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Reason for the application being considered by Committee 

In accordance with the Council’s ‘Scheme of Delegation Specific to Planning’, this 
application is brought to committee as the scheme is classed as a large-scale major 
development that has strategic implications, as it is the sole site allocated for residential 
development in the Wiltshire Core Strategy (WCS) within the Marlborough Community Area.    

1. Purpose of Report 

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 decision to grant 
outline planning permission should be deferred and delegated to the Area Development 
Manager subject to the prior completion of a Section 106 legal agreement to secure the 
required level of affordable housing, financial contributions towards public open space, 
education facilities, healthcare facilities, waste/recycling facilities, improvements to on and 
off site highway infrastructure, and a programme for the management and maintenance of 
the surface water scheme, and subject to the planning conditions.

2. Report Summary

The key issues for consideration are:- 
- Principle of development; 
- Layout, design and density;
- Landscaping & visual impact; 
- Ecology; 
- Impact on Heritage Assets 
- Environmental impacts, flood risk & drainage; 
- Impact on highway & pedestrian safety; 
- Impact on residential amenity;
- Planning obligations.



3. Site Description

The application site comprises 13.9 hectares (ha) of agricultural land to the south of 
Marlborough. The site is immediately west of the Marlborough Business Park and adjoins 
the A346 Salisbury Road. The northern boundary of the site adjoins the residential areas of 
Upper Churchfields, Cherry Orchard and Orchard Road alongside St John’s Academy 
(secondary school). Agricultural land lies to the south and west of the site. A water pumping 
station (Thames Water) and electricity substation are also adjacent to the site boundary, 
lying at the end of a track which connects on to Salisbury Road.

The application site adjoins the Limits of Development of Marlborough, as delineated on 
Inset Map 6 of the former Kennet Local Plan (saved by the WCS). In the Wiltshire Core 
Strategy, the larger part of the site is a strategic housing allocation.  Marlborough and its 
surroundings lie within the North Wessex Downs Area of Outstanding Natural Beauty 
(AONB). Public Right of Way (PRoW) ref MARL30 runs through the centre of the site.

Site Location Plan

4. Planning History

The scheme falls within Schedule 2 of the Environmental Impact Assessment (EIA) 
Regulations and The Crown Estate (the applicant) has decided that an EIA is required (i.e. 
the proposal is ‘EIA development’). The Council provided a Scoping Opinion on the 14th 
March 2012 following a formal request from The Crown Estate. The planning application is 
supported by a full EIA. 

5. The Proposal

The application as originally submitted sought outline planning permission for a residential 
development scheme up to 220 dwellings (Use Class C3), a 0.4ha site for a hotel (Use Class 
C1), new access from Salisbury Road, open space, landscaping, ecological mitigation, 
drainage works and ancillary works. 

The supporting Planning Statement provides the following introduction to the scheme as 
originally submitted:
“The proposed development comprises a high quality residential-led development, including:



- Up to 220 residential dwellings (C3);
- A hotel (C1);
- New access road off Salisbury Road;
- A school drop-off area;
- Enhancements to the Public Right of Way;
- Extensive open space, ecological habitats and landscaping including equipped play 

areas and amenity greenspace;
- A sustainable drainage system and balancing ponds; and
- Associated ancillary works and services including drainage infrastructure and roads.” 

(p9)

The proposed scheme has been amended during the course of the application, the key 
changes being:

- A reduced red line-boundary from 14.3ha to 13.9ha by removing a section of land 
west of the former railway line which is no longer required;

- A reduction in the number of dwellings for which outline planning permission is 
sought from 220 dwellings up to 175. This corresponds with a reduction in the 
residential development area from 7.6ha to 5.5ha.

- A revised landscape and design strategy.
- A revised ecological mitigation and enhancement strategy.
- A revised access design to provide additional highway width (increase of 5.5m to 6m) 

on the entrance to the site up to where the hotel is provided. 

The matters of ‘appearance’, ‘scale’, ‘layout’ and ‘landscaping’ are reserved for future 
consideration however the ‘access’ is to be considered as part of this application. An 
illustrative masterplan has been provided which shows how the site could be developed. 

Indicative Site Layout



The application is supported by the following reports:

- Design and Access Statement  
- Planning Statement, including Sustainable Design and Construction Strategy and 

Section 106 Draft Heads of Terms
- Transport Statement
- Travel Plan
- Statement of Community Consultation
- Phase 1 Geo-Environmental Report
- Utility Statement
- Topographical Survey

- Environmental Statement (ES):
- Flood Risk Assessment
- Ecological Assessment / Protected Species Survey
- Land Contamination Assessment
- Archaeological Assessment
- Waste Audit
- Landscape and Visual Impact Assessment
- Air Quality Assessment
- Utility Statement
- Groundwater Risk Assessment

In addition to the above, a series of parameter plans have been submitted in order to 
establish certain parameters and design principles to give more clarity to what is actually 
being proposed. These plans include a Land Use and Building Height Parameter Plan, 
Horizontal and Vertical Parameters Plan, and an Ecological Mitigation and Enhancement 
Plan. These plans clearly identify the areas of the site to be developed and set a limit for the 
height of the development due to its sensitive location within the AONB as discussed further 
below.    

6. Planning Policy

The National Planning Policy Framework (NPPF) with particular regard to Chapters 1 
‘Building a strong, competitive economy’, 4 ‘Promoting sustainable transport’, 6 ‘Delivering a 
wide choice of high quality homes’, 7 ‘Requiring Good Design’, 11 ‘Conserving and 
Enhancing the Natural Environment’ and 12 ‘Conserving and Enhancing the Historic 
Environment’.

The adopted Wiltshire Core Strategy, in particular:
- Core Policy 1 Settlement Strategy;
- Core Policy 2 Delivery Strategy;
- Core Policy 3 Infrastructure Requirements;
- Core Policy 14 Spatial Strategy: Marlborough Community Area; 
- Core Policy 40 Hotels, Bed & Breakfasts, Guest Houses and Conference Facilities;
- Core Policy 41 Sustainable Construction and Low-Carbon Energy;
- Core Policy 43 Providing Affordable Homes;
- Core Policy 45 Meeting Wiltshire’s Housing Needs;
- Core Policy 46 Meeting the Needs of Wiltshire’s Vulnerable and Older People;
- Core Policy 50 Biodiversity and Geodiversity;
- Core Policy 51 Landscape;
- Core Policy 52 Green Infrastructure;
- Core Policy 55 Air Quality;
- Core Policy 56 Contaminated Land;



- Core Policy 57 Ensuring High Quality Design and Place Shaping;
- Core Policy 58 Ensuring the Conservation of the Historic Environment;
- Core Policy 59 Stonehenge and Avebury World Heritage Sites;
- Core Policy 60 Sustainable Transport;
- Core Policy 61 Transport & Development;
- Core Policy 62 Development Impacts on the Transport Network;
- Core Policy 67 Flood Risk;
- Core Policy 68 Water Resources;
- Appendix A: Development Templates for Strategic Allocations;
- HC34 Recreation Provision on Large Housing Sites (Appendix D saved Kennet Local

Plan policy);
- HC37 Demand for Education (Appendix D saved Kennet Local Plan policy).

Community Benefits from Planning (March 2005) Supplementary Planning Guidance. 
This document provides guidance on how the Council will implement the above policies and 
secure benefits to existing and new communities from development through the use of 
planning obligations where necessary.

Wiltshire Local Transport Plan 2011 – 2016: Car Parking Strategy (March 2011).

Wiltshire and Swindon Waste Core Strategy 2006 – 2026 (July 2009). 

The North Wessex Downs Area of Outstanding Natural Beauty Management Plan 2014 
– 2019.

7. Consultations

Wales & West Utilities – No objection, general advice and guidance provided. 

Fisher German (Pipelines Protection) – No objection, general advice and guidance 
provided.

Thames Water – No objections, subject to conditions.

Environment Agency – No objection, subject to conditions. 

AONB Unit Officer – Object to the original and amended schemes on the grounds of the 
impact on the openness and character of the North Wessex Downs AONB.

Natural England – Objected to the original scheme. No objection is provided to the principle 
of the development however clarification is requested on a number of points which relate to 
matters that will be addressed at the reserved matters stage.  

Historic England – Recommended that the Local Planning Authority assess the proposal 
against paragraphs 134 and 137 of the National Planning Policy Framework as it is believed 
there will be some harm caused to designated heritage assets. 
 
Royal Society for the Protection of Birds (RSPB) – No objections, subject to a financial 
contribution towards the Stone-curlew Management Strategy. (NB this is covered by CiL)

The Campaign for the Protection of Rural England (CPRE) – Object, on the grounds of 
highway safety. The CPRE asked for a clear proposal for highway improvements if the 
application is to be given consent.

World Heritage Site Officer – No objection. 



Wiltshire Council Highways – No objections, subject to conditions and a section 106 
agreement to secure on-site and off-site highway improvement works. 

Wiltshire Council New Housing Team – No objection, provided 40% affordable housing is 
secured.  

Wiltshire Council Public Protection team – No objection, subject to conditions. 

Wiltshire Council Landscape and Design Officer – No objection to the amended scheme, 
subject to conditions.

Wiltshire Council Ecologist – No objection to the amended scheme, subject to conditions. 

Wiltshire Council Arts Development Officer – No objection, provided public art is 
integrated in to the site and a public art contribution is secured. 

Wiltshire Council Archaeologist – No objection, subject to conditions. 

Marlborough Town Council – Originally provided support for the development of 220 
houses and provided the following comments:

- Insistence on 40% affordable housing and clearer clarification on the provision of 
both affordable and social housing;

- There should be a further impact assessment on traffic involving all the relevant 
agencies, most particularly the Highways Agency;

- Access to the site remained a concern;
- An insistence on early and continued consultation with the Town Council on 

proposed S106/CIL agreements;
- Importance of retaining the predicted high quality design status through to 

development;
- Early consultation with the Town Council on the naming of the development.

Marlborough Town Council now objects to the amended development of 175 dwellings on 
the grounds that there has been insufficient resolution of existing and future traffic issues 
which will result from this development, i.e. including provision of a relief road.

Savernake Parish Council – Object to the original and amended schemes for the following 
reasons:

- The pressure on main road and site road has not been adequately considered;
- The scheme will have an adverse impact on local air quality;
- The scheme include inadequate parking provision;
- The scheme will put pressure on local health faculties which are already 

oversubscribed;
- Thames Water has raised concerns with the existing foul water infrastructure and 

ability to provide water to the development. The scheme should not have an impact 
on the town’s water supply;

- The site extends beyond the boundary identified within the Core Strategy.

The Parish Council would support a smaller scheme on the site. 

Wiltshire Police Crime Prevention Design Officer – No objection but requested more 
detail concerning the proposed levels of security to be adopted in respect of the perimeter 
security of the properties and of the physical security of the doors and windows to be 
adopted should planning be granted.

Wiltshire Fire & Rescue Service – Standard advice and guidance provided in order to 



improve the health and safety of the development and reduce property loss in the event of 
fire. 

The Ramblers Swindon & North East Wilts Group – “We do not support the proposed 
upgrading of MARL30 to provide a route for cyclists into the town centre.  We agree that a 
safe alternative to Salisbury Road is badly needed, but consider that MARL30 is not capable 
of providing a safe shared route for both cyclists and walkers because (a) the section 
between the houses in Upper Church Fields is too narrow and incapable of being widened 
sufficiently and (b) the section between Ducks Meadow and Orchard Road is too steep for 
cyclists and there is a "pinch point" beside the electricity sub-station.  A better route for 
cyclists, albeit longer, would be via Cherry Orchard and Isbury Road, the latter already 
forming part of NCN 403”.

8. Publicity

The application has been publicised via press and site notices and letters sent to properties 
within close proximity of the site. As a result of the publicity 1 letter has been received in 
support of the proposal, outlining that a sensitively designed scheme would result in an 
enhancement to the site and be an asset to the town, and 66 letters have been received 
raising the following concerns:

- The development will generate an unacceptable level of traffic;
- The existing highway network will be unable to cope with the additional traffic;
- Salisbury Road is already operating over its full to capacity
- Salisbury Road and George Lane roundabouts are already chaotic at peak hours;
- The development will increase parking pressure within the town;
- Pedestrian access to the town and Savernake Forest should be improved;
- The existing public transport facilities within the town are poor and unreliable;
- The development will have an adverse impact on local wildlife;
- The site is within an area of Outstanding Natural Beauty and should never be built 

on;
- The site is prominent and clearly visible over considerable distances; 
- The development will result in an aesthetic intrusion;
- The development which lacks serious architectural merit, would be a blot on a 

landscape that would be despoiled forever;
- The proposed development will adversely impact on Savernake Forest;
- The proposal will result in the overdevelopment of the site;
- The development will further aid the destruction of the historical feel of Marlborough 

as a market town;
- The proposal will result in the loss of valued green space for dog walkers;
- The development is too close to the bat sanctuary in the old railway tunnel;
- The development will result in water stress on the River Kennet;
- The development will add to existing flooding problems within the town;
- The development should be outside the Source Protection Zone;
- There is already a lack of local facilities within the town i.e. doctors, dentists etc;
- The proposed development will put pressure of local facilities i.e. doctors dentists, 

schools, etc which are already overstretched; 
- The oil and gas pipelines under this land have been recently sold to a Spanish 

company and as such, special dispensation needs to be agreed before any 
interference near this highly sensitive area;

- The development will make the lives of local residents unbearable;
- The development will result in noise pollution;
- To build so close to the row of bungalows in Cherry Orchard is unsympathetic to the 

residents, especially when considering the noise and light pollution created by a 
hotel;



- The infrastructure of Marlborough is not suitable or able to cope with the size of the 
development;

- Marlborough does not have enough employment opportunists for the residents of the 
development;

- There is no need for a hotel within the town;
- There are other more appropriate site for residential development within/adjoining the 

town;
- The site is more appropriate for industrial development, a hotel and a skateboard 

park;  
- The Crown Estate previously proposed an Industrial Estate on the site and an 

Inspector said during the Public Inquiry held in May 1990 that the land ‘should 
probably never be built on’. 

