
REPORT FOR EASTERN AREA PLANNING COMMITTEE Report No.   

Date of Meeting 12 December 2024 

Application Number PL/2024/03117 

Site Address Land North of Quakers Road and South of Parkfields, Devizes, 

Wilts 

Proposal Residential development of 54 dwellings together with new 

vehicular accesses onto Parkfields and Quakers Road, parking, 

pedestrian links, areas of public open space and associated 

landscaping (Reserved Matters Application pursuant of outline 

application 21/02477/OUT relating to Appearance, Landscaping, 

Layout and Scale) 

Applicant Redcliffe Homes Limited 

Town/Parish Council Devizes Town Council  

Ward Bromham, Rowde and Roundway 

Type of application Approval of Reserved Matters 

Case Officer  Jonathan James 

 
Reason for the application being considered by Committee: 
 
This application has been ‘called-in’ by Cllr Mayes to discuss the impact of  the proposed 
development in relation to the scale of  development, the relationship to adjoining 
properties, design (bulk, height, general appearance), the environment, and highways and 
car parking and to allow an opportunity for a transparent debate on the proposal. 
 
1. Purpose of Report 
 
The purpose of the report is to assess the merits of the proposal against the policies of the 
development plan and other material considerations and to consider the recommendation that 
the application be approved. 
 
2. Report Summary 
 
The key issues for consideration are: 
 

• Principle of development CP1, CP2 

• Landscape and visual impact (including design) CP51, CP57 

• Impact on neighbour amenity CP57 

• Highways impact CP61, CP64 

• Environmental and ecological impacts CP50 

• Other matters 

The application has been the subject of public consultation. All representations have been taken 

into consideration in reaching a recommendation on this application and remain relevant to the 

determination of the current application. 



3. Site Description 
 
The application site comprises c. 2.53 ha of mainly open land located on the north side of Devizes, 
within its defined ‘Market Town’ limits of development.  The larger part of the site can reasonably 
be described as an enclosed field, albeit with some central small tree groups and a hard-surfaced 
area on its east side (former tennis courts, long-term disused).  On its north side, the site also 
includes sections of Parkfields road, including three ‘islands’ of open space.  The site is generally 
level. 
 
To the south-east side of the site is London Road (A361).  To the south side is Quakers Road, 
with the Wiltshire Police Headquarters beyond.  To the south-west side is the Trinity Primary 
School.  To the west, north and east sides is Parkfields road and a footpath link to London Road, 
with residential properties beyond.  The site is enclosed by fencing and/or hedgerows with existing 
access gates from Parkfields. 
 

 
Location of site 
 
In planning policy terms, the site lies within the limits of development of Devizes ‘Market Town’.  
The site has no specific land use designation. 
 
4. Planning History  
 

• 21/02477/OUT - Residential development of up to 57 dwellings together with new 
vehicular accesses onto Parkfields and Quakers Road, parking, pedestrian links, areas 
of public open space and landscaping (Outline application relating to access) – Refused 
– Allowed at appeal 



 
The outline application was refused for two reasons, the first being impact on highway safety 
through the increased traffic movements in Parkfields and Parkfield Terrace associated with the 
proposed development; and the second being that the development would have a detrimental 
impact on a badger sett.  The applicant appealed against the Council’s decision and the scheme 
was allowed by the appointed planning inspector. 
 
5. The Proposal 
 
The application before the is for approval of those matters that were reserved under the outline 
application. Outline consent was granted for up to 57 dwellings with new vehicular accesses onto 
Parkfields and Quakers Road, with all other matters, including, appearance, landscaping, layout 
and scale reserved for subsequent approval. 
 
The reserved matters application proposes 54 dwellings with associated infrastructure. The access 
to the site was approved under the outline consent.  As this is still extant, it is not possible to re-
visit this issue; only the reserved matters are now for consideration. 
 
The site is divided into two sections - the northern part (plots 23 to 54) that exits onto ‘Parkfields’ 
and the southern section (plots 1 to 22) that exits onto ‘Quakers Road’. The scheme consists of a 
mixture of 1 and 2 storey units, albeit these are predominantly 2 storey dwellings. 
 
The development will provide 30% affordable housing as per the requirements for this area and as 
approved at the outline stage. This will be made up of 1, 2, 3 and 4 bed properties, with the 
predominant mix being 2 and 3 bed properties. 
 

 
Fig. 1.0 - Site wide landscape plan  
 
The scheme maintains a central undeveloped area which will remain as open space and provide 
environmental benefits for the proposed development. The proposed layout is in general 
conformity with the indicative layout that was submitted at the outline stage. 
 



6. Planning Policy 
 
National Context: 
 
National Planning Policy Framework 2023 (NPPF) 
 
Planning Practice Guidance (guidance on the policies contained within the NPPF) 
 
Local Context: 
 
Wiltshire Core Strategy (WCS): 
  

• Core Policy 1 – Settlement Strategy  
• Core Policy 2 – Delivery Strategy 
• Core Policy 3 – Infrastructure requirements 
• Core Policy 12 - Spatial Strategy for the Devizes Community Area 
• 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 50 – Biodiversity and Geodiversity 
• Core Policy 51 – Landscape 
• Core Policy 52 – Green Infrastructure 
• Core Policy 55 – Air Quality 
• Core Policy 57 - Ensuring high quality design and place shaping 
• Core Policy 58 - Ensuring the Conservation of the Historic Environment 
• Core Policy 60 – Sustainable Transport 
• Core Policy 61 - Transport and Development 
• Core Policy 64 - Demand Management 
• Core Policy 67 – Flood Risk 
• Core Policy 68 – Water Resources 

 
Devizes Area Neighbourhood Plan: 
 

• H1 – Strategic Policy Intent – Settlement Framework Boundary 

• H2 – Strategic Policy Intent – Built Environment & Sustainability 

• T1 – Strategic Policy Intent – Getting Around 

• ESD1 – Strategic Policy Intent – Environment & Sustainability 
 
Policy WCS6 of the Wiltshire and Swindon Waste Core Strategy 
 
Wiltshire Council Design Guide (March 2024) 
 
Wiltshire Local Transport Plan 2011 – 2026: Car Parking Strategy (March 2015). 
 
