REPORT FOR EASTERN AREA PLANNING COMMITTEE Report No. 1

Date of Meeting 6t September 2018

Application Number 18/04942/FUL

Site Address Community Centre, Southbroom School House, Estcourt Street

Devizes SN10 1LW

Proposal Proposed redevelopment of the existing Old Southbroom School
Buildings to provide 6 new residential dwellings comprising 1
Studio; 4 two bedroom flats; and 1 two bedroom town house, with
associated external works, to include conversion of the existing
redundant WC block into bike and bin storage (Resubmission of
17/09283/FUL)

Applicant Mr Martyn Kemp

Town/Parish Council DEVIZES

Electoral Division DEVIZES NORTH — Clir Sue Evans
Grid Ref 401060 161542

Type of application Full Planning

Case Officer Jonathan James

Reason for the application being considered by Committee

The application has been called-in by the divisional member, Clir Sue Evans, due to
concerns regarding highway safety and car parking provision.

1. Purpose of Report

The purpose of the report is to assess the merits of the proposal against the policies of the
development plan and other material considerations and to consider the recommendation
that the application be approved.

2. Report Summary

Concerns have been raised regarding the potential impact on highway safety as a result of
insufficient parking and inadequate access in association with the proposed scheme. The
main issues are considered to be the impact on highway safety, car parking, heritage, and
the environment.

3. Site Description

The site is located within the market town of Devizes, within the designated conservation
area, and along a narrow one-way street (Estcourt Crescent). The existing buildings on site
are Grade |l listed.




Estcourt Crescent is predominantly made up of dwellings in a Victorian terrace, accessed off
the A361 main through road for Devizes. The boundaries predominantly comprise masonry
walling and metalled fencing, with some hedgerow to the north-east corner. The topography
of the site is generally level throughout, albeit with a step down in level along the southern
boundary down to the adjacent highway (A361).

SITE PLAN

The existing buildings are currently in use under a ‘Guardianship’; that is where occupiers
live for a reduced rent and to enable safeguarding and maintenance of the existing buildings.
Prior to this, the buildings were used for community purposes, including offices, a Youth
Centre and a Vision and Hearing Support Centre.

4. Planning History

K/31447/L To demolish existing utility room and rebuild.
K/17692 FORMATION OF LAY-BY OFF ESTCOURT CRESCENT
K/46850/L Internal refurbishment including new fire doors, stud partitions and

electrical re wiring. Refurbishment/ replacement of external doors and
minor pointing repairs — consent granted
16/03512/LBC Replacement windows — consent granted.

17/09283/FUL Proposed redevelopment to provide 7 new residential dwellings
apartments with associated external works, to include conversion of the
existing redundant WC block into bike and bin storage — application
withdrawn.

17/09521/LBC  Alterations to facilitate 17/09283/FUL — application withdrawn.



18/05546/LBC  Alterations to listed building to facilitate 18/04942/FUL.  Currently
undetermined.

5. The Proposal

The application is for the conversion of the existing buildings on site to create six new
dwellings, comprising 1 studio; 4 two bedroom flats; and 1 two bedroom town house, with
associated external works, including the conversion of the existing redundant WC block into
bike and bin storage. The application is a re-submission 17/09283/FUL, which was
withdrawn due to concerns about the number of units proposed. There is an associated
listed building application — this has not been called-in and is undetermined pending the
outcome of the committee meeting.

S5ITE PLAN

6. Local Planning Policy

Wiltshire Core Strategy 2015 (WCS):

e Core Policy 1 — Settlement Strategy. This identifies settlements where
sustainable development will take place, with a settlement hierarchy running
from Principal Settlements through market towns and local service centres to
large and small villages. Devizes is listed as a Market Town.

e Core Policy 2 — Delivery Strategy — in order to deliver the sustainable
development envisaged in CP1, CP2 sets out the delivery strategy. Again, this



7.

states that houses will be delivered in sustainable locations, with a presumption
in favour of such development within the limits of development defined on the
policies map. This site is identified as falling within the limits of development of
Devizes.

Core Policy 3 — Infrastructure requirements — aims to ensure for the provision of
necessary infrastructure requirements where appropriate.

Core Policy 12 — Spatial Strategy: Devizes Community Area — clarifies that
development in the Devizes Community Area should be in accordance with the
Settlement Strategy as set out in Core Policy 1.

Core Policy 49 — Protection of Rural Services and Community Facilities — aims to
protect community facilities from inappropriate development.

Core Policy 50 — Biodiversity and geodiversity - Development proposals must
demonstrate how they protect features of nature conservation and geological value as
part of the design rationale.

Core Policy 51 — Landscape — the supporting text for this in paragraph 6.85
identifies the need to protect the distinct character and identity of the villages and
settlements in Wiltshire. Development should protect, conserve and where
possible enhance landscape character, and any negative impacts must be
mitigated.

Core Policy 57 — requires new development to make a positive contribution to
the character of Wiltshire

Core Policy 58 — Ensuring the conservation of the historic environment —
requires development to protect, conserve and where possible, enhance the
historic environment, and states that designated heritage assets and their
settings will be conserved.

Core Policy 60 — Sustainable transport — The council will use its planning and
transport powers to help reduce the need to travel particularly by private car this will
be achieved by planning developments in accessible locations.