- Equally in recent years an application has been turned down with the inspector 
stating that this is land that should never be built on.

- No one listens to the calls for a rail link to be reconnected to Bedwyn and Salisbury 
which might have alleviated some of this coming congestion and chaos;

- There are moves afoot locally to apply for a large sports complex within or adjacent 
to this proposed development which is not appropriate;

- The site boundary is not correct near to nos.59, 58 & 60 - the borders to the gardens 
are clearly marked from the field by wire fencing

- Any decision on this scheme should be deferred until there has been a public 
consultation.

A petition with 500 signatures from people worldwide has been received with the following 
comments:

- “We, the undersigned, have signed this petition because we firmly believe that 
building on an area of Outstanding Natural Beauty and in an area of good, productive 
arable land in the UK to be virtually criminal. This is also home to a variety of wild 
creatures; bordering the near Savernake Forest and their habitat destruction and 
intrusion by so many houses and a hotel, will leave many species to die and a tenant 
farmer with loss of a livelihood. Arable fields are needed to sustain a growing 
population; building on this land is wholly wrong.”

The amended scheme was publicised via press and site notices and letters sent to 
properties within close proximity of the site and members of the public who originally 
commented on the scheme. As a result of the publicity one letter of support has been 
received stating that the amended proposals would respect the nationally important AONB 
which forms the setting for the town, and 29 letters have been received objecting to the 
application on the same grounds as noted above with particular focus on the impact on 
highway safety, local landscape character and the towns drinking water supply as the 
development would be within a Source Protection Zone, along with the pressure the 
development would put on educational and health care facilities within the town. One 
additional issue raised was the adverse impact the proposal would have on air quality. 

The concerns raised as a result of the public consultation period are all addressed within the 
following section.

9. Planning Considerations

9.1 Principle of Development 

Core Policy 1 ‘Settlement Strategy’ and Core Policy 2 ‘Delivery Strategy’ of the Wiltshire 
Core Strategy (WCS) outline a settlement strategy which identifies the settlements where 
sustainable development will take place to improve the lives of all those who live and work in 
Wiltshire. 



Marlborough is identified as a ‘Market Town’. Core Policy 1 outlines that “Market Towns are 
defined as settlements that have the ability to support sustainable patterns of living in 
Wiltshire through their 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”.

In order to direct development at a strategic level to the most suitable, sustainable locations 
and at appropriate times the area strategies contain an indicative housing requirement for 
each Community Area including the Principal Settlements and Market Towns (WCS, par 
4.26). Core Policy 14 ‘Spatial Strategy: Marlborough Community Area’ outlines that “over the 
plan period (2006 to 2026), approximately 920 new homes will be provided of which 680 
should occur at Marlborough, including land identified to the west of Salisbury Road for 
strategic growth”. 

The WCS allocates sites and broad allocations for growth that are strategically important for 
the delivery of the Plan for Wiltshire. The site which is the subject of this application at 
Salisbury Road is a strategic site and therefore there is a presumption in favour of residential 
development on this site for up to 220 dwellings. Core Policy 2 specifically mentions that 
proposals for residential development at the site will be supported in accordance with the 
Area Strategy outlined within Core Policy 14 and the requirements in the development 
templates presented within Appendix A of the WCS.

The development template for the site identifies the following key objectives: 
- To deliver housing growth to help maintain and enhance the town’s role as a service 

and tourist centre, and help to meet local needs.
- To deliver a high quality, sustainable and mixed use urban extension providing 40% 

affordable housing and a suitable mix of housing in line with core policies 45 and 46.
- Create development that relates well to the town, ensuring minimal impact upon 

Marlborough’s rich built, historic and landscape assets” (WCS, p248).

The supporting Planning Statement outlines how the proposed masterplan for the site has 
been developed through extensive consultation with the Local Planning Authority, local 
community and key stakeholders and outlines how it generally accords with the development 
template. The document outlines how the consultation influenced the illustrative masterplan, 
one of the key changes being the introduction of a hotel.  

A hotel was not identified within the development template for the site; however it has been 
included following discussions with the Town Council. The Planning Statement explains that 
“the hotel site was included in the masterplan following feedback from Marlborough Town 
Council who were keen to see such a facility delivered in the town following closure of Ivy 
House Hotel in 2011. Locating the hotel site just off the main entrance into the site is seen as 
the best location given direct access and frontage on to the A346/Salisbury Road and its 
relationship to neighbouring land uses, including Marlborough Business Park, Tesco and 
petrol filling station” (p10). 

The principle of providing a hotel is considered acceptable and in line with the aim of Core 
Policy 40 ‘Hotels, Bed & Breakfasts, Guest Houses and Conference Facilities’ of the WCS 
which states that new hotels will be supported within market towns, subject to not having a 
detrimental impact on the vitality of the town centre and where it avoids unacceptable traffic 
generation. The inclusion of a hotel use as part of the development is likely to support the 
local economy, tourism, businesses and vitality of the town centre rather than detract from it. 



In light of the above a residential (Use Class C3) and hotel (Use Class C1) development is 
considered acceptable in principle in terms of land use, however there are a number of key 
material planning considerations which will have to be taken into account to determine 
whether the site can be developed as proposed and these are discussed within the following 
sections. 

9.2 Layout, Density and Design

The application, as amended, seeks outline planning permission for up to 175 dwellings. The 
matters of ‘appearance’, ‘scale’, ‘layout’ and ‘landscaping’ are reserved for future 
consideration, however an indicative site plan has been provided to demonstrate that the site 
is capable of accommodating a hotel and 175 dwellings with the associated areas of open 
space and roads etc. 

The site will provide for up to 175 new dwellings on a net developable area of 5.5ha, which 
amounts to an average of 31.5 dwellings per hectare. The illustrative masterplan and 
subsequent land use parameters plan shows that 0.4ha of the site has been earmarked for a 
hotel development. The parameters plans also identify areas of green space, comprising 
children’s play areas, amenity space, landscaping, sustainable drainage (SuDS) and 
ecological habitats.

The density is considered appropriate for the site, however a detailed layout will be 
considered at the reserved matters stage should outline planning permission be granted 
along with the scale, design and appearance of the development. The Council’s Urban 
Design Officer has provided a series of recommendations to ensure a high quality designed 
scheme is submitted for consideration at the reserved matters stage. 

The illustrative masterplan has been designed to take account of the infrastructure of a 
number of utility providers that cross the site below and above ground which include: 

- Electricity - Scottish & Southern Energy
- Gas - Wales & West Utilities Ltd
- Water Supply - Thames Water
- Telecommunications - British Telecommunications (BT Openreach)
- Linesearch - Government Pipelines & Storage System (GPSS)

The Environmental Statement (ES) includes a Utility Statement which identifies any physical 
constraints that the existing utilities may pose on the proposed development and presents 
options for how they can be overcome. None of the utility providers have objected to the 
application but have provided advice and guidance to ensure their infrastructure is protected 
during the design, construction and operational phases of the development.  

9.3 Landscape & Visual Impact

The Countryside and Rights of Way (CRoW) Act 2000, under section 85 (1) places a duty on 
public bodies that, “In exercising or performing any functions in relation to, or so as to affect, 
land in an Area of Outstanding Natural Beauty, a relevant authority shall have regard to the 
purpose of conserving and enhancing the natural beauty of the area of outstanding natural 
beauty.” Great weight is also afforded to the protection of the AONB within both national and 
local planning policy. One of the core planning principles of the NPPF is to recognise the 
intrinsic character and beauty of the countryside. The NPPF outlines that the planning 
system should contribute to and enhance the natural and local environment by protecting 
and enhancing valued landscapes (par 109). 

Core Policy 51 ‘Landscape’ of the Wiltshire Core Strategy outlines that development should 
protect, conserve and where possible enhance landscape character and must not have a 



harmful impact upon landscape character. The policy requires applications to demonstrate 
how development proposals conserve and where possible enhance landscape character 
through sensitive design, landscape mitigation and enhancement measures. In relation to 
AONBs, the policy applies great weight to conserving and enhancing landscape and scenic 
beauty and requires applications to demonstrate that they have taken account of the 
objectives, policies and actions set out in the relevant Management Plan for the AONB. 

The supporting text to Core Policy 51 highlights that when determining proposals in AONBs 
great weight will have to be given to conserving the landscape and scenic beauty in 
accordance with paragraphs 115 and 116 of the NPPF. The NPPF states that AONBs have 
the highest status of protection in relation to landscape and scenic beauty and the 
presumption in favour of sustainable development does not apply within these areas. 
Paragraph 116 outlines that “planning permission should be refused for major developments 
in these areas except in exceptional circumstances and where it can be demonstrated they 
are in the public interest.’ Consideration of such applications should include an assessment 
of:

- the need for the development, including in terms of any national considerations, and 
the impact of permitting it, or refusing it, upon the local economy;

- the cost of, and scope for, developing elsewhere outside the designated area, or 
meeting the need for it in some other way; and

- any detrimental effect on the environment, the landscape and recreational 
opportunities, and the extent to which that could be moderated”.

The application site has been earmarked for residential development and identified as a 
Strategic Site in the WCS with the key objective of delivering housing growth to help 
maintain and enhance the town’s role as a service and tourist centre, and help to meet local 
needs. There is therefore a need to develop the site to meet the housing needs of town as 
identified within Core Policy 14 Spatial Strategy: Marlborough Community Area. The entire 
town is within the AONB therefore it must be recognised that the required level of residential 
development to meet the housing needs of the town must take place within the AONB. The 
effect of the proposed development on the environment and landscape character is 
discussed below along with the revisions to the scheme to limit the impact of the proposal on 
the natural beauty of the AONB.

The Council’s Landscape and Design Officer has carried out a detailed assessment of the 
proposed development and originally objected to the application. It was noted that “the 
application proposes the introduction of built development which is located too far up the 
southern slope of the application site’s western field. The resulting landscape and visual 
effects are considered to generate unacceptable and unnecessary harm to landscape 
character and visual receptors within the nationally designated North Wessex Downs 
AONB”.

The North Wessex Downs AONB Unit also objected to the original plans for the proposed 
development “on the grounds that it would fail to conserve and enhance the natural beauty 
of this nationally protected landscape, contrary to the purposes for which the area is 
designated and the statutory duty of regard placed upon the local planning authority under s. 
85 of the Countryside and Rights of Way Act 2000”. This view was also shared by Natural 
England who considered that the proposed development would have a significant adverse 
effect on the AONB.  

In light of the above observations, which were received as a result of the original 
consultation exercise, the proposed development has been amended. The extent of the 
residential development has been reduced from 7.6ha to 5.5ha by reducing the number of 
proposed dwellings from 220 to up to 175. A section of the development on the elevated 



land to the south has been removed and a parameters plan has been submitted to 
demonstrate that the revised site area can be developed without building heights exceeding 
the 160m AOD contour. The 160m AOD contour being the point at which glimpsed or partial 
views of buildings could otherwise have been possible from a number of viewpoints. 

The Council’s Landscape and Design Officer noted that “the additional and revised 
information helps to better illustrate and evidence the anticipated landscape and visual 
effects arising from proposed development of this nature at this location. While it is 
understood that the revised Masterplan is submitted for illustrative purposes only, it is 
unlikely that any subsequent detailed proposals could depart significantly from those 
currently illustrated due to existing development constraints, such as underground services 
and their associated easements and specific ecological and landscape mitigation 
requirements / required development parameters.

Based on the information submitted it is considered that a suitably worded planning condition 
stating that built development must not exceed ‘the existing 160m AOD contour’ in line with 
the submitted ‘Vertical and horizontal landscape parameters plan’ (Fig. 7) & ‘Land Use and 
Building Height Parameters Plan’ (Fig. 8) should prove effective in minimising and controlling 
the visual impacts of the proposed development within any subsequent detailed ‘Reserved 
Matters’ application proposal. This combined with the addition of the 20 metre wide southern 
tree belt and other ecological parameters will both constrain and restrict built development 
further south. 

These revisions and additions to the application proposal should give the Council the 
necessary comfort and control to ensure that development will not result in harm to wider 
landscape character or be visible from important visual receptors. The revised masterplan 
layout (Fig. 3) also increases the stand-off to Savernake Forest, which better conserves the 
visual and physical setting to the forest and removes the urban influence of new built form on 
the higher land from longer distance visual receptors i.e. Marlborough Common (north), from 
further afield (north–west) and also from the college road junction (west).”

The Landscape and Design Officer is therefore in support of the scheme subject to a 
condition to ensure the site is developed within the confines of the parameters plan which 
includes:

- Vertical built development parameters; namely the maximum ceiling of the 
developable area set at 160m AOD.

- The position and extent of ecological buffer zone/s. 
- The position and extent of the new woodland belt on existing contours (thus limiting 

the southern extent of any cut or fill).
- The position of the developable area and structural open spaces.  

The overall conclusion of the Landscape and Design Officer is that “the revised outline 
development proposal within these stated development parameters could be effectively 
accommodated at this application site without generating harm to wider landscape and 
visual interests”.

