APPLICATION FOR FULL-PLANNING PERMISSION 
CASE OFFICER REPORT

	APPLICATION REFERENCE:
	PL/2025/06176

	APPLICATION TYPE:
	Full planning permission

	SITE ADDRESS:
	Manor Farm, Allington, Devizes, SN10 3NN

	DEVELOPMENT DESCRIPTION:
	Change of use from a lawned habitat area and the creation of a water feature that is enhancing the wildlife habitat of a garden that contains has a mixture of lawn, wildflower area, woodland and riparian habitats.

	RECOMMENDATION:
	Refuse



SITE DESCRIPTION/CONTEXT

The application site relates to Manor Farm, in the hamlet of Allington. The site forms part of the residential curtilage of the dwelling and comprises extensive landscaped grounds including areas of lawn, mature trees, woodland and riparian vegetation. The River Gog, an ordinary watercourse and chalk headwater within the wider River Avon catchment, flows through the site in a north-south direction. The development comprises an online pond and associated sluice structure constructed within the watercourse.

The site is partially located within Flood Zones 2 and 3 and lies within an area susceptible to groundwater flooding. The River Gog is hydrologically connected to the River Avon Site of Special Scientific Interest (SSSI) and the River Avon (Hampshire Catchment) Special Area of Conservation (SAC), designated sites of ecological importance.

The site is subject to the following key constraints and designations:

· Watercourse: River Gog (tributary of the Hampshire Avon) passes through the site
· Area Susceptible to Ground Water Flooding
· Partially within Flood Zones 2 and 3a
· Neighbouring Grade II listed building (5 Manor Farm Cottages)
· Lies within the North Wessex Downs National Landscape
· Countryside Character Areas - Berkshire and Marlborough Downs
· Priority Habitat Inventory
· River Avon Site of Special Scientific Interest (SSSI), approximately 4.5km to the south
· River Avon (Hampshire Catchment) Special Area of Conservation (SAC).

PROPOSAL

The application seeks retrospective planning permission for a pond together with associated engineering works, including the installation of a sluice structure. The pond and sluice operate as a single integrated system and are therefore assessed as part of the overall development.

It is understood that the pond was constructed at least five years ago on the River Gog and a sluice structure was installed at the pond outfall at least three years ago.

The submitted information states that the pond measures approximately 35m by 16m with a depth of approximately 1.2m. A sluice structure has been installed at the pond outflow and is designed to overtop naturally when water levels exceed 0.9m. The submitted information states that the pond provides an estimated storage capacity of approximately 504m³.

PLANNING HISTORY

None relevant

RELEVANT LEGISLATION, POLICIES AND GUIDANCE 

Statutory Legislation:
· Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990

National Planning Policy: 
· National Planning Policy Framework (NPPF) 
· Planning Practice Guidance (PPG)
Development Plan:

The development plan for Wiltshire comprises the Wiltshire Core Strategy (WCS) (adopted January 2015) and any made neighbourhood plans, which remains the principal statutory planning document guiding development across the county. In line with Section 38(6) of the Planning and Compulsory Purchase Act 2004, planning decisions must be made in accordance with the development plan unless material considerations indicate otherwise.

Though the development plan is considered as a whole, those parts deemed to be particularly relevant to this application are listed below:

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

· Core Policy 1 Settlement Strategy
· Core Policy 2 Delivery Strategy
· Core Policy 12 Spatial Strategy [Devizes Community Area]
· 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 67 Flood Risk

Draft 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:

The site lies within an undesignated neighbourhood plan area.

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

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 site can be adequately drained without increasing flood risk elsewhere (CP 67)
· Whether there would be any harmful impacts upon protected species or priority habitats (CP 50)
· Are there any other planning issues raised by the development?

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.

WC Ecology:  Objection on the following grounds:

· Further information required;
· HRA required: River Avon (Hampshire catchment) SAC

WC Drainage: Objection on the following grounds (final comment)

· The Lead Local Flood Authority (LLFA) maintains its objection as the submitted information does not adequately address previous flood risk concerns.
· No site-specific Flood Risk Assessment has been provided to satisfy the requirements of the Environment Agency.
· Hydraulic modelling has not been submitted to demonstrate that the development would not increase flood risk, including for the 1 in 100 year plus climate change event.
· The applicant has not explored or proposed modifications to convert the pond into an offline feature, as previously recommended.
· The LLFA advises that Land Drainage Consent may be required for works affecting the ordinary watercourse.