7. Consultations 
 
Devizes Town Council – Final comments: Object; Devizes Town Council continues to object to 
these plans, as the amendments submitted do not propose changes that would negate previous 
objections. In addition, Wiltshire Council is asked to clarify the status of a gap in the hedge at the 
south-east corner of the site towards London Road, annotated as "wayleave". 
 
Original comments: 
Devizes Town Council continues its objection to this application as the revisions and reserved 
matters have in no way resolved any of the highways issues set out in our original objection, with 
a proposed dog leg route for large vehicles such as refuse collection through the existing 
Parkfields Estate to the new estate having a negative impact on traffic movement within 



Parkfields; and proposed double yellow lines significantly impacting on those residents who have 
no off-street parking and have to park on the highways, creating a problem that currently does 
not exist. The application continues to fail to deal with previous objections regarding managing 
increased traffic flow which will result in congestion between London Road and the access roads. 
The Council’s concerns about the threat to local biodiversity and overdevelopment of the site are 
not addressed within this application. The Council also objects to the orientation of the housing 
that overlooks Parkfields and this should be tuned to face into the estate. The application also 
fails to adequately explain how it will manage the considerable amount of wildlife on the site 
during the construction phase, especially badgers, and permission should not be granted until 
such time that mitigation measures have been independently assessed by the Wiltshire Badger 
Group. 
 
WC Highways Department – Final comments; ‘I accept the amended drawings. I adhere to the 
request for the other matters relating to TRO funding etc to be included in the S106. As an aside 
the applicant should be aware that the internal SUPs will also need to be offered for adoption, 
they are currently not being shown as such. 
 
Where there are parking spaces directly off a shared use road there should be a 1m buffer to 
help mitigate any potential over hanging. Please could the applicant add this detail to the following 
parking spaces: Plot 1, Plots 33-35 and 37, plots 48-49 and plots 50-52. 
 
Also I would like confirmation that there is a SUP link to the existing path between plots 18 and 
19. 
 
I am also expecting a Copenhagen crossing at Quakers Road, I am aware that the applicant is 
discussing this with an agent and I will provide comments once I have seen this detail. 
 
I note there is a note on the "engineering for planning" drawing showing that the existing road will 
be widened but I would like the applicant to provide a specific drawing as previously provided 
which shows the existing and the proposed widths. 
 
The internal paths appear to have now been widened to 3m as requested. 
 
Original comments: Mindful that this is a reserved matters application. There have been some 
changes to the layout that will require reconsideration. Changes to the road layout as submitted 
under outline are raising concerns: 

• Change in layout requires a SUP path 

• Access design requiring vehicles to reverse into the highway unacceptable 
• Omission of Copenhagen Layout 

• Internal paths expected to meet minimum requirements 

• Link arrangements should be provided 

• Parking to meet required standards 

• Widening of existing roads as per the outline 
 
WC Urban Design – No objection; ‘The revised drawings indexed 11th October 2024 on the 
application webpage have satisfactorily addressed my consultation response dated 14.05.2024 
and 25.06.2024 notably the removal of the parking court off the west side close of Park Road and 
the current revised Planning Layout 23605/5001X following the approach of my sketch site layout 
in the latter response in order to provide in the southern part of the development an appropriate 
front door /active window elevation with plots now largely facing towards rather than backing onto 
Quakers Road and London Road, while also similarly fronting onto the central green public space. 
The revision has also satisfactorily addressed my comment 18.07 2024 to give house 2 a front 
door /active window frontage facing onto the area of open space at this end rather than the 
previous poor side elevation/ driveway down this side.’ 
 
 



 
Summary of original comments: 
 
Following an initial objection, improvements to built frontage not satisfactorily addressed; return 
and street facades in the street scene require some further work, although some matters have 
been amended and addressed; parking court deleted; and rear garden boundary pulled back. 
 
WC Landscape – No comment. 
 
Previous comments:  
“Please see marked up drawings. I am concerned that the principles that are laid out in the 
Wiltshire Design Guide regarding boundary treatments between Public and private spaces, 
narrowness and small areas of turf planting which become a maintenance issue, design out crime 
considerations, and the provision of a community orchard have not been properly considered by 
the applicant”. 
 
Previous comments before redesign:  
“Please note comments on attached landscape plans. Thin sections of grass need to be removed 
due to maintenance issues and replaced with shrub planting. Also I would remind the applicant 
of NPPF para 131 and the need to provide 'tree-lined' streets. I have suggested a few additional 
locations where trees should be planted and a community orchard in the PoS, again in line with 
the NPPF”. 
 
WC Arboricultural Officer – No objection subject to condition.  The Tree Officer is satisfied that 
the information provided within the Tree Protection Plan, including Arboricultural Method 
Statement, prepared by ACD Environmental and dated October 2024, provides sufficient 
information to ensure the trees to be retained on site have been appropriately considered and 
protected. 
 
WC Housing – Comments; In line with the completed Unilateral Undertaking and under Core 
Policy 43 (Providing Affordable Homes) of the Wiltshire Core Strategy an on-site affordable 
housing provision of 30% will be sought in this location. Under Outline planning permission 57 
new homes (17 affordable homes) were secured in the Unilateral Undertaking. However, under 
the Reserved Matters planning application, permission is being sought for 54 new homes, and 
as such the onsite affordable housing requirement would be for 16 affordable homes, of which 
we would seek 60% as affordable rented homes i.e.10 homes and 40% as shared ownership 
homes i.e. 6 homes. The below affordable homes have been proposed and are acceptable: - 
 
Affordable Rented (10 homes) 
1 bed/2 person apartments = 2 apartments in a ‘house-style’ dwelling with the ground floor 
apartment to be built to M4(2) standard with a level access shower. 
2 bed/4 person houses = 4 houses. 
2 bed/3 person bungalow = 1 bungalow to be built to M4(2) standard with a level access shower. 
3 bed/5 person houses = 2 houses. 
4 bed/7 person house = 1 house. 
 