The North Wessex Downs AONB Unit objects to this application on the grounds of the likely 
impact on landscape character over a wide area, and on nature conservation. The AONB 
Unit is of the opinion that the development does not accord with paragraphs 115 and 116 of 
the NPPF and the WCS. It is recognised that a large part of the site is allocated for 
development in the adopted Core Strategy, however the AONB Unit feels that the proposed 
development should not extend beyond the boundary identified within the WCS and indeed 
could be a smaller site area. The Inspector’s report on the examination of the WCS noted 
that there is a degree of uncertainty as to the what will be the effective built boundary of the 



proposed site and thus the master planning process should be used to define the southern 
boundary of the site with the aim of minimising the landscape impacts of any development.    

The AONB unit accepts that the revised proposals would reduce the likely impact compared 
with the earlier submission, however they feel that “the landscape justification for the revised 
proposals remains fundamentally flawed because it implies that localised impact on 
landscape character and special qualities is not significant if (as is claimed) development 
does not compromise the wider landscape.  Every part of the AONB enjoys the same 
protected status.  Inevitably, development of the allocated site will result in major negative 
impact on the designated landscape. The objective should be to confine this visual impact to 
as small a part of the AONB as possible. The key to this is heights, and specifically the 
contours above which development will or will not be visible from a wider area”. It is 
therefore recommended that any development and associated lighting should not extend 
beyond the 150m AOD contour line as development above is “very likely to give rise to 
unacceptable impacts on the wider protected landscape”. 

The proposed urban development of this site will obviously result in a permanent change in 
land use and the character of the site and its immediate environs, resulting in change from 
agricultural use and character to that of urban development. However, it is considered that 
by confining the development to below the 160m AOD contour line the development would 
not generate harm to wider landscape and visual interests. The need to develop the site was 
considered by the Inspector during the examination of the WCS. The Inspector’s report 
states that some development at the Salisbury Road Strategic Site is justified and clearly 
preferable to alternative location surrounding the town. The Inspector further noted that a 
meaningful contribution should be made to the overall needs of the East HMA and the town 
itself but “the figure of 220 new homes should not be considered a minimum and any 
development must have regard to any appropriate site specific Landscape and Visual 
Assessment which should inform the final scheme that is promoted” (par 277). An 
assessment of the submitted LVIA and independent analysis of the proposed scheme by the 
Council’s Landscape and Design Officer has resulted in changes to the scheme originally 
proposed and a reduction to the site area and number of dwellings. This directly accords 
with the comments of the Inspector and the WCS development template which states that “a 
Landscape and Visual Impact Assessment (LVIA) will enable the southern boundary of the 
site (as shown on the proposals map) and its treatment to be further refined via the planning 
application process.”

The North Wessex Downs AONB Management Plan 2014-19 seeks to “ensure that all 
development in or affecting the setting of the AONB conserves and enhances the character, 
qualities and heritage of the North Wessex Downs landscape” and “encourage all proposals 
for new development, redevelopment and re-use to conserve and enhance the natural 
beauty of the North Wessex Downs. Oppose forms of development that fail to conserve and 
enhance the character and quality of the AONB and its setting and to make reference to the 
AONB’s published guidance” as highlighted within the consultation response from the AONB 
Unit. As noted above, the proposed development will result in a permanent change in land 
use and to character of the site and its immediate environs, resulting in change from 
agricultural use and character to that of urban development. The proposed development 
would have an impact on the openness and character of the AONB and would therefore not 
comply with the overarching aim of the AONB Management Plan which is to conserve and 
enhance the natural beauty of the area. There are however exceptional circumstances which 
justify development at the site, in preference to other site surrounding the town, and the 
impact on the landscape has been moderated through the revisions to the scheme. It is 
considered that by confining the development to below the 160m AOD contour line the 
development would not generate harm to wider landscape and visual interests. As such, the 
proposed scheme is considered to comply with paragraphs 115 and 116 of the NPPF and 
Core Policy 51 of the WCS. 



The AONB Unit also comment on the proposed layout and proposed mitigation measures. 
The layout however is currently indicative as outline planning permission is sought only. The 
details of appearance’, ‘scale’, ‘layout’ and ‘landscaping’ will be considered at the reserved 
matters stage should outline planning permission be granted. Natural England outlined 
within their revised consultation response that the changes made to the application will 
significantly reduce the landscape and visual impact of the development however they also 
raised issues in relation to the layout and proposed adequacy mitigation measures. The 
layout and detailed landscape management plan will be considered in detail at the reserved 
matter stage. 

The Local Planning Authority has had regard to the purpose of conserving and enhancing 
the natural beauty of the area of outstanding natural beauty as required by the CRoW Act 
2000. The impact on the character and appearance of the landscape and scenic beauty of 
the AONB is one of the key constraints to development of the site and this has been 
considered in detail, with the plans suitably amended and all tests applied which is evident 
from the discussion above.    

9.4 Ecology

The NPPF advises that when determining planning applications, local planning authorities 
should aim to conserve and enhance biodiversity (par 118). Furthermore, Core Policy 50 
‘Biodiversity & Geodiversity’ of the WCS outlines that all development proposals must 
demonstrate how they protect features of nature conservation and geological value as part 
of the design rationale. There is an expectation that such features shall be retained, 
buffered, and managed favourably in order to maintain their ecological value, connectivity 
and functionality in the long-term. Furthermore, the policy specifies that all development 
should seek opportunities to enhance biodiversity. Major development in particular must 
include measures to deliver biodiversity gains through opportunities to restore, enhance and 
create valuable habitats, ecological networks and ecosystem services.

The site is within a very sensitive area as highlighted by the Council’s Ecologist – “the site is 
almost immediately adjacent to the Savernake Forest SSSI, designated for its ancient 
woodland habitat which supports a range of protected species including rare species of bat 
which are included on Schedule II of the EU Habitats Directive, a significant population of 
dormice (also a European Protected Species), together with other rare mammals, birds, 
reptiles and invertebrates. The edge of Savernake Forest SSSI is separated from the 
application site along its north eastern edge only by the width of Salisbury Road which 
carries a single lane of traffic each way. Significant numbers of records exist for bats 
hibernating in the disused Marlborough Railway Tunnel, (to the south of the proposed site) 
which is also known as an important swarming site for myotis bat species, having been 
recorded for the last 20 years by Wiltshire Bat Group. The number of bats recorded using 
the tunnel over winter meets the criteria for designation as SSSI, the LPA must treat the 
tunnel and associated habitats likely to be used by commuting bats with the same regard as 
if it was designated SSSI”.

The Council’s Ecologist originally objected to the proposed development as the mitigation 
measures were considered insufficient to ensure that wildlife populations, especially 
European Protected Species would not be adversely impacted as a result of the proposal. 
However, the Ecologist recognised that the site has been allocated for housing within the 
WCS and is potentially developable in such a way as to avoid adverse impact to protected 
habitats and species. Natural England also originally objected to the application on 
landscape grounds but did also indicate that they are particularly concerned with the impacts 
of the proposed development on bats using Savernake Tunnel.



The layout of the scheme has been amended to address the above concerns and further 
information has been submitted to demonstrate that the site can be developed without 
harming protected habitats and species. An ‘ecological and enhancement plan’ has been 
submitted which includes a 20m wide belt of tree planting running parallel with the southern 
extent of built development, a 110m wide area of wildflower grassland to the south of the 
site, the provision of a fence and gate across the disused railway line are designed to 
prevent public access to the railway tunnel, the provision of a close boarded fencing on the 
western boundary of the residential area to discourage human disturbance of the 
Marlborough Tunnel along with stock proof fencing on both the western and eastern 
boundaries of the ecological mitigation area to ensure its protection.  

The Council’s Ecologist is pleased that the area of built development has been pulled down 
the southern slope of the site which leaves a larger area between the edge of development 
and the northern portal of the Marlborough Railway Tunnel, an important bat hibernation site 
located to the south-south-west of the application site. The current mitigation proposal will 
provide a darkened corridor linking Savernake Forest with the disused railway tunnel. If the 
proposed fencing is installed and a lighting plan is submitted and approved the Council’s 
Ecologist considers that the scheme “will now offer appropriate and sufficient mitigation for 
bats commuting between the forest and the tunnel and will retain a foraging area between 
the two sites. In addition, the retained hedgerows bisecting the site will offer continued 
foraging routes across the site, although a robust lighting plan will be key to the success of 
this route for bats. It is also vital that these areas are not diminished from their present 
volume”. 

In relation to dormice, the mitigation area set aside for bat commuting and foraging at the 
southern edge of the site will also provide some dormouse habitat by planting of suitable 
trees which can be dealt with in an ecological management plan for the site at reserved 
matters. Reptile mitigation is also now proposed within the bat mitigation area, associated 
with the hedge bottoms and the wildflower meadow planting. The Council’s Ecologist noted 
that areas of hazel coppice would deliver greater benefits to a more diverse range of wildlife 
species. However, the precise mitigation measures and planting can be dealt with at 
reserved matters through the proposal and agreement of a landscape and ecological 
management plan. The plan will have to identify who will be responsible for management 
and include realistically achievable management prescriptions. These factors should 
influence the design of the management plan in order to ensure its effectiveness

The revised scheme does not remove the need for a European Protected Species licence 
from Natural England. The Local Authority is required to consider the likelihood of a licence 
being granted bearing in mind the three tests set out in Regulation 53 of the Habitats 
Regulations, namely:

i. The consented operation must be for “preserving public health or public safety or 
other imperative reasons of overriding public interest including those of a social or 
economic nature and beneficial consequences of primary importance for the 
environment”; and

ii. There must be “no satisfactory alternative”; and
iii. The action authorised “will not be detrimental to the maintenance of the population of 

the species concerned at a favourable conservation status in their natural range

The Council’s Ecologist originally indicated that the proposal did not provide sufficient 
mitigation for dormice and that a derogation licence from Natural England would likely be 
refused. However, the revised scheme provides sufficient mitigation measures and therefore 
addresses the original concerns. The development will be of a significant economic and 
social benefit to the local population. The development will be in accordance with the aim of 



both local and national planning policy which seeks to boost housing delivery. There is a 
genuine need for housing within the area and the proposed scheme will help meet this need 
through the delivery of the strategic site which is fundamental to the delivery of the 
residential development strategy of the WCS.     

In light of the above, the Council’s Ecologist is in support of the amended scheme subject to 
conditions to ensure:

- The development is designed and carried out in accordance with the ‘ecological 
mitigation and enhancement plan’;

- The submission and approval of a Landscape and Ecological management plan; and
- The submission and approval of a lighting plan showing that a level of no more than 

1 lux is achieved at all hedgerows, tree lines or other features designed to enhance 
biodiversity. 

The above conditions will be added to any outline planning permission to ensure the scheme 
is in compliance with the NPPF and Core Policy 50 of the WCS. Natural England support the 
recommendation of the Council’s Ecologist and the imposition of the aforementioned 
conditions will ensure their concerns are addressed. 

9.5 Impact on Heritage Assets 

One of the core planning principles of the NPPF is to conserve heritage assets in a manner 
appropriate to their significance, so that they can be enjoyed for their contribution to the 
quality of life of this and future generations (par 17). The NPPF defines a ‘Heritage Asset’ as 
“a building, monument, site, place, area or landscape identified as having a degree of 
significance meriting consideration in planning decisions, because of its heritage interest. 
Heritage asset includes designated heritage assets and assets identified by the local 
planning authority (including local listing)”.

Core Policy 58 ‘Ensuring the Conservation of the Historic Environment’ of the WCS specifies 
that heritage assets include Listed Buildings, Conservation Areas, Scheduled Ancient 
Monuments, Registered Parks and Gardens, Registered battlefields, World Heritage Sites, 
Non-designated heritage assets such as buildings and archaeological sites of regional and 
local interest. The policy seeks to ensure that developments protect, conserve and where 
possible enhance the historic environment. Designated heritage assets and their settings will 
be conserved, and where appropriate enhanced in a manner appropriate to their 
significance.

The ES includes a chapter on the Historic Environment which considers the impact of 
proposed development on non-designated heritage assets for an area within 1km of the site 
and designated heritage assets (indirect effects) within 5km from the site boundary. The ES 
has identified that there are no designated heritage assets within the site itself, however 
there are a number of heritage assets within the search area:

“The Grade II listed building of Salisbury Road Lodge Gate is in close proximity (some 
250m) to the east of the site, on the opposite side of the A346 Salisbury Road. This forms 
the northern gateway into the extensive Grade II* registered park and garden of Tottenham 
House and Savernake Forest (1000472), the boundary of which is contiguous (in part) with 
the eastern boundary of the Site 

There are 430 listed buildings within the 5km study area, of which some 250 are in 
Marlborough; 176 of these within Marlborough Conservation Area, approximately 440m to 
the north of the Site. These are also the nearest listed buildings to the Site other than 
Salisbury Road Lodge Gate.



The nearest scheduled monument to the Site is Castle Mound (1005634), locally known as 
‘the mount’, which is located some 730m to the north-west of the Site, in the grounds of 
Marlborough School. The monument comprises the remains of the motte of an 11th century 
Royal castle, which is thought to have been constructed over a prehistoric barrow. The 
grounds to the school are also designated as a Grade II registered park and garden – 
Marlborough College (1001239).

The World Heritage Site (WHS) of Stonehenge, Avebury and Associated Sites lies some 
4.3km to the west northwest of the Site at its nearest point, with the WHS then extending to 
the west over Fyfield Down, along the Wessex Ridgeway to Avebury and widening out to the 
south to encompass West Kennett” (p102 of the ES).

It is evident that the proposed development has the potential to affect a number of the 
aforementioned heritage assets. The duty placed on the Council under sections 66 of the 
Planning (Listed Building and Conservation Areas) Act 1990 is the requirement to have 
special regard to the desirability of preserving the listed building or its setting or any features 
of special architectural or historic interest which it possesses.