Core Policy 61 — Transport and new development — New development should be
located and designed to reduce the need to travel particularly by private car, and to
encourage the use of sustainable transport alternatives. The proposal must be capable
of being served by safe access to the highway network.

Core Policy 64 — Demand management — residential parking standards.

Devizes Area Neighbourhood Plan (2015)

National Planning Policy Framework (2018)

Wiltshire Local Transport Plan 2011 — 2016: Car Parking Strategy (March 2011).
Historic England Guidance on Making changes to Heritage Assets

Summary of consultation responses

Devizes Town Council — Objects; insufficient parking.



Wiltshire Council Conservation Officer — Supports subject to conditions; the buildings are
grade Il listed. Whilst the front building is only described in the list description all the
buildings are considered to be listed as contemporary and associated with the host building
as part of the school complex. The buildings are also located within the Devizes
conservation area. The key consideration from the Historic environment for both the planning
and listed building perspective is the impact on the special interest of the listed building and
the character and appearance of the conservation area.

The existing buildings are largely unaltered in terms of the internal arrangements and
features. The buildings retain the open teaching spaces with fireplaces in each room. The
rear building is remarkably well intact especially at first floor level with the open space, the
trusses and boarded ceiling, fireplaces and large windows. It is disappointing that the Design
and Access statement has not fully analysed the significance of the building in terms of their
use, internal plan form and proportions. Only external appearance and features are
particularly mentioned.

In terms of the historic environment the primary consideration is the duty placed on the
Council under sections 16 and 66 of the Planning (Listed Building and Conservation Areas)
Act 1990, to have special regard to the desirability of preserving the building or its setting or
any features of special architectural or historic interest which it possesses. The Heritage
Statement gives a background description to the building and sets out the scope of works
and impacts on the building. The scheme is a revision to a previously submitted application.

The proposals, due to the proposed change of use and subdivision of the spaces, will cause
some harm to the significance of the designated heritage asset. The level of harm is less
than substantial. Therefore consideration needs to be given to paragraph 134 of the NPPF.
The harm needs to be weighed against the public benefits of the proposal, including
securing the optimum viable use. The residential use is according to the viability report to be
a viable option. This change of use scheme has now been designed to have the minimum
impact on the fabric and layout and proportions of rooms to enable delivery of a residential
scheme. Therefore in this balance of securing the future of the historic building the scheme
is acceptable.

Wiltshire Council Highway Officer — The principle of a residential conversion has been
accepted due to the fall-back position relating to not only vehicle numbers but also vehicle
movements (i.e. how vehicles move around and in and out of the site), which has seen
vehicles reversing and manoeuvring at this location historically. Therefore it should be noted
that though a “new residential”, in highway planning terms the site is a change of use and is
acceptable to be considered for a reduction of parking standards. The application has been
discussed with a senior colleague and there is an agreement in this instance to allow a
relaxation in parking standards on the basis that the site is located close to the town centre
with a footpath link to the nearby supermarket.

It is obvious that Escourt Street and the surrounding road network are both subject to heavy
parking and/or subject to waiting restrictions. With any development the highway authority is
required to consider the implication of an application on adjacent streets, planning guidance
sets boundaries within which decisions can be made. Any decision should also be made
within the boundaries of the weight given to the building itself. In this case this is a



redevelopment of a building (rather than a new build) meaning that some weight must be
given to promoting a use that allows the building to be retained/utilised and takes into
account previous movements and parking arrangements.

As the road network in the vicinity is so heavily parked and is subject to restrictions it means
that any additional vehicles are less likely to be displaced onto the immediately adjacent
carriageways and as such a reduction under Policy P6 in the LTP 2011-2026 can be applied.
(NOTE POLICY P6 BELOW). This is also true in regards to the nature of the building
(conservation) and the location of the proposal (location and bedroom numbers being 1 or
two bed properties) which also offers an option to allow a relaxation on parking
requirements. A reduction in the requirement for visitor spaces is accepted (this being only 1
space) due to the neighbouring short term formal on street parking which is within walking
distance of the site.

It is agreed to accept 1 space per unit that is 6 spaces in total. This leaves a shortfall from
the adopted standards of only 4 cars. It is considered that this shortfall does not constitute a
significant cumulative detriment as determined within the NPPF guidance. The number is
relatively small and as such any possible displacement is likely to be accommodated within
the wider road network.

POLICY P6 states: A set of minimum parking standards for residential development (based
on allocated parking) has been developed to provide a basis for this approach. Reduced
residential parking requirements will be considered in the following circumstances:
o Where there are significant urban design or heritage issues (conservation/heritage)
¢ Where parking demand is likely to be low (town centre/bus route/walking distance to
employment, schooling)
o Where any parking overspills can be controlled. (adjacent road network has waiting
restrictions and parking)

However, in my response to the amended drawings below | make it clear that any reduction
in parking standards must be supported by evidence that access to all spaces can be
achieved with limited manoeuvring.

The applicant has provided a drawing showing a manoeuvre for bays 4 and 5. However this
movement appears to be showing vehicles reversing out on to the highway without the
benefit of turning to face the correct way when exiting. Given that this is a one way road it is
not ideal to have vehicles having to utilise excessive manoeuvring to accommodate access.
It is considered that the applicant should be aiming to show that vehicles can enter and
leave in a forward gear. However, if this is not achievable it is considered that similar
movements are likely to be currently taking place and as such would not raise an objection if
demonstration cannot be provided due to the current fall-back position.

