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Reason for the application being considered by Committee 

The application was called to Committee to allow consideration of the impact of vehicular movements 
on the highway network and residential amenities with specific regard to site access considerations and 
in respect of the cumulative impact of development. 

 

 
1. Purpose of report 

 
To consider the above application and to recommend that planning permission be GRANTED 
subject to conditions. 

 
2. Report summary 

 
The main issues in the consideration of this application are as follows: 

• Principle of development 

• Impact upon highway safety 

• Impact upon visual amenity and character of the locality 

• Impact upon neighbour amenity 

• Ecological Impact 

 
The application has generated objections from Corsham Town Council; 36 representations in total 
were received, which included 25 letters of objection from the public. 

 
The proposed development involves the demolition of existing site infrastructure and buildings and 
the redevelopment of the site for the provision of 39 dwellings and associated highways works and 
open space provision. 

 
3. Site Description 

The site of the proposed development is located within the defined framework boundary for the 
village of Westwells, which forms a part of the various outlying settlements within the Corsham 
locality. The site is a former stoneworks site that features redundant and semi derelict buildings, 
works and facilities associated with this activity and a main access point to and from the Westwells 
Road. The site also features a range of earth bunds with mature and semi mature vegetation. The 
site sits lower than some of the neighbouring development to the north and in combination with the 
bunding and vegetation appears as an isolated development within a bowl like land formation. The 
site however sits at the heart of the Westwells settlement. It has a longer pre-history of use prior to 



the Stoneworks with the site having been used for the production and testing of munitions and 
military hardware related to the extensive MOD site operations in the locality. The site features 
related  below  ground  infrastructure  from  these  operations.  The  site  lies  adjacent  to  and  is 
proposed to be accessed from the new residential area of Moor Park. This features modern and 
predominantly two storey detached and semi-detached properties with related open space and 
mature planting and landscaping. 

 
 

4. Relevant Planning History 

11/2907/SCR Screening Opinion – Proposed Residential Development – No EIA 
required 

11/2577/OUT Erection of 38 Dwellings and Associated Works (Renewal of 
05/00101/OUT) - Withdrawn 

05/02577/OUT Erection of 38 Dwellings - Permitted 
 

6. Planning Policy 

North Wiltshire Local Plan (NWLP): policies C1; C2; C3; NE9; NE11; NE17; NE 18; H3; T2; T3; 
CF2; CF3 

 
Central Government Planning Policy: National Planning Policy Framework (NPPF) 

 
7. Consultations 

 
Spatial Plans 
Officers considered the application to be in effect a renewal of the previous Outline Planning 
Permission (N/05/02577/OUT) and raised no objection to the scheme proposals. 

 
Ecologist 

The Council’s Ecologist has undertaken the judgement required by Regulation 61 of the Habitats 
Regulations 2010 as to the “likely significant effect”, if any, of a proposed development on one or 
more European protected sites. In this instance the assessment relates to the protected species of 
Bat in the Bath and Bradford-on-Avon Bats Special Area of Conservation (SAC), which is located 
approximately 1km to the west of the application site (Box Mine SSSI component). In respect of 
the proposed development, both individually and cumulatively, and taking into account the 
submitted assessment and proposed mitigation measures officers do not consider that the 
proposals will have a significant effect. Appropriate conditions are recommended in respect of 
implementation of the identified mitigation measures. 

 

 

English Nature 
Objected to the proposal at the time of writing as the Council had not undertaken an appropriate 
assessment as required under Regulation 61 of the Habitats Regulations 2012 and the site was in 
proximity to the Bath and Bradford on Avon SAC. 

 
Open Spaces & Leisure (Amenity and Fleet) 
Raised no in principle objections to the scheme proposals but queried the provision of open space 
provision in relation to earlier phases of the development and linkages with the application site. 

 
New Housing Team 
Officers confirmed that the proposed quantum of provision and mix of types was acceptable but 
queried access arrangements in respect of different tenure types as registered social housing 
providers preferred to have separate arrangements in this respect. Officers suggested separate 
accesses be created or all provision be social rented accommodation. 

 
Education 
The  Education  Team  do  not  object  to  the  scheme  proposals  in  principle  but  identify  that 
circumstances have changed in the locality since previous permissions were granted in respect of 
the availability of school places and demand for school provision. Additional financial contributions 



toward  enhancements  to  primary  school  provision  are  sought,  particularly  in  respect  of  the 
increased level of development proposed over and above that originally envisaged. 
 
Drainage Engineers 
Drainage engineers raised no in principle objections to the proposed site drainage scheme which 
included  soakaways  but  raised  some  queries  in  this  regard.  It  was  identified  that  the  site 
assessment work demonstrated that some of the proposed soakways worked well and others less 
so. Clarity as to the levels of standing water exposed in the soakways was requested in order to 
confirm the proposed soakaways to be used and their design. In addition officers highlighted the 
report’s references to odours of fuel when boreholes were drilled. It was queried if there were 
therefore issues in respect of potential contamination arising from the previous munitions and 
MOD related use of the site and the matter was referred to the Council’s Public Protection Team. 
 
Public Protection Team 
Environmental Health Officers raise no in principle following detailed review of the submitted 
ground investigations assessment and liaison with engineers within the applicant team. Concerns 
were identified in respect of the extent of the testing suite applied in the site assessment work by 
officers and the related necessary mitigation measures. The applicant subsequently proposed to 
expand  on  the  testing  and  assessment  work  following  initial  site  clearance  of  the  existing 
structures’ which in part limit the scope for site assessment. Environmental Health Officers are 
supportive of this approach and propose conditions to be attached to any permission to address 
this matter. 
 