The NPPF outlines government policy towards the historic environment. Section 12 
“Conserving and Enhancing the Historic Environment” sets out an overall aspiration for 
conserving heritage assets. In particular paragraph 132 which states that “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. The more important the asset, the 
greater the weight should be.  Significance can be harmed or lost through alteration or 
destruction of the heritage asset or development within its setting”.

This is reflected within the ES which outlines that “developments can affect the ‘heritage 
significance’ of heritage assets by both direct physical effects and changes to setting, which 
are often considered as indirect effects. Direct effects may therefore occur on any features 
that are known to be or could be within areas where ground may be directly disturbed as a 
result of a development, or where changes may result from development, such as alterations 
to drainage and soil conditions. Changes to setting, for example through changes to views or 
landscape character may have a bearing on the heritage significance of an asset”.

The NPPF defines ‘setting’ as “the surroundings in which a heritage asset is experienced. Its 
extent is not fixed and may change as the asset and its surroundings evolve. Elements of a 
setting may make a positive or negative contribution to the significance of an asset, may 
affect the ability to appreciate that significance or may be neutral” (Annexe 2).

The ES recognises that there is the potential that the change at the site from arable land to 
built development could affect the setting of some of these heritage assets. The ES identifies 
the historic environment effects and provides an evaluation of their significance. The overall 
conclusion as noted within the ES Non-Technical Summary is that “the assessment has 
found that none of these effects are likely to be significant for the reasons summarised 
below. 

- Effects on Tottenham House and Savernake Forest registered park and garden, 
would not be significant as views of the proposed development would be limited to 
those from part of the northern edge of the park, from where the proposed 
development would be seen alongside Marlborough Business Park and therefore 
would have little bearing on the asset; 

- Effects on Salisbury Road Lodge Gate listed building would be not significant as the 
proposed development would form just one part of its overall setting, which already 
comprises an urban edge as it is located on the outskirts of Marlborough; 



- Marlborough Conservation Area has very limited views towards the site. Where 
changes to views have been identified, the development would be seen against the 
urban extent of the town and over a distance where the character of the proposed 
development would be difficult to discern against the rest of Marlborough, reducing 
the potential for any discernible contrast in character. Therefore effects would be not 
significant; and 

- Effects on the setting of several scheduled monuments (Earthworks on Marlborough 
Common, Village settlement on Barton Down, Enclosure on Ogbourne Down and 
Bowl barrow 500m west of The Row) would not be significant largely because of the 
distance between the Site and the scheduled monument, which means that the 
proposed development would form a very small part of the overall setting of the 
asset.” (p7). 

Historic England identified the key heritage assets which the development may affect within 
their consultation response which included the Marlborough town centre and the 
Conservation Area, Tottenham House and Savernake Forest (a Grade II* registered Historic 
Park and Garden). Historic England concluded that “the impacts of this development on the 
registered Park of Savernake Forest will have some impact on its setting, this is borne out by 
the proximity of the development to the edge of the Forest and how this is read in distant 
views from the hills on the north side of the town. The impact will be particularly exaggerated 
at night when the night glow from the additional lights in this part of the landscape will impact 
upon the dark skies that surround the Park and contribute to its rural setting.”

In terms of the town centre Conservation Area and the listed buildings within the High Street, 
Historic England believe that there will be some views and glimpses out of the High Street 
towards this site. Historic England feels that the development could have a detrimental 
impact on the views and glimpses out of the town centre, being especially noticeable at night 
from light spillage. 

Historic England therefore suggested that there will be some harm caused to the setting of 
the western end of Savernake Forest registered park and some negative impact on the 
overall visual appreciation of the town’s setting and the character and appearance of the 
conservation area. As such, Historic England noted that the Local Planning Authority should 
assess the development against paragraphs 134 and 137 of the NPPF.

The Council’s Conservation Officer, in line with the recommendation from Historic England, 
requested further information/photomontages to help establish whether the proposal would 
have a harmful impact on the identified heritage assets and the significance of the harm. An 
amended scheme was subsequently submitted with an ES Addendum and reference to the 
issues raised in relation to the impact of the proposal in heritage assets. As noted above, the 
scheme has been reduced from 220 dwellings to 175 and the applicant feels that this has 
further reduced the impact on surrounding heritage assets. 

Historic England is pleased to see that a reduction in the number of housing units has been 
achieved by restricting the development to below the 160m contour line of the hill.  However, 
they noted that they are still unable to assess the full impacts of night sky glow and other 
potential visual impacts from ridge lines of new buildings on the surrounding heritage assets. 
It was therefore requested that this work is still undertaken. Without a full VIA on the 
adjacent heritage assets, we believe that this scheme does not meet the requirements of 
Paragraph 128 of the NPPF. “Should this information not be forthcoming, we remain of the 
view that there will be some harm caused to the designated assets as already outlined 
above and as such the scheme should be judged against paragraphs 134 and 137 of the 
NPPF”.



Paragraph 128 of the NPPF outlines that “in determining applications, local planning 
authorities should require an applicant to describe the significance of any heritage assets 
affected, including any contribution made by their setting. The level of detail should be 
proportionate to the assets’ importance and no more than is sufficient to understand the 
potential impact of the proposal on their significance”. The application is supported by an 
Environmental Statement which includes a detailed analysis of the impact of the proposal on 
heritage assets. The Local Planning Authority feels that the development does accord with 
paragraph 128. The scheme however will have to be assessed against paragraphs 134 and 
137 as advised by Historic England.

As such, in having special regard to the desirability of preserving the setting of the 
surrounding heritage assets, the Council’s Conservation Officer is of the opinion that the 
development would affect the setting of the grade II listed building of Salisbury Road Lodge 
Gate and the grade II* registered park and garden of Tottenham House and Savernake 
Forest as they are located directly adjacent to the site. 

Historic England indicated that “Tottenham Park and Savernake Forest lie immediately to the 
south-east of Marlborough, and originated as a medieval hunting forest. Its western 
boundary closely follows the A346, which runs south from Marlborough. The site of c 1600ha 
comprises of walled and ornamental gardens, parkland, and woodland. The historic park 
forms part of the rural landscape and setting to Marlborough town, although the western 
edge of it is next to a substation and pumping station, both are relatively well concealed by 
existing planting and topography” (Historic England).  The Conservation Officer is of the 
opinion that the development would cause less than substantial harm to these designated 
heritage assets as the development would be further erode the green wedge between the 
existing built up are of the town and the heritage assets and therefore impact on their setting. 
The development would be built in close proximity to the forest and views of the forest, in 
particular from views from the public right of way within the site, would be obscured by the 
development. 

Paragraph 134 of the NPPF advises that “where a development proposal will lead to less 
than substantial harm to the significance of a designated heritage asset, this harm should be 
weighed against the public benefits of the proposal, including securing its optimum viable 
use”. The Council’s Conservation Officer is of the opinion that the proposal would lead to 
less than substantial harm to the Salisbury Road Lodge Gate and Tottenham Park and 
Savernake Forest as the development would affect their setting. However, it is considered 
that the public benefits of the scheme far outweigh the less than substantial harm to the 
heritage assets. The application site has been earmarked for residential development and 
identified as a Strategic Site with the key objective of delivering housing growth to help 
maintain and enhance the town’s role as a service and tourist centre, and help to meet local 
needs. There is a need to develop the site to meet the housing needs of town as identified 
within Core Policy 14 Spatial Strategy: Marlborough Community Area. The provision of up to 
175 dwellings, including an element of affordable housing, would result in significant social 
and economic benefits and overall public benefits to the town. 

In relation to the impact on the Outstanding Universal Value (OUV) of the Avebury World 
Heritage Site. The ES Addendum includes a photograph from the World Heritage Site to 
demonstrate that the site is not visible. The World Heritage Site Coordination Unit noted that 
that the new Zone of Theoretical Visibility does not extend to the full area of the World 
Heritage Site (WHS) landscape but only as far as the eastern tip of the WHS. It was noted 
that the evidence provided by the developer is inadequate to demonstrate that full account 
has been taken of the impact of the proposed development on the WHS and its setting. The 
applicant’s agent subsequently contacted the World Heritage Site Coordination Unit to 
discuss their concerns and provide further details to demonstrate that the visual effects 
associated with the proposed development upon the WHS will be negligible/non-existent as 



they will be imperceptible to the naked eye given the distance (over 6km from the site) 
involved and intervening existing woodland which is already in place.  

Core Policy 59 ‘Stonehenge and Avebury World Heritage Sites’ outlines that the Outstanding 
Universal Value (OUV) of the World Heritage Site must be sustained and paragraph 137 of 
the NPPF outlines that Local Planning Authorities “should look for opportunities for new 
development within Conservation Areas and World Heritage Sites and within the setting of 
heritage assets to enhance or better reveal their significance. Proposals that preserve those 
elements of the setting that make a positive contribution to or better reveal the significance 
of the asset should be treated favourably”. The World Heritage Site later indicated that 
“despite the lack of completely comprehensive evidence ..., from a review of the data 
provided it seems unlikely that the proposed development would have a significant harmful 
impact on the WHS and its OUV”. 

In relation to archaeological remains, the application indicates that the site “was part of 
Savernake Forest in the medieval period; in 1200 AD the forest covered an area of some 
100 square miles. By the early post-medieval period the Site was farmland and was likely 
part of the landholding belonging to St Margaret’s Priory, part of the Gilbertine Order; the 
priory formerly stood to the north-east of the Site on the east side of the Salisbury Road in 
Marlborough. Archaeological evaluation has established the presence of finds and features 
of Late Neolithic and Iron Age within the Site but it is unlikely that there is any archaeological 
interest for the periods following prehistory” (p6 ES non technical summary).

The Council’s Archaeologist has indicated that the proposed development site has been 
subject to a staged process of archaeological investigations and the results incorporated into 
the Environmental Statement. The investigations have established that archaeological 
remains survive within the site. At the northern end of the site evidence for early prehistoric 
human activity is present in the form of deposits and pits preserved beneath the colluvium in 
the valley bottom; at the southern end of the site evidence of Iron Age activity is represented 
by a cluster of pits and ditches. The Council’s Archaeologist stated that the extent of the 
mitigation of archaeological remains impacted by the proposals will depend on detailed 
design and therefore recommended that a programme of archaeological investigation is 
made a condition of planning permission. This will be added to the planning permission to 
ensure the heritage asset is protected and/or recorded.  

9.6 Environmental Impacts, Flood Risk & Drainage

The ES highlights that the site sits within the catchment of the River Kennet, although no 
watercourses flow across the site. The majority of the site is covered by a thin soil directly 
beneath which is the Chalk bedrock. The water table in the Chalk is located approximately 
14 to 25 metres below ground level. 

9.6.1 Groundwater Protection & Land Contamination

The ES outlines that “the southern part of the Site is within the Inner Source Protection Zone 
for a groundwater borehole from which water is abstracted to provide a public water supply 
for the town of Marlborough. This makes this part of the Site vulnerable to pollution or 
ground disturbance. Therefore several measures have been incorporated into the proposed 
development with the objective of avoiding such effects, including adherence to guidance 
prepared by the Environment Agency. With these measures in place significant effects on 
the drinking water supply are not likely” (p12 Non Technical Summary). 

The Environment Agency (EA) indicated that the Source Protection Zone is vulnerable to 
pollution and therefore requires careful protection from contamination. The EA has however 
reviewed the Phase One Contaminated Land Desk Study for this site and concur with the 



site investigation that there is little evidence of contamination of groundwater quality from the 
previous uses of this site. The main issue with this site from the perspective of groundwater 
quality is future uses of the site given that it lies within a Source Protection Zone and that 
some major oil pipelines run through the site. Whilst the EA does not consider that further 
investigation is necessary, given the sensitivity of the site it has been recommended that the 
baseline water quality should be established in case contamination of the public water 
supply occurs. A series of conditions have therefore been recommended to secure the 
required information and to prevent the pollution of the Source Protection Zone which will be 
imposed on any permission.  

- a remediation strategy if contamination is found on site during construction;
- no infiltration of surface water drainage into the ground unless permitted by the 
LPA;
- no foundation designs using penetrative methods unless permitted by the LPA;
- a strategy for long-term monitoring and maintenance in respect of contamination 
including a timetable of monitoring;

Core Policy 68 ‘Water Resources’ of the WCS outlines that development proposals within a 
Source Protection Zone must assess any risk to groundwater resources, and groundwater 
quality and demonstrate that these would be protected throughout the construction and 
operational phases of development. The application includes an indicative surface water 
drainage strategy which has been designed to prevent pollution of the Source Protection 
Zone, as detailed below within section 9.6.2 below, during the operational phase of the 
development. A Construction Management Plan will be required to demonstrate no pollution 
of the Source Protection Zone during the construction phase and will be secured via a 
condition of any planning permission.  

Thames Water provided a map of the precise location of the ‘Preshute Without Water 
Pumping Station’ and the easements and wayleaves running throughout the site. Thames 
Water will require assurances that their assets will not be affected by the proposed 
development and therefore recommended an informative be added to the planning 
permission to advise the developer to get in contact to discuss the development in detail.

In addition to the protection of their assets within the site, Thames Water also recommended 
the submission and approval of a Groundwater Pollution Prevention Strategy in order to 
ensure the protection of groundwater and its abstraction for potable water supply to include: 

1. Surface and foul drainage design (design and maintenance), 
2. Construction management, 
3. Foundation design, 
4. Use of pesticides and fertilisers, 
5. Details of a programme of groundwater monitoring to cover the pre-construction, 

construction and post-construction phases. 
6. The location and routing of a permanent borehole discharge pipe, 

A number of the points raised overlap with the conditions recommended by the EA and the 
Council’s Land Drainage Engineer. The need to submit a surface and foul drainage scheme 
will be a requirement of the planning permission as discussed within section 9.6.2 below. A 
Construction Management Plan will also be a condition of the outline planning permission as 
noted above. 

