National Planning Policy Framework. As such, the application is recommended for approval, subject to the conditions set out below.

RECOMMENDATION:  That Planning Permission be GRANTED subject to conditions.

Conditions

1. The development hereby permitted shall be begun before the expiration of three years from the date of this permission.

REASON: To comply with the provisions of Section 91 of the Town and Country Planning Act 1990 as amended by the Planning and Compulsory Purchase Act 2004.


2. The development hereby permitted shall be carried out in accordance with the following approved plans and documents:
Location Plan - Received 13.03.2026
Proposed Block Plan - Received 13.03.2026
Existing Elevations DWG No 100119522-ATR-XX-00-DR-AR-000001 P1 - Received 20.03.2026
Proposed Elevations DWG No 100119522-ATR-XX-00-DR-AR-000006 P3 - Received 06.07.2026

REASON: For the avoidance of doubt and in the interests of proper planning.

Informative
Protected species
The applicant should note that under the terms of the Wildlife and Countryside Act (1981) and the Conservation of Habitats and Species Regulations 2017 (as amended) it is an offence to disturb or harm any protected species including for example, breeding birds and bats. The protection offered to some species such as bats, extends beyond the individual animals to the places they use for shelter or resting. 

Please note that this consent does not override the statutory protection afforded to any such species. In the event that your proposals could potentially affect a protected species you should seek the advice of a suitably qualified and experienced ecologist and consider the need for a licence from Natural England prior to commencing works. Please see Natural England’s website for further information on protected species.
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