Environment Agency: Objection on the following grounds (final comment):

· The Environment Agency maintains an in-principle objection due to the lack of a Water Environment Regulations (WER) assessment and concerns regarding the acceptability of the impoundment created by the sluice.
· The sluice impounds the River Gog, a chalk headwater connected to the River Avon, and could result in reduced downstream flows.
· The structure is considered likely to create a barrier to fish passage and sediment movement, affecting species such as salmonids, lamprey, bullhead and eel.
· Concerns are raised regarding impacts on ecological connectivity within the wider chalk stream network.
· The Environment Agency advises that an online pond requires an impoundment licence and indicates that the development is unlikely to obtain such a licence in its current form.
· The Agency also advises that works to the ordinary watercourse may require consent from the Lead Local Flood Authority (LLFA).

Natural England: Objection on the following ground (Natural England):

· Natural England advises that the site is hydrologically connected to the River Avon SAC and therefore has potential to affect its designated interest features.
· Notes and supports the Environment Agency's objection regarding the potential barrier to fish movement created by the proposed sluice.
· Considers that the submitted information does not assess impacts on qualifying SAC species.
· Requests further information on the effects of the development on the River Avon SAC to enable the Council to undertake an Appropriate Assessment under the Habitats Regulations.

All Cannings Parish Council: Commented:

“The Parish Council considered this retrospective application but does not feel appropriately qualified to assess the technical or environmental implications of the proposed pond. Councillors therefore defer to the views of the relevant statutory consultees.”

The consultee responses have been carefully considered. Whilst significant weight is afforded to specialist technical advice, the decision remains a matter for the Local Planning Authority and the officer assessment below reaches an independent planning judgement on the issues raised.

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

The above method was 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.

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

Letters of Objection

Total letters of objection received: 23

· Concerns that the development involves the damming and impoundment of the River Gog, fundamentally altering the natural flow and character of a rare chalk stream.
· Alleged increase in flood risk to neighbouring land and property, particularly upstream, with references to flooding experienced by nearby residents and concerns regarding reduced flood storage capacity.
· Concerns regarding impacts on the ecological value of the River Gog, including effects on chalk stream habitat, water quality, biodiversity, fish passage, sediment movement and the natural hydrological regime.
· Objections raise concerns about potential impacts on nearby heritage assets, including a Grade II listed property, through increased water levels and changes to the water table.
· Concerns that mature trees and other vegetation may be adversely affected by waterlogging and altered ground conditions.
· Allegations that the submitted Flood Risk Management Report and Catchment Impact Report are inadequate, inaccurate and do not constitute a suitable site-specific Flood Risk Assessment, with concerns regarding the absence of hydraulic modelling and assessment of upstream and downstream effects.
· Concerns that impacts on neighbouring landowners and properties have not been adequately assessed and that third-party interests have been omitted from supporting information.
· Assertions that the application contains inaccuracies relating to flood risk, ecological benefits, affected trees, neighbouring land ownership and environmental designations.
· Concerns regarding compliance with legislation, regulatory requirements and consent regimes relating to flood risk, ordinary watercourses, biodiversity and heritage assets.
· Several objectors consider that the pond should be removed from the watercourse and that the River Gog should be restored to its former condition, with some suggesting an offline pond would be a more appropriate solution.
· Concerns that the pond has been designed primarily as an amenity feature rather than a biodiversity enhancement, with objectors disputing the claimed ecological benefits of the development.
· Concerns regarding water quality impacts, including stagnant water, nutrient enrichment, algae growth and the retention of sediment and polluted runoff within the pond.
· Concerns regarding increased bank erosion, sediment deposition and silting of the watercourse and culvert system since the creation of the pond and sluice.
· Concerns that the pond has altered the physical form and hydrological functioning of the River Gog, including changes to flow patterns and water levels.
· Assertions that the pond could have been accommodated elsewhere within the landholding or created as an offline pond without incorporating the River Gog.

Comment

One general comment was also received.

· Property borders the River Gog and concerns are raised regarding impacts arising from the pond's creation.
· Increased sediment build-up and reduced flow within the watercourse are reported since construction of the pond.
· Concerns that neighbouring properties adjoining the River Gog have not been adequately considered within the submitted assessments.
· States that the flooding date referred to in the supporting information is incorrect and contends that runoff from surrounding land and the farmyard contributed to flooding events.
· Considers that sediment accumulation and blockage at the culvert contributed to flooding 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 NPPF (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.