The points raised in relation to foundation design and a programme of groundwater 
monitoring can be covered by individual conditions to ensure they reflect the requirements of 
Thames Water and the Environment Agency. The information within the individual conditions 
will form a comprehensive Groundwater Pollution Prevention Strategy as required by 
Thames Water. 



The request for a long term operational management plan defining the use of pesticides and 
fertilisers will not be a condition of the planning permission. The Local Planning Authority has 
no control over the use of pesticides and fertilisers for the current agricultural use of the land 
and the proposed development will change the use of the land to a residential and hotel use. 
There will be a condition on the planning permission to control the future management and 
maintenance of the landscape areas on the site. 

The final point raised by Thames Water relates to new disposal route facilities. Thames 
Water is currently progressing with the design for a new installation of permanent discharge 
facilities. This is to enable the flushing of its boreholes and is likely to run from within the 
‘pumping station’ compound to a suitable location within the local environment. This is likely 
to require a new pipe installation across the site of the proposed development. It is likely this 
new installation will be progressed within the next two years (from 2015). The route of this 
new pipeline has yet to be determined and hence the close liaison requirement between the 
developer and Thames Water Asset Planning is required. An informative will therefore need 
to be added to the outline planning permission to cover this issue and it will be 
recommended that the location and routing of a permanent borehole discharge pipe be 
shown on the proposed layout at the reserved matters stage. 

In relation to land contamination, a Phase 1 Contaminated Land Assessment is submitted as 
part of this planning application which shows limited potential for soil and groundwater 
contamination. The report does recommend further work to monitor the site for ground gas 
and as such the Council’s Public Protection team requested this information prior to the 
determination of the application. As a result, a Phase 2 Geo-environmental Ground 
Investigation report was submitted on the 23rd June 2015. The  Council’s Public Protection 
team has reviewed the report and based on the information within the report has no 
concerns with regard to contamination and therefore does not want any conditions applied in 
lieu of this matter.

9.6.2 Flood Risk, Surface Water & Drainage

The site is located within Flood Zone 1 (the lowest level of risk); nevertheless the application 
is supported by a Flood Risk Assessment which concludes that the site is currently at very 
low risk of fluvial flooding, groundwater flood risk, sewer flood risk or surface water flood risk. 
The ES outlines that the high permeability of the Chalk aquifer underlying the site and the 
depth to groundwater make the likelihood of a flood event low.

Core Policy 67 ‘Flood Risk’ of the WCS outlines that all new development will include 
measures to reduce the rate of rainwater run-off and improve rainwater infiltration to soil and 
ground (sustainable urban drainage) unless site or environmental conditions make these 
measures unsuitable. The EA noted that surface water run-off should be controlled as near 
to its source as possible with sustainable drainage systems (SuDS). This reduces flood risk 
through the use of soakaways, infiltration trenches, permeable pavements, grassed swales, 
ponds etc. SuDS can also increase groundwater recharge, improve water quality and 
provide amenity opportunities. 

In accordance with Core Policy 67 the proposed indicative drainage scheme includes a 
range of measures to reduce the rate of rainwater run-off alongside a sustainable drainage 
system (SuDS) to allow on-site storage and infiltration to soil and ground: 

The SuDS measures are set out in the Flood Risk Assessment (incorporating Drainage 
Impact Assessment) submitted as part of the planning application and comprises:

- Private soakaways, sending roof run-off straight to ground via a sealed system;



- Lined swales and engineered ponds, with no infiltration, to convey water to the north 
east of the site;

- Two infiltration SuDS ponds west of the site access to allow water to infiltrate and 
disperse outside of the Source Protection Zone 1 (SPZ1). (p26)

The Council’s Land Drainage Engineer did request further information in relation to the 
proposed drainage strategy which included permeability testing to BRE365 and possible 
ownership / maintenance regimes. The required information was submitted by the applicant 
and the Drainage Engineer is now satisfied that an appropriate drainage scheme can be 
installed at the site to serve the development. The proposed drainage scheme will comply 
with current guidance and promote the use of sustainable drainage systems as far as is 
reasonably possible.

The proposed surface water drainage strategy complies with the principles outlined by the 
EA and Core Policy 67 and will ensure that there is no likely significant effects on the public 
drinking water supply. A detailed surface water strategy will be required at the reserved 
matter stage (as requested by Thames Water, the EA and the Council’s Land Drainage 
Engineer) and will be secured via a condition of any planning permission. A s106 agreement 
will also be required to secure the long term maintenance of the surface water drainage 
scheme. The EA highlighted that   failure to maintain surface water drainage schemes could 
result in increased flood risk to the development and elsewhere.

In terms of the disposal of foul drainage, the application specifies that this will be via the 
main sewer. The Council’s Land Drainage Engineer indicated that the sewerage undertaker 
will need to be consulted regarding potential spare capacity within the public system or 
whether off site works are required to allow this site to be served. 

Thames Water has identified an inability of the existing waste water infrastructure to 
accommodate the needs of the proposed development. Thames Water is therefore working 
to understand the extent of impact this development site will have on the existing network to 
identify a local solution to ensure no detriment. Thames Water therefore advised that should 
the Local Planning Authority look to approve the application a 'Grampian Style' condition 
should be imposed on the permission to ensure the necessary infrastructure is in place to 
serve the development prior to the construction of the development. 

This condition will ensure that waste water infrastructure is updated before the development 
can be connected. If an agreement cannot be reach between the developer and Thames 
Water the condition will not be discharged and the development will not proceed. However, 
the developer is already liaising directly with Thames Water to ensure the required strategic 
solution is identified and the relevant infrastructure put in place to serve the development. 

In terms of water supply to the development, Thames Water has indicated that the existing 
water supply infrastructure has insufficient capacity to meet the additional demands for the 
proposed development. However, the Planning Statement outlines that “the Crown Estate 
has commissioned Thames Water to undertake a modelling exercise to see what 
improvements to the network may be required to accommodate development, however it is 
important to note that they have a statutory obligation to supply new development. One of 
the key local concerns relates to the pressures for water abstraction on the River Kennet, 
however as a scheme of just 220 homes and hotel the ES shows that it is not adding 
significant demands to the area. In addition, it is important to note that Thames Water 
already has planned investment to reduce the pressure for abstraction on the River Kennet 
by running a new supply pipeline into Swindon (from where most of the demand on the River 
Kennet comes from) (p27).



9.6.3 Sustainable Design and Waste Management 

Core Policy 41 ‘Sustainable Construction and Low-Carbon Energy’ of the WCS identifies 
how sustainable construction and low-carbon energy will be integral to all new development 
in Wiltshire. The policy aims to help reduce Wiltshire’s contribution to climate change 
through improved design and construction methods. In order to comply with the policy the 
Council’s Energy Officer has indicated that the residential development will have to be 
designed to achieve a level of energy performance at or equivalent to Level 4 of the Code for 
Sustainable Homes and the hotel the BREEAM Very Good (rising to Excellent in 2019). 
These can be secured via conditions of the planning permission 

Core Policy 41 also requires the submission of a Sustainable Energy Strategy and seeks to 
encourage developments to be encouraged to incorporate design measures to reduce 
energy demand. The planning application refers to the requirement to consider renewable 
and low carbon energy systems, and the Planning Statement provides some basic details of 
what could be considered within a Sustainable Energy Strategy at reserved matters stage. 

In relation to air quality, the site lies within the Marlborough Air Quality Management Area 
(AQMA), a designation which covers the whole town due to exceedances of nitrogen 
dioxide. Core Policy 55 ‘Air Quality’ of the WCS outlines that development proposals, which 
by virtue of their scale, nature or location are likely to exacerbate existing areas of poor air 
quality, will need to demonstrate that measures can be taken to effectively mitigate emission 
levels in order to protect public health, environmental quality and amenity. Mitigation 
measures should demonstrate how they will make a positive contribution to the aims of the 
Air Quality Strategy for Wiltshire through measures such as new landscaping and 
sustainable transport measures. 

In light of the above, the ES includes an Air Quality Assessment which concludes that the 
impact of the development on the AQMA will not be significant. The Council’s Public 
Protection team stated that no significant impact is not sufficient; the development should 
facilitate a positive contribution to the AQMA. Core Policy 55 seeks to ensure that 
developments effectively mitigate emission levels and make a positive contribution to air 
quality. The applicant’s agent therefore highlighted the sustainable credentials of the scheme 
(i.e. improvements to sustainable transport and pubic rights of way, and a school drop off 
zone to reduce private vehicular trips) and drew attention to the planting of two new 20m 
wide belts of tree planting. 

The proposed development is considered to comply with the aim of Core Policy 55. The 
Council’s Public Protection team has requested a contribution of £2490 towards air quality 
improvement work within the AQMA; however this will need to be covered by the Community 
Infrastructure Levy contribution. 

In relation to waste management, the Waste Core Strategy for Wiltshire and Swindon sets 
out the strategic planning policy framework for waste management. The Waste Core 
Strategy forms one element of the Wiltshire and Swindon Minerals and Waste Development 
Framework. Policy WCS6 ‘Waste Reduction and Auditing’ of the adopted Waste Core 
Strategy outlines that and development providing 10 or more dwelling units will be required 
to design and provide facilities for occupiers of the development to recycle / compost waste 
and / or facilities within or groups of properties or premises for the source separation and 
storage of different types of waste for recycling and / or composting. As such, details of the 
waste strategy for the site will have to be provided and a waste audit in line with points ‘a’ – 
‘i’ of the aforementioned policy.

The Planning Statement recognised that the development will have to be designed to ensure 
the efficient use of resources and waste minimisation. A  Residential Waste Minimisation 



and Waste Management Plan can be secured via condition to ensure the development 
complies with the Waste Core Strategy. 

In order to ensure that future residents will be able to use the Council’s standard waste 
collection service the Council’s Waste and Environment Service department has provided 
guidance to ensure that the layout of the development is acceptable to the waste 
management services team. The guidance will be attached as an informative to the planning 
permission to ensure it is taken into account at the reserved matters stage. 

9.7 Impact on Highway & Pedestrian Safety

One of the core planning principles of the NPPF is to “actively manage patterns of growth to 
make the fullest possible use of public transport, walking and cycling, and focus significant 
development in locations which are or can be made sustainable” (par 17). This core planning 
principle is reflected within Core Policies 60 ‘Sustainable Transport’ and 61 ‘Transport and 
New Development’ of the WCS which seek to ensure that new developments are located 
within sustainable locations and are designed to encourage the use of sustainable transport 
facilities. Core Policy 61 also seeks to ensure that all new developments are capable of 
being served by safe access to the highway network. Core Policy 62 ‘Development Impacts 
on the Transport Network’ seeks to ensure that developments provide appropriate mitigating 
measures to offset any adverse impacts on the transport network at both the construction 
and operational stages.

The application seeks outline planning permission but with ‘access’ considered. There is no 
vehicular access to the site at present. It is proposed that access will be achieved by 
providing a fourth arm off the A346 Salisbury Road/Blenheim Road roundabout, opposite the 
Blenheim Road arm. Emergency access is provided on to Salisbury Road designed solely 
for pedestrian and cycle use under normal circumstances, located close to the existing bus 
stop.

The application is supported by a detailed Transport Statement (TA) which considers the 
impact on the proposed development on the highway network and shows the need to 
maximise opportunities for walking, cycling and public transport use to reduce reliance on 
the car. 

The TA explains that “the overall impact of the proposed development on the local road 
network is considered negligible, with only minor increases in RFC [Ratio of Flow to 
Capacity] values estimated as a result of development. The operational performance of the 
A4 New Road/A346 Barn Street/A346 London Road and A346 London Road/B3052 George 
Lane/A346 Salisbury Road/A4 London Road roundabouts would vary little whether 
development occurs or not, with only marginal increases in RFC experienced as a result.

Queuing occurs at the A4 New Road/A346 Barn Street/A346 London Road and A346 
London Road/B3052 George Lane/A346 Salisbury Road/A4 London Road roundabouts with 
development, but at a level no more noticeable than without development. Given the low 
traffic flows that the development is expected to generate, it is considered that any radical 
alterations to the junctions to improve the overall performance are unjustified and out of 
scale with the proposal.

The pressures on these junctions are the result of existing traffic, with little in the way that 
can be physically improved. This is backed up by the measures identified in the IDP 
[Infrastructure Delivery Plan], where the main focus is on ensuring the delivery of 
infrastructure that supports the promotion of sustainable modes of travel, and supports the 
measures identified within this TA; where locating the Site in proximity to local community 



facilities and services reduces the need for travel by car and where opportunities for 
improving walking and cycling links for new and existing residents are promoted” (p64 - 65).

In terms of the sustainability of the site, it must be recognised that the site is connected to a 
comprehensive network of public rights of way and cycle routes; enabling direct access to 
the town centre and to the local community facilities and services, The TA explains that “the 
Site is excellently located to be accessed by modes of travel other than the private car and 
presents an opportunity to improve existing pedestrian and cycle provision. The proposed 
development includes access proposals which will enable footways to tie-in with existing 
provision on the A346 Salisbury Road; enhanced by the provision of a toucan crossing on 
the northern arm of the A346 Salisbury Road/Blenheim Road roundabout” (p64).