It is worthy of note that though the applicant is providing 6 allocated spaces there is some
remaining space on the site that with possible agreement between residents could be used
for additional parking for visitors for example.



It has been previously suggested that a possible reduction in unit numbers may be worth
considering, however it is acknowledged that the scheme to be considered is the one
presented and as such | wish to conclude with the comments as above.

Following the request for a Construction Management Statement, provision of detail of a
‘collection day’ refuse point and further detail of the vehicle movements of cars entering and
exiting the site, the following comments were provided:

It is acknowledged that a visitor space cannot be achieved within the site constraints and
that this requirement could be set aside. The turning diagrams still show manoeuvres that
are likely to result in vehicles entering and leaving the site in reverse. However, as discussed
at length previously it is considered that these movements are taking place currently. When
we visited the site the other day there were cars parked in similar locations that would have
had to utilise the same action for access. The addition of the bin collection area is noted.

I am happy to accept the Construction Management Statement and am very pleased to see
the note which states that NO vehicles associated with the construction will be parked on
Estcourt Street and | am noting that this should also include private staff cars.

Wiltshire Council Land Drainage Engineer — Supports subject to conditions. Application
form states foul drainage to go to main sewer but says how this will be achieved is unknown
— this is a full application thus it should have been resolved and indicated in the application.
Application form says storm water disposal to go to main sewer via a sustainable drainage
system — no storm water sewers shown in vicinity of the site — WW does indicate sewer in
road is combined. It should be noted that WW would look for storm water discharge rate to
be reduced on redevelopment. There may be on site drainage which will need to diverted.
No drainage details with submission

Wiltshire Council Ecologist — No objections. Any given permission should be in
accordance with the recommendations for ecological mitigation (bats and birds) in Section 5
of the submitted Bat and Protected Species Survey (Malford Environmental Consulting, 2
November 2017).

Wessex Water — No objections to this application. The applicant has indicated that foul
sewerage will be disposed of via the main sewer. Rainwater running off new driveways and
roofs will require consideration so as not to increase the risk of flooding. The applicant has
indicated in the current application that rainwater (also referred to as “surface water”) will be
disposed of via sustainable drainage systems and the main sewer. There no sewers or water
mains running across the site that could be affected by the proposed development. Detailed
application must prove a minimum 30% reduction in total flow from site to account for climate
change; further reductions may be required by the planning authority depending upon local
circumstances.

8. Publicity
The application has been advertised by way of a site notice, advertisement within the local

press and by letter to neighbouring properties. The following is a summary of the responses
received:



Object

Highways Impact — application should be rejected

Insufficient parking on site

Insufficient parking within the surrounding streets to accommodate additional
parking/traffic generated by the proposed development

Parking for existing residents is difficult

Existing buildings on site should be demolished and number of dwellings reduced to
allow for adequate parking

There should be a reduction of the number of units, thereby reducing the requirement
for parking

Highway Officer view to set aside the requirements for extra visitor bays
unacceptable

It is acknowledged that the Highway Officer states that parking is at capacity in the
area, it is illogical that this is used to justify a reduction in parking requirement for the
site

The plans ignore the number of disabled residents and that due to the inadequate
pavements people are forced to walk along the road

The CMS states that works vehicles will need reversing alarms, does that mean that
all residents cars using the site should have these too

Reversing movements into the street is unacceptable and would create a hazard
There should be adequate turning space within the site for vehicles to leave in a
forward gear

The proposed parking spaces look difficult to access and/or egress

Emergency and service vehicles cannot obtain access along Estcourt Cresent and
will put lives in danger

Loss of layby will restrict emergency and other vehicles

Highway is one way

Scheme does not comply with policy PS6 of the WCS in relation to providing
adequate parking for the site

Should be retained for a community use

The loss of such community facilities drives the younger generation away

Loss of parking for existing carers

Lack of sewerage and surface water details

Leakage from the drainage system into existing neighbouring cellars is a problem
and a cause of considerable damage to the properties

Insufficient detail for the proposed drainage

Do not accept that the reduction of the scheme by one unit would affect the viability
Overdevelopment of the site

Concerns over refuge collection

Insufficient amenity space as required under PPS7

Impact on neighbour amenity through loss of privacy

There is a covenant restricting the use of the building to educational or ecclesiastical
purposes only

Not aware that the site has been appropriately marketed



o The site is located within the Conservation Area and is Grade Il Listed - has heritage
been considered?