Highways 
Highways Officers raised no objections to the proposals in principle to the proposed site access 
through Moor Park. Officers raised objections in respect of the carriageway and related footway 
width of the internal access road and its telemetry (layout as a straight line road and narrow 
corners). Officers raised objections in respect of the proposed parking provision and the extent of 
small scale garage parking in relation to the Council’s adopted minimum standards. 
 
Urban Design 
Officers considered that the proposals did not meet the requirements of policy C3 of the NWLP in 
terms of the layout of the proposed housing which was considered overly rigid and not reflective of 
neighbouring residential development in form. Concerns were raised in respect of the orientation 
of properties in relation to the street scene and the presentation of blank facade walls from some 
dwelling aspects, as was the extent of hardstanding adjacent the proposed open space. The 
submitted plans showed no specific locations for refuse bins and parking provision was assessed 
as inadequate when considered against the Council’s adopted minimum standards. 
 
Wessex Water 
Following pre-application consultations with the applicant Wessex Water raised no in principle 
objections to the proposed development but identified the need for conditions and informatives in 
respect of detailed survey of existing on site foul mains, easements within the vicinity of these 
mains and necessary agreements with Wessex Water in respect of foul sewer connections. 
 
Corsham Parish Council 
Object to the development on the basis of the site access being inadequate for the increased 
volume of traffic in Moor Park; the proposed density of development being too high and 30 
dwellings per hectare being more appropriate; lack of supporting infrastructure in the locality; the 
cumulative effects of too many developments in the locality not being taken into account; and 
affordable housing provision being concentrated in one location rather than distributed throughout 
the development. 
 
8. Publicity 
 
The application was advertised by press advert, site notice and neighbour consultation. 
 
25  letters of letters of objection received Including Corsham Civic Society 



Summary of key relevant points raised: 

 
•   Creation of a highway safety hazard and harm to residential amenities by virtue of the 
proposed use of Moor Park as the site access 

•   The existing access from Westwells should continue to be used as it is a safe and 
appropriate access 

•   There is no demand for the housing proposed 

•   The use of Moor Park for construction traffic is inappropriate given the size of the road, 
bends in the road and on street parking 

•   The density of development proposed is too great 

•   Corsham has been subject to too much development recently and there is inadequate 
infrastructure in place 

•   The site has potential land contamination issues 

•   Existing on street parking in the Neston locality restricts safe vehicular and pedestrian 
movement 

• Overflow parking form the site will take place in Moor Park 

•   The development will result in the loss of existing vegetation in Moor Park with possible 
harm to ecological interest 

•   Moor Park is of substandard condition, particularly the manholes, and cannot 
accommodate the additional traffic 

•   The required visibility splay at the existing site access can be readily created from Council 
owned land 

•   The need for development should not outweigh quality of life and quality of the environment 

•   Large scale development in the locality already causes environmental harm and traffic 
congestion 

•   Alternate junction layouts i.e. traffic signals could overcome highway safety concerns at the 
site entrance and Westwells Road 

•   Developer contributions to other highways enhancements scheme in the locality should be 
sought 

•   Use of Moor Park will result in damage to existing footpaths, verges and vehicles 

•   The junction of Moor Park and Westwells Road is not safe for the proposed additional 
traffic. 

 
It should be noted that many of the resident objections also identified that they had objected to 
previous scheme proposals. There is clear concern regarding the use of Moor Park from local 
residents. 
 
One local resident of Westwells wrote and agreed with the assessment that the junction at the 
existing site entrance and Westwells was not safe. Objection was raised in respect of the safety of 
residents in the locality if this access point were to be used. The recent development in the locality 
has increased use of Westwells Road making the access even less safe for use. 
 
9. Planning Considerations 

 
Principle of Development and Planning Policy and Site History 
The site falls within the defined framework boundary for the settlement of Westwells and would 
involve the redevelopment of previously developed land. The proposed development for residential 
use would therefore be acceptable in principle under policy H3 of the adopted North Wiltshire 
Local Plan 2011. Emerging policies contained in the Wiltshire Core Strategy would not alter this 
position substantively. The in principle support for the proposed development remains subject to 
consideration of site specific impacts and other relevant policies of the adopted NWLP relating to 
these material considerations. In particular, consideration is required in respect of the ecological 
interest; access and residential amenity; necessary infrastructure provision; and potential land 
contamination. These matters are addressed in more detail below. It is important to note that the 
previous permissions for residential development at the site are reflected in the assessment of 
housing  requirements  identified  in  the  adopted  NWLP  2011  and  in  particular  the  emerging 



Wiltshire Core Strategy. The site is identified within the Council’s assessments of available land for 
the supply of housing and as contributing to meeting the requirement set in the NPPF to provide 
for a 5 year supply of land for housing. The NPPF makes it abundantly clear the Local Planning 
Authorities must ensure an available and deliverable supply of land for housing for a 5 year period. 
Furthermore that boosting the supply of land for housing is a planning imperative. It is entirely 
clear from recent appeal decisions, in particular that at Ridgeway Farm, Purton, that housebuilding 
is considered by the Government to be an important economic driver and is essential to achieving 
economic recovery. Indeed the Secretary of State’s decision letter identifies that boosting the 
supply of housing is the “golden thread” running through national planning policy. 
 
The site history is a material and significant consideration in respect of the determination of this 
application. This area of land was included within the red line application boundary for the planning 
application (N/90/2973/OL) which was approved on the 13/07/94 and which included within that 
application boundary area Moor Green, Durley Park and Shepherds. The layout plans for this 
application appear to propose the development of the Bath and Portland Stoneworks site as a 
second phase of development. Subsequent full permissions relating to the Moor Green, Durley 
Park and Shepherds development superseded the earlier consent and these were implemented. 
The 1990 application was not implemented but is a relevant material consideration as it granted 
consent for the principle of development at the site and established the framework and principles 
for the layout of development at the locality. Under application N/90/02793/OL a Section 106 
agreement was entered into which inter alia limited the maximum number of dwellings to be 
constructed across the site to 78 with the Bath and Portland Stoneworks phase limited to a 
maximum of 32 dwellings. 
 
