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REASON FOR THE APPLICATION BEING CONSIDERED BY COMMITTEE 
 
The application is before the Planning Committee at the request of the Local Division 
Member for the following reason(s) – the site is employment land and supports several 
thriving businesses and thus is against Core Policy to replace with dwellings.  
 
 
1. PURPOSE OF REPORT 
 
The purpose of this report is to assess the merits of the proposed development against the 
policies of the development plan and other material considerations. Having considered 
these, the report recommends that planning permission be GRANTED subject to planning 
conditions.    
 
 
2. MAIN ISSUES 
 

- Principle of development (new housing and loss of employment land); 
- Design (Scale, layout and external appearance); 
- Historic Environment;  
- Transport and Highways.  

 
 
3. SITE DESCRIPTION 

 
The application site comprises approximately 2,200 sq.m of previously developed 
(brownfield) land and is situated in the centre of the ‘Large Village’ of Urchfont1. The site is 
currently within employment use comprising several commercial buildings housing a car 

 
1 As defined by Core Policy 14 of the Wiltshire Core Strategy.  



repairs and MOT centre (Urchfont Garage) and a carpentry/woodworker workshop (Scotts 
Country). There is also a small vacant unit fronting onto high street (which is believed to 
have previously been within a Class E planning use, although has been vacant for a notable 
period of time). Figure 1 below shows the approximate locations of the businesses within the 
site.  
 

 
Figure 1 – Approx. locations of business uses within the site. Non-labelled areas are vacant or used for storage 

The site has direct vehicular access from the High Street (B3098) which runs through the 
village connecting the A342 to the east (distance to Devizes at approximately 4km) with the 
A360 to the southwest (accessed via the villages of Easterton and Market Lavington).  
 
A conservation area boundary cuts across the site, with the western portion falling within the 
designated CA (including the majority of the existing buildings) and the remainder outside of 
it but within its setting. There are two grade II listed buildings (The Forge and Two 
Chimneys) that share part of the western site boundary and grade II listed buildings (a 
telephone kiosk and Eastville House) a short distance to the west with grade II listed 
Urchfont House a short distance to the south. Figure 2 below shows the context of the site in 
relation to the CA and listed buildings.  
 
The site is surrounded on all sides by housing, with development in the vicinity of the site 
characterised by close knit residential properties of varying ages. There are areas of tree 
and hedge planting within the domestic gardens edging the site, particularly along the 
eastern and south-eastern intervening boundaries. The site itself is predominantly covered 
by hard-surfacing and the aforementioned commercial buildings.  



 
Figure 2 – Heritage Assets and Conservation Area Boundary 

The site lies in Flood Zone 1 (the area at lowest risk of river flooding) and records available 
to the local planning authority (LPA) confirm it is also at low to very low risk of surface water 
flooding.  
 
 
4. RELEVANT PLANNING HISTORY 

 
A number of historic planning applications relating to the commercial use of the site can be 
viewed on the council’s website.  
 
There is no prior history relating to residential development.  
 
 
5. PROPOSAL  

 
The application seeks full planning permission for the demolition of the vast majority of the 
existing garage and workshop buildings with the exception of a small portion of what is 
currently used as an office to the front of the site and walls that will continue to form a 
boundary to neighbouring properties. The site will be redeveloped with the erection of five 
houses together with related external works.  The houses comprise a pair of 2-bed semi-
detached dwellings, one three/four-bedroom detached house and two detached 4-bed 
dwellings. Figure 3 below shows an extract from the proposed site layout plan.  
 



 
Figure 3 - Extract from the revised site layout plan. 

 
Figure 4 - Extract from revised Plot 1 elevations 



 
Figure 5 - Extract from Plot 2 and 3 elevations 

 
Figure 6 - Extract from Plot 4  elevations 

 
Figure 7 - Extract from Plot 5  elevations 

 
6. CONSULTATIONS 
 
The consultations received have been summarised by the case officer as follows. Full 
responses are available to view on the council’s website.  
 
Urchfont Parish Council – Object.  
23rd August 2024 - Urchfont Parish Council (UPC) resolved to OBJECT to this planning 
application on the basis that, although this site is identified within the UWLNP (‘Made’ in 



2017), the circumstances which applied to this site at the time the Plan was ‘Made’ have 
totally changed since and that the business on this site should now be protected and the site 
should no longer be considered as a housing development site. Furthermore, UPC has 
serious concerns regarding Site access / egress and the risk from site contamination. 
 
The garage site was included within policy H1 of the NP as the garage business had been 
considered to be failing. The inclusion of this site was queried by the NP Examining 
Inspector (why include a site in H1 that would be protected by LB1?). The assumption made 
at that time and the information given to the Examiner (the business was failing) has been 
proven to be wrong as the garage business continues to operate and thrive to this day (8 
years later) providing a valuable local service and employment opportunity and should only 
be subject to clauses a) and b) of UWLNP Policy LB1 and clause c) should no longer apply.  
 
Wiltshire Core Strategy CP35 should also apply and offer protection for the business. Core 
Policies 48 (supporting rural life) and 49 (Protection of rural services and community 
facilities). This is a viable business and should be protected as such. Small communities 
thrive on local businesses that can offer additional facilities that would not otherwise be 
available. For example, the garage site provides storage for Urchfont Scarecrow Festival 
materials a key aspect of life in Urchfont, and which provides significant funding to the village 
community. During the Covid pandemic this garage remained open throughout, providing the 
local community with an invaluable service and ensuring a degree of normality during this 
worrying time. If the site is lost to housing the business will fold, because the cost of 
relocating all its specialist equipment to a new site / building will be financially restrictive. 
 
This site has been a garage business for over 70 years and prior to that was the site of a 
Blacksmith’s. The garage provides a much-needed community service and is greatly valued 
by residents and provides local employment within the heart of the village. The site has 
offered space for, not just the garage business, but 3 other smaller businesses all providing 
local employment. Some have had to vacate the site, not because they are unviable but 
because the owners of the site raised a technical issue relating to the lease agreement with 
the garage managers. 
 
The Parish Council has setup a Neighbourhood Plan Working Group to look at and prepare 
the next Urchfont Parish Neighbourhood Plan (UPNP) which is expected to run from 2026 
(on the expiry of current Plan) to 2038. WC expects the Parish Council via the new Plan to 
identify development sites for a further 34 dwellings. Local landowners are currently being 
approached to ask if they have suitable sites which may be considered for development. 
UPC expects the response to provide more than enough sites to accommodate the WC 
quota of houses. These new sites will undoubtably provide sufficient land to accommodate 
the 5 dwellings which would be expected to be built on this site.  
 
Given the importance the community places on the garage, as shown by the over 70 
residents attending the village hall when this topic was discussed, Urchfont Parish Council 
will shortly apply to have the garage listed as a Community Asset. 
 
Access and egress visibility splays are shown in Appendix D of PFA Consulting ‘Transport 
Statement’ document. With the positioning of the proposed dwelling (Plot1) so close to the 
B3098 the visibility splays for vehicles leaving the proposed site onto the B3098 High Street 
will be greatly restricted for vehicles turning both right (west) and left (east) that will include a 
view across private property (Hillsborough). This cannot be assumed as the owner of 
Hillsborough is expected to block this view, to protect their property, should the site be 
developed, and will make vehicle egress from the site dangerous for both site residents and 
B3089 traffic. 
 



The report by Ground Investigation Ltd on the assessment of the land quality concludes that 
‘Based on land usage at the site, it is concluded that the potential risk from ground 
contamination could be significant and should be addressed by appropriate intrusive ground 
investigation’.  No such ground investigation report is available, and any report will need to 
include measures to mitigate the risks. 
 
FOLLOWING REVISED SITE LAYOUT 
10th October 2024 – At the Planning Meeting of Urchfont Parish Council on the 9th October 
2024, the Council resolved to confirm its original OBJECTION to this application and to 
reinforce its original reasons by the attached statement. In addition the Council considered 
the revised plans submitted and again resolved to firmly OBJECT to this application. 
 
Arboricultural Officer (Wiltshire Council) – No objection. 
The Tree Survey, Arboricultural Impact Assessment, and Constraints Plan including Tree 
Protection Plan, prepared by WH Landscape and dated July 2024, provides sufficient 
information to demonstrate that the existing trees on and off site to be retained have been 
considered and appropriate tree fencing is proposed. 
 
An Arboricultural Method Statement is required to be approved, prepared in accordance with 
BS5837:2012. 
 
Archaeology (Wiltshire Council) – No objection.  
Although the site is located within the medieval core of Urchfont, it has been impacted by 
modern development and therefore any pre-modern archaeological features are likely to 
have been removed by this activity. No further investigations are required as the likelihood of 
groundworks exposing archaeological features is so low. 
 

Conservation Officer (Wiltshire Council) – Support (subject to conditions).  
31st July 2024 - Detailed comments were provided (see extracts within the Heritage section 
of the report below).  
 
In summary, the impact of the proposal on heritage assets will be largely positive and the 
requirements of current conservation legislation, policy or guidance are considered to be met 
and there is therefore no objection to the approval of the application.   
 
Recommended conditions – all materials to be submitted for approval, brickbond and mortar, 
window details, all black PV’s, conservation roof lights, detail of railings to plot 1.  
 
9th October 2024 – Following submission of a revised site layout no further additional 
comments were made and the summary and requested conditions remain as per the original 
response.  
 
Drainage (Wiltshire Council) – No objection.  
28th August 2024 – No objection as the outflow rate of the replacement surface water 
drainage scheme has been agreed by Wessex Water.  
 
15th October 2024 – Following submission of a revised site layout no further additional 
comments were made.  
 
Ecology (Wiltshire Council) – Objection (further information required) 
Detailed comments were provided (see extracts within the Ecology section of the report 
below).  
 



In summary, no objection to the level or methodology of on-site survey was made. Overall, 
the details confirm there is negligible/low risk of the development resulting in negative effects 
to biodiversity or protected or notable species.  Provision of enhancements recommended in 
the ecology report would ensure compliance with CP50 and should be secured by condition. 
 
Necessary to ensure that a Biodiversity Net Gains BNG) exemption is confirmed.  
 
Following confirmation of BNG de minimis exemption applying to this development no further 
comments were made.  
 
Local Highway Authority (Wiltshire Council) – No objection (subject to conditions) 
11th August 2024 – Detailed comments were provided (see extracts within the Highways 
section of the report below). No objection to parking amounts or layout providing double 
garages are amended to measure 6x6m internally.  
 
The LHA are willing to accept the evidence presented in relation to both the speeds and 
visibility splays and the potential vehicle movements associated with both the old and new 
proposals. However, the applicant has outlined that the visibility splay to the east crosses 
third-party land. This is not acceptable. 
 
However, if the applicant is minded to return to the layout and amend the design to provide a 
visibility splay on a centralised access (clear of third party land) the LHA would be willing to 
consider any submission. 
 