Planning Considerations

Section 70(2) of the Town and Country Planning Act 1990 and Section 38(6) of the
Planning and Compulsory Purchase Act states that “determination must be made in
accordance with the development plan unless material considerations indicate
otherwise”. Paras 2 & 11 of the NPPF (2018) reiterate and confirm this requirement.
This is the starting point for determination. The Wiltshire Core Strategy, adopted in
January 2015 is the relevant development plan for the purposes of this proposal, as is
the Devizes Area Neighbourhood Plan (2015)

9.1 Principle of Development

Core Policy 2 identifies that within the limits of development, as defined on the policies map,
there is a presumption in favour of sustainable development at the Principal Settlements,
Market Towns, Local Service Centres and Large Villages. Devizes is identified in Core Strategy
Policy 1 as a market town, the second level within the settlement strategy, which ‘have
the potential for significant development that will increase the jobs and homes in each
town in order to help sustain and where necessary enhance their services and facilities
and promote better levels of self-containment and viable sustainable communities.” As
identified within the WCS (2015) there are currently over 10,000 individuals on the council’s
housing waiting list, with Chippenham, Trowbridge and Devizes Community Areas having some
of the highest levels of demand. The demand has unlikely reduced in the last three years.

The viability assessment that has been carried out in support of the application
demonstrates that the conversion of the existing structure to either a community or
commercial use would be unviable. With due regard to the existing residential properties
adjacent to the site, it is considered that the use of the site for intensive or intrusive
commercial activities would be in conflict with the surrounding residential uses and would
harm the occupiers’ reasonable living conditions. The evidence base also identifies that
during the last two-and-a-half years, the diocese has not been approached for letting the
structures for a community purpose. In addition, this site is not registered as an asset of
community value (ACV). As such, whilst it can be reasonably argued that the application
before the Council does not meet every requirement of Core Policy 49, in that a six
month marketing exercise has not been carried out, it is considered that the viability
assessment credibly demonstrates that the site would not be viable for either a
commercial or community use.

The Neighbourhood Plan (DANP, 2015) very specifically seeks to prioritise the
development of previously-developed land within Devizes and limits the development of
greenfield sites, which is entirely in line with Core Policy 2. In that regard, the DANP
(2015) is in full conformity with Core Policy 2 of the WCS. The proposed development
utilises previously-developed land within the limits of development of Devizes. The
development will provide a mixture of new housing which could enhance the vitality of
the town centre and importantly, bring the site back into a viable use and safeguard the
heritage of the site in the long-term.



The Devizes Joint Strategic Assessment 2011 identified affordable housing as being one
of the major housing issues facing the town. Furthermore, it clarified the number of
applicants on the housing register, with 863 single bedroom and 344 two bedroom
dwellings being sought. It is considered that the proposed properties would be affordable
by design; that is, the size of property is such that it will create a natural market
restriction on the value of them. However, it should be noted that they do not accord
with the definition of affordable housing in the WCS (2015). It is considered that the
proposed units would add to the diversity of housing/accommodation stock within the
Devizes area, thus meeting a need for smaller apartments and dwellings.

Whilst it is acknowledged that the Neighbourhood Plan provides for new development
within the Devizes area, the Localism Act allows Neighbourhood Plans to provide more
than the allocated number of houses for its area but does not permit any reduction. As
such, the development of this windfall site should be viewed in addition to the provision
of the required numbers within this sustainable location.

The proposed development represents an appropriate level of development within a
town centre location, which incorporates a mix of type of properties that would have a
positive impact in economic, social and environmental terms. As such, the scheme is
considered acceptable in terms of the policies of the WCS (2015), the DANP (2015) and
of the NPPF.

9.2 Visual Impact

The Wiltshire Core Strategy identifies the need to protect the distinct character and
identity of the villages and settlements in Wiltshire. Policy 57 and the NPPF seek to
encourage high quality design in new development. The proposed scheme re-uses the
existing buildings and thereby is considered to reflect and respect the existing character
of the area. In line with Policy H2 of the DANP, all new housing must be capable of being
readily assimilated within the existing built environment and the social fabric of the
settlement. The proposed conversion respects the character and historic fabric of the
existing buildings and would therefore be acceptable. As such, the proposed
development is considered to comply with Core Poilcy 57 of the WCS (2015) and Policy
H2 of the DANP (2015).

9.3 Heritage Impact

In terms of the historic environment, the primary consideration is the duty placed on the
Council under sections 16 and 66 of the Planning (Listed Building and Conservation
Areas) Act 1990, to have special regard to the desirability of preserving the building or its
setting or any features of special architectural or historic interest which it possesses.

The property is located within the Devizes Conservation Area. Section 72(1) of the
Planning (Listed Building and Conservation Areas) Act 1990 also requires the Council to
pay special attention to the desirability of preserving or enhancing the character or
appearance of the Conservation Areas.

The NPPF outlines government policy regarding the historic environment. Section 16
“Conserving and Enhancing the Historic Environment” sets out an overall aspiration for
conserving heritage assets, in particular paragraph 193, which states: when considering



the impact of a proposed development on the significance of a designated heritage
asset, great weight should be given to the asset’s conservation (and the more important
the asset, the greater the weight should be). Wiltshire Core Strategy Policy CP58 relates
to Ensuring the Conservation of the historic environment and states that designated
heritage assets and their settings will be conserved.

The buildings are grade Il listed. Whilst only the front building is only in the list
description, all the buildings are considered to be listed as contemporary and associated
with the host building as part of the school complex. The buildings are also located
within the Devizes Conservation Area. The key heritage consideration is the impact of
the proposal on both the special interest of the listed building and the character and
appearance of the conservation area.