Subsequent to this a further Outline Planning application for the Bath & Portland Stoneworks site 
(N/05/00101/OUT) was submitted. This was approved subject to the signing of a section 106 
agreement at Committee 31/08/2005. The application was then finally approved 10/12/2008. This 
related to the erection of 38 dwellings and associated works. Subsequent to this further detailed 
site investigations discovered the presence of a foul water main across the site. This necessitated 
alterations to the approved layout as permitted in the 2005 Outline planning permission. The 
applicants/developers were advised that the alterations could not be addressed as a minor 
amendment to the approved consent. Subsequently a further Outline Planning Application was 
submitted to renew the extant consent whilst further investigations were undertaken 
(N/11/02577/OUT). During the consideration of the renewal Outline Planning Application a change 
in material circumstances was identified in respect of the information available to the Council’s 
Ecologists. Other recent development proposals and applications in the Westwells - Corsham - 
Box locality highlighted the importance of the area in respect of the protected Bat species and the 
Bath and Bradford-on-Avon Bats Special Area of Conservation (SAC). As such a requirement for 
additional survey and assessment work in respect of the Stoneworks site in respect of Bats was 
identified. Given the timing (Autumn 2011) it was identified that an extended period of survey 
through to Autumn 2012 would be required. The determination of the application was held in 
abeyance whilst the necessary assessment work was undertaken. 
 
The applicant has progressed the collection and submission of this survey and assessment work. 
Given the delays involved and commercial commitments in respect of the site the applicant 
subsequently resolved to prepare a full detailed planning application for the revised proposals 
informed by the additional information in respect of bats and site constraints. This has lead to the 
submission of the current planning application and the withdrawal of the Outline Planning 
Application (N/11/02577/OUT). Technically the previous Outline permission (N/05/00101/OUT) has 
now expired but this remains a material consideration. A Section 106 agreement specifying site 
service infrastructure requirements was entered into in support of the 2005 Outline permission. It 
should be noted that this agreement appears to have been formulated on the basis and therefore 
reflects the provisions made in respect of earlier phases of development at the site/locality. These 
remain material considerations in respect of the consideration of the current application proposals. 
 
Impact upon Highway Safety in respect of the Principal Access to the Site 
The fundamental objection in highway terms and particularly in the view of local residents relates 
to the proposed use of Moor Park as the access to the proposed development. Of particular 



relevance in this regard is the existence and previous usage of a direct site access to and from 
Westwells Road. Objectors have concerns in respect of the impact on safety and quality of life 
(their residential amenities) and the local environment if the additional traffic generated by the 
development, including construction traffic, is to utilise Moor Park. Undoubtedly there will be a 
change in the current circumstances and living conditions within Moor Park as a result of the 
proposed development. For the residents of Moor Park the additional traffic on local roads can in 
no way be viewed as a positive enhancement of their amenities. Without doubt in this context it 
must be very difficult to comprehend why such a situation should prevail or any support or 
requirement for such a course of action can arise given the presence and previous use of the 
existing direct site access. 
 
There are a number of material considerations and circumstances to consider in this regard and to 
weigh in the balance. 
 
As  noted  previously  the  redevelopment  of  the  stoneworks  site  is  a  long  held  development 
aspiration and indeed requirement that has been proposed and considered as a phase of the 
development at Moor Park and Durley Park. Previously approved applications dating back to the 
1990s show development in this locality and this includes access through Moor Park. The road as 
it exists includes a spur which terminates abruptly as if leading to the site and this design clearly 
reflects an intention to lead through to the adjoining land. The intention has always been to access 
this phase of the development through Moor Park and there is a reason for this; the reason being 
a desire to secure the redevelopment of the redundant site and at the same time to address an 
existing unsafe access. This approach to development is quite common and indeed addressing 
existing problems through redevelopment is common practice and is often held as a reason in 
support of development proposals. The Council’s Highways Engineers have identified this access 
as unsafe and a highways hazard. Officers have assessed the access in respect of the proposed 
development on several occasions and again in relation to the current application. Officers remain 
convinced that the access/egress is unsafe with wholly inadequate visibility splays particularly 
upon exit from the site in a right facing direction. The lack of an adequate visibility results in the 
creation of a highway safety hazard. Given the site circumstances and the nature of development 
and subsequent traffic movements officers do not support the use of this existing access for the 
residential development proposed. 
 
Officers have considered the scope to improve the access utilising the available space and again 
remain convinced that the available highway verge if free of vegetation provides wholly inadequate 
visibility. Again an unsafe access would be in use for residential development and is not supported 
by officers. The Council’s highways engineers have reconsidered the situation several times and 
again in the light of the current application and objections received. Officers remain without doubt 
that privately owned land is required to create the necessary visibility splays for safe access and 
egress for the site and the proposed residential development. This is specifically in the context of 
revised standards that have been adopted with regard to visibility splay requirements. Applicants 
cannot be compelled to purchase third party land. Indeed if the third party does not want to sell the 
land then there is little that a developer can do. In the context of other available access options it 
would be unreasonable to seek to compel an applicant to pursue this option before granting 
consent. 
 
