APPLICATION FOR FULL-PLANNING PERMISSION (MINOR DEVELOPMENT)
CASE OFFICER REPORT

	APPLICATION REFERENCE:
	PL/2026/03746

	APPLICATION TYPE:
	Full planning permission

	SITE ADDRESS:
	1 High Street, Ramsbury, Marlborough, SN8 2PA

	DEVELOPMENT DESCRIPTION:
	Change of use of former retail space to part of existing dwellinghouse, replacement rear extension and internal alterations

	RECOMMENDATION:
	Approve with Conditions



SITE DESCRIPTION/CONTEXT

The application relates to 1 High Street, a two-storey Grade II listed building occupying a prominent position at the eastern end of Ramsbury High Street. The property comprises the principal dwellinghouse and a later adjoining former shop unit. The building fronts directly onto the High Street, with a long rear garden extending southwards towards the River Kennet. The surrounding area forms part of the historic centre of Ramsbury and contains a mixture of residential, retail and community uses.

The statutory listing of the property is as follows:

GV II

House. c1820-40. Diaper brickwork with slate roof. 2-storey, 3 bays with later addition left containing shop. 4-panelled door in centre bay with reeded doorcase and simple bracketed canopy. 16- pane sashes with wide moulded boxes. Brick dentilled eaves. 4-flue stack between bays 2 and 3 where blocked window on elevation.

Listing NGR: SU2754071555

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

· Grade II listed building (List Entry Number: 1034088)
· Located within the Ramsbury Conservation Area.
· Located within the North Wessex Downs National Landscape.
· Set in proximity to numerous other listed buildings.
· Located within Flood Zone 1.

PROPOSAL

The application seeks planning permission for the change of use of the vacant former retail space to form part of the existing dwellinghouse, the removal of the existing modern conservatory and erection of a replacement rear extension and associated internal and external alterations. The amended scheme retains the existing shopfront, historic shop staircase, tongue-and-groove panelling and internal and external elements of the historic hoist system.

PLANNING HISTORY

K/33492/L - The demolition of existing lean-to structure. Construction of lean-to conservatory incorporating existing WC. Approved with Conditions 22nd November 1996.

K/85/0229/LB - Demolition of chimney, new windows to rear elevation, conv. of rear lobby to cloakroom and alterations to cellar access. Approved with Conditions 9th May 1985.

PL/2025/09823 -  Change of use of former retail space to part of existing dwellinghouse, replacement rear extension and internal alterations. Refused 10th February 2026.

PL/2025/10003 - Change of use of former retail space to part of existing dwellinghouse, replacement rear extension and internal alterations. Refused 10th February 2026.

RELEVANT LEGISLATION, POLICIES AND GUIDANCE

Statutory Legislation:
· Planning and Compulsory Purchase Act 2004, in particular section 38(6);
· Town and Country Planning Act 1990, as amended;
· Planning (Listed Buildings and Conservation Areas) Act 1990, in particular sections 66(1) and 72(1);
· Environment Act 2021 and Schedule 7A to the Town and Country Planning Act 1990.

National Planning Policy: 
· National Planning Policy Framework (NPPF) 
· Planning Practice Guidance (PPG)
Development Plan:
The development plan relevant to this application comprises the Wiltshire Core Strategy, adopted January 2015. No made neighbourhood plan applies to the application site. In accordance with section 38(6) of the Planning and Compulsory Purchase Act 2004, the application must be determined 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 14: Spatial Strategy: Marlborough Community Area.
· Core Policy 49: Protection of Rural Services and Community Facilities
· Core Policy 50: Biodiversity and Geodiversity
· Core Policy 51: Landscape
· Core Policy 57: Ensuring High Quality Design and Place Shaping
· Core Policy 58: Ensuring the Conservation of the Historic Environment
· Core Policy 61: Transport and New Development
· Core Policy 64: Demand Management

Neighbourhood Plan:

N/A – undesignated area.