11th October 2024 – Following submission of a revised site layout the following comments 
were made. The LHA has considered the amended drawing which centralises the access by 
amending the layout of plot 1 and by providing an area to prevent vehicle over run adjacent 
to Hillsborough House. The LHA consider this addresses previous highway concern over the 
splay being taken over third-party land. However, the applicant should really provide the 
splays on the new drawing.  
 
Once this has been achieved, the drawing should be conditioned to secure the layout, 
parking and visibility. 
   
 
7. REPRESENTATIONS 
 
The application was publicised by letters posted to near neighbours, site notice and 
newspaper advertisement. 135 representations of objection were received in total, and one 
representation of support in response to the original public consultation and revised plans 
consultation.  The Division Member, Cllr Whitehead, has made representations.  
 
The public representations received have been summarised as follows. Full responses are 
available to view on the council’s website.  
 
Objections summary 
 

- The Neighbourhood Plan was flawed and incorrect, unpublished comments should 
not have made to the Examiner. As such, the village could not have voted on a 
informed basis and the plan, particularly with regards to this site allocation, is flawed 
and the housing policies should not apply;  

- It should be demonstrated that the garage site is not needed for the village before a 
redevelopment to housing is allowed;  

- Core Policies 41, 48, 49 and 35 should apply along with Policy 65 of the Draft 
Wiltshire Local Plan, which (with CP35) affords strong protection to employment 



uses. Closure and demise of this business, for which relocation is impractical, 
unaffordable and location constrained, would be completely at odds with the 
Council’s own policies. 

- Government guidance states that rural communities, businesses and history are 
critically important to the nation. To approve this application contradicts 
recommendations to protect rural communities;  

- The services and employment provided by the multiple businesses on this site would 
need to be sought outside of the village if homes are built on the site, requiring 
transportation to reach (likely in Devizes). This would increase difficulties with 
accessing services to the already poorly supported rural community;  

- Increasing the need for residents to have to travel out of the village to access 
services (currently provided within the site) is unsustainable and fails to contribute to 
a low-carbon future;  

- the garage has gone from a business on a downward trend to a very sustainably run 
business, providing an excellent service valued highly by the residents as well as 
employing (and training) several village residents whose jobs would be lost;  

- as well as car repair and MOT the garage business offers motorbike MOT and 
servicing which is an increasingly uncommon service in the wider area;  

- The business are run by local people who also provide other services to the rural 
community (helping to raise money with Urchfont Scarecrow Festival);  

- The garage business (and other vacant units) have the potential to expand to provide 
additional services, if the redevelopment goes ahead this would not be possible;  

- The new access would be unsafe and even the revised design would fail to provide 
sufficient visibility for both vehicles and pedestrians. The location is very close to a 
blind bend and junction where accidents and near misses are common;  

- The revised drawings provide no improvement to this planning application and the 
new access would still be unsafe; 

- Other new development in the village is struggling to sell, suggesting the type of 
modern houses proposed are not needed.  

 
Supports summary 
 

- The site was voted for by local people as part of the Neighbourhood Plan;  
- The business is outdated, only servicing petroleum cars, not electric vehicles that 

future policy is supporting;  
- People need homes and the developer builds attractive sites.  

 
Councillor Philip Whitehead (Division Member for Urchfont) – Object.  
 
2nd August 2024 – Called into Planning Committee if officer’s are minded to approve as the 
site supports several thriving businesses and is against Core Policy to replace with 
dwellings.  
 
9th September 2024 – Objection on grounds that it is a viable business and that the only 
reason to grant it is the Neighbourhood Plan which is flawed. The site should not have been 
included as a housing site under policy H1 as the criterion "Proximity to Listed Building", 
should have been scored a red, because the garage is not only within 10m of a listed 
building, it is actually connected to it. Urchfont Garage should not have been inc luded on the 
list of sites under Policy H1. The stage 1 assessment of the site for selection was clearly 
incorrect but was used to allow Urchfont Garage to be assessed at stage 2 when it should 
have been excluded. It is worth noting that at least 2 other sites were excluded at this stage 
by having a red criteria against them to show that the stage 1 assessment was applied as 
stated to other sites. 
 



Whether this was done in error, or to intentionally mislead the community present, cannot be 
confirmed. However, it does bring into question the validity of the entry (Policy H1) in the 
UWLNP and the subsequent controversy surrounding the site. It will be said that the NP 
could have been challenged at the time but this was not done and the correspondence 
between the Inspector and someone within the plan group is questionable and was not 
published as advised by the Inspector. The NP policy H1 cannot therefore be accepted in the 
respect of this planning application. 
 
Consequently, the Neighbourhood Plan Policy LB1 Protecting existing employment facilities 
should apply.  
 
This is a fundamental error within the made Neighbourhood Plan and to permit development 
of a viable employment site under this flaw would be unforgiveable and possibly 
challengeable. 
 
17th October 2024 – Further objection.  A report is submitted to demonstrate that Urchfont 
Neighbourhood Plan could be severely compromised, Wiltshire Council should ensure the 
precedence of the Wiltshire Council Core Strategy over the Urchfont Neighbourhood Plan. 
 
As such Core Policy 35 which protects existing businesses across the whole of Wiltshire 
should be the overarching Policy that is used to determine this application. 
 
The report is compiled from historical minutes from the Parish Council meetings and from 
emails provided to Cllr Whitehead. It casts serious doubt on the value of the Neighbourhood 
Plan in respect of Urchfont (Wildman’s) Garage. As such, in this matter it should be ignored. 
Wiltshire Council has been provided with a statement from the current Parish Council and 
Neighbourhood Plan Working Group as to the original intention and current intention of the 
Neighbourhood Plan in respect of this site. 
 
The report highlights that the Inspector questioned the inclusion of the Urchfont Garage site 
within H1 and explains that correspondence between a person within the working group and 
Inspector (via the Wiltshire Council Liaison Officer) was not published.  
 
The response given was: 
 
It is unlikely that the site of Wildman’s garage has a long term future as a garage. Hopefully 
the business will relocate elsewhere in the Parish – ideally at Planks where vehicle access 
etc. will be much easier. The existing site would therefore be available for redevelopment, 
without contravening policy LB1. 
 
There is no evidence that this response was from the Steering Group with its approval of the 
wording, nor was this response from Urchfont Parish Council. The statement was both 
illogical and incorrect. If the garage had no long-term future, as claimed, it would not be able 
to relocate to another site, because of the costs involved. It is understood the garage had no 
knowledge of this statement and had not had any discussions with Planks. 
 
This statement was made to respond to the difficult question posed by the Inspector and was 
followed up by an additional clause added into policy LB1 that cemented this. 
 
There was also concern raised (by members of the public, Steering Group and Parish 
Council) around this time about the lack of proper public involvement and correspondence 
being sent to the Inspector without the full knowledge of the Steering Group or Parish 
Council  
 



As such the public did not have correct or reliable information with which to inform their view 
at referendum stage and the NP was subsequently ‘made’ as flawed document. 
 
 
8. PLANNING POLICY 

 
Under the provisions of section 70(2) of the Town and Country Planning Act 1990 and 
section 38(6) of the Planning and Compulsory Purchase Act 2004, applications for planning 
permission must be determined in accordance with the development plan, unless material 
considerations indicate otherwise.  
 

Development Plan 
At the current time, the relevant statutory development plan documents in respect of this 
application consist of the Wiltshire Core Strategy (WCS) – (adopted January 2015); the 
Urchfont, Wedhampton and Lydeway Neighbourhood Plan (NP) – (made in 2017); and the 
‘saved’ policies of the Kennet District Local Plan (KDLP) adopted June 2006.  
 

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

 

Wiltshire Core Strategy (WCS) – adopted January 2015: 
Core Policy 1 – Settlement strategy;  
Core Policy 2 – Delivery strategy;  
Core Policy 14 – Spatial strategy: Devizes Community Area;  
Core Policy 35 – Existing employment land;  
Core Policy 41 – Sustainable Construction and Low Carbon Energy;  
Core Policy 50 – Biodiversity & geodiversity;   
Core Policy 51 – Landscape;  
Core Policy 56 – Contaminated land;  
Core Policy 57 – Ensuring high-quality design and place shaping;  
Core Policy 61 – Transport and Development;  
Core Policy 64 – Demand Management;  
Core Policy 67 – Flood Risk.  
 

Urchfont, Wedhampton and Lydeway Neighbourhood Plan – made in April 2017 (NP) 
Policy H1 – Housing Site Allocations 
Policy H2 – Form of Housing Development 
Policy H4 – Parking for New Developments 
Policy D1 – Design 
Policy TIC1 – Local Traffic and Movement 
Policy BE1 – Protection of Local Heritage 
Policy LB1 – Protecting Existing Employment Facilities.  
 

Saved policies of the North Wiltshire Local Plan (NWLP) 

None relevant.  

 

Supplementary Planning Documents 

Wiltshire Design Guide (adopted April 2024).  

 

National Planning Policy 

National Planning Policy Framework (2023).  

National Planning Practice Guidance.  

 



Third-party guidance/advice 
The Wiltshire Local Transport Plan 2016 – 2026: Car Parking Strategy (March 2015) (LTP-
CPS); 
National Design Guide (2021);  
Historic England - GPA 2 - Managing Significance in Decision-Taking in the Historic 
Environment;  
Historic England - GPA3 - The setting of Heritage Assets. 
 
 
9. PLANNING CONSIDERATIONS  
 
9.1 Principle of development – New housing  
 
The LPA is currently unable to demonstrate a 4-year HLS and, as such, the ‘tilted balance’ is 
applied under the provisions of para. 11d of the NPPF. This requires LPAs to grant planning 
permission without delay unless:  
 
i. the application of policies in this Framework that protect areas or assets of particular 
importance provides a clear reason for refusing the development proposed; or 
 
ii. any adverse impacts of doing so would significantly and demonstrably outweigh the 
benefits, when assessed against the policies in this Framework taken as a whole.  
 
NPPF Footnote 7 goes on to clarify that areas or assets of particular importance include land 
within an Area of Outstanding Natural Beauty (since Dec 2023 known as a National 
Landscape) and designated heritage assets (and other heritage assets of archaeological 
interest). The site is within the North Wessex Downs (NWD) National Landscape and within 
a conservation area with listed buildings in proximity. However, for the reasons set out within 
the Landscape and Heritage sections of the report below, the development is not considered 
to give rise to any harm to the NWD or heritage assets (indeed it is considered to offer a 
broad enhancement to the conservation area) and as such no clear reason to refuse the 
development exists in line with NPPF para. 11d(i).  
 