The Council’s Transportation department believe that the site is sustainable in transport 
terms. It was outlined that the “forecast trip levels are slightly lower than would normally be 
expected from this number of dwellings and size of hotel, but subject to improvements being 
achieved, the development will have good walking access to the schools, town centre and 
Blenheim Road facilities and therefore a small reduction has been agreed to take account of 
this. To ensure that these trips are delivered at the forecast level it will be important that a 
robust approach is taken to securing a good residential travel plan and appropriate 
improvements to pedestrian and cycle facilities.

There is considerable existing congestion on Salisbury Road stemming from the double mini 
roundabout junction at London Road, George Lane / Salisbury Road, and to a lesser extent 
from the mini roundabout at new Road / Barn Street / London Road. At peak hours the 
queues extending along A346 Salisbury Road are considerable often reaching about half a 
mile. The junctions were improved in capacity terms as much as possible by the Tesco 
development. This current application will only be a small contributor to a substantial  
existing capacity issue and in my view it would not be appropriate to refuse on highway 
grounds given that “Development should only be refused or prevented on transport grounds 
where the residual cumulative impacts of development are severe” - NPPF 32.”

The Council’s Transportation department therefore has no objection to the proposal subject 
to securing the following through conditions: 

- The provision of the access to the site from the Salisbury Road / Blenheim Road 
roundabout prior to occupation of the site;

- The provision of an emergency access point onto the A346 Salisbury Road;

and a section 106 agreement to include:
- A contribution of £90,000 (index linked) for the upgrading of pedestrian and cycle 

routes associated with the development including the route of MARL30 between the 
development and Ducks Meadow;

- The implementation of a Travel Plan (initial details are provided within the TA) 
including the offering to each household of green travel vouchers of £250 / £150 
where the lower figure is for those households with an occupant entitled to 
pensioners’ concessionary travel; 

- The provision of an informal crossing of the A346 Salisbury Road to the Footpath 
SAVE14 as shown in outline drawing no.31115-LEA134.dwg;

- The provision of a 2 metre wide footway between the Pumping station access track 
and the end of the existing footway on the western side of the A346 Salisbury Road 
at the bus layby as shown in outline drawing no.31115-LEA134.dwg.

- The provision of a toucan crossing, as shown in outline drawing no.31115-LEA148 
revB.dwg, including construction of a 3 metre wide shared use cycleway between the 
emergency access to Salisbury Road and the toucan crossing, the associated 
cycleway order and the necessary advertisements for this and the toucan crossing.



- Waiting restrictions on the estate roads including implementation and traffic order 
advertisement costs if required by the Council in writing prior to occupation of the 
150th dwelling.

The NPPF advises that development proposals should only be prevented or refused on 
transport grounds where the residual cumulative impacts of development are severe. The 
Council’s Transportation department is satisfied that subject to the above the development 
will not have a severe impact on highway safety. The list of requirements above will be 
secured via conditions and a section 106 agreement or funded via the Community 
Infrastructure Levy as detailed below in section 9.10.  

A number of recent representations including the Town Council have raised concerns 
regarding the effects of the development traffic on the Salisbury Road congestion and have 
questioned why a relief road linking to the A345 Pewsey Road cannot be provided. The 
Council’s Transportation department has highlighted within their consultation response that 
this would not be feasible for this level of development and there is no policy provision to 
secure such a link road. The proposed access onto the A346 Salisbury Road/Blenheim 
Road roundabout is considered acceptable. 

9.8 Loss of Agricultural Land

The site comprises an area of undeveloped agricultural land. As such, regard must be had to 
the NPPF which advises that “local planning authorities should take into account the 
economic and other benefits of the best and most versatile agricultural land. Where 
significant development of agricultural land is demonstrated to be necessary, local planning 
authorities should seek to use areas of poorer quality land in preference to that of a higher 
quality” (par 112). 

Natural England’s Technical Advice Note TIN049 ‘Agricultural Land Classification: protecting 
the best and most versatile agricultural land and for guidance on soil protection’ explains that 
“the Agricultural Land Classification (ALC) provides a method for assessing the quality of 
farmland to enable informed choices to be made about its future use within the planning 
system.” The ALC system classifies land into five grades, with Grade 3 subdivided into sub-
grades 3a and 3b. The best and most versatile land is defined as Grades 1, 2 and 3a by 
policy guidance. 

The Council’s records indicate that the site is classed as Grade 3 and it must be recognised 
that the development may result in the loss of good quality agricultural land. In order to 
establish whether the land is classed as Grade 3a or 3b analysis of the soil structure would 
be required. However, as outlined above, the site has been allocated as a strategic site to 
deliver the housing need for the town and it has been established that the site is the best 
option available to deliver a housing scheme of the scale required. The development of the 
site is necessary and would result in significant economic and social benefits. As such, the 
scheme is not considered to be in conflict with paragraph 112 of the NPPF.  

9.9 Impact on Residential Amenity

Core Policy 57 ‘Ensuring High Quality Design and Place Shaping’ of the WCS which lays 
down the requirement for good design. The policy requires developments to have regard to 
the compatibility of adjoining buildings and uses, the impact on the amenities of existing 
occupants, and ensuring that appropriate levels of amenity are achievable within the 
development itself, including the consideration of privacy, overshadowing, vibration, and 
pollution (e.g. light intrusion, noise, smoke, fumes, effluent, waste or litter).



The application seeks outline planning permission only at this stage; however the illustrative 
masterplan demonstrates that the site is capable of being development without affecting the 
amenity of the residents of the neighbouring properties which adjoin the northern boundary 
of the site. The matters of ‘layout’, ‘appearance’, ‘scale’, and ‘landscaping’ will be considered 
at the reserved matters stage and the scheme will have to achieve sufficient separation 
distances between existing residential properties to avoid overlooking or any impact on the 
amenity of existing residents during the operational phase of the development. 

The Council’s Public Protection team highlighted that the construction phase has the 
potential to cause several environmental impacts therefore the Construction Environmental 
Management Plan (CEMP) should be site specific and as a minimum include the following:

- Acceptable hours of construction works
- Noise control measures
- Specified locations and hours of construction vehicle movements(and workers)
- A dust management plan, again to include a plan of sources and any abatement

measures
- A waste management plan.

In relation to the residential amenity of future residents of the development, the illustrative 
masterplan also demonstrates that the site is capable of accommodating the required 
amount of public open space to serve the new development. The Council’s Public Protection 
team did however request that the applicant submit a Noise Impact Assessment and 
Mitigation Scheme in order to protect the amenities of the future residents of the 
development against noise from the A346 Salisbury Road. This can be a condition of the 
planning permission. 

The Wiltshire Fire & Rescue Service provided a number of recommendations to improve the 
health and safety of the development. The advice will be attached to the planning 
permission; however a condition will be imposed to ensure that details for the provision of a 
water supply and fire hydrants necessary to meet the fire-fighting needs of the development 
are submitted to and approved in writing by the Local Planning Authority.  

In light of the above, it is therefore considered that the scheme will not have a significant 
adverse impact on the residential amenity of any neighbouring properties. 

9.10 Planning Obligations

9.10.1 Community Infrastructure Levy

The Council’s adopted Wiltshire Community Infrastructure Levy (CIL) Charging Schedule 
applies to the proposed development. The site falls within Charging Zone 1 which sets a 
charge of:

- Marlborough Strategic Site – Charging Zone 1 - £40per square metre of residential 
development floorspace and £70 per square metre of hotel floorspace. 

The contributions requested from Leisure Services (indicative contribution of £177.187 
requested towards Marlborough Leisure Centre), Environmental Health (£2490 requested 
towards Air Quality works in Wiltshire) and the Wiltshire Fire & Rescue Service (WFRS) will 
be covered by CIL.

The request for a Public Art contribution (£64,500) from the Arts Development Officer will not 
be formally requested. Public art is something that will be secured via Core Policy 57 within 
the overall design of the scheme as criteria xii specifies developments should include the 
‘provision of street furniture and the integration of art and design in the public realm’. 



The Royal Society for the Protection of Birds requested that a financial contribution be 
provided towards the Stone-curlew Management Strategy. Prior to the adoption of CIL 
financial contributions were secured towards the Stone-curlew Management Strategy 
however it will now be covered by CIL. 

9.10.2 Section 106 Contributions

Affordable Housing

The Council’s most recent policy in relation to affordable housing is outlined within Core 
Policy 43 ‘Providing Affordable Housing’ of the WCS. The policy seeks to secure 40% 
affordable housing in this location.

The Council’s New Housing team indicated that there is a demonstrable need for affordable 
housing in the Marlborough Community Area and, therefore, a 40% (net) affordable housing 
on-site contribution will be required. Based upon the maximum number of homes proposed 
there would be a requirement for 70 homes (40% of 175) to be for affordable housing at nil 
subsidy with an approximate tenure split of 75%/25% in terms of affordable rented/shared 
ownership tenures.

Core Policy 45 requires affordable housing to be well designed, ensuring a range of types, 
tenures and sizes of homes to meet identified affordable housing need in order to create 
mixed and balanced communities. Any future reserved matters application(s) will determine 
the types of dwellings. 

Recreation Provision

Saved policy HC34 ‘Recreation Provision on Large Housing Sites’ of the former Kennet 
Local Plan requires developments of 20+ units to provide recreational open space. This 
standard comprises three parts: (i) equipped play for younger children; (ii) casual equipped 
play for older children; and (iii) formal pitch provision for adults, which will be required to be 
provided on the basis of 2.43ha/1000 people, comprising: 
i) Equipped Play Space – 0.31ha/1000 people 
ii) Casual Play Space – 0.41ha/1000 people 
iii) Formal Sports Pitches – 1.71ha/1000 people 

Policy HC34 details that 2.4 occupants per dwelling is the average household size in Kennet 
(2.4 Occupants per Dwelling x 175 Proposed Dwellings = 420 Proposed Occupants) 
therefore the required level of onsite recreational open space to serve the needs of the 
residents of the development will be:

i) Provision of Equipped Play Space 3.1sqm Per Person x 420 People = 
1302square metres;

ii) Provision of Casual Play Space 4.1sqm Per Person x 420 People = 1722square 
metre;

In terms of the provision for formal sports/pitches, the Council’s Environmental Services 
department indicated that “Clause 3.35 of Policy HC34 details that a recent review of the 
Councils ‘Playing Pitch Strategy’ and an assessment of existing sport and recreation 
facilities has concluded that the existing level of provision of formal sports/pitches in the 
District, in terms or volume and type is adequate. There are, however, concerns about the 
quality of facilities and therefore it is likely that during the lifetime of the Kennet Local Plan 
2011, the application of Policy HC34 in relation to formal sports/pitches will concentrate on 
the improvement of existing facilities on existing sites within the same settlement. In this way 



their use and availability can be extended to meet the needs of new residents. Therefore 
Wiltshire Council will be seeking to negotiate a Commuted Payment for the improvements of 
existing facilities in lieu of onsite provision. 

Clause 3.40 of Policy HC34 fairly and reasonably relates the scale of the Commuted 
Payment and kind to the development by calculating the Payment in accordance with the 
proposed population” which is as follows:

iii) Provision for Formal Sports/Pitches: 175 Proposed Dwellings x £628 (Figure from 
Formal Sports Pitch Section from HC34 Policy, £469 +RPI) Per Dwelling = 
£109,900

The Commuted Payment will be towards a Formal Sports and Pitch scheme that is directly 
related to the development. As a result of consultation with Marlborough Town Council the 
contribution will be directed towards:

1. New Tennis Courts at The Common – this is a project for 6 new courts at the far side 
of the Common.

2. The upgrading of formal sports pitches within the town of Marlborough.

Adequate arrangements for the ongoing maintenance of recreational and amenity space 
associated with the development will have to be made and secured in perpetuity. The s106 
agreement will therefore include a requirement to provide the required level of onsite 
recreation open space and offsite contribution noted above along with the requirement for a 
management company. 

Education Provision

Saved policy HC37 ‘Demand for Education’ of the former Kennet Local Plan outlines that for 
developments involving 25 or more dwellings or 1 hectare of land) the Local Planning 
Authority will need to be satisfied that the primary and secondary education needs of the 
population of the new development can be met either by existing school infrastructure or 
through improvements to the existing school infrastructure. A contribution towards 
improvement of the existing school infrastructure will be sought where there is evidence that 
demonstrates that the need for the improvement is a consequence of the new housing 
development.

The Council’s Education department indicated that the proposed development would 
generate a need for 48 primary and 34 secondary school places. The designated area 
schools are St Mary’s CE Infants and St Peters’ CE Juniors at primary level, and St John’s at 
secondary. 

The infants and junior schools are to be amalgamated as an all through primary school on a 
single site. The capacity of this new school will be 420 places, which is sufficient for the 
existing forecasted numbers at the existing schools, plus some additional space. As a result, 
there is no requirement for a developer contribution towards an expansion of primary level 
infrastructure. 

St John’s has an 11 -16 PAN capacity in permanent accommodation of 1200 places. As at 
the October 2014 official headcount there were 1298 such pupils on roll. Current forecasts 
indicate that the school will reach 1300 11-16 pupils later this year with numbers rising 
further and remaining at above 1300 for the foreseeable future. In view of this, a full 
developer contribution towards the 34 places that this development requires.

The current capital cost multiplier for secondary places is £21,747 per place. The 
contribution total will be dependent on the number of units granted permission at the 



reserved matters stage. However, the maximum contribution based on the maximum of 175 
units proposed would be £739,398.