Principle of Development
Policy Context
Core Policies 1 and 2 of the Wiltshire Core Strategy establish the overarching spatial strategy for Wiltshire and provide the primary Development Plan framework for determining whether development is appropriately located. Together, these policies seek to direct growth towards the most sustainable locations whilst protecting the intrinsic character and beauty of the countryside. The strategy prioritises development within Principal Settlements, Market Towns, Local Service Centres and larger villages, whilst development in the countryside will only be supported where it accords with specific development plan policies or where material considerations indicate otherwise.

The NPPF also contains national policies relating to the location of development. Policies S3-S5 distinguish between development within settlements and development in the countryside, support sustainable patterns of growth, and require decisions to have regard to the role and function of settlements, accessibility to services and facilities, and other site-specific considerations.

The principle of development should be assessed having regard to the Development Plan as a whole, the NPPF and all other material considerations. The weight afforded to individual policies will depend upon the nature, scale and location of the development proposed.

Planning History 

The planning history of the site has been reviewed. No previous decisions, appeal outcomes, extant permissions or other planning history have been identified that materially influence the assessment of the principle of development in this case.

Assessment 

The development does not comprise major built development, housing or commercial development and is intended to serve the incidental enjoyment of the existing dwelling. In principle, the provision of a pond associated with the residential enjoyment of the dwelling is considered broadly acceptable in planning terms. However, the acceptability of the development as carried out is dependent upon its impacts on flood risk, drainage, ecology and the water environment.

Neighbourhood Plan

The site is not located within a neighbourhood plan area.

Conclusion

In having regard to the above, the principle of the development is capable of being supported. The development must nevertheless be assessed against all other relevant Development Plan policies, national policy and material considerations, such as  flood risk, ecology, the water environment, landscape character and heritage assets.

Design and Impact on the Character and Appearance of the Area
Policy Context
Core Policy 57 of the Wiltshire Core Strategy requires development to achieve a high standard of design that responds positively to local character, context and distinctiveness.

Policies DP1-DP4 of the NPPF seek to ensure that development is well-designed, visually attractive, sustainable and responsive to its surroundings. Development should contribute positively to local character, create high quality places and support healthy and inclusive communities.

The Wiltshire Design Guide provides further guidance on achieving high quality, context-led design and should be taken into account where relevant.

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 seeks retrospective planning permission for the creation of a pond together with associated engineering works, including the installation of a sluice structure, within the extensive residential curtilage of Manor Farm. The pond and sluice operate as a single integrated system and are therefore assessed as part of the overall development. As the development has already been carried out, the assessment considers the scheme as built.

The submitted information states that the pond measures approximately 35m by 16m with a depth of approximately 1.2m. A sluice structure has been installed at the pond outflow and is designed to overtop naturally when water levels exceed 0.9m. The submitted report states that the pond provides an estimated storage capacity of approximately 504m³.

The pond is understood to have been constructed at least 5 years ago, with the sluice installed more recent than this. The pond incorporates the River Gog and lies within the garden of the host dwelling (Manor Farm).

Having regard to the generous size of the plot, the pond is of an appropriate scale and is considered incidental to the enjoyment of the dwellinghouse.

The pond is positioned within the eastern part of the site and is set well away from public highways and the majority of public vantage points. Owing to its generally low-lying nature, together with the presence of existing vegetation and the spacious character of the surrounding land, the development has a limited visual presence within the wider landscape. Whilst the sluice structure is visible above ground level, it is a relatively modest feature and does not appear visually intrusive within the context of the site.

Overall, the pond is considered to be compatible with the established character of the site and its domestic curtilage. Subject to the detailed considerations relating to flood risk, ecology, amenity and heritage addressed within this report.

Conclusion
Having regard to the above, it is considered that the development does not result in harm to the character or appearance of the area and accords with the design objectives of Core Policy 57 of the Wiltshire Core Strategy.

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

Section 66(1) requires special regard to be given to the desirability of preserving listed buildings, their settings and any features of special architectural or historic interest which they possess.

Core Policy 58 of the Wiltshire Core Strategy seeks to conserve and, where appropriate, enhance the significance of designated and non-designated heritage assets and their settings. 

Core Policy 57 requires development to respond positively to local character and historic context through high quality design.

Policies HE4-HE10 of the NPPF recognise heritage assets as an irreplaceable resource and require proposals affecting heritage assets to be assessed having regard to their significance and the contribution made by their 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.

In accordance with the heritage policies of the NPPF, any harm to the significance of a heritage asset must be clearly identified and assessed. Where harm is identified, it should be categorised having regard to the relevant heritage policies and weighed against any public benefits arising from the proposal.