Shared Ownership (6 homes) 
2 bed/4 person houses = 4 houses. 
3 bed/5 person houses = 2 houses. 
 
It is noted on the Affordable Housing Mix Plan that plots 40 (affordable rented) and 41 (shared 
ownership) no longer adjoin, this is acceptable as it has addressed the issue previously raised 
(Affordable Housing planning consultation response dated 10.9.24). 
 
Regard should be given to Core Policy 45 of Wiltshire Core Strategy which 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. The 
parking and clustering proposed for the affordable homes is acceptable. 
 
The Wiltshire Core Strategy specifies that affordable housing is expected to meet high standards 
of design, quality and should be visually indistinguishable from open market housing. In addition 
to complying with The Homes and Communities Agency’s Design and Quality standards (or any 
other subsequent design guidance which may supersede); Wiltshire Council recommends, as a 
guide, that all affordable dwellings meet the minimum 85% NDSS space standards. The sizes of 
the proposed affordable homes are acceptable. 
 
With regard to Wiltshire Core Policy CP46, where there is a housing need identified for Extra 
Care or adapted properties, these units will be sought within the affordable housing mix. Adapted 
units will be required to be built to Building Regulations M4 Category 2: Accessible and adaptable 
dwellings standards with ground floor units to be wheelchair accessible and provided with level 
access showers (rather than bathrooms) suitable for wheelchair users, and a ground floor 
bedroom with level access shower in 3 bed and 3+ bed houses. Based on current demonstrable 
need we can advise that within the 30% affordable housing contribution to be delivered on a nil 
subsidy basis at least 10% of these affordable homes i.e. 2 affordable rented units (1 x 1 bed 
ground floor apartment and 1 x 2 bed bungalow) are required to be built to meet the specific 
needs of vulnerable and older people or those with disabilities. The units being proposed by the 
applicant are in line with our requirement and are therefore acceptable. The applicant should 
ensure that the affordable homes to be built to M4(2) standard are located on a topography 
suitable for their intended use, taking into consideration the needs of future occupiers of these 
dwellings. 
 
The affordable housing units agreed would need to be provided at nil subsidy, in perpetuity and 
transferred to a Registered Provider, approved by Wiltshire Council or to Wiltshire Council’s 
Residential Development Team. A list of Registered Providers who work in partnership with 
Wiltshire Council can be provided on request as can the contact details for Wiltshire Council’s 
Residential Development Team. The affordable homes secured via the completed Unilateral 
Undertaking will be nominated in line with the Council's current Allocation Policy and Procedures. 
 
WC Education – No comments; As the Education requirements for this site are secured by a UU 
dated 07/11/22 against the outline application, we have no comments to make regarding this 
REM. 
 
Further comments following re-consultation:  
No comments received. 
 
WC Drainage – Support subject to condition; further detail relating to ‘exceedance flows’ and 
‘drainage calculations’ required either now or as part of pre-commencement conditions. 
 
Further comments following re-consultation:  
The application has been supported with a Site Specific Flood Risk Assessment (FRA). 
 
It is noted drainage calculation have now applied a 45% climate change uplift – this previous 
condition has therefore been removed. However, overland exceedance flows are still limited to 
just the road surfaces and lack the detail that previously requested via condition – this condition 
therefore remains. 
 
WC Climate Team – No objection subjection to condition; No further substantive comment to the 
latest plans. I note the comments regarding conditions and happy to accept the developer's 
suggestion to make 1 and 2 compliance conditions. 
 
 
 



Original comments: 
“The Sustainable Energy Strategy hasn’t followed the approach I was advocating, but they have 
addressed the issue sufficiently to outline a low carbon approach to the development consistent 
with CP41. I consider that the scheme proposed, and strategy outlined at this stage is a positive 
consideration in any planning assessment, but of limited weight given the level of ambition 
demonstrated and ambiguity in parts. As such, I no longer raise objection to the proposals and if 
you are minded approving the scheme I suggest the conditions below. 
 
However, I still have some comments to support and encourage the developer to improve this 
scheme in terms of addressing climate change. I am not seeking perfection, but I can see 
opportunity positive outcomes with a little more attention at this RIBA stage on matters that will 
be hard to revisit once planning has been obtained. Making all or some of these changes would 
be positive and could be afforded additional positive weight in any planning balance”. 
 
WC Waste – Support subject to conditions; The on-site infrastructure required by the proposal is 
the provision of waste and recycling containers for each residential unit. The estimated s106 
contribution set out in the table below is required for the provision of this essential infrastructure 
to make the application acceptable in terms of the policies listed below. This figure is subject to 
change dependent on the confirmed mix of flats and houses, in accordance with section 10 of 
the attached SPD. 
 
Vehicle tracking needs to demonstrate that refuse collection vehicles (RCVs) can move through 
the development. Each dwelling should have a collection point that is on level hardstanding off 
any roadway or footway at the curtilage of the property and should demonstrate storage points 
for containers. Residents should not have to carry their waste containers more than 25m from 
the storage point to the collection point and crew walk no more than 10m. Plans should 
demonstrate that this is achievable for each dwelling. 
 
WC Archaeology – Comments; This site was assessed via a trial trench archaeological 
evaluation in October 2021. This evaluation established the presence of a former medieval deer 
park pale running across the centre of the site, with the remains of a post-medieval structure 
identified in the south east corner. These two archaeological features are to be investigated 
further via Strip, Map and Record (SMR) excavations prior to the commencement of the 
construction phase. These SMR excavations have been secured via Conditions 6 and 7 that were 
attached to appeal decision notice APP/Y3940/W/22/3301605. To this end a Written Scheme of 
Investigation (WSI) has been prepared by SLR Consulting, setting out how the SMR excavations 
are to be carried out and their results published, in accordance with Conditions 6 and 7. This WSI 
has been reviewed and approved by Wiltshire Council Archaeology Service (WCAS) and has 
also been included among the supporting documentation attached to the above application. I am 
currently awaiting the appointment of an archaeological contractor to carry out the excavations. 
 