The application must therefore be assessed against the NPPF, taken as a whole, with the 
development plan as a material consideration. Annex 1of the NPPF (para. 225) advises that: 
 
...existing policies should not be considered out-of-date simply because they were adopted 
or made prior to the publication of this Framework. Due weight should be given to them, 
according to their degree of consistency with this Framework (the closer the policies in the 
plan to the policies in the Framework, the greater the weight that may be given). 
 
With regards to the WCS, Urchfont is defined as a ‘large village2’, a location where some 
new housing development is broadly considered to be sustainable. CP2 and CP14 set out 
that a minimum of approximately 490 new homes will be provided in the Devizes Community 
Area, outside of the ‘market town’ of Devizes. This is expected to be ac ross a range of sites 
in accordance with the spatial strategies of CP1 and CP2.  
 
In addition to the WCS, policy H1 of the Urchfont, Wedhampton and Lydeway 
Neighbourhood Plan (NP) (made in April 2017) allocated the application site for development 
of up to five new homes. Third-party objections relating to the validity of the NP have been 
received and are discussed in greater detail below. Para. 71 of the NPPF encourages 
neighbourhood planning groups to give particular consideration to the opportunities for 
allocating small and medium-sized sites suitable for housing in their area. In broad terms the 

 
2 Core Policies 1, 2 and 18 of the Wiltshire Core Strategy.  



NP is considered to have met the aims of Para. 71 by allocating a number of small to 
medium sized sites for housing development.  
 
The wider NP identified a need for development of approximately 37 houses to be delivered 
across the plan period (2015-2026). At the time of writing records available to the LPA 
confirm that 26 new homes are known to have been constructed (or are in construction 
phases) and/or have planning permission within Urchfont village (excluding the wider rural 
areas of the NP). All of the planning permissions appear to relate to NP allocated sites3. It is 
also understood that the LPA is in receipt of a planning appeal relating to a development of 
up to 21 dwellings4. Should that appeal be allowed (which cannot be guaranteed at the time 
of writing), there is potential for the NP to exceed its housing target for the plan period. 
However, it must be noted that the targets set by the NP and WCS CP14 are minimums and 
neither the WCS, NP or NPPF seek to limit the provision of new homes where minimum 
targets are met.  
 
The NPPF more widely seeks to encourage planning decisions to: 
 
...be responsive to local circumstances and support housing developments that reflect local 
needs... (para. 82) 

 
Allowing new homes in rural areas where development will: 
 
...enhance or maintain the vitality of rural communities. Planning policies should identify 
opportunities for villages to grow and thrive, especially where this will support local services. 
Where there are groups of smaller settlements, development in one village may support 
services in a village nearby... (para. 83).  
 
Further to this, the NPPF places a great emphasis on the redevelopment of brownfield land 
(particularly underutilised urban sites) to provide new housing5.  
 
The application site is located close to the centre of Urchfont village and is previously 
developed ‘brownfield’ land. Future occupiers of the site would be able to sustainably access 
a pre-school and primary school, a community run shop and pub (The Lamb Inn). There is 
also a church, GP surgery, dentist, village hall and cricket club within the village.  
 
The site is previously developed land, but remains occupied by two local businesses (a car 
repairs/MOT place and carpentry workshop) so is not considered to be an ‘under utilised 
urban site’ for the purposes of the NPPF. The LPA acknowledges the balance the NPPF 
aims to achieve between local need for new housing and the need to maintain or enhance 
rural communities (including the protection of local services).  
 
The redevelopment of the site in this case, would involve the loss of an employment site. 
Arguably, the car repairs/MOT business is providing a service which would be lost and the 
LPA acknowledges a number of third-party representations from local residents that do not 
support the loss of this established employment site. As such, whilst the LPA considers the 
site is a broadly sustainable location for a development of up to five dwellings further 
consideration of the loss of the employment site and how this could affect the vitality of the 
rural community is required.  
 

 
3 The LPA’s records confirm several other minor developments and changes of use but these have not been 
counted due to restrictive planning conditions and/or inability to confirm whether permissions may have lapsed.  
4 Land south of Ballingers, Urchfont, Wiltshire, planning application ref: PL/2023/02372.  
5 Paras. 123 and 124(c) of the National Planning Policy Framework (Dec 2023).  



9.2 Principle of development – loss of employment site 
 
The proposal involves the loss of approximately 620 sq.m of employment floorspace across 
several units. The site is currently comprised of a car repairs/MOT business, a carpentry 
business, a vacant business unit (thought to have been last used within planning use Class 
E) and units currently used for storage.  
 
The WCS policy for business protection/retention is CP35. CP35 only seeks to secure 
protection for existing employment sites within Principal Settlements, Market Towns, Local 
Service Centres and Principal Employment Areas. WCS CP14 defines the Principal 
Employment Areas (that will be supported in accordance with Core Policy 35) within the 
Devizes Community Area as:  
 

- Banda Trading Estate,  
- Folly Road,  
- Hopton Industrial Estate,  
- Hopton Park, 
- Le Marchant Barracks,  
- Mill Road,  
- Nursteed Industrial Estate, and  
- Police Headquarters. 

 
In strict terms CP35 does not apply to the retention of employment sites within ‘Large 
Villages’. It is noted that the supporting text of CP35 makes some more general statements. 
For instance, para. 6.16 states that: 
 
It will also be important to retain existing employment uses outside the Principal Employment 
Areas to maintain diversity and choice of sites for employers and allow for local business 
expansion... Therefore, in some circumstances it may be appropriate to allow for the 
redevelopment (in whole or part) of existing employment sites for an alternative use, 
particularly where the site is not required to remain in its current use to support the local 
economy in the area. 
 
Elsewhere within the supporting text it is confirmed that employment sites put forward for 
redevelopment only need to demonstrate “no long term and strategic requirement to remain 
in employment use”. The site at Urchfont garage is not considered to be of a sufficient scale 
or location to warrant protection for “its long term and strategic” contribution to employment 
land within the WCS area. The LPA does however acknowledge that it provides a local 
service and will contribute to the local economy in Urchfont.  
 
The NP includes a policy seeking to protect existing employment facilities. LB1 states that: 
 
The loss of land and buildings used for employment purposes will not be permitted unless 
both a) and b) are satisfied: 
 
a) there is valid evidence that the land and/or buildings are no longer viable for their 

current employment use, or capable of redevelopment for alternative employment 
use, in terms of need or demand, 

 
b) the land and/or buildings have been genuinely marketed on reasonable terms for 

employment use, for at least 6 months, and have remained unsold or unlet; full 
details of marketing must accompany any development proposal,  

 
or 



 
c) the site has been allocated under Policy H1. 
 
No details have been submitted in relation to criteria a) and b) as the site is allocated under 
Policy H1.  
 
As stated above, the NPPF (paras. 82 and 83) set out that new housing should be supported 
in rural areas where there is need and it will enhance the vitality of a community. The wider 
NPPF (para. 88) also sets out that, to support a prosperous rural economy, planning 
decisions should enable: 
 
a) the sustainable growth and expansion of all types of business in rural areas, both through 
conversion of existing buildings and well-designed, beautiful new buildings; 
b) the development and diversification of agricultural and other land-based rural businesses; 
c) sustainable rural tourism and leisure developments which respect the character of the 
countryside; and 
d) the retention and development of accessible local services and community facilities, such 
as local shops, meeting places, sports venues, open space, cultural buildings, public houses 
and places of worship. 
 
The car repair business can reasonably be considered to be offering a ‘service’ (as the 
majority of businesses can be considered to). It has also been confirmed to the LPA that a 
number of local residents are employed by the garage so it is contributing to the local 
economy. However, it is not considered to be a community facility and falls outside of the 
types of ‘local services’ within the NPPF list (within para. 88d). Notwithstanding that, there is 
a degree of vagueness in the NPPF as to what may (or may not) constitute a ‘local service’.  
 
WCS Core Policy 49 offers some additional explanation. Supporting text (para 6.71) states 
that: 
 
Rural facilities and services are those that benefit the local community such as local shops, 
meeting places, sports venues, cultural buildings, public houses and places of worship. 
There is a need to protect and encourage the development of rural services and facilities in 
Wiltshire to ensure that settlements, particularly those named in this Strategy, can still meet 
some of the day to day needs of the people who live in them. 
 
The level of local opposition to the loss of the business suggests the car repair element (of 
the wider mixed use site) is valued as a local service. However, the car repair business is  
certainly not an ‘essential service’ nor is it considered to offer a service that would need to 
be accessed to meet day-to-day needs of residents (unlike a school or local convenience 
shop). Nor it is a type of premises that is reasonably considered to contribute to the social 
and/or cultural elements of the rural community in the way that many of the listed facilities 
would. The business offers a service, but it is not a meeting place or cultural building.  
 
As such, the protection afforded by NPPF para. 88d (and Core Policy 49) is not considered 
to strictly apply. Nonetheless, the loss of the local employment opportunities is considered to 
be a negative impact of the overall development that should be weighed against the merits 
of the scheme.  
 
The LPA acknowledges that the site is privately owned with the current business operators 
leasing the space for commercial uses. So, there is the possibility that the owner could 
terminate or refuse to renew a tenancy with the current business operators. In strict planning 
terms, this would not provide evidence that the commercial use of the site was no longer 
viable (and marketing/justification could still be required had the site not been allocated for 
residential development) but it could render the site vacant and ultimately force the closure 



of the businesses. The LPA does not see such action as desirable, but it remains a realistic 
possibility so diminished some of the negative weight (in the overall balance) that the LPA 
can give to the loss of the local service and impact upon vitality of the local community.  
 
Asset of Community Value 
 
It should be noted that during the assessment period of the planning application, an formal 
request was made to the council to register the site as an Asset of Community Value AoCV). 
The AoCV application underwent a period of consultation but was ultimately rejected. It was 
concluded that the site “does not further the social wellbeing or social interests of the local 
community” so did not meet the definition of an AoCV under the relevant provisions of the 
Localism Act 2011.  
 
9.3 Third-party representations and the Neighbourhood Plan weight 
 
The application has generated a significant number of responses to the public consultation, 
the majority of which are objecting to the redevelopment of the employment site and 
resulting loss of the local businesses within it. Several third parties, including the Ward 
Member for Urchfont (Cllr Whitehead) have raised concerns over the handling of the NP 
particularly during its post examination phase, submission to referendum and the time it was 
subsequently ‘made’ into the development plan. A number of allegations have been put 
forward including that the inclusion of the ‘Wildmans Garage’ (Urchfont Garage) site as a 
housing site should not have occurred and that the criteria c of Policy LB1 (to exclude the 
employment protection policy from allocated sites) should not have been imposed.  
 