Supplementary Planning Documents and other Guidance:
· Wiltshire Design Guide (adopted April 2024)
· National Design Guide
· Ramsbury Conservation Area Statement, June 2003
· Historic England Advice Note 2: Making Changes to Heritage Assets
· Historic Environment Good Practice Advice in Planning Note 2: Managing Significance in Decision-Taking in the Historic Environment
· Historic Environment Good Practice Advice in Planning Note 3: The Setting of Heritage Assets

Other Relevant Policies and Documents
· Wiltshire Local Transport Plan 2011-2026, adopted 2015 - including the Car Parking Strategy and Cycling Strategy, adopted 2015

ISSUES 

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

· Whether the development is acceptable in principle, including whether the loss of the former retail/community premises is acceptable (CP1, CP2, CP14 and CP49)
· 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 proposal would conserve the natural beauty and special qualities of the North Wessex Downs National Landscape (CP 51) 
· Whether the proposal would result in an unacceptable impact on highway safety or parking provision (CP 61 and 64)
· 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.

Ramsbury and Axford Parish Council: Support.

[bookmark: _Hlk206417654]WC Highways: No objection.

WC Conservation: (Final response) No objection subject to conditions.

WC Archaeology: No comment.

WC Ecology: No objection subject to condition.

Historic England: No comment.

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;
· 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.

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

Letters of Objection

Total letters of objection received: 0

Letters of Support 

Total letters of support received: 1

· Considers there is no need for an additional shop in the village. 
· Believes there is no local demand for a shop. 
· Considers that reoccupation of the premises as a shop could create additional parking pressure within the village.

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.

Core Policy 14 identifies Ramsbury as a Large Village within the Marlborough Community Area. Core Policy 49 seeks to protect rural services and community facilities and permits their loss only where specified policy requirements have been satisfactorily addressed.

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.

Policy HC6 of the NPPF seeks to prevent the loss of key community facilities unless there is no reasonable prospect of the use being retained, replacement provision is made, or sufficient alternative provision exists in the local area. Where commercial viability of a shop is at issue, Policy HC6 identifies a marketing period of at least 12 months.

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 and is considered to be material to the assessment of the principle of development.

Planning application PL/2025/09823 and the associated listed building application PL/2025/10003 sought consent for substantially the same development and were refused on 10 February 2026. The planning application was refused principally because insufficient evidence had been submitted to demonstrate that the former retail premises were no longer viable for their existing use or any other reasonable community use, and because the proposal would result in the unjustified loss of a community facility within Ramsbury. The listed building application was additionally refused due to concerns regarding the design of the proposed replacement extension and the impact upon the significance of the listed building and conservation area.

These previous refusals attract material weight in the determination of the current application. However, they do not establish a permanent objection to the principle of development. The current application is accompanied by additional evidence relating to the marketing and viability of the former retail unit and revisions to the design of the replacement extension. The significance of this additional information is considered below.

No appeal decisions or other planning history have been identified that materially alter the assessment of the principle of development.

Assessment
The application site lies within the built-up area of Ramsbury, which is identified as a Large Village within the settlement hierarchy established by Core Policies 1 and 2 of the Wiltshire Core Strategy. The proposal does not involve new build development or the creation of a separate dwelling, but rather the incorporation of an existing vacant retail unit into the existing residential use of the property.

Whilst the site occupies a sustainable location within the village, the principal policy consideration is the loss of the former retail/community use. Core Policy 49 seeks to protect rural services and community facilities and requires evidence that facilities are no longer viable or that reasonable efforts have been made to retain the existing use before alternative uses are considered.

The former retail unit was previously occupied as Hills Stores before subsequently operating as the Ramsbury Community Charity Shop. The charity shop relocated to alternative premises within the village in January 2024 and the premises have remained vacant since that date. Consequently, the proposal would result in the loss of the former retail premises rather than the loss of a community service itself, which continues to operate from an alternative location within Ramsbury.

In response to the previous refusal reasons, the applicant submitted a letter from the marketing agent dated 9 June 2026. The letter confirms that the premises had been marketed from 2 March 2026 at £750 per calendar month, with incentives available to reflect the condition of the unit. At the date of that letter, the advertisement had generated 2,250 online views, one telephone enquiry and no offers. The applicant has also submitted viability evidence concluding that continued commercial occupation would not represent a viable long-term use of the building.