WC Ecology - No objection subject to condition; an updated site plan to show measures to 
protect the badger sett has been provided that adequately addresses this issue. Biodiversity 
enhancements to be shown on an enforceable plan shall be secured via condition. 
 
The application is supported by the following ecology documents: 

• Ecological Verification Report (ref. eg230168 rev 01); and 
• Biodiversity Net Gain metric (Excel spreadsheet dated 15th Mar 2024). 

 
The proposed layout differs from the Indicative Coloured Site Plan approved under 
21/02477/OUT. The changes appear to have allowed the incorporation of a “dark corridor” to the 
north of plots 1 and 3, and the relocation of a path away from the badger sett. These changes 
appear to represent an improvement for badger from the previously approved situation. 
 
A Badger Protection Plan to protect badger during construction is set out in Section 3 of the 
Ecological Verification Report. The Tree Protection Plan (REC2444-03) highlights the 



requirement to ensure tree protection fencing remains accessible for badger. Construction 
activities must be carried out in accordance with these documents. 
 
The Landscape Proposals (ref: REDC24444-11E Sheet 1) have been updated to show scrub 
planting and suitable fencing around the badger sett, suitable fencing to the ecology corridor, and 
the inclusion of fruit trees in the planting plans. This request for further information has been 
suitably addressed. 
 
This is a reserved matters application associated with an outline application that was submitted 
prior to Biodiversity Net Gain (BNG) becoming mandatory on 12th February 2024. BNG per se is 
therefore not obligatory, however, Core Policy 50 of the Wiltshire Core Strategy requires all 
development to demonstrate no net loss of local biodiversity resource and to seek opportunities 
to enhance biodiversity. The NPPF also encourages applications to deliver measurable net gains 
(para 186 d). A completed biodiversity metric has been submitted which indicates the proposals 
will result in a net gain for biodiversity. The proposals have also been designed to maintain 
functionality of the site by incorporating a dark, vegetated corridor. 
 
10 bat boxes and 10 bird boxes are proposed, this is in accordance with biodiversity 
enhancements approved under the outline application (21/02477/OUT). As noted by Salisbury & 
Wilton Swifts it is now expected that new residential developments will provide integral features 
to benefit biodiversity at the ratio of 1:1 feature to building. 
 
The Swift Brick Plan shows the proposed locations for 54 swift bricks. The uplift in features for 
biodiversity is welcomed, however continued commitment to delivering at least 10 bat boxes (as 
approved under the outline application 21/02477/OUT) is encouraged. Furthermore, to ensure 
the delivery of features during the construction of the dwellings the features should be shown on 
elevations drawings, this can be secured via condition. 
 
The proposed adoptable lighting scheme appears acceptable. Any new lighting, including private 
area lighting, should be for the purposes for safe access and security and be in accordance with 
the appropriate Environmental Zone standards set out by the Institute of Lighting Engineers in 
their publication GN01:2021, ‘Guidance for the Reduction of Obtrusive Light’ (ILP, 2021), and 
Guidance note GN08/23 “Bats and artificial lighting at night”, issued by the Bat Conservation 
Trust and Institution of Lighting Professionals. 
 
Hampshire Avon 
Although the application site lies within the very edge of the Hampshire River Avon Special Area 
of Conservation (SAC) Catchment, the sewer to which the site will connect has been confirmed 
by the applicant as Potterne Sewage Treatment Works (STW). Wessex Water have confirmed 
that flows from the site will go to Potterne STW, some 4 km SW of the site. This STW discharges 
to the Semington Brook which is part of the Bristol Avon catchment. There can therefore be no 
potential impact on the Hampshire River Avon SAC as a result of the development proposal.  
 
Biodiversity Net Gain 
From 12 February 2024 Biodiversity Net Gain (BNG) became mandatory under Schedule 7A of 
the Town and Country Planning Act 1990 (as inserted by Schedule 14 of the Environment Act 
2021). Based on the information available the biodiversity gain planning condition is not 
considered to apply to this application as this is an approval of reserved matters and the 
application for outline planning permission was made before 12 February 2024. 
 
Natural England – Comments; Natural England has previously commented on this proposal and 
made comments to the authority in our response dated 26 April 2024 reference number 473730 
(attached) 
 



The advice provided in our previous response applies equally to this amendment The proposed 
amendments to the original application are unlikely to have significantly different impacts on the 
natural environment than the original proposal. 
 
Should the proposal be amended in a way which significantly affects its impact on the natural 
environment then, in accordance with Section 4 of the Natural Environment and Rural 
Communities Act 2006, Natural England should be consulted again. Before sending us the 
amended consultation, please assess whether the changes proposed will materially affect any of 
the advice we have previously offered. If they are unlikely to do so, please do not re-consult us. 
 
Summary of original comments 
“SUMMARY OF NATURAL ENGLAND’S ADVICE 
Water Quality/Nutrient Neutrality Advice 
This proposal potentially affects European Sites vulnerable to nutrient impacts. Please refer to 
Natural England’s overarching advice dated 16th March 2022 and sent to all relevant Local 
Planning Authorities. 
 
When consulting Natural England on proposals with the potential to affect water quality resulting 
in nutrient impacts on European Sites please ensure that a Habitats Regulations Assessment is 
included which has been informed by the Nutrient Neutrality Methodology (provided within our 
overarching advice letter). Without this information Natural England will not be in a position to 
comment on the significance of the impacts. For large scale developments, Natural England may 
provide advice on a cost recovery basis through our Discretionary advice service. 
 
All queries in relation to the application of this methodology to specific applications or 
development of strategic solutions will be treated as pre-application advice and therefore subject 
to chargeable services. 
 