For the perspective of the LPA it is acknowledged that the Examining Inspector queried the 
inclusion of the Urchfont Garage site. It is within the LPA’s knowledge that the Inspector 
stated that: 
 
The supporting text to Policy LB1 (Protecting Existing Employment Facilities) refers to 
Wildman’s Garage amongst other sites, but this site is also allocated for housing 
development under Policy H1. I would welcome your comment on this apparent contradiction 
in the Plan. It should of course be noted that if Wildman’s Garage site were intended to be 
subject to Policy LB1, then this would affect the provision of housing numbers under Policy 
H1. 
 
In response to the Inspector’s question the Neighbourhood Plan Steering Group (NPSG) 
appears to have provided the following: 
 
It is unlikely that the site of Wildman’s garage has a long term future as a garage. Hopefully 
the business will relocate elsewhere in the Parish – ideally at Planks where vehicle access 
etc. will be much easier. The existing site would therefore be available for redevelopment, 
without contravening policy LB1. 
 
Various third-parties (including Cllr Whitehead) have speculated that this response was 
made without the full knowledge of the NPSG and Parish Council and was not made public 
prior to the plan being accepted by the Parish Council and scheduled for public referendum. 
The summary of the third-party objections (in relation to this issue) being that no weight 
should be given to the housing allocation for Urchfont Garage nor the clause within Policy 
LB1 that exempts the site from the employment protection criteria.  
 
From the LPA’s perspective, it is common for correspondence to be exchanged between an 
Examining Inspector and NPSG during an examination. Not all points of clarification may be 
considered to be controversial or required to be subject to further public scrutiny. In this 
case, the Inspector’s question may have resulted in a change to the wording of NP Policy 



LB1 but the LPA has no firm evidence to suggest any changes would have been unlawful. 
The NP was ultimately submitted to public referendum with a majority ‘yes’ vote. No 
subsequent legal challenge against the NP was submitted and it was subsequently ‘made’ 
into the development plan.  
 
The LPA has no firm evidence to suggest the outcome of the referendum may have been 
different had the correspondence between the Inspector and NPSG been clearly publicised. 
The inclusion of the Urchfont Garage site within the NP had been publicised through a site 
allocations process, earlier drafts of the plan and the examination draft. Whilst the criticisms 
of the NP policies and procedures are noted there is no firm evidence to suggest its 
preparation was fundamentally flawed. Members of the public ultimately had the opportunity 
to vote to accept the NP or reject it and it was accepted. The LPA must therefore accept the 
NP was lawfully ‘made’. It is also not within the LPA’s remit to challenge the lawfulness of 
the development plan through an individual planning application (only the weight that may be 
given to it in line with NPPF guidance).  
 
There is also third-party correspondence stating that the garage operators were not 
contacted over the NP allocation and had no discussions with owners of other sites with 
regards to relocating. The current operators of the garage have confirmed that, whilst they 
consider the business is viable in its current location, relocating would be financially unviable 
(costs involving moving/replacing specialist equipment would be excessive).  
 
The LPA acknowledges that the viability of the garage business (as it was reported to be at 
the time of the NP draft and examination) appears to have been materially different (i.e. in a 
worse position) than it is now. The current business appears to be viable and is locally 
supported. However, the local support appears to be highly linked to the personalities and 
services provided of the current operators (to their credit). However, it is an unfortunate fact 
that the site is privately owned and the current tenancies could be wound down without any 
intervention possible from planning controls. Whilst such actions by the landowner would not 
be considered to justify the loss of the employment site (in planning terms), such actions 
would result in the loss of the site for the current business operators and any future 
operators of the site may not be as locally supported as the current business.   
 
Further to the above, it is acknowledged that the housing delivery policies of the 
development plan are considered to be out of date (at the time of writing) so greater 
emphasis is placed on the policies of the NPPF. The NPPF highlights a potential conflict 
between the protection of the rural economy and the need for new housing. This conflict is 
not considered to be present within the adopted development plan which remains a material 
consideration.  
 
Taking into, account the above. The LPA acknowledges there may be material 
considerations that differ between the time the NP was drafted and the time of writing this 
report, but the weight that can be given to the NP as a material consideration in this 
decision, remains moderate and supports the overall requirement of the NPPF to support 
approval of sustainable housing development in appropriate locations.  
 
9.4 Conclusion on the principle of the development 
 
The broad principle of the development is considered to comply with the new housing 
delivery aims of the development plan (WCS and NP). However, as the NPPF ‘tilted balance’ 
applies, these policies can be considered to be out-of-date and the LPA must consider 
whether the adverse impacts of granting planning permission would significantly and 
demonstrably outweigh the benefits, when assessed against the policies in the NPPF when 
taken as a whole.  
 



In terms of the NPPF, the principle of the development is considered to present some 
benefits versus some adverse impacts. The benefits would include the provision of five new 
homes (contributing to the housing supply of the area) within a sustainable location by 
redeveloping previously developed ‘brownfield’ land. The adverse impacts would involve the 
loss of local employment opportunities.  
 
9.5 DESIGN (SCALE, LAYOUT & EXTERNAL APPEARANCE) 
 
A key social aim of the NPPF is to encourage provide a range of new homes through well-
designed, beautiful and safe new development. WCS Core Policy 57 of the WCS and D1 of 
the NP set out a number of additional criteria to ensure that new development meets a high 
standard of design. A key aim being one that runs through both the NPPF and WCS policy is 
the need to identify, protect and enhance local distinctiveness (the locally distinctive 
character and layout of settlements and their wider landscape settings). The Wiltshire 
Design Guide (Supplementary Planning Document) (WDG) also sets out a number of key 
considerations to ensure that development meets the high standard of design expected by 
the WCS and NPPF.  
 
The application site is set within predominantly residential surroundings (despite being an 
employment site in and of itself) where there is a mixture of building scales, forms, 
architectural detailing and materials. The built form of the proposal would broadly reflect that 
of neighbouring buildings, being two-storey at the High Street frontage and one-and-a-half 
storey at the northern boundary with varying roof forms echoing the non-uniform, traditional 
designs of neighbouring buildings. The layout would provide plot sizes broadly 
commensurate in scale to neighbouring domestic properties with car parking, cycle and bin 
storage areas able to be provided away from the High Street frontage.  
 
However, whilst there is a mixture of building types, the single unifying feature is that the 
majority possess a distinctively traditional character, at odds with the modern utilitarian 
buildings within the application site. The design approach of the development is to provide a 
group of buildings of varying scale and form, whilst reflecting traditional features of the 
nearby dwellings. Plot 1 would also reintroduce a direct building frontage to the High Street 
more in line with the traditional dwellings within the wider street scene (see below Historic 
Environment section for a more detailed assessment). Overall, the design approach is 
considered to be consistent with the distinctive characteristics of the wider street scene.  
 
In addition to the design of new buildings, Core Policy 57(ii) and NP policy H2(f) aim to 
ensure the retention and enhancement of existing important landscaping and natural 
features, to enhance biodiversity, effectively integrate the development into its setting and to 
mitigate against any losses that may occur. The application site features little in the way of 
natural features but there are trees and hedges lining the eastern and south-eastern 
intervening boundaries. The Council’s Arboricultural Officer has reviewed the proposal and 
considers the existing trees can be retained and protected so no objection is made subject to 
the inclusion of a condition to secure submission of an Arboricultural Method Statement 
(AMS), compiled in accordance with the guidance of BS5837 (Trees in Relation to Design). It 
is considered to be necessary to use a suitably worded condition to ensure an AMS is 
agreed prior to the commencement of the development.  
 
Sustainable Design 
 
Core policies 41 and 57(v) and NP policy H2(d) together aim to ensure that new 
development incorporates sustainable construction techniques and design measures to 
reduce energy demand (through microgeneration and renewable energy). The NPPF 
supports this approach by stating that LPAs should expect new development to take account 
of landform, layout, building orientation, massing and landscaping to minimise energy 



consumption. Energy efficient building design and incorporation of renewable energy is also 
encouraged by the WDG in order to help the council to deliver its Climate Strategy.  
 
The new dwellings would deliver five energy efficient homes, incorporating microgeneration 
in the form of solar PV panels. The PV panels would ne installed onto the south and west 
facing roof planes to take advantage of the layout. The solar panels would be visible within 
the wider street scene and CA but the council’s Conservation Officer has raised no objection 
providing a planning condition secures an appropriate design. It is of note that other non-
listed buildings within the CA could install solar panels onto front facing roof planes under 
permitted development rights.  
 
9.6 HISTORIC ENVIRONMENT  
 
The council has a statutory duty, under s.66 of the LBC Act6, to have special regard to the 
desirability of preserving listed buildings and their settings. S.72 of the LBC Act. additionally 
adds the requirement for councils to pay special attention to the desirability of preserving or 
enhancing the character or appearance of conservation areas.  
 
Core Policy 58 of the WCS and NP policy BE1 together set out the local policy aims for 
development affecting the historic environment with the broad aim of ensuring that 
development shall protect, conserve and where possible enhance the historic environment 
(including designated and non-designated heritage assets, assets of archaeological 
significance and important landscapes). Core Policy 57(iv) also aims to support a high 
standard of design that is sympathetic to and conserves historic buildings and landscapes.  
 
Chapter 16 of the NPPF sets out the Government’s policy advice with regards to the historic 
environment. Paragraph 195 states that: 
 

Heritage assets range from sites and buildings of local historic value to those of the highest 
significance, such as World Heritage Sites which are internationally recognised to be of 
Outstanding Universal Value. These assets are an irreplaceable resource, and should be 
conserved in a manner appropriate to their significance, so that they can be enjoyed for their 
contribution to the quality of life of existing and future generations.  

 
Paras. 200 and 201 together set out the requirements for both applicants and the LPA to 
identify and assess the particular significance of any heritage asset that may be affected by 
a proposal (including by development affecting the setting of a heritage asset) taking 
account of the available evidence and any necessary expertise. Para. 203 states that when 
determining applications affecting the historic environment LPAs must take into account: 
 

a) the desirability of sustaining and enhancing the significance of heritage assets and putting 

them to viable uses consistent with their conservation; 

b) the positive contribution that conservation of heritage assets can make to sustainable 
communities including their economic vitality; and 

c) the desirability of new development making a positive contribution to local character and 
distinctiveness.  

 
Although it is desirable to sustain or enhance the significance of a heritage asset, there will 
be instances where harm can be caused and NPPF paras. 205-209 set out the advice for 
considering impacts on heritage assets. Where any adverse impacts are identified, varying 
levels of harm (from ‘less than substantial’ to ‘substantial’) should be weighed against the 

 
6 Planning (Listed Buildings and Conservation Areas) Act 1990 (as amended).  



benefits of an individual scheme with ‘great weight’ given to the asset’s conservation (the 
more important the asset, the greater the weight should be). 
 
The site is located mostly within a conservation area (CA) the boundary of which bisects the 
site and excludes the mostly hard-surfaced storage areas that comprise the eastern end of 
the ‘dog leg’ shaped site. As well as the CA, there are a number of listed buildings (see 
Figure 2 above) and non-listed buildings mentioned as being of significance within the CA 
Statement.  
 