The existing buildings are largely unaltered in terms of the internal arrangements and
features. The buildings retain the open teaching spaces with fireplaces in each room.
The rear building is remarkably well intact, especially at first floor level with the open
space, the trusses and boarded ceiling, fireplaces and large windows. It is disappointing
that the Design and Access statement has not fully analysed the significance of the
building in terms of their use, internal plan form and proportions. Only external
appearance and features are particularly mentioned. The Heritage Statement gives a
background description to the building and sets out the scope of works and impacts on
the building. The scheme is a revision to a previously submitted application.

Change of use

The best use for a building is its original use and in this case this was as a school and
part of its special interest lies in its use, the design of the internal spaces as well as the
particular features. It is important to keep historic buildings in use in order to help
conserve them. When considering a change of use to a listed building it is important to
find the optimum viable use i.e. the one which does the least damage to the special
interest of the listed building but is viable not necessarily the most profitable use.

The use of the building as a school ceased a long time ago but more recent uses have
included a nursery, youth centre and offices. These more recent uses did not entail many
changes to the fabric and layout of the buildings. There was an application for listed
building consent for fire doors to youth centre. Works have been done to the front
building in association with office use i.e. suspended ceiling, cabling and power points.

The applications are accompanied by a viability report which is a desk-based valuation
assessment. It is noted that in the viability report there has been an assessment of
community and office uses. However, it is difficult to fully assess this information without
the background figures. It is also noted that no marketing of the property has been
undertaken so the market has not been fully tested for alternative uses. However, the
conclusion of the report is that the most viable use is for residential use.

A residential conversion of the buildings to flats will have an impact on the special
interest of the listed building. The proposals show substantial subdivision of the principal
spaces by the addition of partitions. The Historic England Guidance on Making changes
to Heritage Assets identifies that:



45 The plan form of a building is frequently one of its most important characteristics
and internal partitions, staircases (whether decorated or plain, principal or secondary)
and other features are likely to form part of its significance. Indeed they may be its
most significant feature. Proposals to remove or modify internal arrangements,
including the insertion of new openings or extension underground, will be subject to
the same considerations of impact on significance (particularly architectural interest)
as for externally visible alterations.

46 The sub-division of buildings, such as threshing barns and churches, that are
significant for their open interiors, impressive proportions and long sight lines, may
have a considerable impact on significance. In these circumstances the use of pods
or other design devices that allow the entirety of the space to be read may be
appropriate.

This scheme has been substantially altered compared to the previous proposals,
reducing the amount of proposed subdivision of the key spaces.

Front Building - Former Vision and Hearing Support Centre

The ground floor has been architecturally compromised by the insertion of suspended
ceilings and computer trunking. However, both ground and first floor retain their historic
open floor plan. There are fireplaces and an historic staircase.

The proposal does involve subdivision of the ground floor to form bedrooms and
bathrooms, however, the more intact classroom on the first floor will be retained as an
open plan living space. The subdivision of the ground floor does involve some harm due
to impact on the historic floor plan and proportions of the room. The external works
involve removal of the fire escape to the side and repair of the window. This will be a
positive improvement to the external appearance of the building.

Rear Building — Youth Centre

The interior of this building is of higher quality than the front building, particularly at first
floor level. The large classroom with, exposed timber trusses and timber boarded ceiling,
ornate fireplaces and large windows, is of particular architectural quality associated with
its school use. The scheme has been revised to limit the extent of subdivision in order to
minimise the impact on the significance of the listed building. Two flats will be created in
the main first floor classroom with partitioning limited to the central area thus maintaining
much of the spatial quality and leaving the trusses, ceiling, fireplaces and windows fully
exposed to view. There is of course some compromise to the layout and proportions of
this room and thus, a level of harm to the significance of the listed building.

On the ground floor, there will be an intensification of subdivision and a change to the
proportions so some loss of the spatial integrity of the rooms. Unit 1 will have an odd
subdivision to create bedroom 2 which is not ideal and it would have been preferable for
this to have been a one bedroom flat with a larger open plan kitchen/dining/living room.
The key feature of this room - the historic fireplace - will be retained. As with the front
building, the external appearance will be improved by the removal of the fire escape.



Summary

The proposals, due to the change of use and subdivision of the spaces, will cause some
harm to the significance of the designated heritage asset. The level of harm is less than
substantial. Therefore, consideration needs to be given to paragraph 196 of the NPPF.
The harm needs to be weighed against the public benefits of the proposal, including
securing the optimum viable use. The residential use is, according to the viability report,
a viable option. This change of use scheme has now been designed to have the
minimum impact on the fabric and layout, and proportions of rooms to enable delivery of a
residential scheme. Therefore, in this balance of securing the future of the historic
building the scheme is considered acceptable.

9.4 Ecology

In carrying out its statutory function, the local planning authority must have sufficient
information to judge whether the proposal would be likely to result in any adverse impact
to protected habitats or species, in line with NPPF and with Core Policy 50 WCS (2015).
Core Policy 50 provides the Council’s stance on biodiversity and how development must
take into consideration the importance of such features and species using an area, how
they can be maintained and where it is deemed necessary to alter a feature, appropriate
mitigation. The presence of any protected species would be a material consideration
within the planning system.