In assessing this aspect of the proposal, regard has been had to the site context, the details of the development, the significance of nearby heritage assets and the contribution made by their settings.

The application seeks retrospective planning permission for the creation of a pond together with associated engineering works, including the installation of a sluice structure, within the extensive residential curtilage of Manor Farm.

The nearest designated heritage asset is No. 5 Manor Farm Cottages, a Grade II listed building located to the north of the application site. The pond is situated within the grounds of Manor Farm and is separated from the shared boundary with No. 5 Manor Farm Cottages by approximately 60 metres, with the listed building itself located a further distance beyond this boundary.

As discussed within the character and appearance section of this report, the development comprises a largely low-lying pond set within an extensive garden. The development does not introduce prominent built form into the landscape, with the only above-ground structure being the modest sluice installation. Given the scale and nature of the works, together with the separation distances involved, the pond does not appear as a visually intrusive feature within the setting of the listed building.

The pond reads as a domestic landscape feature associated with Manor Farm and does not interrupt, obscure or detract from the ability to appreciate the significance of the listed building, its historic relationship with its surroundings, or the contribution made by its setting. Whilst objections have raised concerns regarding indirect impacts arising from flood risk and changes to hydrology, the assessment in this section is confined to the effects of the development upon the setting and significance of the heritage asset.

Conclusion
Having regard to the nature, scale and location of the development, it is considered that the development does not harm the setting of the nearby listed building. The development therefore complies with Sections 66(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990, Core Policies 57 and 58 of the Wiltshire Core Strategy, and the heritage objectives 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.

Policy P3 of the NPPF requires development to be appropriate for its location, taking account of its likely effects on health, living conditions and the environment. In particular, Policy P3(2)(b) requires development to avoid giving rise to unacceptable impacts on the living conditions of neighbouring residents and occupiers. In assessing amenity impacts, regard should be had to matters including daylight and sunlight, outlook, privacy, overbearing impacts and other effects on residential amenity.

These policies guide the assessment of amenity impacts. Each of the below matters has been assessed having regard to the specific site context and layout of the development.

Overlooking / loss of privacy 
The development comprises the creation of a pond and associated sluice structure and does not introduce any buildings, raised platforms, elevated areas, windows or other features that would facilitate overlooking. The pond is a low-level landscape feature located within the grounds of Manor Farm and would not give rise to any additional opportunities for views into neighbouring properties.

The nearest neighbouring residential property, No. 5 Manor Farm Cottages, is located in excess of 100 metres from the pond itself and is separated from the development by intervening land and vegetation. Having regard to the nature of the development and the separation distances involved, no loss of privacy or overlooking would result.

Loss of light / overshadowing
The development does not involve the erection of buildings or structures of any significant height. The development is predominantly at or below existing ground level, with only a modest sluice structure projecting above ground.

Given the low-profile nature of the development and the substantial separation distance from neighbouring properties, the development would not result in any material loss of daylight, sunlight or overshadowing to neighbouring occupiers.

Overbearing Impact / Overall sense of enclosure 
The pond comprises a low-lying landscape feature within a large residential curtilage and does not introduce built form that would appear dominant or overbearing when experienced from neighbouring land.

Furthermore, the nearest neighbouring property is situated over 100 metres from the pond itself. Given the nature, scale and location of the development, it would not result in any undue sense of enclosure or overbearing impact upon neighbouring occupiers.

Noise 
The development does not involve any machinery, plant, commercial activity or other noise-generating uses. The development is incidental to the enjoyment of the existing dwellinghouse and is not considered likely to generate noise levels that would adversely affect the amenities of neighbouring occupiers.

Accordingly, no unacceptable noise impacts are anticipated as a result of the development.

Internal and External Space Standards

The development does not involve the creation of a new dwelling or alterations to existing residential accommodation. Internal and external space standards are therefore not relevant to the determination of this application.

Conclusion

Having regard to the nature of the development, its low-profile appearance, and the substantial separation distances between the pond and neighbouring residential properties, it is considered that the development would not result in harmful overlooking, loss of privacy, loss of light, overshadowing, overbearing impact, noise disturbance or any other adverse effect on residential amenity. The development therefore accords with Core Policy 57 of the Wiltshire Core Strategy and the relevant amenity objectives of the NPPF.

Ecology and Biodiversity
Policy Context
Core Policy 50 of the Wiltshire Core Strategy requires development to protect and, where appropriate, enhance biodiversity and geodiversity interests.