In this case the significance of the conservation area lies in the intimate feel of the centre of 
the main street, with a multitude of steep pitched roofs of the older buildings and low brick 
boundary walls set close to the road creating a sense of enclosure. The village also has a 
great variety in building age and materials. A few houses date back to the 17th and 18th 
Century, and there are also several modern developments within the centre of the village.  
 
The significance of the listed buildings lies largely with their historic fabric and architecture - 
form, layout and architectural expression/detailing and use of high-quality design materials 
which have significant aesthetic and architectural interest and which contribute to the 
character of the conservation area.  
 
The garage site is visible within the CA and settings of nearby listed buildings. As a group of 
modern commercial buildings (relative to the ages of adjacent houses) the site is considered 
to be a visual detractor and is a negative present in terms of the contribution it provides to 
the character and appearance of the wider CA and the settings of nearby listed buildings. As 
such, there is no heritage objection to its demolition.  
 
Further to this, the replacement buildings would be of an appropriate scale incorporating 
traditional building styles and layouts. Plot 1 has been designed to take account of its  
proximity to the listed buildings and its location in a key view within the conservation area. 
The dwelling has the traditional appearance and is located a similar distance back from the 
road as The Forge, with a boundary wall and railings along the road frontage. The design 
utilises familiar vernacular building forms, traditional materials and detailing. The proportions 
of the property and wall to window ratios are also similar to the Forge. The single-storey 
element between the two properties will be retained and converted to provide residential 
space to further contain the sense of enclosure. This would also limit potential impacts on 
the neighbouring listed buildings arising from the construction phase.  
 
The positioning of this dwelling and the inclusion of a brick boundary wall with railings along 
the road frontage will help to incorporate the site into the wider street scene context and 
create an attractive public/private interface offering an enhancement to the existing situation. 
The proposed materials and fenestration would help blend the new development into the 
street scene and a suitably worded planning condition can ensure that exact details and 
building techniques are agreed at an appropriate time.  
 
Plots 2 - 5 would be well contained to the rear of the existing properties in the High Street, in 
a very similar manner to other nearby housing in St Michael’s Close and Bulldog Lane 
opposite the site. These plots are more visually separated from the settings of the nearby 
listed buildings, situated to the rear, behind boundary walls and private gardens. Views of 
the houses on plots 2 and 3, would be available along the access road but these units have 
been designed as a pair of modest two-storey traditional semi-detached cottages that would 
not be experienced as overly prominent additions to the site or wider street scene and would 
relate well (in scale and layout) to neighbouring buildings.  
 
Plots 4 and 5 would be set further into the eastern corner of the site, screened to the east by 
mature trees and hedging lining neighbouring gardens. This part of the development would 



have minimal visual impact on the street scene and the wider CA. Glimpses of the roofs of 
these buildings and plot 5 would be available from the northwest replacing the existing 
workshop roof in these views. The new roofs would be of a traditional pitch and are broken 
up into individual roof forms, rather than appearing as a single large low-pitched roof as is 
currently the case with the garage. The variations in roof heights and forms has been 
designed to be reflective of the variations within surrounding buildings with Plot 4 being a 
one-and-a-half storey house closer to the height of the neighbouring building directly to the 
north.  
 
As assessed above, the proposed scheme would retain the mature and semi-mature trees 
and shrubs edging the site. Protection measures would also be employed during the 
construction phase. Whilst these are outside of the CA, they are within its setting and are 
valuable natural features within its backdrop that should be protected.  
 
The Council’s Conservation Officer has reviewed the proposal and considers the overall 
impact would be positive, providing some enhancement to the character and appearance of 
the wider CA without causing any harm to the settings of the nearby listed buildings. Full 
details relating to materials and construction methods are requested and are reasonably 
necessary to secure by planning condition.  
 
Third-party comments relating to the historic commercial use of the site are noted. However, 
it is not considered to be essential to the CA to retain the site in a commercial/light industrial 
use and any historic association being the application site and The Forge has been severed 
by the construction of the modern commercial buildings resulting in a clear separation of 
domestic and commercial uses (between the site and neighbouring properties that at one 
time may have had some overlapping use).  
 
Overall, the design of the development has been well considered with regards to the site 
surroundings and distinctiveness of the wider CA and will result in an enhancement, over 
and above the existing situation. This is considered to add positive weight to the overall 
planning balance in favour of an approval. 
 
Archaeology  
 
Para. 200 of the NPPF and Core Policy 58(i) together aim to ensure that, where a site on 
which development is proposed includes (or has the potential to include) heritage assets 
with archaeological interest, suitable measures are taken to investigate, identify and if 
necessary mitigate against any adverse impacts on the significance of such sites.  
 
The council’s Archaeologist has reviewed the proposal and considers that, due to modern 
development being undertaken across the site, the risk of ground disturbing works 
encountering deposits of notable significance is very low. An informative can be added to 
direct the developer to contact the council’s Archaeologist in the event any material or 
artifacts of historical significance are uncovered.  
 
9.7 TRANSPORT AND HIGHWAYS 
 
WCS Core Policies 60 and 61 aim to help reduce the need to travel by private car, and 
encourage the use of sustainable and safe modes of transport across the county with a key 
criteria to ensure that developments are permitted in accessible locations. Core Policy 61 
further adds that new development should be capable of being served by safe access to the 
highway network for all users (including safe loading/unloading facilities where these are 
required). Core Policy 62 states that developments should provide appropriate mitigating 
measures to offset any adverse impacts on the transport network at both the construction 
and operational stages.  



 
Core Policy 64 aims to promote the use of sustainable transport through a number of criteria 
including: (b) the application of maximum parking standards for non-residential development; 
and, (d) for residential development the application of minimum parking standards including 
provision of an appropriate mix of parking types and smarter choices measures (expected to 
be detailed within Transport Plans) for larger developments.  
 
The policies of the WCS are considered to be consistent with the advice of the NPPF (paras. 
109, 111, 112, 114, 116 and 117) with para. 115 suggesting that: 
 
Development should only be prevented or refused on highways grounds if there would be an 
unacceptable impact on highway safety, or the residual cumulative impacts on the road 
network would be severe. 
 
The site is considered to be sustainably located and future residents would be able to 
access a small range of services within the village (on foot) or via public transport and 
bicycle (approx. 25-30min travel time) access to the wider range of services located in 
Devizes can be achieved.  
 
The application has been supported by a Transport Statement (TS) that includes results of 
an Automatic Traffic Count (ATC) survey undertaken on B3098 High Street in the vicinity of 
the site for the purposes of establishing weekday flows and speeds. The TS correctly 
confirms that parking provision would meet the council’s guidance, and a swept path 
analysis (Appendix F of the TS) confirms suitable access/egress is achievable for the 
proposed parking spaces (as well as confirming emergency vehicles could also enter and 
egress the site). The TS also assesses the expected traffic generation of the development 
against that of the existing site use(s) and concludes that the development will result in an 
overall reduction to vehicle movements to and from the site.  
 
The Local Highway Authority (LHA) has reviewed the proposal and scrutinised the TS, 
concluding that it presents an accurate assessment of the existing situation and expected 
impacts of the development. However, whilst visibility has been calculated in accordance 
with the results of the ATC (and in line with the relevant council and Manual for Streets 
guidance), the original access design included part of the eastern visibility splay crossing 
third-party land (at Hillsborough). The LHA advised this was not acceptable and the access 
design was subsequently revised to bring the access drive closer to the line of that of the 
existing site. An area of raised cobbles is proposed to be laid out adjacent to Hillsborough to 
direct vehicles away from the neighbouring property. It is considered this would enable 
sufficient visibility to the east without the splay crossing the neighbouring property.  
 
Waste collection will take place on street. Residents for plots 1 and 2 will be provided with a 
bin store adjacent to their parking spaces. In order to comply with the maximum distances 
for waste collection as contained in Wiltshire Council’s guidance, plots 3,4 & 5 will be 
provided with a bin store located centrally in the site. This resides within 30m of all plots. 
 
NP policy TIC1(b) states that development proposals must: 
 
…. prepare a statement to show how the impact of construction traffic during the 
construction period has been minimised and ensure that the measures it contains are 
adhered to during the construction period.  
 
The site is located close to a bend in the main road as well as a number of junctions, so it is 
considered to be necessary to ensure that some level of control is secured during the 
construction phase. Full details of construction management measures have not yet been 



submitted but can be reasonably secured by an appropriately worded planning condition 
(see also the Residential Amenities section of this report).  
 
Third-party comments relating to the unsafe nature of the highway in the vicinity of the site 
and design of the proposed access are noted, but the assessment within the TS has been 
comprehensively reviewed by the LHA and is considered to be accurate. There is no recent 
collision history to suggest of any underlying road safety issue at the access and the 
development would reduce overall traffic movements (to and from the site) and subject to the 
revised access layout sufficient visibility can be achieved.  
 
It is accepted that, by losing the car repairs business, local residents that would currently be 
able to access the site on foot (as well as employees that reside locally) would be required to 
travel to access car repairs and employment outside of the village (likely in Devizes approx. 
4km to the north). However, Urchfont is a rural village that has a range of local services but 
is lacking in some areas. As such, many local residents will currently be required to travel 
out of the village to access a wider range of services (including some essential services) 
and/or employment opportunities. The additional trips expected to occur, should the garage 
business be lost, would be (at least partially, if not entirely) offset by the overall reduction in 
trips to and from the development.  
 
Creating a need for local residents to be required to travel a greater distance to access 
services and employment is an undesirable outcome of the development, but in this case is 
not an issue (of such a scale or impact) that would be considered to be unacceptably 
harmful to the local highway network or the council’s long-term aims to tackle climate 
change.  
 
Overall, the proposed development is not expected to give rise to any unacceptable impacts 
on highways safety or cumulative impacts that could be deemed to be severe in accordance 
with paragraph 115 of the NPPF.   
 
 
9.8 NATURAL ENVIRONMENT AND BIODIVERSITY 
 
This application was submitted after Biodiversity Net Gain (BNG) becoming mandatory on 
12th February 2024. The statutory requirement for biodiversity gains to be secured are 
subject to a number of exemptions. It was not initially apparent whether the development 
would be exempt or not. However, the applicant confirmed the development would be 
exempt as less than 25 sq.m of habitat would be impacted by the proposal (the site being 
predominantly hard-surfaced and in commercial use). This is accepted and the development 
is only required to ensure that a net gain in biodiversity can be achieved in line with the aims 
of Core Policy 50 of the WCS.  
 
Notwithstanding the BNG exemption, the applicant had undertaken an Ecological Appraisal 
(Author: Malford Environmental Consulting. Dated: 15th July 2024). The site is described as 
approximately 0.22ha of land comprising several buildings currently in commercial usage 
surrounded by hard-standing (mainly sealed with small areas of unsealed) that is used for 
vehicle parking and storage of vehicles, equipment and materials. Six buildings were 
surveyed and found to unsuitable for use by roosting bats.  
 