NO OBJECTION FOR NON-NUTRIENT NEUTRALITY SITES ONLY 
Based on the plans submitted, Natural England considers that the proposed development will not 
have significant adverse impacts on statutorily protected nature conservation sites. 
 
Natural England’s generic advice on other natural environment issues is set out at Annex A.” 
 
WC Rights of Way – No comments received. 
 
Further comments following re-consultation:  
No further comments to add to previous comments. 
 
WC Public Protection – No comments received. 
 
Further comments following re-consultation:  
No further comments to add to previous comments. 
 
WC Public Open Space – No comments received. 
 
Further comments following re-consultation:  
No further comments to add to previous comments. 
 
Wessex Water - No comments received. 
 
Further comments following re-consultation:  
No comments received. 
 
Police Liaison - No comments received. 
 



Further comments following re-consultation:  
No comments received. 
 
Environment Agency - No comments received. 
 
Further comments following re-consultation:  
No comments received. 
 
8. Publicity 
 

The application has been advertised by way of writing directly to adjoining landowners and 
relevant consultees, through the posting of a site notice and within the local press. At the time of 
drafting this report, the Council had received 96 letters objecting, 5 comments and 1 mixed, 
although there are examples of repeat correspondence from the same correspondents. The 
following is a summary of the comments received:  
 
Objections:  
 
Principle 

• Council is over its new housing allocation 

• Site is not designated in either the Devizes Neighbourhood Plan and Wiltshire Core 
Strategy as suitable for development 

• Contrary to the Core Policies of the Wiltshire Core Strategy 
• Scheme should reflect the existing adjoining housing stock and provide more 4 bedroom 

properties 

• Placing the expensive houses on Quakers Road and the more affordable properties on 
Parkfields does not seem socially inclusive 

 
Visual / Landscape impact 

• Design, appearance and layout are unacceptable 
• Design is entirely unbalanced, more prestigious properties to the Quakers Road side 

• Higher density of properties to the northern end of the site onto Parkfields 

• Layout should be amended to put the rear of the properties to Parkfields 

• Fails to respect the local street pattern 

• Out of character 
 
Highways 

• Existing estate not designed with increased traffic in mind 

• Insufficient parking to accommodate new dwellings 

• Not in accordance with the parking standards as set out in the ‘parking standards for 
new developments’ 

• Exacerbate on-street parking 

• Road congestion issues through increase in traffic, associated noise, air and light 
pollution 

• Entrance to Parkfields is a single carriageway and tight with existing issues associated 
with large traffic 

• Widening of roads within Parkfield is not achievable due to existing infrastructure 

• Proposed speed limit will be ineffective 

• Access should be onto Parkfield Terrace 

• Conflict with existing uses 

• Town infrastructure cannot cope with more traffic 
• Access for emergency vehicles 

• Very busy especially during peak times 

• Box junction or roundabout should be provided 

• Lack of parking for visitors 



• Visibility splay issues on existing access points 
• More parking for existing residents needs to be considered 

• Limited pedestrian access and crossing points 
 
Neighbour amenity 

• Impacts on neighbour amenity 

• Effect on the level of daylight and privacy 

• Noise, light and air pollution 
• Loss of amenity green space for children 

• Loss of play areas 

• Open green spaces important to emotional and mental wellbeing 

• Should be a 22 metre separation distance between windows 

• Anti-social behaviour 
 
Environment 

• Climate change issues, loss of ‘green lung’ 

• Loss of green spaces within town 

• Will create air pollution 

• Air quality in Devizes must be considered (AQMA) 

• Impact on wildlife 

• Site is rare nature reserve 

• Protected species on site include badgers, bats, rabbits, foxes and deer 
• Site is also a hunting ground for birds of prey 

• Grass snakes and slow worms live on site 

• Impact on TPO trees 

• Loss of trees and hedgerow through the proposed development 

• Destruction of habitats and protected wildlife opportunities 

• Detrimental impacts on biodiversity and local species 

• Scheme does not do enough against climate change, installation of solar panels and 
heat pumps 

• Flooding issues through increased hard surfaces 

• Enhancement should be provided for wildlife 
 
Other matters 

• Secure by design, proposed routes through the site will open ‘Parkfields’ to security 
issues 

• Contradictory design solutions between the two parts of the scheme 

• Impacts on water pressure, gas pressure and electrical supply system 

• Opportunity for an archaeological school project 

• Previous applicant did not own all of the land 

• Insufficient infrastructure such as dentists, hospital, A+E facilities, GP’s, schools 

• Number of dwellings should be reduced 

• Local residents have maintained the land 
• Not sustainable development, households will still be dependent on cars 

 
Mixed: 

• Exit via Roundway Park is complicated, with traffic onto a busy highway 

• Traffic lights at this junction would improve traffic safety 
 
Salisbury & Wilton Swifts – Welcome the inclusion of swift bricks across the site; should be 
included on the plans.  
 
Wilts Badger Group - The author states that they propose additional fencing to offer 'greater 
protection for badgers’. Any proposed fencing would need to be done under licence (assuming 



it is within 30m of the sett) and must not prohibit/reduce the feeding habits of the badgers. They 
need free access to the surrounding fields/gardens and cannot be fenced in. It is not possible 
to comment further at this stage as there are no plans enclosed. 
 
Trust for Devizes: 
‘1. We acknowledge that the ‘principle’ of this development has been settled by the appeal 
decision. 2. However, the new proposals have the houses backing on to Quakers Road. The 
indicative layout submitted with the outline app/appeal had a pointless extra road between the 
houses and Quakers Road, but they ‘fronted’ towards Quakers Road.  The present proposal 
conflicts with the National Design Guide and the draft Wilts Design Guide, because it fails to 
create a coherent built form, or ‘street scene’.  The draft Wilts Guide goes further, calling for 
housing developments to ‘aim for perimeter blocks’.  It conflicts with the National and draft Wilts 
Design Guides in relation to Built Form, and would fail to create an appropriate street scene. 3. 
The present app is not in accordance with the (appeal) outline permission.  This is because the 
layout of the development fronting Quakers Road is substantially different from the indicative 
layout, in conflict with condition (4) of the (appeal) outline permission, which requires the 
development to be ‘substantially in accordance with the 'Indicative Coloured Site plan 
Constraints Diagram' (0202B), the 'Indicative Coloured Site Plan' (0201C)’. In our view, approval 
cannot lawfully be granted for this layout, as submitted. 
 