Policy N2 of the NPPF seeks to conserve and enhance biodiversity, support nature recovery, protect habitats and species, and strengthen ecological networks.

Where relevant, proposals should assess impacts upon protected species, habitats, ecological networks and green and blue infrastructure and demonstrate that any adverse impacts can be appropriately avoided, mitigated or compensated for.

Biodiversity Net Gain (BNG) is mandatory for most development and proposals should demonstrate compliance with the statutory requirements unless an exemption applies.

Development that would result in significant biodiversity harm which cannot be avoided, adequately mitigated or compensated for should be refused.

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 seeks retrospective planning permission for the creation of a pond together with associated engineering works, including the installation of a sluice structure. The pond and sluice operate as a single integrated system and are therefore assessed as part of the overall development. As the development has already been carried out, the assessment considers the scheme as built.

The Council's Ecologist advises that the statutory Biodiversity Net Gain requirements do not apply to this retrospective application and therefore BNG does not form part of the assessment of the development.

However, the Council's Ecologist has objected to the development and advises that further information is required before the ecological impacts of the development can be properly assessed. Specifically, insufficient information has been submitted to assess the impacts of the development on the qualifying species and features of the River Avon (Hampshire catchment) Special Area of Conservation (SAC), the associated River Avon Site of Special Scientific Interest (SSSI), and the Priority Habitat River represented by the River Gog.

The Council's Ecologist advises that the River Gog is hydrologically connected to the River Avon SAC and that the submitted information fails to assess the effects of the pond and sluice on the movement of qualifying fish species associated with the SAC. The Ecologist further notes that the development may have resulted in the loss of approximately 35 metres of Priority Habitat River and that no ecological impact assessment has been provided to assess impacts upon the habitat itself or any protected or notable species it may support.

Natural England advises that the site is hydrologically connected to the River Avon SAC and notes the Environment Agency's concerns regarding fish movement as a result of the proposed sluice. Natural England advises that the submitted information does not assess the impacts of the development on qualifying SAC species and requests further information to assist the Council in undertaking an Appropriate Assessment under the Habitats Regulations.

The Environment Agency maintains an objection in principle and advises that the sluice creates an impoundment within the River Gog, a chalk headwater connected to the wider River Avon catchment. The Agency advises that the impoundment could result in a depleted reach downstream and that the sluice is likely to act as a barrier to fish passage and sediment movement. The Agency considers that the development may adversely affect species associated with chalk stream systems, including salmonids, lamprey, bullhead and eel, and emphasises the importance of maintaining ecological connectivity within the wider chalk stream network.

In this case, the Local Planning Authority has insufficient information before it to assess the full ecological impacts of the development or to determine whether the development would adversely affect the integrity of the River Avon SAC, the qualifying features of the associated designated sites, Priority Habitat River, or protected and notable species. Furthermore, insufficient information has been submitted to enable the Council, as Competent Authority, to undertake an Appropriate Assessment and reach a lawful conclusion under the Conservation of Habitats and Species Regulations 2017 (as amended).

Conclusion
Having regard to the above, it is considered that insufficient ecological information has been submitted to demonstrate that the development would not result in unacceptable impacts upon the River Avon (Hampshire catchment) SAC, the River Avon SSSI, Priority Habitat River, protected species or ecological networks. Furthermore, insufficient information has been provided to enable the Local Planning Authority to undertake an Appropriate Assessment and conclude that the development would not adversely affect the integrity of the SAC.

Accordingly, the development fails to demonstrate compliance with Core Policy 50 of the Wiltshire Core Strategy, the biodiversity objectives of the NPPF and the requirements of the Conservation of Habitats and Species Regulations 2017 (as amended). The application is therefore recommended for refusal on ecology and biodiversity grounds.

Landscape and Visual Impact 
Policy Context
Core Policy 51 of the Wiltshire Core Strategy seeks to protect, conserve and enhance landscape character and quality and requires development to respond appropriately to its landscape setting.

Policy N2 of the NPPF seeks to conserve and enhance the natural environment and requires development to take account of landscape character, local distinctiveness and the natural beauty of the countryside.

The Wiltshire Design Guide promotes a context-led approach that integrates development with landscape features and local character.

Policy N4 of the NPPF affords significant protection to National Landscapes and requires development proposals to conserve and enhance their natural beauty and special qualities.

Under Section 245 of the Levelling-up and Regeneration Act 2023, the Council must seek to further the purposes of National Landscapes when exercising its planning functions.