Whilst the requirements of Core Policy 49 must be considered carefully, moderate weight is afforded to the submitted marketing evidence. The evidence demonstrates limited interest in the premises during the period reported by the marketing agent, albeit without establishing that the property has been marketed for the 12-month period referred to by Policy HC6 of the NPPF. Nevertheless, significant weight is afforded to the fact that the Ramsbury Community Charity Shop has successfully relocated elsewhere within the village and continues to operate. Ramsbury also retains a range of local services and facilities, including a convenience store and post office, and no objections have been received from either the Parish Council or members of the public regarding the loss of the former retail unit.

In these circumstances, it is considered that the proposal would not result in the loss of the community service formerly provided from the premises and would not undermine the role or function of Ramsbury as a Large Village. The proposal would bring the vacant former shop floorspace back into active use as part of the existing dwellinghouse and support the long-term viable use and maintenance of the Grade II listed building.

Having regard to the relocation and continued operation of the charity shop elsewhere within Ramsbury, the availability of alternative local retail facilities, the vacancy of the premises, and the submitted marketing and viability evidence, it is considered that the loss of the former retail premises is acceptable in this instance. The proposal must nevertheless be assessed against all other relevant Development Plan policies, national policy and material considerations. However, in principle, the proposed development is considered acceptable.

Neighbourhood Plan
The site is not located within a neighbourhood plan area.

Accordingly, neighbourhood plan considerations attract neutral weight in the assessment of the principle of development.

Conclusion
The proposal is located within the settlement of Ramsbury and would facilitate the reuse of a long-vacant retail unit as part of the existing dwellinghouse.

Having regard to the relocation and continued operation of the charity shop elsewhere within Ramsbury, the availability of alternative local retail facilities, the period for which the application premises have remained vacant, and the submitted marketing and viability evidence, the loss of the former retail premises is considered acceptable. The proposal is therefore considered consistent with the objectives of Core Policies 1, 2, 14 and 49 of the Wiltshire Core Strategy and Policy HC6 of the NPPF.

The proposal must nevertheless be assessed against all other relevant Development Plan policies, national policy and material considerations. Subject to that assessment, the principle of development is considered acceptable.

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 
The application site occupies a central position within the centre of Ramsbury and forms part of a varied street scene comprising a mix of residential, commercial and former commercial properties. The property presents as a traditional building fronting directly onto the High Street, whilst the proposed external works are located to the rear of the property and are consequently limited in their wider public visibility.

The proposal includes the change of use of the former retail unit to form part of the existing dwellinghouse, internal alterations and the replacement of an existing modern conservatory. Importantly, the development would not materially alter the principal frontage of the building, and the existing shopfront would be retained. As such, the proposal would have a negligible impact upon the character and appearance of the High Street and the wider street scene.
The replacement extension would occupy broadly the same rear part of the site as the existing conservatory and would remain modest in scale relative to the host building. The revised design has reduced the prominence of the roof lantern and presents as a lightweight, subordinate addition to the rear of the property. The proposal would therefore appear proportionate and would not result in an unduly dominant or visually intrusive form of development.

The proposed alterations are considered to respond appropriately to the existing form and appearance of the property and would not appear incongruous within the site context. Furthermore, the retention of the shopfront ensures that the building's established contribution to the street scene would largely remain unchanged despite the proposed change of use.

Overall, the proposed development is considered to represent an appropriately designed form of development which would preserve the site's existing visual relationship with the surrounding area and would not adversely affect local character or distinctiveness.

Conclusion
Having regard to the above, it is considered that the scale, form and appearance of the proposed development are appropriate to the site and its surroundings. The proposal would not result in any unacceptable harm to the character or appearance of the area and is therefore considered to accord with Core Policy 57 of the Wiltshire Core Strategy, the relevant design objectives of the NPPF and the guidance contained within the Wiltshire Design Guide.

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.

Section 16(2) imposes the corresponding duty when determining the associated application for listed building consent. Although the present report determines the planning application, the listed building consent application is being considered concurrently.

Section 72(1) requires special attention to be paid to the desirability of preserving or enhancing the character or appearance of Conservation Areas.

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
The application relates to a Grade II listed building located within the Ramsbury Conservation Area. The building derives its significance from its historic fabric, architectural interest and contribution to the historic character and appearance of the conservation area. The site is also located within a historic village centre containing numerous other designated heritage assets.