Various parties have stated and consider that the previous operation of the site for employment 
purposes, including staff vehicle movements, was undertaken wholly safely and without incident 
for many years. It is considered that this is evidence that a safe access to the site does exist. The 
absence of records of injured or killed motorists at a particular junction does not in itself present 
evidence that a junction is safe. This does not take into account unreported incidents. The 
recollections of local residents of the past are anecdotal information and whilst a valuable and 
useful indicator cannot really be considered as firm evidence particularly in the context of highway 
safety matters. It is entirely appropriate and necessary to consider these matters in the context of 
adopted standards, which are tested and considered. Against this measure the access is wholly 
unsafe and cannot be readily made safe for use. 



It is important and material to note that substantial time has elapsed since the site became 
redundant and the use of the access ceased. In that time traffic volumes have increased through 
natural increase and through additional development in the locality. To this extent it is considered 
that the situation has worsened rather than improved. Indeed many objectors to the development 
refer to this change in circumstances in the locality. 
 
It is material to note and consider that the site has been the subject of previous applications and 
permissions that have granted consent for the use of Moor Park as the access to the site – 
N/05/0101/FUL. This permission only expired at the end of the 2011. It is not considered that 
circumstances have changed radically since that time such that Moor Park is now so unsafe an 
access that it should not be considered appropriate to service the development of an additional 39 
dwellings. 
 
It is the stated position of the Council’s Highways Engineers that Moor Park was designed and 
built in accordance with adopted standards as sufficient to serve a development of over 100 
dwellings. Should the Stoneworks development take place the road will only be serving a total of 
67 dwellings substantially below this figure. In this context Highway officers raise no objection to 
the proposed development in respect of the creation of a highway safety hazard. Whilst residents 
of Moor Park may well have, over time, become very used to the existing situation it is not 
considered that an objection to the scheme proposals can be sustained on the grounds of the 
creation of a highways safety hazard in Moor Park. Similarly it is not considered that the access 
and egress of Moor Park/Westwells Road is designed to a standard such that it could not safely 
accommodate the development proposed, either when considered in isolation or in comparison to 
the existing site access/egress for the Stoneworks and Westwells Road. The same situation 
pertains in respect of congestion within Moor Park. The road itself and related junction were 
designed to standards to accommodate a higher level of development that that which is 
cumulatively proposed, as such it is not considered that a defensible objection can be raised in this 
respect. 
 
Objections submitted refer to the need to consider the proposed development in the context of 
other recently approved development in the locality and its impact on the locality and in particular 
the highway network. In this context it is material that the site benefitted from an extant Outline 
consent since 2008 and was previously identified for development in earlier applications. The 
Council as noted previously has identified the site as a part of its available 5 year supply of land for 
housing required by national planning policy. In this respect the development of the site was 
known and taken into account when recent development proposals were themselves considered 
and accepted as a part of the established circumstances of the locality. 
 
Impact upon Visual Amenity and Character of the locality 
Undoubtedly the proposals would result in a very significant enhancement to the visual amenity 
and residential character of the locality. The site is currently in state of significant dereliction and 
has been the subject of extensive vandalism. The existing bunding and vegetation on site provides 
significant screening. Nonetheless the site is large and centrally located within the heart of the 
residential community of Westwells. It is visually prominent from locations within the immediate 
vicinity and provides a significant visual intrusion in this context. The demolition of the existing 
derelict stoneworks structures, replacement with residential development of a high quality and 
retention of existing bunding and mature planting would without question result in a significant 
enhancement  and  this  is  a  material  consideration  in  any  assessment  of  the  proposed 
development. 
 
Impact upon Neighbour Amenity 
The proposed residential development is positioned and orientated on the site and located a 
sufficient distance from neighbouring properties to ensure that there would be no insignificant 
harm to existing residential amenities through overlooking and loss of privacy loss of daylighting or 
overbearing impact. The existing bunding and vegetation which will be retained which assists with 
ensuring that there would be no significant impact in this regard. As noted above the proposals 
would result in the removal of significant derelict structures and will therefore enhance the outlook 
form neighbouring properties with a consequent improvement to amenities. The removal of the 



existing derelict structures would also remove a source of potential vandalism and attraction to 
youths and children from the locality who are naturally enticed to such locations by a sense of 
adventure. The extra degree of comfort and security that the removal of the structures would bring 
is considered to be an improvement to residential amenity through reduced fear of crime and 
safety concerns, albeit a minor one. 
 
25 letters of objection have been received from neighbouring residents in respect of the current 
application. It should also be noted that there was also a very significant level of objection to the 
withdrawn Outline Planning Application for renewal of consent. Indeed residents objections to the 
proposed development is of long standing and is primarily focussed on one major concern – the 
use of Moor Park as the site access. The highways implications of this are addressed above but it 
should also be noted that residents raise objections on the basis that the use of Moor Park as the 
access and the increased traffic along the road not only raises Highways Safety concerns but also 
concerns in respect of the loss of residential amenity though additional noise and disturbance of 
traffic movements and a consequent loss of the peaceful, secluded residential character. Whilst 
undoubtedly there would be an increase in traffic volumes on Moor Park it is not considered to be 
of such a volume that the residential character of the locality would be fundamentally changed 
through very significant  urbanisation, certainly not to the extent that the application proposals 
should  be  refused.  It  is  essential  to  note  that  the  material  circumstances  relevant  to  this 
assessment have not changed significantly since the 2005 Outline application was assessed and 
approved. 
 
A further consideration is the harm to amenity caused by the increased perception of danger to 
residents through increased traffic movements and the subsequent loss of amenity. Whilst this is 
acknowledged as a potential issue in some appeal decisions, particularly in respect of the fear of 
crime for example, it is not considered that the basis for such fears is with such foundation as to 
warrant the refusal of consent. In this regard it is important to recall the site history and the 
knowledge that the stonework site was proposed for development from the first instance and that 
the access was always proposed through Moor Park. As such even before the communities 
became established and the sense of place developed it was known that there was an intention to 
develop this location and that traffic movements and conditions in the vicinity would reflect this 
situation. As such it is not considered to be reasonable to now refuse proposals on this basis. 
 