All consultee and third party comments are available to view on the Council’s webpage, through 
this link: Planning Application: PL/2024/03117’ 
 
9. Planning Considerations      
 
Principle of development 
 
This is a reserved matters application submitted further to outline application ref. 21/02477/OUT, 
which was allowed on appeal.  This established the principle of residential development for up to 
57 dwellings and remains extant. The Inspector held the view that the proposal was consistent 
with the settlement hierarchy outlined in the development plan and, for that reason, the scheme 
carries significant weight. 
 
With regard to the Wiltshire Core Strategy (WCS, 2015) the site is located within the limits of 
development of the Market Town of Devizes. Core Policies 1 and 2 set out the strategic approach 
for delivering development within the development plan area and identify that there is a 
presumption in favour of new residential development within the defined Limits of Development 
of the settlements. 
 
The proposal therefore accords with the spatial strategy as set out in the Wiltshire Core Strategy, 
which aims for Wiltshire to have stronger, more resilient communities based on a sustainable 
pattern of development. 
 
Landscape and visual impact (including design) 
 
Core Policy 57 ‘Ensuring High Quality Design and Place Shaping’ of the WCS lays down the 
requirement for good design. 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. 
 
Concerns have been raised that the proposed scheme would be out of character with the 
surrounding area, with an inappropriate layout and design; and that the properties to the northern 
part of the site are too high density with a failure to respect the local street pattern. 
 
The layout of the scheme has been revised during the course of the application and it now reflects 
that proposed indicatively at the outline stage. Whilst the layout was not formally approved at the 

https://development.wiltshire.gov.uk/pr/s/planning-application/a0iQ30000053vwX/pl202403117


outline stage, the indicative layout envisaged the site being accessed onto both Quakers Walk 
and Parkfields, with housing provided to both the north and south of the site (ref. Indicative Site 
Plan – 0201 C below, as referred to in the Inspectors report.) 
 

 
Fig. 2.0 - Indicative Site Plan – 0201 C (considered at outline stage) 
 
When comparing the layout illustrated above with the ‘Site wide landscape plan’ at figure 1.0, both 
include a central green ‘lung’ with housing above and below this. The proposed layouts do differ 
to some extent, however, the fundamental elements are as previously considered. 
 
The submission clarifies that proposed materials will comprise a palette of red brick and part red 
brick, part roughcast render, with either a Mendip pantile smooth brown tile or grey slate tile to the 
roofs. Proposed boundary treatments will comprise a mixture of brick walls to match the elevations 
of the dwellings, close boarded fences and black mesh fencing and gates. It is considered that 
this material palette respects the materials used on nearby properties. 
 
The development will be made up of predominantly two storey dwellings, the character and style 
of which are considered to respect the existing style of properties in Parkfields. Predominantly 
semi-detached and detached properties, the proposed dwellings at Parkfields incorporate design 
detailing such as soldier courses over openings and small porch canopies. 
 

 
Fig. 3.0 - Proposed streetscene – ‘Parkfields’ side of site 
 



With regard to the Quakers Road approach to the site, as this will be seen more isolated from the 
existing built form within the area, it allows for a degree of flexibility in the materials/design 
detailing. 
 

 
Fig. 4.0 – Proposed streetscene – ‘Quakers Road’ approach to site 
 
The properties along this part of the site, will also be two storey in height, replicating the 
predominant form of development within this area.  They will be constructed using a mix of brick 
and render to the walls which will soften the appearance of the development in this location. 
 
The Council’s Urban Design Officer raises no objection to the proposed dwelling designs and is 
content that the revised drawings have satisfactorily addressed the points raised by them in 
earlier consultation rounds. The scheme is now considered to provide an appropriate front door 
/active window elevation, with plots now largely facing towards rather than backing onto Quakers 
Road and London Road, whilst also similarly fronting onto the central green public space. The 
revision has also created a front door /active window frontage facing onto the area of open space 
at plot 2, rather than the previous poorly designed side elevation/ driveway down this side. 
 
Likewise, the Council’s Landscape Officer raises no further objections following the final 
submission, noting that the proposed landscaping creates a ‘green lung’ within the central part of 
the site that connects with the surrounding area and also provides beneficial biodiversity 
opportunities. This green open space adds to the existing open areas on Parkfields thus providing 
better opportunities/access for local residents. The site will be seen within the existing built form 
of Devizes and would not encroach into the surrounding countryside. In terms of wider landscape 
impacts, it is considered that there would not be any due to the well-contained nature of the 
development. 
 
In terms of visual impact, the design, scale and materials are compatible with the existing built 
form.  it is therefore concluded that the proposed development would comply with policies CP51 
and CP57 in terms of its general layout and landscaping and its placement in the context of the 
existing built form of the town.  
 
Impact on neighbour amenity  
 
Core Policy 57 of the WCS (2015) requires proposed developments to be designed to ensure no 
detriment to residential amenity. 
 
Concerns raised by third partes include light and noise impacts, air pollution and impact on 
privacy, with a statement that there should be a 22 metre separation distance between windows. 
It has been argued that there would be a loss of green amenity space for children to play on. 
 
The Wiltshire Council Design Guide states that there should be a 20 metre separation distance 
rear elevation to rear elevation, in order to maintain satisfactory levels of privacy for both the 
inhabitants of a dwelling and for the enjoyment of their garden areas. The guide, however, states 
that this distance can be reduced if the design is suitable for the area (high density/town/village 
centre) and it is sufficiently sensitive to avoid intrusive overlooking. 
 