The north-eastern boundary and part of the south-eastern boundary are reported to support 
shrubs and trees on sloping earth banks set behind low retaining walls.  Trees and shrubs 
included native and non-native species and are not identified as of particular intrinsic 
ecological value in the submitted report.  In any case, with the exception of a U grade dead 
elm, all trees are proposed to be retained.  
 



Recommendations for enhancement at the vegetated boundary and inclusion of features for 
nesting birds and roosting bats are recommended in Section 6 of the ecology report and 
have been incorporated into the submitted landscape proposals and proposed building 
elevation drawings. Adherence to precautionary construction working as detailed in Section 
6 of the report should be secured by condition.  
 
Overall, there is negligible/low risk of this development resulting in negative effects to 
biodiversity or protected or notable species. Securing provision of the enhancements 
recommended in the ecology report by planning condition, would ensure compliance with 
CP50. 
 
Salisbury Plain SPA - 6400m Buffer  
 
This application lies within the 6.4km buffer zone of influence of the Salisbury Plain SPA and 
in light of the Habitat Regulations Assessment (HRA) for the Wiltshire Core Strategy and the 
HRA for the Wiltshire Housing Site Allocations Plan it is screened into Appropriate 
Assessment (AA) due to the potential impact of recreational pressure on stone curlew in 
combination with other plans and projects.  
 
The AA reached a conclusion of no adverse effects on site integrity for development within 
6.4km of the SPA boundary provided that the mitigation scheme continues to be 
implemented. Annual stone curlew monitoring and protection measures continue to be 
secured by the council.  
 
In April 2023 Natural England (NE) confirmed that the 2018 Appropriate Assessment for 
Salisbury Plain continues to be supported by NE. 
 
 
9.9 RESIDENTIAL AMENITIES 
 

Residential Amenity 

 
NPPF Para. 135(f) states that planning decisions should aim to create places that are safe, 
inclusive and accessible and which promote health and well-being, with a high standard of 
amenity for existing and future users. Core Policy 57(vii) of the WCS states high-quality of 
design will be achieved by: 
 
….. having regard to the compatibility of adjoining buildings and uses, the impact on the 
amenities of existing occupants, and ensuring that appropriate levels of amenity are 
achievable within the development itself, including the consideration of privacy, 
overshadowing, vibration, and pollution (e.g. light intrusion, noise, smoke, fumes, effluent, 
waste or litter) 
 
Similarly, policy H2(i) of the NP supports development proposals which have an acceptable 
effect on the living conditions of residents in the locality. 
 
The Wiltshire Design Guide (WDG) also sets out a number of key requirements to ensure 
that new housing development is designed to provide god levels of residential amenity for 
future occupiers of a development without causing harm to amenities of properties 
neighbouring a development site.  
 

9.10 Residential amenities – future occupiers 

 



WDG para. 9.1.1 states that new Homes should comply with Nationally Described Space 
Standards (NDSS) to ensure that they are fit for purpose. In addition to internal living 
spaces, para. 9.2.2 of the WDG states that minimum garden sizes for all houses should be 
equivalent to the footprint of the house (recommended garden depths are also set out in 
section 9.2). Garden areas should also benefit from good levels of privacy and natural light.  
 
In this case, the dwellings have all been designed to meet NDSS standards with sufficiently 
sized private garden areas (see table one below).  
 
Table 1 – Living Space and Garden Sizes 
 
Plot 
No. 

No. of 
bedrooms 

Internal 
Space (sq.m) 

NDSS (sq.m) Ground floor 
footprint 
(sq.m) 

Private Garden Area 
(sq.m) (excluding 
parking 
areas/garages/bin and 
cycle stores) 

1 4 170 124 (4b - 8-
person) 

116 98 

2 2 82 79 (4-person) 51 55 
3 2 82 79 (4-person) 51 57 
4 3/4 168 124 (4b - 8-

person) 
124 157 

5 4/5 191 128 (5b - 8-
person) 

109 125 

 
The proposed gardens would provide ample space for sitting out/play, the drying of washing 
with additional areas for the storage of domestic waste and recyclables and bicycles. Only 
Plot 1 would marginally underprovide with regards to the WDG advice, but this is partly due 
to the retained section of former workshop increasing the overall size of the ground floor 
footprint and the useable garden area would be acceptable and of a good quality of amenity.  
 
Similarly, most of the garden spaces fail to meet the WDG minimum garden lengths. 
However, taking into account the site layout and overall provision of outdoor space 
(measured to exclude side paths, parking, bin and cycle storage areas) there is no concern 
that the spaces provided would be poor quality and it is considered that a good level of 
amenity would be provided to future occupiers regardless of garden lengths. It is therefore 
considered that the dwelling designs and plot layouts would provide acceptable living 
conditions for future occupiers with regard to living space, quality of amenity and privacy. 
 
A condition can ensure that means of enclosure between the new plots (mostly close board 
timber fencing within internal plot boundaries) are constructed/installed prior to occupation to 
ensure future occupiers have a good level of privacy provide at occupation.  
 

9.11 Neighbouring amenity 

 
Firstly, the removal of the commercial/light industrial uses of the site presents some potential 
to reduce overall levels of noise and odour to neighbouring properties. Third-party comments 
confirming that the garage is very well managed and respectfully operated are noted but this 
may not always be the case should the employment use(s) be retained and/or become more 
intensely used or poorly managed. Some positive weight is reasonably considered to arise 
from the removal of potentially noisy and odorous uses from an area that is predominantly 
now within residential use.  
 



The site shares intervening boundaries on (almost) all sides with existing domestic 
properties. The Grain Store is the closest dwelling to the site and is located on the northern 
boundary and set down considerably lower than the application site, with an existing 
workshop building located close to shared boundary.  At its closest point the existing building 
is approx. 3m from the Grain store. The new houses on plots 2 and 3 are set further back, 
with the closest, plot 3 12m from the Grain Store.  Plot 4 has been designed as one and a 
half storey, with no first-floor windows on the rear elevation other than high level roof lights. 
The massing of built form would be reduced close to the northern boundary which would be 
of benefit to the occupiers of the Grain Store.  
 
Hillsborough is located on the other side of the existing access road and shares its entire 
western and northern intervening boundaries with the site. The existing fence that screens 
Hillsborough’s rear garden area from the site is proposed to be retained to ensure privacy is 
preserved between the neighbouring garden and access road. A rear parking space at 
Hillsborough is also proposed to be retained with access to the public highway via the new 
access road. A visitor parking area would be constructed to the rear of Hillsborough’s garden 
with the ground level lowered and a new retaining wall installed. As this parking area would 
be lower than the neighbouring garden and screened by fencing it would not give rise to any 
harm to the quality of the rear garden space (over and above the existing situation).  
 
There is some concern that the rear elevation of Hillsborough and its garden would be 
overlooked by Plots 2 and 3. Distances from the front elevations of Plots 2 and 3 to the rear 
garden boundary (of Hillsborough) would range between 17 and 22m. Building-to-building 
distance would range between 30 and 38m. Whilst it is acknowledged that some overlooking 
from Plots 2 and 3 would be created, it is not considered this would be harmful due to the 
long separation distances. Para. 4.2.9 of the WDG states that following: 
 
Privacy for households should be secured through good design taking into consideration 
local factors such as topography, layout and orientation. Traditional 20m back-to-back 
distance is intended to prevent overlooking and secure a degree of privacy for householders. 
However, this guideline can be reduced if the design is suitable for the area (high 
density/town/village centre).  
 
The site occupies a village centre location with the surrounding buildings and plot layouts 
being of a high-density in generally irregular plot layouts. Whilst the relationship between 
Plots 2 and 3 and Hillsborough would be front-to-back it is not considered the separation 
distances would be substandard, and the layout is not entirely out of character with the wider 
area (where some natural overlooking between plots is existing).  
 
The existing rear wall of the workshop has been retained as the boundary wall with The 
Forge.  The new dwelling on plot 1 is at an oblique angle and set away from the shared 
boundary.  There are no first-floor windows in either of the side elevations. 
 
Two chimneys is located approx. 20m from the new dwelling on Plot 2, whereas the existing 
commercial building is 18m away. The ridge of Plot 2 would be slightly higher but with the 
gable span facing west considerably narrower than the existing building (which covers 
almost the entire rear boundary of Two Chimneys) an overall reduction in build form within 
the outlook from Two Chimneys is expected to occur. The building at Plot 2 is located 
directly to the east and will be set away from the Two Chimneys western boundary no 
significant overshadowing or loss of light is reasonably expected to occur (only marginal 
impact on early morning light).   
 
There is a good separation distance between the proposed dwellings and the Old School 
House (Plots 2 and 3 being the closest) and they would be at an oblique angle. Plot 2 
(located to the south of the Old School House) would have no first-floor windows on the rear 



elevation other than high level roof lights. The garage of the Old School House is located 
immediately to the rear of plot 2.   
 
The Orchard and the Bungalow to the south are located a considerable distance from the 
new houses, with a significant difference in levels and intervening vegetation and 
outbuildings. 
 
Planning conditions can be used to remove permitted development rights that would allow 
for the insertion of new window openings or the installation fo dormer windows/extensions in 
areas where harm could otherwise be created. This will ensure the LPA is able to assess 
any future changes to the scheme to ensure neighbouring amenities can be protected. Given 
the relatively dense layout of the proposal and surrounding built environment (along with the 
sensitive location on heritage terms) it is considered to be reasonable and necessary to 
remove householder permitted development rights (Classes A-E) in this case.  
 
Overall, it is considered the siting and levels of the proposed dwellings respond sensitively to 
the neighbouring properties.  There are ample separation distances and screening which will 
ensure that there would be no adverse impact on neighbouring privacy, nor any overbearing 
impact or overshadowing resulting from the buildings.  
 
Subject to the recommended conditions, no conflicts with the aims of Core Policy 57(vii), NP 
policy H2 are identified or the NPPF are identified.  
 
9.12 LAND CONTAMINATION 
 
The NPPF (para. 180) states that decisions should contribute to and enhance the natural 
and local environment by remediating and mitigating despoiled, degraded, derelict, 
contaminated and unstable land, where appropriate. Core Policy 56 states that developers 
will be required to demonstrate that a development site is, or will be, made suitable for the 
proposed final use and will need to provide evidence of investigation and proposed 
remediation if required.  
 
The application has been submitted with a Preliminary Desk Based Assessment (DBA) that 
has identified the need for further Phase 2 site investigations. Further consideration of the 
risks to either human health or controlled waters, together with some form of remediation 
and validation (specifically with regards the underground fuel tanks) could subsequently be 
required, depending on the investigation findings and consultation with the regulatory 
authorities. 
 