Transportation Provision

Core Policy 3 ‘Infrastructure Requirements’ of the WCS outlines that all new development 
will be required to provide for the necessary on-site and, where-appropriate, off-site 
infrastructure requirements arising from the proposal. In the event of competing demands for 
infrastructure provision, essential infrastructure will be afforded the highest priority. 
‘Sustainable transport measures’ are classed as ‘essential infrastructure’. Furthermore, Core 
Policy 61 ‘Transport & New Development’ outlines that where appropriate, contributions will 
be sought towards sustainable transport improvements and Core Policy 62 ‘Development 
Impacts on the Transport Network’ outlines that developments should provide appropriate 
mitigation to offset any adverse impacts on the transport network at both the construction 
and operational phases.  

In order to ensure the development is acceptable the following will have to be secured via a 
section 106 agreement in line with the request of the Council’s Transportation department:

- £90,000 for upgrading PROWs associated with the development; 
- The implementation of a Travel Plan including the offering of each household green 

travel vouchers of £250; 
- The introduction of a toucan crossing of the A346 Salisbury Road and traffic 

regulation orders;
- The provision of an informal crossing of the A346 Salisbury Road to the Footpath 

SAVE14;
- The provision of a 2 metre wide footway between the Pumping station access track 

and the end of the existing footway on the western side of the A346 Salisbury Road 
at the bus layby;

- Waiting restrictions on the estate roads including implementation and traffic order 
advertisement costs.

Waste Management Facilities

Core Policy 3 ‘Infrastructure Requirements’ of the WCS outlines that all new development 
will be required to provide for the necessary on-site infrastructure requirements arising from 
the proposal. In the event of competing demands for infrastructure provision, essential 
infrastructure will be afforded the highest priority. ‘Waste management services such as 
recycling and collection facilities’ are classed as ‘essential infrastructure’.

The Council’s Environment and Amenity Services (refuse) department indicated that the on-
site infrastructure required by the proposal is the provision of waste and recycling containers 
for each residential unit. This contribution is directly related to the development as the cost is 
£91 per dwelling.

The council does not seek contributions towards the provision of waste containers for non-
residential premises as each organisation will pay for its own waste collection. The collection 
service provided would include the provision of containers.

Healthcare Facilities

Core Policy 3 ‘Infrastructure Requirements’ of the WCS outlines that all new development 
will be required to provide for the necessary on-site and, where-appropriate, off-site 
infrastructure requirements arising from the proposal. In the event of competing demands for 



infrastructure provision, essential infrastructure will be afforded the highest priority. 
‘Healthcare facilities’ are classed as ‘essential infrastructure’.

NHS England has confirmed that there is only 1 GP practice (Marlborough Medical Practice, 
George Lane, Marlborough, Wiltshire, SN8 4BY) serving Marlborough which has no further 
building capacity to take on the number of people who would be accommodated within the 
new development. A contribution will therefore be required to support the Practice in 
extending and increasing its capacity – in line with Core Policy 3 of the WCS. The maximum 
contribution based on the maximum of 175 units proposed would be £88,680.

Other Contributions

The s106 agreement will need to secure provisions for the maintenance and management of 
the surface water drainage scheme.   

10. Conclusion (The Planning Balance)

There is a presumption in favour of residential development on this strategic site for up to 
220 dwellings and its development is important to the delivery of the residential development 
strategy of the Wiltshire Core Strategy. The proposed scheme has been amended during the 
course of the application in light of the site constraints and would now deliver up to 175 
dwellings and a hotel. The proposal would meet the key objectives for the development of 
the site which is to deliver housing growth to help maintain and enhance the town’s role as a 
service and tourist centre, and help to meet local needs.

The illustrative masterplan and supporting documents demonstrate that the site can be 
developed without adverse environmental or ecological impacts and the proposal will not 
have a severe impact on highway safety. The significant public benefits of the scheme are 
considered sufficient to outweigh the harm to the special qualities of the Area of Outstanding 
Natural Beauty and the less than substantial harm to the identified heritage assets.   

The Council’s adopted Wiltshire Community Infrastructure Levy Charging Schedule applies 
to the proposed development which will secure a contribution to deliver infrastructure 
necessary to support this development. The scheme will also deliver 40% affordable housing 
and contributions towards key local infrastructure and faculties such as education and 
healthcare to offset the impact of the development. 

Whilst the concerns of the Town Council and some local residents have been carefully 
considered, the scheme is considered to be in accordance with both national and local 
planning policy and with suitably worded conditions, and a section 106 agreement to secure 
the required level of affordable housing, financial contributions towards public open space, 
education facilities, healthcare facilities, waste/recycling facilities, improvements to on and 
off site highway infrastructure, and a programme for the management and maintenance of 
the surface water scheme, it is recommended that planning permission be granted. 

RECOMMENDATION

That the decision to grant planning permission be deferred and delegated to the Area 
Development Manager, subject to the prior completion of a s106 agreement to cover the 
matters identified in 9.10.2 above, and subject to the imposition of the  following conditions:

1 The development hereby permitted shall be begun either before the expiration of 
three years from the date of this permission, or before the expiration of two years 
from the date of approval of the last of the reserved matters to be approved, 



whichever is the later.

REASON: To comply with the provisions of Section 92 of the Town and Country 
Planning Act 1990 as amended by the Planning and Compulsory Purchase Act 
2004.

2 No development shall commence on the residential or hotel parts of the site, other 
than works to complete the approved site access, until details of the following matters 
for that part of the site (in respect of which approval is expressly reserved) have been 
submitted to, and approved in writing by, the Local Planning Authority: 

(a) The scale of the development;
(b) The layout of the development;
(c) The external appearance of the development;
(d) The landscaping of the site;

The development shall be carried out in accordance with the approved details.

REASON:  The application was made for outline planning permission and is granted to 
comply with the provisions of Section 92 of the Town and Country Planning Act 1990 
and Article 5 (1) of the Town and Country Planning (Development Management 
Procedure) (England) Order 2015. Drawing no.31115-Lea149.dwg identifies the 
residential and hotel parts of the site.

3 Applications for the approval of all of the reserved matters shall be made to the Local 
Planning Authority before the expiration of three years from the date of this 
permission.

REASON: To comply with the provisions of Section 92 of the Town and Country 
Planning Act 1990. 

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

- Drawing reference.31115-Lea120a.dwg, Drawing title: Figure 1 Site Location Plan; 
- Drawing reference.31115-LEA121a.dwg, Drawing title: Figure 2 Outline Planning 
Application Site Boundary;
- Drawing reference.31115-LEA148revB.dwg, Drawing title: Figure 4 Site Access 
Proposal;
- Drawing reference.31115-LEA135.dwg, Drawing title: Figure 6 Ecological Mitigation 
and Enhancement Plan;
- Drawing reference.31115-LEA150.dwg, Drawing title: Figure 7 Horizontal and 
Vertical Parameters Plan;
- Drawing reference.31115-Lea149.dwg, Drawing title: Figure 8 Land Use and Building 
Height Parameter Plan.

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

5 Any application for approval of Reserved Matters shall be designed in accordance with 
the details and parameters set out on the Land Use and Building Height Parameters 
Plan (drawing reference.31115-LEA150.dwg) and Horizontal and Vertical Parameters 
Plan (drawing reference 31115-LEA149.dwg).

REASON: In order to ensure that the environmental impact of the development does 
not exceed that which has been assessed in consideration of the application and the 



Environmental Statement, and to ensure that a satisfactory form of development is 
achieved without generating harm to wider landscape and visual interests.

Note: The parameter plans listed above clearly identify:
- The different areas of land use and structural open spaces i.e. areas of residential 
development, the hotel development and open spaces including landscaping, planting 
and recreational areas;
- The position and extent of the new woodland belt on existing contours (thus limiting 
the southern extent of any cut or fill); and
- That no built development should exceed the 160m AOD contour line.

6 Any application for approval of Reserved Matters shall be designed in accordance with 
the details and parameters set out on the Ecological Mitigation and Enhancement Plan 
(drawing reference.31115-LEA135.dwg) or any variation thereto which is approved in 
writing by the local planning authority.  

REASON: In order to establish ecological parameters for the site within which no 
development can take place and to secure mitigation measures to ensure the site is 
developed in such a way as to avoid adverse impact to protected habitats and 
species.

Note: No trees, shrubs or hedges that are part of the ecological buffers shall be 
contained within any domestic gardens in order to prevent their removal by 
householders, thereby preventing the diminution of the area or effectiveness of the 
ecological buffers. 

7 No above ground development shall commence on the residential or hotel parts of the 
site, other than works to complete the approved site access, until the exact details and 
samples of the materials to be used for the external walls and roofs for that part of the 
site 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: 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, in the interests of visual amenity and the character and 
appearance of the area. Drawing no.31115-Lea149.dwg identifies the residential and 
hotel parts of the site.

8 No railings, fences, gates, walls, bollards and other means of enclosure development 
shall be erected in connection with the development hereby permitted until details of 
their design, external appearance and decorative finish have been submitted to and 
approved in writing by the Local Planning Authority.  Development shall be carried out 
in accordance with the approved details prior to the development being occupied.  

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

9 No above ground development shall commence on the residential or hotel parts of the 
site, other than works to complete the approved site access, until a scheme of hard 
and soft landscaping for that part of the site 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;
- 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);
- a programme of implementation 

All soft landscaping comprised in the approved details shall be carried out in 
accordance with the programme of implementation;  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 the approved programme of implementation.

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. Drawing no.31115-
Lea149.dwg identifies the residential and hotel parts of the site.

10 No development shall commence on site until a landscape management plan, 
including long-term design objectives, management responsibilities and maintenance 
schedules for all landscape areas (other than small, privately owned, domestic 
gardens) has been submitted to and approved in writing by the Local Planning 
Authority. The landscape management plan shall be carried out as approved in 
accordance with the approved details.

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 the proper management of the landscaped areas in the 
interests of visual amenity.

11 No development shall commence on the residential or hotel parts of the site until 
details of all earthworks for that part of the site have been submitted to and approved 
in writing by the Local Planning Authority. These details shall include existing and 
proposed cross-sections and contour plans of the proposed land areas which will 
accommodate the development, and the nature and source of the material, showing 
the relationship of proposed mounding to existing vegetation and surrounding 
landform. The development shall be carried out in accordance with the details 
approved under this condition.

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 layout, design and a landscaped setting 
for the development. Drawing no.31115-Lea149.dwg identifies the residential and 
hotel parts of the site.



12 No development shall commence on the residential or hotel parts of the site, other 
than works to complete the approved site access, until details of the proposed ground 
floor slab levels for that part of the site have been submitted to and approved in writing 
by the Local Planning Authority. The development shall be carried out in accordance 
with the approved levels details.

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, in the interests of visual amenity. Drawing no.31115-Lea149.dwg 
identifies the residential and hotel parts of the site.

13 No development shall commence on the residential or hotel parts of the site until an 
Ecological Management Plan (EMP) for that part of the site has been submitted to, 
and approved in writing by, the Local Planning Authority. The content of the EMP shall 
include, but not necessarily be limited to, the following information:
a) Description and evaluation of features to be managed, including those detailed on 
drawing no.3115-LEA135.dwg;
b) Landscape and ecological trends and constraints on site that might influence 
management;
c) Aims and objectives of management;
d) Appropriate management options for achieving aims and objectives;
e) Prescriptions for management actions;
f) Preparation of a work schedule (including an annual work plan capable of being 
rolled forward over an 5 year period;
g) Details of the body or organisation responsible for implementation of the plan;
h) Ongoing monitoring and remedial measures;
i) Details of how the aims and objectives of the EMP will be communicated to future 
occupiers of the development.

The EMP shall also include details of the legal and funding mechanism(s) by which 
the long-term implementation of the plan will be secured by the developer with the 
management body/ies responsible for its delivery.

The plan shall also set out (where the results from monitoring show that the 
conservation aims and objectives of the EMP are not being met) how contingencies 
and/or remedial action will be identified, agreed and implemented. Drawing no.31115-
Lea149.dwg identifies the residential and hotel parts of the site.

The EMP shall be implemented in full in accordance with the approved details.

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 adequate protection, mitigation and compensation for 
protected species, priority species and priority habitats.

14 No external lighting shall be installed on the residential or hotel parts of the site until 
plans showing the type of light appliance, the height and position of fitting, illumination 
levels and light spillage in accordance with the appropriate Environmental Zone 
standards set out by the Institute of Lighting Engineers in their publication "Guidance 
Notes for the Reduction of Obtrusive Light" (ILE, 2005)" for that part of the site, have 
been submitted to and approved in writing by the Local Planning Authority.

The lighting plan shall also establish lighting thresholds to minimise light spill at 
features on the site used by bats as commuting corridors and foraging habitats 



(namely the proposed woodland buffer strip and ecological mitigation area both shown 
on drawing no.31115-LEA135.dwg and existing hedgerows) which are not to be 
exceeded. 

The approved lighting shall be installed and shall be maintained in accordance with 
the approved details and no additional external lighting shall be installed.

REASON: In order to minimise unnecessary light spillage above and outside the 
development site in the interests of the amenities of the area, the setting of the AONB 
and the Grade II* registered park and garden of Tottenham House and Savernake 
Forest, and to mitigate against the loss of existing biodiversity and nature habitats.

NOTE: The Council's Ecologists advises that the lighting plan should demonstrate that 
a level of no more than 1 lux is achieved at all hedgerows, tree lines or other features 
designed to enhance biodiversity.

15 No development shall commence on the residential or hotel parts of the site until:

a) A written programme of archaeological investigation for that part of the site, which 
should include on-site work and off-site work such as the analysis, publishing and 
archiving of the results, has been submitted to and approved by the Local Planning 
Authority; and

b) The approved programme of archaeological work for that part of the site has been 
carried out in accordance with the approved details.