The proposal comprises the change of use of a former retail unit to form part of the existing dwellinghouse, together with internal alterations and the replacement of an existing modern conservatory to the rear.

From a heritage perspective, there is no objection to the principle of the change of use. The proposal would not result in any significant alterations to the principal elevation facing the High Street and the existing shopfront would be retained. As a result, the historic appearance of the building within the street scene would remain largely unchanged.

The Council's Conservation Officer initially raised concerns regarding the loss of the historic shop staircase and insufficient information regarding the retention of other historic features associated with the former shop use. Concerns were also raised regarding aspects of the proposed internal alterations and the extent of fabric loss associated with enlarged openings within the residential part of the property.

Following discussions with officers, amended plans were submitted which retain the historic shop staircase and internal and external elements of the historic hoist/pulley system, remove proposed subdivision of the former shop floor and revise elements of the internal layout. The replacement conservatory design was also amended through the reduction in the prominence of the roof lantern. The Conservation Officer subsequently confirmed support for the amended scheme, concluding that the retention of historic features which contribute to the building's significance, including the rare surviving shop staircase and hoist system, allows a balanced view to be taken of the remaining alterations.

The replacement conservatory would replace an existing modern addition that is not considered to contribute positively to the significance of the listed building. The revised design is modest in scale and subservient to the host building. Some loss and alteration of historic fabric would occur through the new and widened internal openings. However, following the amendments, the Conservation Officer considers that a balanced view can be taken because the features making an important contribution to significance, including the historic shop staircase and hoist/pulley system, would be retained. Subject to the recommended detailed conditions, the degree of intervention would not result in harm to the significance of the listed building.

In terms of the wider conservation area, the proposal would result in very limited external change. The retention of the shopfront ensures that the established character of the building within the High Street would be preserved, and the revised rear extension would not appear visually intrusive or detrimental to the character or appearance of the Ramsbury Conservation Area.

Having regard to the Conservation Officer's final comments and the revised scheme before the Local Planning Authority, it is considered that the proposal would preserve the significance of the Grade II listed building and preserve the character and appearance of the Ramsbury Conservation Area. The acceptability of the detailed works is dependent upon implementation in accordance with the amended plans and the imposition of conditions securing the outstanding construction, joinery and material details through the associated listed building consent.

The site lies close to other listed buildings within the historic village centre. Given the limited external alterations, retention of the shopfront and rear position of the replacement extension, the proposal would not harm the significance of those assets through change within their settings.

In accordance with the heritage policies of the NPPF, any harm to the significance of a heritage asset must be clearly identified and assessed. In this instance, it is considered that the amended proposal would not result in harm to the significance of either the listed building or the conservation area and therefore no heritage balancing exercise is required.

Conclusion

Giving considerable importance and weight to the desirability of preserving the listed building, its setting and its features of special architectural and historic interest, and paying special attention to the desirability of preserving or enhancing the character or appearance of the conservation area, it is considered that the proposal would preserve the special architectural and historic interest of the Grade II listed building and preserve the character and appearance of the Ramsbury Conservation Area and would satisfy the Planning (Listed Buildings and Conservation Areas) Act 1990.

The proposal is therefore considered to accord with 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 the effects of the proposal upon the living conditions of existing and future occupiers.

Assessment
The proposal comprises the incorporation of a vacant former retail unit into the existing dwellinghouse, together with internal alterations and the replacement of an existing rear conservatory.

The development does not introduce any new residential unit, a separate dwelling or independent residential unit, or any significant changes to the external relationship between the application property and neighbouring land. The proposed replacement extension occupies a similar position to the existing conservatory and is modest in scale relative to the host property.

Having regard to its scale, siting and design, the proposal is not considered likely to give rise to any material loss of privacy, overlooking, loss of light, overshadowing or overbearing impact to neighbouring occupiers. The proposal would also not introduce any use that would be expected to generate unacceptable levels of noise, disturbance or activity beyond that ordinarily associated with the residential occupation of the property.

The application property benefits from existing private amenity space, and the proposal would not prejudice the living conditions of future occupants. The resulting accommodation would remain integrated with the existing dwelling and no deficiency in internal or external residential amenity has been identified.