Distances between proposed back-to-back elevations range from 19.6m up to 24.2m, which 
are, given the level nature of the site, considered to be reasonable distances in this instance. 
There are no back-to-back instances between proposed dwellings and existing. However, there 
are front to front elevation instances around Parkfields which are as close as 11.6 metres, 
although the same standards do not apply in front-to-front elevations, as front elevations are on 
to the adjoining public highways 



 
With regard to the properties to the south of the site, several border existing dwellings. To the 
west are plots 3 and 7 that lie adjacent to 1 Parkfields, which is north of the site. These 
properties would run parallel with No. 1 and therefore would not directly overlook either the 
property or its private amenity space. To the east are plots 19 and 22 that are adjacent to 36 
Parkfields and The Annexe 36 Parkfields, which are northeast of the site. There is a footpath / 
public right of way (DEVI73) that runs along the boundary of 36 Parkfields and the site. Plot 22 
runs parallel with the footpath so that any views are onto the adjoining plot 19. The distance 
from the rear elevation of plot 22 and plot 19’s garden exceeds the 10 metres guidance (ref. 
Wiltshire Design Guide) for the size of rear gardens. The rear elevation of Plot 19 looks directly 
towards the gable elevation of 36 Parkfields and the distance of garden area from the rear 
elevation of plot 19 and the boundary of the footpath is approx. 15m, again exceeding the 
guidance of 10m. It is therefore considered that there would be no significant harm caused to 
amenity through overlooking from either plot. 
 
Impact from noise during the construction phase would be short-lived and controls relating to 
hours of work, deliveries, storage etc. have already been appropriately conditioned (ref. 
condition 19 of the outline planning consent). It is considered, by virtue of the level topography 
of the land, existing screening and the distances between properties, that the development would 
not result in an overbearing impact or loss of light or overlooking. Similarly, intrusive lighting can 
be controlled through condition and any issues pertaining to noise control are also subject to 
separate legislation. 
 
On balance, it is considered that the proposed development would not give rise to any 
unacceptable impacts upon amenity in terms of overbearing effect, loss of light, overshadowing 
or overlooking. The scheme is considered to accord with the requirements of CP57 of the WCS 
and with the NPPF. 
 
Highway safety 
 
Core Policy 57 of the WCS seeks to ensure that the public realm, including new roads and other 
rights of way, are designed to create places of character which are legible, safe and accessible.  
Core Policy 61 requires new development to be located and designed to reduce the need to travel 
particularly by private car, and to encourage the use of sustainable transport alternatives.  The 
policy further requires new development to be capable of being served by safe access to the 
highway network.  Core Policy 64 expects the residential parking standards to be applied.   
 
Strong concerns and objections have been raised by third parties regarding the proposed access 
onto Parkfields and the addition of visitor parking onto the existing green areas within this cul-de-
sac.  The concerns are that the existing estate was not designed with the level of increased 
traffic in mind, that there would be insufficient parking to accommodate the new dwellings, and 
that existing on-street parking would be displaced onto surrounding roads due to the lack of 
parking provision proposed. Fundamentally, the objectors consider that the proposed parking 
levels do not meet parking standards and that the knock-on effect of increased on street parking 
will further exacerbate road congestion within the area. They identify that the entrance to 
Parkfields is a single carriageway and tight, with existing issues associated with large traffic 
movements into and out of Parkfields. They comment that the widening of roads into and within 
Parkfields is not achievable due to existing infrastructure; as such, there should be no access 
into Parkfields and all traffic associated with the proposed development should be onto Quakers 
Road.  Concerns have also been raised that existing junctions do not have adequate visibility  
splays to accommodate the increase in traffic and there would be conflict with existing users 
including pedestrians and children playing. Concerns are further expressed at the increase in 
traffic onto the local roads and the associated noise, air and light pollution; and that solutions 
such as reducing speed limits, box junctions or traffic lights would be insufficient to make the 
scheme safe. 
 



The highway officer accepts the amended drawings provided in support of the application are 
satisfactory to resolve the issues and concerns that they have highlighted. On balance they raise 
no objections to the scheme subject to the delivery of the necessary infrastructure. The financial 
contributions required along with a travel plan and green travel voucher have already been 
secured through the legal agreement signed at outline stage, as such there would be no s106 
legal agreement discussions on this approval of reserved matters application. The necessary s38 
agreement will deliver the agreements in the Unilateral Undertaking and an informative to 
reference this can be added to any grant of consent. 
 
The scheme will provide sufficient parking for each property in accordance with the required 
standards as set out within the Wiltshire Local Transport Plan 2011 – 2026: Car Parking Strategy 
(March 2015). The concerns raised on this particular issue by local residents are acknowledged, 
however, the submitted details satisfactorily address the points and issues raised by the Councils 
highway expert. Visitor parking will be provided where both existing and proposed residents will 
benefit. 
 
With regard to highway impact and access this matter was considered in full at outline stage 
(application 21/02477/OUT) with only the internal road layout of the scheme requiring further 
consideration at reserved matters stage. Application 21/02477/OUT was refused as it was 
considered by members of the committee, that “the proposal would lead to an increase in 
vehicular movements in Parkfields and Parkfield Terrace, this as a consequence of the additional 
houses planned to be accessed from these roads. By reason of the unusual layout of these roads 
and their relatively narrow carriageway widths (notably in Parkfield Terrace), the additional traffic 
would lead to increased danger and inconvenience to all users of these roads, to the detriment 
of highway safety”. 
 