Ecological Impact 
The applicant has undertaken a full years worth of survey and site based assessment in accord 
with a scheme of  investigation designed by officers and Natural England. This  accords with 
accepted standards and requirements. The assessment identifies limited foraging use of the site 
and use of one building as an outlying feeding roost for protected species of bat. In this context the 
Council’s officers consider and assess in accordance with European and National requirements 
that there is limited impact on protected species and their habitats. The proposals incorporate the 
erection and provision of bat roosting boxes as mitigation for the loss of habitat. In addition the site 
will minimise light pollution in terms of lighting design for the access roads and through the 
retention of the bunds and related vegetation. In this context it is important to note that the site is 
likely to have increased slightly in importance as ecological habitat following its disuse rather than 
being an intrinsically important habitat. It is not considered that the development will have such 
significant impacts in respect of protected specifies and their habitats, either individually or 
cumulatively, that development ought to be refused. 
 
The Council’s Ecologist has undertaken the judgement required by Regulation 61 of the Habitats 
Regulations 2010 as to the “likely significant effect”, if any, of a proposed development on one or 
more European protected sites. In respect of the proposed development, both individually and 
cumulatively,  and  taking  into  account  the  submitted  assessment  and  proposed  mitigation 
measures officers do not consider that the proposals will have a significant effect. Appropriate 
conditions are recommended in respect of implementation of the identified mitigation measures. 
As a consequence Officers have liaised with Natural England to establish if their objection is now 
removed but no response has been received at the time of writing the report. 



Other Material and Site Specific Considerations 
In response to objections raised by Highways and Urban Design Officers revised plans have been 
submitted that alter the layout of the road and footway space to include shared spaces and 
introduce traffic speed control measures. Parking spaces and the detailed position of properties in 
relation to pinch points and corners within the site layout have been adjusted to ensure that 
service vehicles can access and manoeuvre within the site. Highways Officers have subsequently 
removed objections to the proposed site layout on the basis of the revised plans and subject to 
conditions. 
 
A number of the proposed dwellings have integral parking spaces shown which, because of their 
size, do not allow for the parking of cars together with an element of storage.  In line with the new 
parking strategy these areas, if treated as garages would not count as parking provision and thus 
the site would not comply with parking standards.  In order to overcome this issue the developer 
has agreed that these should be treated as car ports with no external doors.   The highway 
engineer is satisfied with this subject to conditions requiring the submission of the amended details 
and to prevent the future addition of external doors, or conversion to living accommodation. 
 
The proposed site layout plans have resulted from pre-application discussions and reflect site 
constraints and officer input. In this context it is not considered that the proposed form, positioning 
and orientation of properties is so out of character with existing development within the locality as 
to justify the refusal of development. Similarly the density of development proposed is considered 
to be broadly in accord with neighbouring development in the locality and reflective of previous 
permissions issued at the site. Again it is not considered that the density of development is so high 
or so out of character with the locality that consent ought to be refused. Indeed 39 dwellings on a 
site area of 1.4 hectares results in a density of just under 28 dwellings per hectare, which is 
relatively low and considered to be commensurate with the locality. Finally the applicant has 
confirmed that the side elevations of dwellings presenting to the roads will provide active frontages 
with doors and windows albeit of a secondary nature. Properties incorporate spaces for refuse bin 
storage within their layouts and there is rear access to the private amenity spaces. The applicant 
has also clarified in response to officer queries that the existing fencing separating the application 
site form the adjacent Moor Park development will be removed and that as such existing open 
space provision will be accessible from the new development.  As such it is not considered that a 
sound reason for refusal can be justified in respect of the detailed design and layout of the site and 
conflict with policy C3 of the NWLP 2011. 

 
The applicant has confirmed that proposals will incorporate shared rented accommodation in 
response to the representations of New Housing Team Officers. 
 
Following the submission of further information in respect of the borehole testing and detailed 
results and findings in respect of the proposed soakaways Drainage Engineers have confirmed 
that the proposals meet requirements and adequately provide for the satisfactory drainage of 
surface water from the site. No objections are raised in this regard. 
 
The applicant has submitted a draft Section 106 agreement for consideration by the Council and 
this  draft  agreement  addresses  all  the  identified  requirements  in  respect  of  the  service 
infrastructure required to support the development proposed in the context of previous 
commitments and earlier agreements. The detailed covenants, terms and conditions are subject to 
on-going finalisation and agreement at the time of writing. 
 
10. Conclusion 

The proposed development is acceptable in principle under adopted and emerging planning policy. 
The development will secure key benefits which are material considerations in the determination of 
the application. In particular the proposals will result in the redevelopment of a redundant derelict 
site that it is subject to trespass and vandalism. This is a major developed site within a small rural 
village and the redevelopment for an appropriate use is critical. The proposals accord directly with 
existing national and local planning policy objectives by locating new residential on “brownfield” 
previously developed land and thereby securing significant enhancement of the existing built 
environment. Linked to this are the conditions proposed in respect of further site investigation and 



potential remediation regarding potential contamination issues. The costs associated with securing 
these benefits are significant and the scale of development is relatively limited. Non-the-less the 
proposed development will make provision for affordable housing, open space, education and built 
leisure facilities thereby addressing infrastructure requirements arising from the development in 
the context of the site history. 
 