For a brownfield site of this nature, it is not considered that full Phase 2 site investigation 
details are required prior to determination of the application and a suitably worded pre-
commencement condition can ensure that an appropriately targeted Phase 2 investigation is 
undertaken, with associated remediation strategy and subsequent verification 
testing/reporting also secured by condition if the Phase 2 investigation recommends it.  
 
Subject to the recommended conditions, the development is considered to be able to comply 
with the aims of Core Policy 56 and the planning policy advice of the NPPF.  
 
9.13 FLOOD RISK 
 
The site is within an area at low risk of river flooding and is at a very low-to-low risk of 
surface water flooding and low risk of groundwater flooding. Records available to the LPA 
confirm the highways adjacent to the site have a higher risk of surface water flooding, but 
these areas of higher-risk do not cross the site. The proposal involves the breaking out of 
hard-surfaces and demolition of existing buildings that together comprise an almost entirely 



impermeable site. The new development would reduce the overall area of impermeable 
surfaces, break up the massing of buildings (so creating less barriers for overland flows) and 
involve the installation of a replacement surface water drainage system.  
 
A Drainage Strategy (DS) has been submitted that confirms it would be inappropriate to 
incorporate ground infiltration devices across the site, due to the risk of mobilising 
contamination from the historic land use of the site which could pose a risk to groundwater. 
There are no watercourses on the site and therefore, following the hierarchy of drainage (set 
out in Gov’t guidance and B. Regs Approved Document H) it would only be appropriate to 
store and attenuate surface water runoff from the site and discharge to the surface water 
sewer located along High Street (B3098).  
 
The DS confirms that pre-application consultation with the sewage undertaker (Wessex 
Water) took place  resulting in a proposal to limit future discharge of surface water from the 
site to the public surface water sewer network to an allowable discharge rate of 5 l/s. 
Through introducing flow control and attenuation storage a reduction toward off -site flood 
risk can be delivered. The council’s Drainage advisor has reviewed the DS and offers no 
objection to the scheme. A condition can ensure that final technical details of the drainage 
system can be agreed and implemented prior to the first occupation of the site.  
 
In terms of foul water drainage, it has been demonstrated that a suitable means of drainage 
can be provided to serve the proposed development. 
 
Overall, subject to securing the implementation of the surface water drainage system it is 
considered a suitable means of drainage can be provided to serve the proposed 
development and, in terms of flood risk, the development would be appropriately safe for its 
lifetime taking account of the vulnerability of its users and would reduce the risk of flooding to 
the adjacent public highway network (over and above the existing situation). The proposal 
complies with the aims of Core Policy 67 of the WCS and the planning policy advice of the 
NPPF.  
 
 
10. CONCLUSION – the ‘planning balance’ 
 
As stated above, the NPPF ‘tilted balance’ is considered to be engaged for this planning 
application. The proposal has been considered against the policies of the NPPF that protect 
areas or assets of particular importance and no clear reasons for refusal have been 
identified. As such, NPPF para. 11d(i) is not engaged and the LPA must be satisfied (in line 
with para.11d(ii) that the benefits of the development would not be significantly and 
demonstrably outweighed by any adverse impacts when assessed against the policies in the 
NPPF taken as a whole.  
 
The development would give rise to public benefits via the provision of five new homes on a 
site allocated for such development at neighbourhood planning level. The development 
would also deliver improvements to the visual appearance of the site and wider conservation 
area without causing harm to the settings of nearby listed buildings.  
 
Given that an overriding thrust of the NPPF is to boost the supply of new homes in 
sustainable locations, the contribution of the development to the council’s housing land 
supply is given moderate positive weight (less than significant due to the relatively small-
scale of the proposal). The NPPF advises that great weight should be given to the 
conservation of heritage assets and as this proposal is considered to preserve the settings of 
nearby listed buildings as well as delivering an overall enhancement to the conservation 
area significant positive weight is given to this benefit in the overall balance. These benefits 
would positively contribute to the social and environmental objectives of the NPPF.  



 
Some economic benefits would be delivered during the construction phase and subsequent 
occupation of the site. These merits should be weighed against the loss of the existing 
employment site (the local employment opportunities and business service it offers to local 
residents as well as the wider rural area). However, the loss of the employment site would 
not conflict with the strategic employment protection policy aims of Core Policy 35 (of the 
WCS) and would occur as a result of a neighbourhood plan site allocation. Overall, the 
economic impact would be considered to be negative in the overall balance, failing to 
contribute to the economic objectives of the NPPF but would only be given very limited 
weight.  
 
Other matters (as assessed above) are given neutral weight in the overall balance.  
 
In conclusion, the benefits (reasonably expected to arise from the proposal) are considered 
to outweigh the adverse impacts. The planning conditions recommended throughout this 
report can provide sufficient control over the implementation of the development and 
agreement of additional technical details at appropriate stages. The development would 
positively contribute to the social and environmental objectives of the NPPF and is a 
sustainable development.  
 
 
RECOMMENDATION 

That planning permission is GRANTED subject to the following conditions: 
 
CONDITIONS 
 

1. Time limit 

The development hereby permitted shall be begun before the expiration of three 
years from the date of this permission. 
 
REASON: to comply with the provisions of Section 91 of the Town and Country 
Planning Act 1990 as amended by the Planning and Compulsory Purchase Act 2004. 

2. Approved plans 

The development hereby permitted shall be carried out in accordance with the 
following approved plans and documents:  
 
- SITE SECTIONS- 2081-PLANNING1- REV A – Existing and Proposed Site 
Sections;  
- Plots 4-5- 2081-PLANNING1- REV B – Proposed Plans and Elevations Plots 4 and 
5; 
- DWG-1742-01 (REV C) – Proposed Landscaping Plan;  
- Plots 1-3- 2081-PLANNING1- REV B – Proposed Plans and Elevations - Plots 1 to 
3;  
- SITE- 2081-PLANNING1- REV B – Proposed Site Plan;  
- DEMOLITIONS__2081-PLANNING1 – Demolitions Plan.  
 
REASON: for the avoidance of doubt and in the interests of proper planning. 

Pre-commencement  
 

3. Site levels  
Construction of the dwellings hereby approved shall not commence on site until 
details of the proposed ground floor slab levels have been submitted to and approved 



in writing by the local planning authority. The development shall be carried out in 
accordance with the approved details thereafter.  
 

REASON: The matter is required to be agreed with the local planning authority 
before construction of the dwellings commences in order that the development is 
undertaken in an acceptable manner, in the interests of visual and residential 
amenities in accordance with the aims of Core Policies 57 and 58 of the Wiltshire 
Core Strategy, Policy H2 of the Urchfont, Wedhampton and Lydeway Neighbourhood 
Plan and the planning policy advice of the National Planning Policy Framework. 
 

4. Contamination investigation and remediation 
No development (including demolition) shall commence until a ground investigation 
has been carried out, to provide further information on the location, type and 
concentration of contaminants in the soil and groundwater and other characteristics 
that can influence the behaviour of the contaminants.  
 
As a minimum, the ground investigation shall be undertaken in accordance with the 
recommendations of the submitted Phase 1 Assessment of Land Quality (Author: 
Ground Investigation Limited. Dated: 17th July 2024) and shall include assessment of 
the potential risks to: 
 
- human health, 
- property (existing and proposed), 
- adjoining land, 
- groundwater and surface waters, and 
- ecological systems.  

 
This must be conducted in accordance with DEFRA and the Environment Agency’s 
“Model Procedures for the Management of Land Contamination, CLR 11” and other 
authoritative guidance. 

 
Step 2 – Remediation Scheme 
If any unacceptable risks are identified as a result of the investigation referred to 
above, a detailed remediation scheme to bring the site to a condition suitable for the 
intended use must be prepared. This shall detail the works required to remove any 
unacceptable risks to human health, buildings and other property and the natural 
environment and shall be submitted to and approved in writing by the local planning 
authority. The scheme must include all works to be undertaken, proposed 
remediation objectives and remediation criteria, a timetable of works and site 
management procedures. 

 

Step 3 – Implementation of Approved Remediation Scheme: 
The approved remediation scheme under step 2 must be carried out in full in 
accordance with its requirements. The local planning authority must be given at least 
two weeks written notification of commencement of the remediation scheme works. 
 
Step 4 – Reporting of Unexpected Contamination: 
In the event that contamination is found at any time when carrying out the approved 
development (that was not previously identified) it shall be reported in writing 
immediately to the local planning authority. An investigation and risk assessment 
shall be undertaken in accordance with the DEFRA and Environment Agency 
guidance referenced above and where remediation is necessary, a remediation 
scheme shall be prepared in accordance with the requirements of step (ii) and 
submitted to and approved in writing by the local planning authority. 



 

Step 5 – Verification of remedial works: 
Following completion of measures identified in the approved remediation scheme a 
verification report shall be submitted to the local planning authority. The report shall 
demonstrate the effectiveness of the remedial works. 
 
A statement shall also be provided by the developer which is signed by a person who 
is competent to confirm that the works detailed in the approved scheme have been 
carried out (the local planning authority can provide a draft Remediation Certificate 
when the details of the remediation scheme have been approved at step 2 above). 
 

The verification report and signed statement should be submitted to and approved in 
writing of the Local Planning Authority. 

 
Step 6 – Long Term Monitoring and Maintenance: 
If a monitoring and maintenance scheme is required as part of the approved 
remediation scheme, reports must be prepared and submitted to the local planning 
authority for approval at the relevant stages in the development process as per the 
details approved pursuant to step 2 above, until all the remediation objectives in that 
scheme have been achieved. 

 

REASON: The matter is required to be agreed with the local planning authority before 
development commences to ensure the development is undertaken in an acceptable 
manner and that risks from land contamination to the future users of the land and 
neighbouring land are minimised, together with those to controlled waters, property 
and ecological systems, and to ensure that the development can be carried out safely 
without unacceptable risks to workers, neighbours and other offsite receptors in 
accordance with the aims of Core Policy 56 of the Wiltshire Core Strategy, Policy H2 
of the Urchfont, Wedhampton and Lydeway Neighbourhood Plan and the planning 
policy advice of the National Planning Policy Framework.  

 
5. Construction Transport and Environmental Management Plan (CTEMP) 

No development shall commence on site (including demolition and ground works) 
until a Construction Traffic and Environmental Management Plan (CTEMP) has been 
submitted to and approved in writing by the local planning authority.  
 