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 application seeks retrospective planning permission for the creation of a pond and associated sluice structure within the extensive grounds of Manor Farm. The site lies within a rural setting and forms part of a large domestic curtilage characterised by areas of managed grassland, mature trees, woodland and riparian vegetation. The surrounding landscape is therefore one in which water features are not uncommon.

The pond is located within the eastern part of the site and, whilst measuring approximately 35 metres by 16 metres, is considered proportionate to the size of the wider plot. The development is predominantly low-lying in nature, comprising an excavated pond with only the modest sluice structure projecting above ground level. As such, it does not introduce prominent built form, urbanising features or visually intrusive structures into the landscape.

The pond is set well away from public highways and is screened to varying degrees by existing vegetation, landform and intervening landscape features. A site visit confirmed that opportunities for public views are limited and that the development is not readily perceptible from the wider public realm. Consequently, the visual effects of the development are localised and limited in extent.

In landscape terms, the retention of a pond within this rural setting is not considered incongruous or out of keeping with the prevailing character of the area. The development reads as a landscape feature within the grounds of the dwellinghouse and does not adversely affect the pattern of development, key landscape characteristics or the wider appreciation of the countryside.

The site also lies within a National Landscape. Having regard to the scale, form and appearance of the development, together with its limited visibility, the development is not considered to detract from the natural beauty, scenic quality or special qualities of the designated landscape. The development does not introduce significant built form or features that would erode the rural character of the area or undermine the purposes of the designation.

Overall, whilst the application raises separate considerations relating to ecology, flood risk and the water environment, the development is considered to not give rise to unacceptable landscape or visual impacts.

Conclusion
Having regard to the above, it is considered that the pond and associated sluice structure represent an appropriate form of development within their rural setting. The development is of a scale proportionate to the site, has limited visibility from public vantage points, and does not result in harm to landscape character, visual amenity or the scenic qualities of the National Landscape.

The development is therefore considered to accord with Core Policy 51 of the Wiltshire Core Strategy, the relevant provisions of the NPPF, the Wiltshire Design Guide, and the statutory duty to further the purposes of the National Landscape designation.

Flood Risk and Drainage
Policy Context
Core Policy 67 of the Wiltshire Core Strategy seeks to ensure that development is appropriately located and designed to avoid increasing flood risk on-site or elsewhere. Sustainable drainage measures should be incorporated where appropriate.

Policies F4-F8 of the NPPF require flood risk to be taken into account in planning decisions and seek to ensure that development is safe for its lifetime, does not increase flood risk elsewhere and incorporates appropriate drainage measures.

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 application seeks retrospective planning permission for the creation of a pond together with associated engineering works, including the installation of a sluice structure, within the extensive residential curtilage of Manor Farm. The pond and sluice operate as a single integrated system and are therefore assessed as part of the overall development. As the development has already been carried out, the assessment considers the scheme as built. 

The application is supported by a Flood Risk Management Report (FRMR), which concludes that the pond and sluice do not increase flood risk and that flows are able to continue downstream during flood events. The report also states that the pond provides attenuation storage and that the sluice is designed to overtop under flood conditions. However, the conclusions of the report are disputed by both the Environment Agency and the Council's drainage engineers.

The Council's Drainage Engineer, acting in their capacity as Lead Local Flood Authority (LLFA), objects to the development and advises that insufficient information has been submitted to demonstrate that the proposal would not result in adverse flood risk impacts. The LLFA previously advised that the only way to demonstrate that the development would not increase flood risk, taking account of all return period events and climate change, is through a site-specific Flood Risk Assessment supported by hydraulic modelling of both the pre-development and post-development scenarios. The LLFA advises that the revised FRMR does not address these requirements and does not provide sufficient evidence to support its conclusions.

The LLFA further notes that no hydraulic modelling has been provided to assess the effects of the development during flood events, including the 1 in 100 year plus climate change event. Whilst the revised FRMR includes reference to climate change allowances, the LLFA advises that no substantive assessment has been undertaken and no evidence has been presented to demonstrate that flood levels would not be adversely affected.

The Environment Agency maintains an objection in principle and advises that the development involves an unacceptable impoundment method and that no Water Environment Regulations (WER) assessment has been provided. The Agency advises that the proposed sluice impounds the River Gog, a chalk headwater connected to the wider River Avon catchment, and could result in a depleted reach of watercourse downstream that only receives flows when the sluice is overtopped. The Agency further advises that the sluice is likely to create a head drop and act as a barrier to both fish passage and sediment movement, thereby affecting the natural functioning and connectivity of the watercourse.