No objections have been raised by neighbouring occupiers in relation to residential amenity impacts and, having regard to the nature of the development proposed, officers are satisfied that the proposal would maintain an acceptable standard of amenity for both existing and future occupants.

Conclusion
Having regard to the above, it is considered that the proposal would not result in any unacceptable impact upon the living conditions of neighbouring occupiers. The development is therefore considered to accord with Core Policy 57 of the Wiltshire Core Strategy and the relevant amenity objectives of the NPPF.

Highways Impacts and Parking 

Policy Context
Policies TR3-TR8 of the NPPF seek to ensure that development is supported by safe, suitable and sustainable transport arrangements. Development should provide appropriate access, promote sustainable travel choices where possible and avoid unacceptable impacts on highway safety and the operation of the transport network.

Core Policies 61 and 64 of the Wiltshire Core Strategy require development to be capable of being safely accommodated by the transport network and to provide parking appropriate to the use and location of the development.

Where relevant, regard should also be had to the Wiltshire Local Transport Plan and the Council's parking standards.

Assessment 
The proposal comprises the incorporation of a former retail unit into the existing dwellinghouse, together with associated internal alterations and the replacement of an existing rear conservatory. The development would not create a new dwelling, increase the scale of occupation beyond that reasonably associated with a single dwellinghouse, or alter the existing means of access to the site.

The Council's Highway Officer has reviewed the proposal and raises no objection. It is noted that the site does not currently benefit from off-street parking provision; however, the proposal would not increase the number of bedrooms within the property and therefore would not necessitate additional parking provision.

Having regard to the nature and scale of the proposal, it is considered that the development would not prejudice highway safety, reduce the efficiency of the local highway network, or result in unacceptable parking impacts.

Conclusion
Having regard to the above and noting the absence of any objection from the Highway Authority, it is considered that the proposal would not result in any unacceptable impact upon highway safety, parking provision or the operation of the local highway network. The proposal is therefore considered to accord with Core Policies 61 and 64 of the Wiltshire Core Strategy and the relevant transport 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 Council’s Ecology Officer has reviewed the submitted Ecological Impact Assessment and raises no objection to the proposal subject to the imposition of a planning condition. The submitted assessment concludes that the existing building has negligible potential to support roosting bats and that no further bat survey work or mitigation is required. 

The Ecological Impact Assessment identifies the River Kennet at the southern end of the application site as an ecological feature of value for commuting and foraging bats. Although the proposed development is limited to alterations and extensions associated with the existing dwellinghouse, the Ecology Officer notes that the River Kennet lies immediately adjacent to the end of the garden and therefore within the development's zone of influence. Potential indirect impacts during the construction phase could arise through accidental pollution, sediment run-off, inappropriate storage of materials or other activities affecting the adjacent watercourse.
 
The Ecology Officer considers that the Ecological Impact Assessment does not provide sufficient detail regarding measures to protect the River Kennet during construction. To address this matter, a Construction Method Statement (CMS) is recommended by condition to secure measures preventing direct damage, sedimentation, pollution, disturbance and changes to the hydrological regime, together with a marked-up plan showing riverbank protection fencing, bunding, the construction compound and storage areas for fuels, chemicals and other contaminants. Subject to the imposition of this condition, the Ecology Officer is satisfied that the proposal would not result in unacceptable ecological impacts.
 
In relation to Biodiversity Net Gain, the Ecology Officer advises that the proposal is considered to fall below the statutory de minimis threshold as it does not affect priority habitat and impacts less than 25 square metres of habitat with biodiversity value greater than zero and less than 5 metres of linear habitat. The Local Planning Authority is satisfied, based on the submitted information and the Ecology Officer’s advice, that the proposal meets the statutory de minimis exemption. The biodiversity gain condition in Schedule 7A to the Town and Country Planning Act 1990 would therefore not apply.

Conclusion
Having regard to the advice of the Council's Ecology Officer, it is considered that, subject to the imposition of a condition requiring the submission and approval of a Construction Method Statement, the proposal would adequately safeguard biodiversity interests, including the nearby River Kennet, and would accord with Core Policy 50 of the Wiltshire Core Strategy and Policy N2 of the NPPF.