As a minimum, the CTEMP shall provide details of the following: 
 

i. How surface water runoff will be managed during construction and demolition 
phases to prevent an increase in flood and pollution risk to the public highway 
and adjoining land;  

ii. Key personnel, responsibilities and contact details (including Site Manager and 
Arboricultural Consultant);  

iii. the movement of construction vehicles and provision for parking of vehicles of 
site operatives and visitors; 

iv. the provision for loading and unloading of plant, materials and demolition 
materials; 

v. the provision for storage of plant and materials used in constructing the 
development, as well as demolition materials; 

vi. the provision for wheel washing and vehicle wash down facilities; 
vii. measures to control the emission of dust and dirt during construction; 
viii. the provision for recycling/disposing of waste resulting from demolition and 

construction;  
ix. The location and use of generators and temporary site accommodation;  
x. Site working hours and a named person for residents to contact.  



 
The details to be submitted under this condition shall include all details of timing and 
phasing of proposed measures to ensure that they are in place and maintained for so 
long as required. 

 
The approved measures shall be adhered to throughout the construction period. The 
development shall not be carried out otherwise than in full accordance with the 
Statement without the prior written permission of the Local Planning Authority. 

 
REASON: To minimise detrimental effects to neighbouring amenities and the natural 
environment, during the demolition and construction phases in accordance with the 
aims of Core Policies 50 and 57 of the Wiltshire Core Strategy and the Planning 
Policy Advice of the National Planning Policy Framework.  

 
6. Arboricultural Method Statement 

The development hereby approved (including demolition) shall not commence until 
an Arboricultural Impact Assessment has been submitted to and approved in writing 
by the local planning authority.  
 
As a minimum, the AIA shall be appropriate to the development proposals and shall 
detail the exact locations and specifications of tree protection measures and 
construction/demolition methods where works are required to be undertaken in 
proximity to the root protection areas of trees on or adjacent to the development site.  
 
The AIA shall be prepared in accordance with the guidance of BS:5837:2012 (Trees 
in relation to design, demolition and construction – Recommendations).  
 
REASON: To ensure that sufficient measures are agreed and secured to protect 
trees on and adjacent to the site, to preserve the setting of the conservation area and 
settings of nearby listed buildings, to provide biodiversity enhancement and to protect 
the privacy of future occupiers and neighbours of the development in accordance 
with the aims of Core Policies 50, 51, 57 and 58 of the Wiltshire Core Strategy, Policy 
H2 of the Urchfont, Wedhampton and Lydeway Neighbourhood Plan and the 
planning policy advice of the National Planning Policy Framework.  

Construction phase 
 

7. External materials above slab level 
Construction of the dwellings hereby approved (including any associated outbuildings 
and/or garages) shall not proceed above ground floor slab level until a full schedule 
of external materials has been submitted to and approved in writing by the local 
planning authority.  
 
As a minimum, the written schedule shall include: 
- the manufacturer and material name,  
- colour,  
- external finish for any timber/joinery (paint/stain etc.),  
- a photographic sample of each material, 
- where it relates to brickwork, details of bonding pattern and mortar mix/application 
method; 
- where it relates to installation of windows and/or doors, joinery details to an 
appropriate scale.   
 
Thereafter, the development shall be completed and maintained in accordance with 
the approved details.  



 
REASON: To ensure the development is of a high-quality of design, to preserve the 
setting of the conservation area and settings of nearby listed buildings in accordance 
with the aims of Core Policies 50, 51, 57 and 58 of the Wiltshire Core Strategy, 
Policies D1 and H2 of the Urchfont, Wedhampton and Lydeway Neighbourhood Plan 
and the planning policy advice of the National Planning Policy Framework.  

8. Ecology mitigation 
The development hereby approved shall be implemented strictly in accordance with 
the recommendations within Section 6 of the Ecological Appraisal (Author: Malford 
Environmental Consulting. Dated: 15th July 2024).  

REASON: To ensure precautionary measures are employed to protect biodiversity 
during the construction phase in accordance with the aims of Core Policy 50 of the 
Wiltshire Core Strategy and the planning policy advice of the National Planning 
Policy Framework.  
 

Prior to occupation 

9. Provision of access, vis-splays, car parking and turning areas (agree hard-
surfacing materials if not fully detailed) 
No part of the development hereby approved shall be occupied or brought into use 
until the vehicular accesses, off-road car parking and turning areas to serve each plot 
(to include the infrastructure for at least 1 EV charging point) have been 
constructed/laid out in full in accordance with the details of approved plan no. LPC 
5787 PR 01 C (Site Plan – Proposed). Thereafter, the car parking and turning areas 
shall be kept available for their intended use and maintained free from the storage of 
materials. 

Reason: To ensure the development is served by sufficient off-road car parking and 
turning areas in the interest of highway safety in accordance with the aims of Core 
Policies 60, 61 and 64 of the Wiltshire Core Strategy and Policies H2 and TIC1 of the 
Urchfont, Wedhampton and Lydeway Neighbourhood Plan and the planning policy 
advice of the National Planning Policy Framework.  
 

10. Provision of bin and cycle storage areas 
No part of the development hereby approved shall be occupied or brought into use 
until areas for the secure storage of bicycles and bins/recycling boxes have been 
provided to each plot in full in accordance with the details of approved plan nos. 
SITE- 2081-PLANNING1- REV B (Proposed Site Plan), Plots 4-5- 2081-
PLANNING1- REV B (Proposed Plans and Elevations Plots 4 and 5) and Plots 1-3- 
2081-PLANNING1- REV B (Proposed Plans and Elevations - Plots 1 to 3).  

The development shall be maintained in accordance with the approved details 
thereafter. 
 
Reason: To ensure the development is served by sufficiently sized and accessible 
areas for the storage of bins and cycles in the interest of promoting sustainable 
transport and protecting highway safety in accordance with the aims of Core Policies 
60, 61 and 64 of the Wiltshire Core Strategy and the planning policy advice of the 
National Planning Policy Framework.  
 

11. Surface water drainage system to be completed 
No part of the development hereby approved shall be occupied or brought into use 
until a surface water drainage system has been constructed/installed in full in 



accordance with a written technical specification that shall first be submitted to and 
approved in writing by the local planning authority.  
 
As a minimum, the written technical specification shall be informed by the 
recommendations of the submitted Drainage Strategy (Author: PFA Consulting. 
Dated: July 2024) and shall include layout plans, sections, full technical and 
manufacturers specifications of all equipment and a scheme of maintenance to 
ensure the system operates to its intended purpose for the lifetime of the 
development.  
 
Thereafter, the development shall be maintained in accordance with the approved 
details.  
 
REASON: To ensure the agreed surface water drainage scheme is informed by up-
to-date details and will prevent increased risk of flooding on and off site in 
accordance with the aims of Core Policy 67 of the Wiltshire Core Strategy, Policy H2 
of the Urchfont, Wedhampton and Lydeway Neighbourhood Plan and the planning 
policy advice of the National Planning Policy Framework.  
 

12. Means of enclosure  
The new dwellings hereby approved shall not be occupied or brought into use the 
boundary enclosures have been installed in full in accordance with the details of 
approved plan no. SITE- 2081-PLANNING1- REV B – Proposed Site Plan.  
The development shall be maintained in accordance with the approved details 
thereafter. 

REASON: To ensure that future occupiers benefit from sufficient levels of privacy and 
the development does not cause harm to the character of the site, street scene or 
landscape setting of the village in accordance with the aims of Core Policy 57 of the 
Wilshire Core Strategy Policy H2 of the Urchfont, Wedhampton and Lydeway 
Neighbourhood Plan and the planning policy advice of the National Planning Policy 
Framework.  
 

13. Site planting scheme  

The site planting scheme shall be carried out in full in accordance with the details of 
approved plan number DWG-1742-01 Rev.C (Landscape Proposals) no later than 
the first planting and seeding season following the first occupation of any part of the 
development or the substantial completion of the development whichever is the 
sooner. 

All shrubs, trees and hedge planting shall be maintained free from weeds and shall 
be protected from damage by vermin and stock.  

Any trees or plants (including existing trees and hedges to be retained) which, within 
a period of five years from first occupation of the development, die, are removed, or 
become seriously damaged or diseased shall be replaced in the next planting season 
with others of a similar size and species, unless otherwise agreed in writing by the 
local planning authority.   

REASON: To ensure a satisfactory landscaped setting for the development, to 
preserve the setting of the conservation area and settings of nearby listed buildings, 
to provide biodiversity enhancement and to protect the privacy of future occupiers 
and neighbours of the development in accordance with the aims of Core Policies 50, 
51, 57 and 58 of the Wiltshire Core Strategy, Policy H2 of the Urchfont, Wedhampton 



and Lydeway Neighbourhood Plan and the planning policy advice of the National 
Planning Policy Framework.  

14. Biodiversity enhancement measures (bat and bird boxes) 
No part of the development hereby approved shall be occupied or brought into use 
until the integral biodiversity enhancement features (bat and bird boxes) have been 
installed/laid out in accordance with details of approved plan nos. Plots 4-5- 2081-
PLANNING1- REV B (Proposed Plans and Elevations Plots 4 and 5) and Plots 1-3- 
2081-PLANNING1- REV B (Proposed Plans and Elevations - Plots 1 to 3) and the 
recommendations within Section 6 of the Ecological Appraisal (Author: Malford 
Environmental Consulting. Dated: 15th July 2024).  

The biodiversity enhancement features will be maintained in accordance with the 
approved details to ensure they are available for the target species for the lifetime of 
the development. 

REASON: To provide enhancement for biodiversity in accordance with the aims of 
Core Policy 50 of the Wiltshire Core Strategy, Policy H2 of the Urchfont, 
Wedhampton and Lydeway Neighbourhood Plan and the planning policy advice of 
the National Planning Policy Framework.  

Post-occupation/compliance 
 

15. Removal of PD rights – Classes A-E 
Notwithstanding the provisions of the Town and Country Planning (General Permitted 
Development) (England) Order 2015 (or any Order revoking or re- enacting or 
amending those Orders with or without modification), no development within 
Schedule 2, Part 1, Classes A-E shall take place on the dwellinghouses hereby 
permitted or within their curtilage. 
 
REASON: In the interests of residential amenities and to preserve the character and 
appearance of the site and conservation area and to enable the local planning 
authority to consider individually whether planning permission should be granted for 
additions, extensions or enlargements in accordance with the aims of Core Policies 
57 and 58 of the Wilshire Core Strategy, Policy H2 of the Urchfont, Wedhampton and 
Lydeway Neighbourhood Plan and the planning policy advice of the National 
Planning Policy Framework.  

 
16. Conservation rooflights 

The rooflights hereby approved shall be installed flush to the roof plane of the 
dwelling and shall be of a conservation type design maintained in that state 
thereafter.  
 
REASON: In the interests of residential amenities and to preserve the character and 
appearance of the site and conservation area in accordance with the aims of Core 
Policies 57 and 58 of the Wilshire Core Strategy, Policy BE1 of the Urchfont, 
Wedhampton and Lydeway Neighbourhood Plan and the planning policy advice of 
the National Planning Policy Framework.  

 