A Bat and Protected Species Survey (Malford Environmental Consulting, 2 November
2017) was submitted in support of the previous application. Comments received from the
Council’'s Ecologist identified that they had assessed the submitted Bat and Protected
Species Survey and note that the consultant concludes that two of the buildings
proposed for works show features with potential for supporting small numbers of non-
breeding common bats. This would usually require further investigation via additional
survey work, however the conclusions reached by the applicant’s consultant were
agreed with in that there is no requirement for any survey work given the nature of the
features and the type of works involved in the proposal.

On balance, it is considered that the proposed scheme would not have a detrimental
impact on protected species and that any given works undertaken should be in
accordance with the recommendations for ecological mitigation (bats and birds) in
Section 5 of the submitted Bat and Protected Species Survey (Malford Environmental
Consulting, 2 November 2017). This can be secured via condition.

9.5 Highways Impact/Parking

Core Policy 60 Sustainable Transport supports the premise for development within
sustainable locations. Core Policy 61 Transport and New Development, inter alia, aims
to ensure that the proposal is capable of being served by safe access to the highway
network. Core Policy 64 Demand Management, inter alia, requires the following:

(d) residential parking standards — the provision of car parking associated with well-
designed new residential development will be based on minimum parking standards.



Strong objections have been received from local residents within the area, who have
stated that the proposed scheme does not provide sufficient parking for the proposed
number of units. Estcourt Crescent, Estcourt Street and the lower end of London Road
have restricted parking capacity, and all streets currently have problems with lack of on-
street parking, as shown in the following photographs:

Estcourt Crescent is not only used by local residents, but is currently heavily used by
other people who park for long periods during the day if they can find a space, and who
work in the town centre. This problem has become worse since the permit scheme was
introduced in Victoria Road. There is also a constant flow of people visiting the dentists
on Estcourt Street, who park in Estcourt Crescent throughout the day. Staff from the
dentists also park in the street for the whole working day. There have also been
examples of people living in the centre of Devizes leaving cars in Estcourt Crescent for
a number of days as long-term parking.

It is acknowledged by residents that Estcourt Crescent is a public road and that they
have no priority on usage, but they demand that serious consideration to the issue must
be given by Wiltshire Council, where they know there will be displacement of vehicles
caused by the development that will lead to further parking and congestion especially
where there are no other places close-by to park.

The concerns of local residents are acknowledged and have been taken into
consideration in reaching a recommendation on this application. However, the site does
have an existing use which could potentially generate an equal or increased level of
associated traffic and movements - due regard must be given to this fall-back position. It
has to be acknowledged that this is not a new-build but a conversion that constitutes
redevelopment of previously-developed land. The fall-back use and any similar already
approved use is/will be associated with a level of vehicle movements and parking which
is likely to be the same or indeed may possibly exceed that associated with the
proposed residential use. The fall-back situation, in turn, means that the proposed



residential use will not result in a significant detrimental impact because the types of
vehicle movements and parking have already taken place to some extent on the site,
something which nearby residents will have become accustomed to.

Access to the site would remain in the same position; however, concerns have been
raised that vehicles cannot enter and exit the site in a forward gear. For example, some
of the parking spaces would require vehicles to reverse out onto the adjacent highway.
Whilst this is acknowledged to be less than ideal, it corresponds with the existing access
and parking arrangements. It has been stated that vehicular movements from the site
would be in conflict with pedestrian movements along the road, due to the poor state of
the existing pavements. These concerns are also acknowledged, but vehicular
movements from the site exist at present and as such the proposed development would
not result in such an increase in movements that there would be a significant impact on
highway safety.

Core Policy 64 identifies that “reduced residential parking requirements will be considered
where there are significant urban design or heritage issues, where parking demand is likely to
be low or where any parking overspill can be controlled”. This is reflected within Policy PS6 of
the LTP (2011-2026) and is referred to in the highway officer's response. They
acknowledge that the adjoining highway is heavily parked and is subject to restrictions,
which means that any additional vehicles are less likely to be displaced onto the
immediate adjacent carriageway, as well as making the site less desirable to car
owners. The site is also constrained by heritage issues, the buildings being Grade I
Listed and the site located within the conservation area.

The town centre, numerous public and paid car parks, a dental practice, a supermarket,
public open space, Devizes Infants School, Devizes School, Devizes Leisure Centre,
restaurants, shops and facilities are all within walking distance of the site. As such, the
site is considered a sustainable location for such development, thus encouraging
walking and cycling for most daily activities. The proposal also provides on-site bicycle
storage in line with policy to encourage the use of alternative transport modes. Core
Policy 61 supports the provision of new development so that it is located and designed
to reduce the need to travel and to encourage the use of sustainable alternatives. Visitor
parking is easily accommodated in nearby public parking areas or within the limited on-
street parking bays.

There has now been a reduction (of one) in the number of properties proposed, since
the original submission (under application 17/09823/FUL) and comments received from
the highways officer acknowledge that that this is a sustainable town centre location. As
such, they consider that a relaxation of the level of parking usually associated with new
development is acceptable in this instance and raise no objections. It is therefore
considered that the proposal, on balance, complies with the criteria of Core Policies 60,
61 and 64 of the WCS (2015), the policies of the DANP (2015) and the WLTP (2011 —
2016) Car Parking Strategy (March 2011) and with the relevant sections in the NPPF.
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9.6 Neighbour Amenity

Core Policy 57 of the WCS (2015) aims to ensure that proposed development would not
have a detrimental impact on the residential amenities of the residents of adjoining
properties.