It is also crucial to note and consider that the site has been identified as contributing to the supply 
of land for housing in a range of Council documents and not least of all in respect of the calculation 
of housing land requirements in the emerging Wiltshire Core Strategy. The Council’s evidence to 
the examination into objections to the draft Wiltshire Core Strategy will follow this approach and be 
made on this basis. The Council is regularly challenged in respect of its ability to deliver these 
“difficult” development sites and this is often used as justification for the release of Greenfield sites 
elsewhere in the locality that are less complex and easier to develop. The release of this site for 
development justifies and reaffirms the Council’s position in this regard and secures the 
implementation of national and local planning policy objectives. 
 
Whilst third parties are not in agreement, Officers consider that the existing access to the site is 
unsafe and that the redevelopment removing vehicular access to the road network at this point 
results in an improvement to highway safety. This is further considered to be a benefit of the 
scheme proposals. 
 
It is critical to acknowledge and take into account the site history and in particular previous grant of 
planning permission. These proposals always envisaged access via Moor Park, this is not a new 
proposal. It would be indefensible to refuse an application contrary to previous decisions without 
the ability to soundly demonstrate the changed circumstances that require and justify a contrary 
decision. In this case and given the site circumstances it is not considered that the position has 
changed such that consent now ought to be refused and that such a decision would be defensible. 
Moor Park was designed and constructed to adopted standards sufficient to accommodate traffic 
from  a  higher  quantum  of  residential  development  than  that  which  will  use  the  road  if  this 
application is approved. There is insufficient publicly owned land available adjacent the existing 
road access to secure the necessary visibility splays to create a safe access in accord with 
currently adopted design standards. 
 
The concerns and objections of local residents are strongly held, clearly articulated and of long 
standing. It is not the view of officers that these objections are without merit. Clearly the 
development would result in a change in circumstances with an increase in vehicular movements 
in Moor Park in the vicinity of existing residential properties. It cannot be considered that this 
change in circumstances is beneficial or positive for local residents. It is however Officer’s view 
that when considered in the context of the site history, national and local planning policy objectives 
and the benefits arising from the redevelopment of the derelict site these impacts are not so 
significantly harmful in respect of highways or residential amenity concerns that the application 
ought to be refused. On balance it is considered that the development proposed is acceptable and 
that permission should be granted permission. 
 
11. Recommendation 
 
Planning Permission be GRANTED subject to the signing of a Section 106 agreement for the 
following reason: 
 
In accordance with paragraph 187 of the National Planning Policy Framework, Wiltshire Council 
has worked proactively to secure this development to improve the economic, social and 
environmental conditions of the area. 
 
The proposed development by virtue of its scale, form and layout will secure the redevelopment of 
a redundant derelict site and deliver residential development necessary to meet identified 
requirements  in  both  adopted  and  emerging  plans  in  accordance  with  previous  historic 
permissions issued at the site. The proposed development of the site accords with policies C1; C2; 



C3; NE9; NE11; NE17; NE 18; H3; T2; T3; CF2; CF3 of the Adopted North Wiltshire Local Plan 
2011 and paragraphs 1 – 16 of the National Planning Policy Framework. 

Subject to the following conditions: 

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

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

 
 
 

2.  No development shall commence on site until all the existing buildings on site have been 
permanently demolished and all of the demolition materials and debris resulting there from 
has been removed from the site. 

 
REASON: In  the  interests  of  the  character  and  appearance  of  the  area  and  neighbouring 
amenities. 
 
POLICY-C3 

 

 
 

3.  No development shall commence on site until details and samples of the materials to be 
used for the external walls and roofs have been submitted to and approved in writing by the 
Local Planning  Authority.  Development shall  be  carried  out  in  accordance  with  the 
approved details. 

 
REASON: In the interests of visual amenity and the character and appearance of the area. 

POLICY-C3 

 

 
 

4.  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:- 

 
• location and current canopy spread of all existing trees and hedgerows on the land; 

• full details of any to be retained, together with measures for their protection in the course of 
development; 

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

• finished levels and contours; 

• means of enclosure; 

• car park layouts; 

• other vehicle and pedestrian access and circulation areas; 

• all hard and soft surfacing materials; 

• minor artefacts and structures (e.g. furniture, play equipment, refuse and other storage 
units, signs, lighting etc); 

• proposed and existing functional services above and below ground (e.g. drainage, power, 
communications, cables, pipelines etc indicating lines, manholes, supports etc); 

• tree(s), of a size and species and in a location to be agreed in writing with the Local 

Planning Authority, shall be planted in accordance with BS3936 (Parts 1 and 4), 
BS4043 and BS4428 



REASON: To ensure a satisfactory landscaped setting for the development and the protection of 
existing important landscape features. 
 
POLICY- C3 

 

 
 
 

5.  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) 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 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. 
 
POLICY- C3 
 

6.  No demolition, site clearance or development shall commence on site, and; no equipment, 
machinery or materials shall be brought on to site for the purpose of development, until a 
Tree Protection Plan showing the exact position of each  tree/s and their protective fencing 
in accordance with British Standard 5837: 2012: “Trees in Relation to Design, Demolition 
and Construction -Recommendations”; has been submitted to and approved in writing by 
the Local Planning Authority, and; 

 
The protective fencing shall be erected in accordance with the approved details. The protective 
fencing shall remain in place for the entire development phase and until all equipment, machinery 
and surplus materials have been removed from the site. Such fencing shall not be removed or 
breached during construction operations. 
 
No retained tree/s shall be cut down, uprooted or destroyed, nor shall any retained tree/s be 
topped or lopped other than in accordance with the approved plans and particulars. Any topping or 
lopping approval shall be carried out in accordance British Standard 3998: 2010 “Tree Work – 
Recommendations” or arboricultural techniques where it can be demonstrated to be in the interest 
of good arboricultural practise. 
 