Both consultees highlight that the development alters the natural flow regime of the watercourse. The LLFA advises that, in the absence of appropriate assessment, it has not been demonstrated that the development would avoid increasing flood risk either on-site or elsewhere. The LLFA therefore continues to require either a robust site-specific FRA supported by hydraulic modelling or consideration of alterations that would reinstate the watercourse and reconfigure the pond as an offline feature.

In addition, the LLFA and the Environment Agency both note that the works affect an ordinary watercourse and may require separate land drainage and ordinary watercourse consents. Whilst such consents fall outside the scope of the planning system and would be subject to separate regulatory processes, the technical concerns identified by the Environment Agency and LLFA regarding the operation of the watercourse remain material planning considerations and are addressed within this assessment.

Having regard to the above, the Local Planning Authority considers that insufficient information has been provided to adequately assess the flood risk implications of the development. In particular, no site-specific FRA or hydraulic modelling has been submitted to demonstrate that the pond and sluice, as constructed, would not increase flood risk, alter flow characteristics or adversely affect the operation of the watercourse during extreme rainfall events.

Conclusion
Having regard to the above, it is considered that insufficient information has been submitted to demonstrate that the development, as built, would not increase flood risk on site or elsewhere, adversely alter the natural flow regime of the watercourse, or be safe for its lifetime taking account of climate change impacts. The objections of the Environment Agency and the Lead Local Flood Authority remain unresolved, and the submitted Flood Risk Management Report (FRMR) has not been shown to provide the level of assessment necessary to address the concerns raised.

Accordingly, the development fails to demonstrate compliance with Core Policy 67 of the Wiltshire Core Strategy and the flood risk objectives of the NPPF. The application is therefore recommended for refusal on flood risk and drainage grounds.

Other Issues

A number of representations raise concerns regarding the need for an impoundment licence, ordinary watercourse consent and compliance with other regulatory regimes. The Environment Agency has advised that the creation of an online pond requires an impoundment licence and has indicated concerns regarding the acceptability of the current design under that separate regulatory regime. The Lead Local Flood Authority has also advised that separate land drainage consent may be required for works affecting the ordinary watercourse.

Whilst these matters are material considerations insofar as they inform the technical responses of statutory consultees and the assessment of flood risk and ecological impacts, the granting of planning permission does not remove the requirement to obtain any separate licences, permits or consents that may be required under other legislation. Equally, the absence of such consents would not, in itself, justify the refusal of planning permission. The recommendation in this case is therefore based solely on the material planning considerations set out elsewhere within this report, namely the unresolved objections relating to ecology, biodiversity, habitats regulations compliance, flood risk and drainage matters.

Numerous third-party representations also raise concerns regarding alleged breaches of other legislation, questions of legality, civil matters, property ownership, riparian rights and requests for enforcement action. Such matters fall outside the scope of this planning application.

The Local Planning Authority has worked proactively with the applicant since the submission of the application in August 2025 and has provided multiple opportunities to address the objections raised by statutory consultees. Revised reports and supporting information have subsequently been submitted and re-consulted upon. However, notwithstanding this ongoing engagement, the objections of the Environment Agency, Natural England, the Council's Ecologist and the Lead Local Flood Authority remain unresolved.

Given that this is a retrospective application and the development must therefore be assessed as constructed, together with the continued absence of information necessary to assess the impacts of the development on flood risk, biodiversity, protected habitats and designated sites, officers consider that sufficient opportunities have been provided to address these matters and that the application can be determined on the basis of the information currently before the Local Planning Authority.

Having regard to the above, no additional matters have been identified that would alter the conclusions reached elsewhere within this report. The recommendation is based solely on the unresolved planning objections relating to flood risk, drainage, ecology and biodiversity, and not on the requirement for separate regulatory consents or other non-planning matters.

Public Sector Equality Duty (PSED)
In reaching this decision, due regard has been had to the Public Sector Equality Duty under Section 149 of the Equality Act 2010. This requires the Local Planning Authority to have regard to the need to eliminate discrimination, advance equality of opportunity and foster good relations between persons who share a protected characteristic and those who do not. 

The Local Planning Authority is satisfied that the development would not result in any unlawful discrimination and that any impacts on protected groups have been appropriately considered as part of this assessment.

PLANNING BALANCE AND CONCLUSION

Policy Context 
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, the provisions of the Development Plan and the NPPF.