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 enable the recording of any matters of archaeological interest. 
Drawing no.31115-Lea149.dwg identifies the residential and hotel parts of the site.

16 No development shall commence on the residential or hotel parts of the site, until full 
details of the access to Salisbury Road, as shown on drawing no.31115-
LEA148revB.drg, and details of the estate roads, footways, footpaths, verges, 
junctions, street lighting, sewers, drains, retaining walls, service routes, surface water 
outfall, vehicle overhang margins, embankments, visibility splays, accesses, 
carriageway gradients, drive gradients, car parking and street furniture for those parts 
of the site, including the timetable for provision of such works, have been submitted to 
and approved by the Local Planning Authority. Each part of the development shall not 
be first occupied until the estate roads, footways, footpaths, verges, junctions, street 
lighting, sewers, drains, retaining walls, service routes, surface water outfall, vehicle 
overhang margins, embankments, visibility splays, accesses, carriageway gradients, 
drive gradients, car parking and street furniture for that part of the development have 
all been constructed and laid out in accordance with the approved details.

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 that the roads are laid out and constructed in a 
satisfactory manner. Drawing no.31115-Lea149.dwg identifies the residential and 
hotel parts of the site.

17 No part of the development hereby permitted shall be occupied until the access to 
Salisbury Road, as shown on drawing no.31115-LEA148revB.drg, has been 
constructed in accordance with the approved details and made available for use.



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

18 Prior to occupation of the 100th dwelling full details of the emergency access to 
Salisbury Road, as shown in outline on drawing no. 31115-LEA148revB.dwg, shall be 
submitted to and approved in writing by the Local Planning Authority. The submitted 
details shall include the provision of visibility splays at a height not exceeding 600mm 
above carriageway level from a point 2.4 metres back along the centre line of the 
emergency access to points on the nearside carriageway edge 120 metres to the 
south-west and 45 metres to the north, and the lowering of the existing high kerbs at 
the access position. 

The emergency access shall be provided in accordance with the approved details 
prior to the occupation of the 100th dwelling and shall thereafter be maintained in 
perpetuity. 

REASON: In the interests of safe and convenient access to the development in the 
event of an emergency.      

19 The dwellings hereby approved shall achieve a level of energy performance at or 
equivalent to Level 4 of the Code for Sustainable Homes.  No dwelling shall be 
occupied until evidence has been issued and submitted to, and approved in writing by, 
the local planning authority certifying that this level or equivalent has been achieved.

REASON: To ensure that the objectives of sustainable development equal or 
equivalent to those set out in Policy CP41 of the Wiltshire Core Strategy are achieved. 

20 The hotel element of the development hereby approved shall achieve the BREEAM's 
'Very Good' Standard, and within 3 months of being first occupied or brought into use, 
a post construction stage certificate certifying that the 'Very Good' standard has been 
achieved shall be issued and submitted to the local planning authority for its written 
approval.

REASON: To ensure that the objectives of sustainable development set out policy 
CP41 of the Wiltshire Core Strategy are achieved.

21 No development shall commence on site until a Noise Impact Assessment and 
Mitigation Scheme in order to protect the amenities of the future residents of the 
development against noise from the A346 Salisbury Road has been submitted to and 
approved by the Local Planning Authority. The approved scheme shall be 
implemented in full before the use commences and maintained at all times thereafter.

REASON: To ensure the creation/retention of an environment free from intrusive 
levels of noise and activity in the interests of the amenity of the future residents of the 
development. 

Note: The Noise Impact Assessment and Mitigation Scheme should be carried out in 
accordance with BS8233: 2014 and demonstrate that internal and external noise 
levels will not exceed the guideline noise levels contained in Section 7.7 of 
BS8233:2014. The report should also demonstrate that internal maximum noise levels 
in bedrooms will not normally exceed 45dB LAmax between the hours of 23:00 and 
07:00. 

22 No development shall commence on the residential or hotel parts of the site until a 
Construction Environmental Management Plan (CEMP) for that part of the site has 



been submitted to, and approved in writing by, the Local Planning Authority. The 
CEMP shall include the following:

a) the parking of vehicles of site operatives and visitors;
b) loading and unloading of plant and materials;
c) storage of plant and materials used in constructing the development;
d) the erection and maintenance of security hoarding including decorative displays 
and facilities for public viewing, where appropriate;
e) wheel washing facilities;
f) measures to control the emission of dust and dirt during construction;
g) a scheme for recycling/disposing of waste resulting from demolition and 
construction works; and
h) measures for the protection of the natural environment;
i) measures for the protection of the Source Protection Zone to prevent pollution of 
groundwater and public water supply;
j) hours of construction, including deliveries;
k) Noise control measures.

The CEMP 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: 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 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. 
Drawing no.31115-Lea149.dwg identifies the residential and hotel parts of the site.

23 No development shall commence on the residential or hotel parts of the site until a 
scheme for the discharge of surface water from that part of the site, incorporating 
sustainable drainage details, has been submitted to and approved in writing by the 
Local Planning Authority. The development shall not be occupied until surface water 
drainage has been constructed in accordance with the approved scheme.

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 that the development can be adequately drained. 
Drawing no.31115-Lea149.dwg identifies the residential and hotel parts of the site.

Note: Infiltration drainage in this area of anything but clean roof water is not 
recommended given that the site lies within an inner groundwater source protection 
zone. As such, infiltration of surface water drainage into the ground shall only be 
permitted for those parts of the site where it has been demonstrated that there is no 
resultant unacceptable risk to controlled waters.

24 No development shall commence on the residential or hotel parts of the site until 
details of any on and/or off site drainage works for the disposal of sewerage for that 
part of the site, including the point of connection to the existing public sewer have 
been submitted to and approved in writing by the Local Planning Authority. No 
discharge of foul or surface water from the site shall be accepted into the public 
system until the drainage works referred to in the strategy have been completed in 
accordance with the approved plans.

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 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.

25 No development shall commence on the residential development until a Residential 
Waste Minimisation and Waste Management Plan for that part of the site has been 
submitted to and approved in writing by the Local Planning Authority. The Residential 
Waste Minimisation and Waste Management Plan shall include details of the volume 
and type of waste to be generated; re-use of materials and proposals for on and off 
site recycling; storage of re-cycling and waste collection facilities; proposals for and 
implementation of waste reduction; and proposals for the review and updating of the 
Residential Waste Management Plan.

REASON: In the interests of sustainable development.

26 No development shall commence on the residential or hotel parts of the site until a 
detailed design of building and road foundations for that part of the site has been 
submitted to and approved by the local planning authority in consultation with Thames 
Water and the Environment Agency. The development shall be carried out in 
accordance with the approved details.

REASON: In order to ensure the protection of groundwater and its abstraction for 
potable water supply as the site lies within an inner source protection zone of a public 
water supply and has oil supply pipelines running through the site. Drawing no.31115-
Lea149.dwg identifies the residential and hotel parts of the site.

Note: Foundation designs using penetrative methods have the potential to cause 
pollution pathways and will not be permitted unless it has been demonstrated that 
there is no resultant unacceptable risk to groundwater.

27 No development shall commence on site until a groundwater quality monitoring and 
maintenance plan including a timetable of monitoring and submission of reports to the 
Local Planning Authority, has been submitted to and approved in writing by the Local 
Planning Authority. Reports as specified in the approved plan, including details of any 
necessary contingency action arising from the monitoring, shall be submitted to and 
approved in writing by the Local Planning Authority.  Any necessary contingency 
measures shall be carried out in accordance with the details in the approved reports. 
On completion of the monitoring specified in the plan a final report demonstrating that 
all long-term remediation works have been carried out and confirming that remedial 
targets have been achieved shall be submitted to and approved in writing by the Local 
Planning Authority.

REASON: In order to establish baseline water quality information in case 
contamination of the public water supply occurs, and if appropriate a suitable 
remediation strategy, as the site lies within an inner source protection zone of a public 
water supply. 

28 If, during development the residential or hotel parts of the site, contamination not 
previously identified is found to be present at the site then no further development on 
that part of the site shall be carried out until the developer has submitted a 
remediation strategy to the local planning authority detailing how this unsuspected 
contamination shall be dealt with and obtained written approval from the local planning 
authority. The remediation strategy shall be implemented as approved.



REASON: In order to ensure the protection of groundwater and its abstraction for 
potable water supply as the site lies within an inner source protection zone of a public 
water supply as the disturbance of the ground for development has the potential to 
cause pollution pathways. Drawing no.31115-Lea149.dwg identifies the residential 
and hotel parts of the site.

29 No development shall commence on site until details for the provision of a water 
supply and fire hydrants necessary to meet the fire-fighting needs of the development 
(including the installation arrangements and the timing of such an installation) have 
been submitted to and approved in writing by the Local Planning Authority.  The 
approved measures shall be implemented in full accordance with the agreed details.
 
REASON: To ensure that adequate measures for fire-fighting can be incorporated into 
the development, including the construction phase

30 INFORMATIVE TO APPLICANT: 
The attention of the applicant is drawn to advice and guidance provided by the 
Environment Agency within their letter dated 9th April  which can be viewed on the 
Council's website (www.wiltshire.gov.uk).

31 INFORMATIVE TO APPLICANT: 
The attention of the applicant is drawn to the contents of the letters from The Wiltshire 
Fire & Rescue Service, dated  25 March 2015 & 23 October 2015, which can be 
viewed on the Council's website (www.wiltshire.gov.uk). 

32 INFORMATIVE TO APPLICANT: 
The attention of the applicant is drawn to the contents of the letter from Fisher 
German, dated 5 June 2015, which can be viewed on the Council's website 
(www.wiltshire.gov.uk)

33 INFORMATIVE TO APPLICANT: 
The attention of the applicant is drawn to the contents of the letter from Wales & West 
Utilities, dated 17 March 2015, which can be viewed on the Council's website 
(www.wiltshire.go.uk). 

34 INFORMATIVE TO APPLICANT: 
The attention of the applicant is drawn to the guidance contained within the 
consultation response from the Council's Urban Design Officer, dated 23 November 
2015, which can be viewed on the Council's website (www.wiltshire.go.uk).

35 INFORMATIVE TO APPLICANT: 
The attention of the applicant is drawn to guidance provided within the consultation 
response from the Council's Waste and Environment Service department dated the 
30th July 2015 which can be viewed on the Council's website at www.wiltshire.gov.uk . 
It is recommended that any reserved matters application is designed in accordance 
with the guidance to ensure the layout is acceptable to the waste management 
services team. 

36 INFORMATIVE TO APPLICANT:
Thames Water advised:
A Groundwater Risk Management Permit from Thames Water will be required for 
discharging groundwater into a public sewer. Any discharge made without a permit is 
deemed illegal and may result in prosecution under the provisions of the Water 
Industry Act 1991. We would expect the developer to demonstrate what measures he 



will undertake to minimise groundwater discharges into the public sewer. Permit 
enquiries should be directed to Thames Water's Risk Management Team by 
telephoning 02035779483 or by emailing wwqriskmanagement@thameswater.co.uk. 
Application forms should be completed on line via
www.thameswater.co.uk/wastewaterquality.

37 INFORMATIVE TO APPLICANT: 
The attention of the applicant is drawn to the requirements of the Highway Authority:
- Any application for the approval of reserved matters should include a suitable area in 
the site convenient to the path to St John's School for parents to pick up and set down 
children including a vehicle circulatory turning area.
- Any application for the approval of reserved matters should include for the making up 
to a 2 metre wide surfaced route of the MARL 30 footpath through the site.

38 INFORMATIVE TO APPLICANT
The applicant should contact Thames Water to discuss their proposed development in 
more detail as Thames Water will seek assurances that they will be able to retain 24 
hour access to their assets within the site during the  construction and operational 
phases of the development. 

The applicant is also advised to contact Thames Water to discuss their plans for the 
installation of permanent discharge facilities to enable the flushing of its boreholes. 
This is likely to run from within the 'pumping station' compound to a suitable location 
within the local environment across the site of the proposed development. It is 
recommended that any application for approval of reserved matters addresses this 
issue.  

All enquiries from developers in relation to proposed developments should be made to 
Thames Waters Developer Services team. Their contact details are as follows:
Thames Water Developer Services, Reading Mail Room, Rose Kiln Court,
Rose Kiln Lane, Reading, RG2 0BY, Tel: 0800 009 3921, Email:
 developer.services@thameswater.co.uk

39 INFORMATIVE TO APPLICANT: 
The consent hereby granted shall not be construed as authority to carry out works on 
the highway.  The applicant is advised that a license may be required from Wiltshire's 
Highway Authority before any works are carried out on any footway, footpath, 
carriageway, verge or other land forming part of the highway.

40 INFORMATIVE TO APPLICANT: 
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.

41 The applicant is advised that the development hereby approved represents 
chargeable development under the Community Infrastructure Levy Regulations 2010 
(as amended) and Wiltshire Council's CIL Charging Schedule. A separate Community 
Infrastructure Levy Liability Notice will be issued by the Local Planning Authority. 
Should you require further information with regards to CIL please refer to the Council's 
Website 

http://www.thameswater.co.uk/wastewaterquality
mailto:developer.services@thameswater.co.uk


www.wiltshire.gov.uk/planninganddevelopment/planningpolicy/communityinfrastructur
elevy

42 INFORMATIVE TO APPLICANT: 
This permission shall be read in conjunction with an Agreement made under Section 
106 of the Town and Country Planning Act, 1990 and dated the [INSERT].

http://www.wiltshire.gov.uk/planninganddevelopment/planningpolicy/communityinfrastructurelevy
http://www.wiltshire.gov.uk/planninganddevelopment/planningpolicy/communityinfrastructurelevy