If any retained tree is removed, uprooted, destroyed or dies, another tree shall be planted at the 
same place, at a size and species and planted at such time, that must be agreed in writing with the 
Local Planning Authority. 
 
No fires shall be lit within 15 metres of the furthest extent of the canopy of any retained trees or 
hedgerows or adjoining land and no concrete, oil, cement, bitumen or other chemicals shall be 
mixed or stored within 10 metres of the trunk of any tree or group of trees to be retained on the site 
or adjoining land. 
 
[In this condition “retained tree” means an existing tree which is to be retained in accordance with 
the approved plans and particulars; and paragraphs above shall have effect until the expiration of 
five years from the first occupation or the completion of the development, whichever is the later]. 

 

 
 

REASON: To enable the Local Planning Authority to ensure the retention of trees on the site in the 
interests of visual amenity. 



POLICY-C3 
 

 
 

7.  No development shall commence on site until details of all earthworks, including retention 
of bunds on site, have been submitted to and approved in writing by the Local Planning 
Authority.  These details shall include the proposed grading and mounding of land areas 
including the levels and contours to be formed, and the nature and source of the material, 
showing the relationship of proposed mounding to existing vegetation and surrounding 
landform. The development shall not be occupied/first brought into use until such time as 
the earthworks have been carried out in accordance with the details approved under this 
condition. 

 
REASON: To ensure a satisfactory landscaped setting for the development. 

POLICY-C3 

 
8.  The roads, including footpaths and turning spaces, shall be constructed so as to ensure 

that, before it is occupied, each dwelling has been provided with a properly consolidated 
and surfaced footpath and carriageway to at least base course level between the dwelling 
and existing highway. 

 
REASON: To ensure that the development is served by an adequate means of 
access. 
 
POLICY-C3 

 

 
 
 

9.  No development shall commence on site until details of the stopping up of all existing 
accesses, both pedestrian and vehicular, have been submitted to and approved in writing 
by the Local Planning Authority. That stopping up shall take place in accordance with the 
approved details within one month of the first use of the approved access. No later than 
one month after the first occupation of the development, the sole means of vehicular and 
pedestrian access to the development shall be as shown on the plans hereby approved. 

 
REASON: In the interests of highway safety. 

POLICY-C3 

 
10. No part of the development hereby permitted shall be first occupied 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. 

POLICY- C3 

 
11. Any garage doors installed at any time in the garage(s) hereby permitted shall be fitted so 

that its leading edge does not project forward of the leading wall of that garage. 
 
REASON: In the interests of highway safety and convenience. 

POLICY- C3 



12. No dwelling shall be occupied until the parking space(s) together with the access thereto, 
have been provided in accordance with the approved plans. 

 
REASON: In the interests of highway safety and the amenity of future occupants. 

POLICY-C3 

13.  Notwithstanding the details shown on the submitted plans and forms, no development 
shall commence on site until details of the integral car ports have been submitted to and 
approved in writing by the Local Planning Authority.  Development shall be carried out in 
accordance with the approved details. 

 
REASON: In the interests of visual amenity and the character and appearance of the area. 

POLICY – C3 

14. Notwithstanding the provisions of the Town and Country Planning (General Permitted 
Development) Order 1995 (as amended by the Town and Country Planning (General 
Permitted  Development)  (Amendment)  (No.2)  (England)  Order  2008  (or  any  Order 
revoking or re-enacting or amending that Order with or without modification), the integral 
car ports hereby permitted shall not be converted to habitable accommodation, nor any 
external doors fitted. 

 
REASON:  To safeguard the amenities and character of the area and in the interest of highway 
safety. 
 
POLICY – C3 

 

 
 

15.  No development (excluding demolition and site clearance) shall commence on site 
until a detailed and finalised scheme for the discharge of surface water from the site, 
incorporating sustainable drainage details in accordance with the submitted drainage 
strategy dated  13/3/12,  has  been  submitted  to  and  approved  in  writing  by the  Local 
Planning  Authority  .The  development  shall  not  be  first  occupied  until  surface  water 
drainage has been constructed in accordance with the approved scheme. 

 
REASON: To ensure that the development can be adequately drained. 

POLICY-C3 

 
16.     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: 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. 
 
POLICY-C3 

 

 
 

17.  The  development  hereby  permitted  shall  not  be  occupied  until  the  approved 
sewage disposal works proposed have been completed in accordance with the 
submitted and approved details. 



REASON: To ensure that the development is provided with a satisfactory means of drainage. 

POLICY-C3 

 

18. No development shall commence on site (including any works of demolition), until a 
Construction Method Statement, which shall include the following: 

 

a)  The demolition of existing structures in site and removal and disposal of waste 
materials; 

 

b)  the parking of vehicles of site operatives and visitors; 
 

c)  loading and unloading of plant and materials; 
 

d)  storage of plant and materials used in constructing the development; 
 

e)  the erection and maintenance of security hoarding including decorative displays and 
facilities for public viewing, where appropriate; 

 

f) wheel washing facilities; 
 

g)  measures to control the emission of dust and dirt during construction; 
 

h)  a   scheme   for   recycling/disposing   of   waste   resulting   from   demolition   and 
construction works; and 

i) measures for the protection of the natural environment. 

j) hours of construction, including deliveries; 

has been submitted to, and approved in writing by, the Local Planning Authority. The approved 
Statement shall be complied with in full throughout the construction period. The development shall 
not be carried out otherwise than in accordance with the approved construction method statement. 
 
REASON: 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. 
 