The NPPF contains a presumption in favour of sustainable development. Applications should be determined in accordance with the development plan unless material considerations indicate otherwise.

The weight to be afforded to any identified benefits must be considered alongside all other material considerations, including whether the proposal accords with the Development Plan and whether any other policies of the NPPF indicate that development should be refused or that substantial weight should be attributed to identified harms.

The development is capable of being supported in principle as a feature associated with the residential enjoyment of an existing dwelling and does not conflict with the settlement strategy. It has also been concluded elsewhere within this report that the development would not result in unacceptable harm to the character and appearance of the area, the North Wessex Downs National Landscape, neighbouring residential amenity or the significance and setting of nearby heritage assets.

Accordingly, the principal issues in the determination of this application relate to ecology, biodiversity, habitats regulations compliance, flood risk and drainage.

The Balance 

The development is capable of being supported in principle as a feature associated with the residential enjoyment of an existing dwelling and does not conflict with the settlement strategy. Furthermore, it has been concluded that the development would not result in unacceptable harm to the character and appearance of the area, the North Wessex Downs National Landscape, neighbouring residential amenity or the significance and setting of nearby heritage assets. These matters weigh in favour of the development.

However, substantial weight must be afforded to the unresolved objections raised by the Environment Agency, Natural England, the Council's Ecologist and the Lead Local Flood Authority. Insufficient information has been submitted to demonstrate that the development would not adversely affect the River Avon (Hampshire Catchment) SAC, associated ecological interests and protected habitats, or to enable the Local Planning Authority to undertake an Appropriate Assessment. Similarly, insufficient information has been provided to demonstrate that the development, as constructed, would not increase flood risk on-site or elsewhere. These matters weigh substantially against the development.

Accordingly, whilst the development is acceptable in principle and gives rise to no significant visual, heritage or amenity concerns, these benefits are outweighed by the unresolved ecology, biodiversity, flood risk and drainage concerns. The development is therefore considered unacceptable in planning terms.

Conclusion 

The development is acceptable in principle and would not result in unacceptable harm to landscape character, visual amenity, neighbouring residential amenity or heritage assets.

However, insufficient information has been submitted to enable the Local Planning Authority to conclude that the development would not adversely affect the River Avon (Hampshire Catchment) SAC, associated ecological interests and protected habitats, or that it would not increase flood risk on-site or elsewhere. As a result, the Local Planning Authority is unable to conclude that the development complies with Core Policies 50 and 67 of the Wiltshire Core Strategy, the biodiversity and flood risk objectives of the NPPF, and the requirements of the Conservation of Habitats and Species Regulations 2017 (as amended).

Accordingly, planning permission should be refused.

RECOMMENDATION:
That Planning Permission be REFUSED for the following reasons:

1. 	The application seeks retrospective planning permission for the creation of an online 	pond and associated sluice structure within the River Gog, which is hydrologically 	connected to the River Avon (Hampshire Catchment) Special Area of Conservation 	(SAC). Insufficient information has been submitted to enable the Local Planning 	Authority to properly assess the effects of the development upon the qualifying features 	and species of the SAC, the River Avon Site of Special Scientific Interest (SSSI), 	Priority Habitat River, protected species and ecological networks. Furthermore, 	insufficient information has been submitted to enable the Local Planning Authority, as 	Competent Authority, to undertake an Appropriate Assessment and conclude that the 	development would not adversely affect the integrity of the River Avon (Hampshire 	Catchment) SAC. The proposal therefore conflicts with Core Policy 50 of the Wiltshire 	Core Strategy, the biodiversity objectives of the National Planning Policy Framework, 	and the Conservation of Habitats and Species Regulations 2017 (as amended).

2.	The application seeks retrospective planning permission for the creation of an online 	pond and associated sluice structure within an ordinary watercourse. Insufficient 	information has been submitted to demonstrate that the development, as constructed, 	would not increase flood risk on site or elsewhere, adversely affect the operation, 	connectivity and natural flow regime of the watercourse, or be safe for its lifetime taking 	account of climate change. In particular, a site-specific Flood Risk Assessment and 	hydraulic modelling have not been provided to assess the impacts of the development 	on pre-development and post-development flow conditions or to adequately address 	the objections of the Lead Local Flood Authority and the Environment Agency. 	Consequently, the Local Planning Authority cannot be satisfied that the development 	would be acceptable in flood risk and drainage terms. The proposal is therefore 	contrary to Core Policy 67 of the Wiltshire Core Strategy and the flood risk objectives 	of the National Planning Policy Framework.