Concerns have been raised by local residents that the proposed raising of the steps
located at the front of the property leading onto Estcourt Street by 24cm (240mm) will
impact on the privacy of front gardens/yards as well as the front rooms (sitting
room/lounge). This they feel is unacceptable, unless the wall were to be heightened to
accommodate the increased height of the steps.

Issues relating to loss of privacy through overlooking relate to that from proposed new
windows in development and those that are new habitable rooms. This issue is not
generated through the raising of some steps that provide access to the site. Whilst the
concerns are acknowledged, the degree of impact from the rising of the steps would not
be so significant as to warrant a reason for refusal on amenity grounds.

Conclusion (The Planning Balance)

In determining this application, the local planning authority is fully aware that if
development accords with an up-to-date Local Plan it should be approved, and that
proposed development that conflicts should be refused unless other material
considerations indicate otherwise. In this case, the proposal is considered to comply
with the up-to-date policies of the development plan. There are three aspects of
sustainable development - economic, social and environmental. The NPPF identifies
that there is a presumption in favour of sustainable development. This is seen as a
golden thread running through the decision making process and that local planning
authorities should approve development in accordance with the development plan
without delay.

Devizes is a market town, which is defined as a settlement that has the ability to support
sustainable patterns of living in Wiltshire through current levels of facilities, services and
employment opportunities. Market towns have the potential for significant development
that will increase the jobs and homes in each town in order to help sustain and where
necessary enhance their services and facilities and promote better levels of self-
containment and viable sustainable communities. The scheme is sited in a central
location and would be highly accessible to local amenities and facilities through
sustainable modes of transport.

The Devizes Area Neighbourhood Plan clarifies within its site allocation policies that
development proposals should be sited closer to the town centre, should be of a higher
density, that the preferred housing will be one and two bedroom units suitable for single
people or retired couples and that limited parking provision will be made available for
these dwellings. As such, the proposed scheme is considered to comply with the
principles for development within the adopted neighbourhood plan.



Paragraph 109 of the NPPF states 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”. As
clarified within the highway officer's comments, this is not considered to be the case.

It is acknowledged that there is some positive weight to be given to economic benefits
through the likely local employment that may be generated by the development
proposed for a limited period of time. As are there likely to be social and environmental
benefits through the provision of new dwellings within the local housing market, within a
sustainable location, through the retention and safeguarding of the existing heritage on
site and reuse of previously developed land. It is considered in this instance that the
public benefit that would likely occur through this development would outweigh the less
than significant harm that would be caused to the significance of the listed building.

The scheme is considered to be sympathetic to heritage assets (the listed buildings and
the conservation area) site and it is considered that there would not be an adverse
impact on any protected species.

Whilst the concerns and objections raised by local residents are acknowledged, they do
not amount to a sustainable reason for refusal in this instance. Overall, the scheme
offers the chance to improve the external appearance of the building, find a viable new
use and provide additional residential accommodation within the town centre.

On balance the development is considered to comply with the policies of the Wiltshire
Core Strategy (2015), the NPPF and the Devizes Area Neighbourhood Plan and a
positive recommendation is made.

RECOMMENDATION
Grant planning permission subject to the following conditions:

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.



The development hereby permitted shall be carried out in accordance with the
Application Form, Viability Appraisal Report (dated 20th April 2018), Heritage
Statement (May 2018), Construction Management Statement (PKA Architects) and the
following approved plans:

Location and Site Plan, Ref. S1_1670_Existing Building Survey.dwg

Vision and Hearing Support Centre Floor Plans, Ref. S3_1670_Existing Building
Survey.dwg

Youth Centre Floor Plans, Ref. S2_1670_Existing Building Survey.dwg
Youth Centre Elevations (1 of 2), Ref. S4_1670_Existing Building Survey.dwg
Youth Centre Elevations (2 of 2), Ref. S5_1670_Existing Building Survey.dwg

Vision and Hearing Support Centre Elevations (1 of 2), Ref. S6_1670_Existing
Building Survey.dwg

Vision and Hearing Support Centre Elevations (2 of 2), Ref. S7_1670_Existing
Building Survey.dwg

Site Plan, Ref. P1_A_1670_Plan 3.dwg

Youth Centre Floor Plans, Ref. P2_1670_Plan 3.dwg

Youth Centre Floor Plans, Ref. P3_1670_Plan 3.dwg

Vision and Hearing Support Centre Floor Plans, Ref. P4 _1670_ Plan 3.dwg

Youth Centre Elevations (1 of 2), Ref. P5_1670_Plan 3.dwg

Youth Centre Elevations (2 of 2), Ref. P6_1670_Plan 3.dwg

Vision and Hearing Support Centre Elevations (1 of 2), Ref. P7_1670_ Plan 3.dwg
Vision and Hearing Support Centre Elevations (2 of 2), Ref. P8_1670_ Plan 3.dwg
Youth Centre Mezzanine Internal Elevation, Ref. P9_1670_Plan 3.dwg

Vehicular Access/Egress, Ref. P10_1670_Parking.dwg

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



No development shall commence on site until details of the works for the disposal of
sewerage including the point of connection to the existing public sewer have been
submitted to and approved in writing by the Local Planning Authority. No dwelling shall
be first occupied until the approved sewerage details have been fully implemented in
accordance with the approved plans.

