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Proposal Create a new driveway to Watergate House and close off the 
existing. The new access will be located (in part) outside of the 
domestic curtilage, utilising part of a low grade pasture field

Applicant Dr Goodson-Wickes
Town/Parish Council BULFORD
Electoral Division BULFORD ALLINGTON AND FIGHELDEAN – Councillor J Smale
Grid Ref 416417  143429
Type of application Full Planning
Case Officer Richard Nash

Reason for the application being considered by Committee 

This application has been Called In by the local Member for the following reasons:
Strong Local Support: At an open meeting of residents, the Parish Chairman briefed those 
assembled on the current application and asked for their opinions. It was a unanimous vote 
to approve the proposed new driveway to avoid flooding that occurs on the existing track. 
Parish Council are in support. No Highways or Environmental issues have been raised. 

1. Purpose of Report

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

2. Report Summary

The report considers the following planning policy issues surrounding the proposed 
development, together with community and consultee responses.

Listed Building

The report concludes that the proposal would not be acceptable.

3. Site Description

The application site comprises a section of an un-adopted road and track known as 
Watergate Lane, running west of the A3028 High Street in Bulford, and a part of the 
curtilage of Watergate House. Within the Watergate House boundaries, the site follows 
a proposed track line from an existing access over a ditch and across a pasture towards 
a pond in front (south) of the main dwelling. Watergate House is a Grade II Listed 
Building as are barns further to the north.

4. Relevant Planning History



17/12478/FUL
Creation of new driveway and closing off of existing
Withdrawn following concerns over extent of site and lack of information on impact on 
listed building

18/06331/FUL
Concurrent application for Planning Permission for current proposal

5. The Proposal

The application proposes the creation of a new driveway as described above and the 
closure of an existing access to the property.

6. Planning Policy

National Planning Policy Framework 

National Planning Practice Guidance 

Wiltshire Core Strategy 
Core Policy 57 (Ensuring High Quality Design and Place Shaping) 
Core Policy 58 (Ensuring the Conservation of the Historic Environment) 

7. Summary of consultation responses

Bulford Parish Council: No objections.

Conservation: Some aspects of the proposals are insufficiently detailed in order for us to 
assess impact properly. Firstly, in the Design & Access Statement it states that ‘We are 
unable to provide any evidence of this route providing an access to Watergate House, 
beyond the physical presence of the raised causeway and excavation works confirming 
the presence of historic stonework which has been covered with turf over the passage of 
time‘. If there is evidence of the physical presence then this should be provided – it 
cannot both exist and be impossible to prove the same.  Where is the report of the 
excavation works?
The statement goes on the make a claim (sentence beginning ‘Circumstantially’) that 
appears, in the absence of the above, to be complete conjecture. There is historic 
mapping to which the agent has previously been referred that does not support this.
It would seem that works will be required to the existing bridge, but no information 
regarding its structure or historic interest has been provided, nor do we have any details 
of the proposed replacement bridge. No information has been provided regarding a 
stone bridge closer to the house; if this is historic, we need to see more details including 
a structural assessment of its ability to serve the desired purpose.
The statements regarding the listed status and visibility of the building betray a 
fundamental misunderstanding of this legal status and its interpretation. (‘Watergate 
House is Grade II listed and is therefore considered less significant than Grade II* and 
Grade I listings. All buildings constructed before 1700 which survive in anything close to 
their original condition are listed. Watergate House is therefore listed by virtue of its age 
rather than any specific historical significance.’) Over 94% of listed buildings are grade 
II; they have national significance for architectural or historic interest. Age is a significant 
factor. The invisibility of a listed building from the public realm, and the degree of public 
accessibility, have no role in the consideration of the impact of proposals on a listed 
building; it is of national interest – one cannot see the interior of any listed building from 
the public realm but consent applies equally to internal alterations. These are treasures 
of local and national significance that have been accorded legal protection for good 



reason.  (‘Watergate House cannot be viewed from any publicly accessible space, and 
indeed, many local inhabitants may be unaware of its presence. Only visitors to 
Watergate House are afforded the opportunity to appreciate the building and therefore 
these proposals offer neither a public benefit, nor any public harm. The proposals do 
offer a significant benefit to the occupiers of Watergate House by affording greater 
privacy and security, and to visitors by affording an enhanced view of the listed 
building.’)

8. Publicity

The application, and the concurrent application for listed building consent, were 
publicised by way of a site notice, a press advertisement and letters to neighbouring 
properties. In response, no objections were received on listed building grounds.

9. Planning Considerations

Impact on Listed Building

The Conservation Officer’s comments are set out above. In summary, the proposals are 
insufficiently detailed for the Council to be able to assess their impact properly. If there 
is evidence of the physical presence of a track then this should be provided. There is 
historic mapping to which the Agent has previously been referred that does not support 
their claims. Works would be required to an existing bridge, but no information regarding 
its structure or historic interest has been provided, nor are there any details of a 
proposed replacement bridge. No information has been provided regarding a stone 
bridge closer to the house; if this is historic then more details including a structural 
assessment of its ability to serve the desired purpose are required.

10. Conclusion (The Planning Balance)

Impact on the listed building cannot be properly assessed due to the lack of information 
provided in support of the application.

RECOMMENDATION 

Refuse for the following Reason;

1 The application provides insufficient information for the Local Planning Authority to be 
able to properly assess the impact of the proposal on the character and setting of the 
Grade II listed building known as Watergate House. The application does not 
therefore meet the requirements of Paragraph 189 of the National Planning Policy 
Framework, which requires Local Planning Authorities to require an applicant to 
describe the significance of any heritage assets affected by development proposals, 
including any contribution made by their setting and the potential impact on their 
significance. For the same reasons the application fails to demonstrate that the 
proposal would be sympathetic to the historic building, or that it would protect, 
conserve or enhance the historic environment. The proposal therefore also fails to 
meet the requirements of Core Policies 57(iv) and 58 of the Wiltshire Core Strategy.