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 
The application site is located within the North Wessex Downs National Landscape. In accordance with Policy N4 of the NPPF, substantial weight has been given to conserving and enhancing the natural beauty of the designated landscape. The proposal comprises the incorporation of a former retail unit into the existing dwellinghouse, together with internal alterations and the replacement of an existing rear conservatory.

The development relates to an existing building located within the built-up area of Ramsbury and would not extend built form into the surrounding countryside, result in the loss of landscape features, or alter the wider landscape character of the area. The proposed external works are limited in scale and are confined principally to the replacement of an existing conservatory structure to the rear of the property.

Given the modest nature of the proposal, its location within an established village setting, and the absence of any significant changes to the site's relationship with the surrounding landscape, the proposal would not harm the natural beauty or special qualities of the North Wessex Downs National Landscape. Its limited scale, reuse of an existing building and replacement of an existing rear structure are consistent with the statutory purpose of conserving and enhancing the natural beauty of the designated landscape.

The proposal is therefore considered to conserve the natural beauty of the National Landscape and would not conflict with the objectives of Core Policy 51 of the Wiltshire Core Strategy, the Wiltshire Design Guide or national policy relating to landscape protection.

Conclusion
Having regard to the above, it is considered that the proposal would not give rise to any unacceptable landscape or visual impacts and would conserve the natural beauty and special qualities of the North Wessex Downs National Landscape. The proposal is therefore considered to accord with Core Policy 51 of the Wiltshire Core Strategy and the relevant policies of the NPPF.

Pre-commencement Condition Agreement

This recommendation includes a pre-commencement planning condition relating to the submission and approval of a Construction Method Statement to protect the River Kennet during construction. In accordance with Section 100ZA of the Town and Country Planning Act 1990 and the Town and Country Planning (Pre-commencement Conditions) Regulations 2018, the Local Planning Authority formally notified the applicant’s agent of the proposed condition and sought their agreement. Written confirmation of agreement was received from the applicant’s agent on 09/10/2026.

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 proposal 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 accordance with section 38(6) of the Planning and Compulsory Purchase Act 2004, the application must be determined in accordance with the Development Plan unless material considerations indicate otherwise. The National Planning Policy Framework is a material consideration and contains a presumption in favour of sustainable development.

The proposal must therefore be assessed against the Development Plan when read as a whole, taking account of the benefits and any adverse effects identified in the preceding assessment, together with all other material considerations.

The Balance 
The proposal would facilitate the re-use of a vacant former retail unit as part of the existing dwellinghouse and secure associated repairs and improvements to a Grade II listed building.

As set out elsewhere within this report, the former charity shop use has relocated to alternative premises within Ramsbury and continues to operate. The submitted marketing and viability evidence indicates limited demand for the continued commercial occupation of the premises. The proposal is therefore not considered to result in the unjustified loss of a community facility, and the principle of development is considered acceptable.

The assessment has identified no unacceptable impacts in respect of design, heritage assets, residential amenity, highway safety, ecology or the North Wessex Downs National Landscape. Any technical matters arising can be appropriately addressed through planning conditions.

The proposal is therefore considered to accord with the Development Plan when read as a whole.

Conclusion 
Having regard to section 38(6) of the Planning and Compulsory Purchase Act 2004, the Development Plan, the National Planning Policy Framework and all other material considerations, the proposal is considered acceptable in planning terms.

The development would bring vacant floorspace back into active use, whilst the community service previously operating from the premises continues to operate from alternative premises within Ramsbury. It would preserve the special architectural and historic interest of the Grade II listed building, preserve the character and appearance of the Ramsbury Conservation Area, and avoid unacceptable effects upon local character, residential amenity, highway safety, biodiversity and the North Wessex Downs National Landscape.

The proposal accords with the Development Plan when read as a whole, and there are no material considerations that indicate planning permission should be withheld. Planning permission should therefore be granted, subject to the conditions set out below.

RECOMMENDATION: That Planning Permission be GRANTED, subject to conditions.

All conditions imposed have been assessed against the tests set out in Policy DM6 of the NPPF and are considered to be necessary, relevant to planning, relevant to the development to be permitted, enforceable, precise and reasonable in all other respects.