REASON: The application contained insufficient information to enable this matter to
be considered prior to granting planning permission and the matter is required to be
agreed with the Local Planning Authority before development commences in order
that the development is undertaken in an acceptable manner, to ensure that the
proposal is provided with a satisfactory means of drainage and does not increase the
risk of flooding or pose a risk to public health or the environment.

No development shall commence on site until a scheme for the discharge of surface
water from the site (including surface water from any access/driveway), incorporating
sustainable drainage details, has been submitted to and approved in writing by the
Local Planning Authority. The scheme shall prove a minimum 30% reduction in total
flow from the site to account for climate change. The development shall not be first
brought into use until surface water drainage has been constructed in accordance with
the approved scheme.

REASON: The application contained insufficient information to enable this matter to be
considered prior to granting planning permission and the matter is required to be
agreed with the Local Planning Authority before development commences in order
that the development is undertaken in an acceptable manner, to ensure that the
development can be adequately drained.

No development shall commence on site until a scheme of hard and soft landscaping
has been submitted to and approved in writing by the Local Planning Authority, the
details of which shall include:-

* a detailed planting specification showing all plant species, supply and planting
sizes and planting densities;

*

means of enclosure;
* all hard and soft surfacing materials;
* retained historic landscape features and proposed restoration, where relevant.

REASON: The matter is required to be agreed with the Local Planning Authority
before development commences in order that the development is undertaken in an
acceptable manner, to ensure a satisfactory landscaped setting for the development
and the protection of existing important landscape features.

All soft landscaping comprised in the approved details of landscaping shall be carried
out in the first planting and seeding season following the first occupation of the
building(s) for residential purposes or the 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 which,
within a period of five years, die, are removed, or become seriously damaged or
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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. All hard
landscaping shall also be carried out in accordance with the approved details prior to
the occupation of any part of the development or in accordance with a programme to
be agreed in writing with the Local Planning Authority.

REASON: To ensure a satisfactory landscaped setting for the development and the
protection of existing important landscape features.

No part of the development hereby permitted shall be brought into use until the
access, turning area and parking spaces have been completed in accordance with the
details shown on the approved plans. The areas shall be maintained for those
purposes at all times thereafter.

REASON: In the interests of highway safety.

No part of the development hereby permitted shall be brought into use, until the cycle
parking facilities shown on the approved plans have been provided in full and made
available for use. The cycle parking facilities shall be retained for use in accordance
with the approved details at all times thereafter.

REASON: To ensure that satisfactory facilities for the parking of cycles are provided
and to encourage travel by means other than the private car.

All works connected with the development hereby permitted shall be carried out in
strict accordance with the recommendations for ecological mitigation (bats and birds)
in Section 5 of the submitted Bat and Protected Species Survey (Malford
Environmental Consulting, 2 November 2017).

REASON: In the interests of protected species and their habitats.

All works shall be carried out in strict accordance with the contents of the approved
Construction Management Statement (PKA Architects, received 19th July 2018).

REASON: In order that the development is undertaken in an acceptable manner, to
minimise detrimental effects to the neighbouring amenities, the amenities of the area
in general, detriment to the natural environment through the risks of pollution and
dangers to highway safety, during the construction phase.

INFORMATIVE TO APPLICANT:

There is a low risk that bats may occur at the development site. Many species of bat
depend on buildings for roosting, with each having its own preferred type of roost.
Most species roost in crevices such as under ridge tiles, behind roofing felt or in cavity
walls and are therefore not often seen in the roof space. Bat roosts are protected all
times by the Conservation of Habitats and Species Regulations 2010 (as amended)
even when bats are temporarily absent because, being creatures of habit, they usually
return to the same roost site every year. Planning permission for development does
not provide a defence against prosecution under this legislation or substitute for the
need to obtain a bat licence if an offence is likely. If bats or evidence of bats is found
during the works, the applicant is advised to stop work and follow advice from an
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independent ecologist or to contact the Bat Advice Service on 0845 1300 228, email
enquiries@bats.org.uk or visit the Bat Conservation Trust website.

INFORMATIVE TO APPLICANT:

The applicant is advised that the development hereby approved may represent
chargeable development under the Community Infrastructure Levy Regulations 2010
(as amended) and Wiltshire Council's CIL Charging Schedule. If the development is
determined to be liable for CIL, a Liability Notice will be issued notifying you of the
amount of CIL payment due. If an Additional Information Form has not already been
submitted, please submit it now so that we can determine the CIL liability. In addition,
you may be able to claim exemption or relief, in which case, please submit the
relevant form so that we can determine your eligibility. The CIL Commencement
Notice and Assumption of Liability must be submitted to Wiltshire Council prior to
commencement of development. Should development commence prior to the CIL
Liability Notice being issued by the local planning authority, any CIL exemption or
relief will not apply and full payment will be required in full and with immediate effect.
Should you require further information or to download the CIL forms please refer to the
Council's Website
www.wiltshire.gov.uk/planninganddevelopment/planningpolicy/communityinfrastructur

elevy.