POLICY-C3 

 

 
 
 

19. No development shall commence (excluding approved demolition and site clearance 
works) until the applicant has submitted additional geotechnical and ground 
investigations the findings and any necessary mitigation proposals and remedial have 
been approved in writing by the Local Planning Authority. The report must assess and 
consider the following matters. Two individual hotspots of lead and naphthalene were 
recorded in the grey angular fine gravel surface covering in TP07 and TP04, these 
occurrences should be removed where present below proposed private garden areas. 
Due to the pre-mentioned the entire site should be screened for similar substances and 
remediated appropriately. Two shallow rotary cored boreholes to allow at least 5 – 6m 
of penetration into the underlying Oolitic Limestone horizon in order to gain additional 
geotechnical data for pile design, should it be considered. An additional day’s trial 
pitting is required in order to reduce uncertainty of the thickness of the quarry discards 
in the northern and southern site areas. TRL-DCP testing across site to gain a better 
understanding of CBR values at formation depth is required. 

 
Examination of the underlying soils and assessment of the chemical nature of the underlying soils 
during the site clearance phase of works at the site to collect samples of the shallow soils for 



testing  for  typical  munitions  residues,  predominately  accelerant  and  explosive  breakdown 
products. 
 
REASON: In the interests of residential amenities. 

 

 
 

20. Pursuant to condition 19 
 
Step (ii) Submission of Remediation Scheme: 
If any unacceptable risks are identified as a result of the investigation and assessment referred to 
in step (i) above, a detailed remediation scheme to bring the site to a condition suitable for the 
intended use must be prepared. This should detail the works required to remove any unacceptable 
risks to human health, buildings and other property and the natural and historical environment, 
should 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 (iii) Implementation of Approved Remediation Scheme: 
The approved remediation scheme under step (ii) must be carried out 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 (iv) 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 should be reported in writing immediately to the Local Planning 
Authority. An investigation and risk assessment should be undertaken in accordance with the 
requirements of step (i) above and where remediation is necessary, a remediation scheme should 
be prepared in accordance with the requirements of step (ii) and submitted to and approved in 
writing by the Local Planning Authority. 
 
Step (v) Verification of remedial works: 
Following completion of measures identified in the approved remediation scheme a verification 
report  (referred  to  in  PPS23  as  a  validation  report)  must  be  produced.  The  report  should 
demonstrate the effectiveness of the remedial works. 
A statement should 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 stage (ii) above). 
The verification report and signed statement should be submitted to and approved in writing of the 
Local Planning Authority. 
 
Step (vi) 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 approved by the Local Planning Authority in the 
scheme approved pursuant to step (ii) above, until all the remediation objectives in that scheme 
have been achieved. 
All works 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. 
 
REASON: To ensure 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. 



21. All development shall be carried out in full accordance with the agreed bat mitigation 
measures, as set out in the submitted Bat Survey Report v4 (ADAS UK, September 
2012), without the approval of the Local Planning Authority. 

 
Prior to commencement of development a bat monitoring plan shall be submitted to and approved 
in writing by the Local Planning Authority.  The monitoring plan shall clearly set out the methods 
and timing of annual post-construction monitoring of bat roosting, foraging and commuting activity 
to be carried out during the first three years upon completion of the construction phase, as 
necessary  to  assess  the  effectiveness  of  the  approved  bat  mitigation  measures.    Annual 
monitoring reports shall be submitted to the Local Planning Authority in accordance with the 
agreed monitoring plan. 
 
All external lighting shall be installed and maintained in full accordance with the details provided in 
the External  Lighting  Impact  Assessment  (URS,  2012,  Ref:  47063838).    No additional or 
alternative external lighting may be installed without the approval of the Local Planning Authority. 
 
REASON: In the interests of the protection of protected species of wildlife and their habitat. 
 
 

22.  The  development  hereby  permitted  shall  be  carried  out  in  accordance  with  the 
following approved plans:  

 
List of plans to follow as additional information 

 
REASON: For the avoidance of doubt and in the interests of proper planning. 
 
POLICY-C3 
 
 

Informatives 
 
 
 

1.  Any  alterations  to  the  approved  plans,  brought  about  by  compliance  with  Building 
Regulations or any other reason must first be agreed in writing with the Local Planning 
Authority before commencement of work. 

 

 
 

2.  This permission shall be read in conjunction with an Agreement made under Section 106 
of the Town and Country Planning Act, 1990. 

 

 
3.  The applicant should note that the grant of planning permission does not include any 

separate permission which may be needed to erect a structure in the vicinity of a public 
sewer.  Such permission should be sought direct from Thames Water Utilities Ltd / Wessex 
Water Services Ltd. Buildings are not normally allowed within 3.0 metres of a Public Sewer 
although this  may vary  depending  on  the  size,  depth,  strategic  importance,  available 
access and the ground conditions appertaining to the sewer in question. 

 
4.  The applicant should note the contents of the attached letter from Wessex Water and the 

requirements regarding existing Foul Sewers on site. 
 

 
 
 

5.  The applicant is requested to note that this permission does not affect any private property 
rights and therefore does not authorise the carrying out of any work on land outside their 
control. If such works are required it will be necessary for the applicant to obtain the 
landowners consent before such works commence. 

 
If you intend carrying out works in the vicinity of the site boundary, you are also advised that it may 
be expedient to seek your own advice with regard to the requirements of the Party Wall Act 1996. 



 

6. The applicant should note that under the terms of the Wildlife and Countryside Act 
(1981) and the Habitats Regulations (2010) it is an offence to disturb or harm any protected 
species, or to damage or disturb their habitat or resting place.  Please note that this 
consent does not override the statutory protection afforded to any such species.  In the 
event that your proposals could potentially affect a protected species you should seek the 
advice of a suitably qualified and experienced  ecologist and consider the need for a licence 
from Natural England prior to commencing works.  Please see Natural England’s website 
for further information on protected species. 



 