During the appeal process, the Planning Inspector determined that the movements associated 
with the development when added to the existing volume of traffic associated with the residents  
of Parkfields would not “exceed the carrying capacity thresholds for a “linked road”. Moreover, 
when spread over the course of a whole day this is not a substantial amount of activity, given the 
presence of the other residential properties that require access along the road”. The outline 
scheme provided for up to 33 units on the northern section of the site whereas the reserved 
matters now before the council only offers 31 units; a reduction in the number of units previously 
proposed and thereby a reduction in level of traffic that would be generated as previously 
considered acceptable by the Planning Inspectorate. As the Planning Inspector found that the 
scheme at outline stage was acceptable in highway safety terms, it would not be possible to 
substantiate a refusal on the same grounds, particularly bearing in mind the reduction in the 
number of units. 
In terms of highway safety, the scheme is considered to accord with the requirements of the Core 
Policies of the WCS (2015).  Para. 115 of the NPPF (2023) states that development should only 
be refused on highway grounds if there would be an unacceptable impact on highway safety, or 
if residual cumulative impacts on the road network would be ‘severe’.  It is considered that the 
development would not result in a severe negative impact on the road network and that the 
proposal would not have a severe impact on highway safety. 
 
Environmental and ecological impacts 
 
In carrying out its statutory function, the local planning authority must have sufficient information 
to judge whether the proposal would be likely to result in any adverse impact to protected habitats 
or species, in line with the NPPF and with CP50 WCS (2015).  Core Policy 50 provides the 
Councils stance on biodiversity and how development must take into consideration the 
importance of such features and species using an area, how they can be maintained and where 
it is deemed necessary to alter a feature, appropriate mitigation. Core Policy 50 also requires all 
development to demonstrate no net loss of biodiversity and the NPPF also encourages 
applications to deliver measurable net gains (para 186 d). The application is supported by the 
following ecology documents: 



• Ecological Verification Report (ref. eg230168 rev 01); and 
• Biodiversity Net Gain metric (Excel spreadsheet dated 15th Mar 2024). 

 
Objectors to the scheme contend that the scheme will have a detrimental impact on the ecology 
and biodiversity of the area, by removing important habitat for what residents consider the site to 
be an ecologically rich area of land within an urban location. 
 
The previous application (21/02477/OUT) was also refused at committee on the grounds that the 
site is known to support an active badgers sett and that by reason of the limited size and position 
of the proposed ‘green lung’ within which the badger sett is planned to be incorporated, the 
proposal would have a detrimental impact on the badgers and their environment. The Planning 
Inspector considered that the proposed development would create “biodiversity enhancements 
provided through additional planting, bird and bat boxes within dwellings that would satisfy 
requirements of the development plan”. The Inspector concluded that the “proposed development 
would not harm the site’s biodiversity interests, with particular regard to local badger habitat. It 
would accord with Core Policy 50 of the Core Strategy which requires amongst other things, that 
proposals protect features of nature conservation value and incorporate appropriate measures to 
avoid and reduce disturbance to species and habitats”. 
 
The reserved matters scheme proposes a central ‘green lung area’ (approx. 0.78 ha in size), with 
enhanced planting and access opportunities for wildlife species. The supporting documents 
demonstrate the ways in which the recommendations of the ecology report have been 
incorporated into the design of the scheme, including bird box locations, dark corridor and 
exclusion zone around the badger sett. The revised landscape and ecological enhancement 
measures have resulted in a biodiversity net gain of 22.9%, which remains an increase from the 
original submission. The submission concludes that the site remains in the same ecological 
condition as when it was assessed in respect of the outline planning application. All the 
requirements for protection of wildlife during construction will be complied with. The proposed 
layout offers improved connectivity for badgers via a newly included green corridor leading out of 
the western edge of the site. This will also benefit bats and other wildlife using the green corridor 
that runs through the site. 
 
The Council’s Ecologist raise no objection subject to conditions. An updated site plan has been 
submitted, which demonstrates that measures to protect the badger sett have been incorporated 
which adequately addresses this issue. Biodiversity enhancements to be shown on an 
enforceable plan shall be secured via condition. 
 
Whilst the proposed layout differs from the Indicative Coloured Site Plan approved under 
21/02477/OUT, the changes allow the incorporation of a “dark corridor” to the north of plots 1 and 
3, and the relocation of a path away from the badger sett. These changes appear to represent 
an improvement for badger above that of the details considered at outline consent. A Badger 
Protection Plan to protect badger during construction is set out in Section 3 of the Ecological 
Verification Report. The Tree Protection Plan (REC2444-03) highlights the requirement to ensure 
tree protection fencing remains accessible for badger. Construction activities must be carried out 
in accordance with these documents. The Landscape Proposals (ref: REDC24444-11E Sheet 1) 
have been updated to show scrub planting and suitable fencing around the badger sett, suitable 
fencing to the ecology corridor, and the inclusion of fruit trees in the planting plans. This request 
for further information has been suitably addressed. 
 
The Council’s Ecologist acknowledges that this is a reserved matters application associated with 
an outline application that was submitted prior to Biodiversity Net Gain (BNG) becoming 
mandatory on 12th February 2024. BNG per se is therefore not obligatory, however, Core Policy 
50 of the Wiltshire Core Strategy requires all development to demonstrate no net loss of local 
biodiversity resource and to seek opportunities to enhance biodiversity. The NPPF also 
encourages applications to deliver measurable net gains (para 186 d). A completed biodiversity 
metric has been submitted which indicates the proposals will result in a 22.9% net gain for 



biodiversity. The proposals have also been designed to maintain functionality of the site by 
incorporating a dark, vegetated corridor. 
 
The scheme will also incorporate 10 bat and bird boxes in accordance with biodiversity 
enhancements approved under the outline application (21/02477/OUT). As noted by Salisbury & 
Wilton Swifts, it is now expected that new residential developments will provide integral features 
to benefit biodiversity at the ratio of 1:1 feature to building.  
 
The Swift Brick Plan shows the proposed locations for 54 swift bricks. The uplift in features for 
biodiversity is welcomed, however continued commitment to delivering at least 10 bat boxes (as 
approved under the outline application 21/02477/OUT) is encouraged. Furthermore, to ensure 
the delivery of features during the construction of the dwellings the features should be shown on 
the elevation drawings - this can be secured via condition. 
 
The proposed adoptable lighting scheme is acceptable in principle. Any new lighting, including 
private area lighting, should be for the purposes of safe access and security and be in accordance 
with the appropriate Environmental Zone standards set out by the Institute of Lighting Engineers 
in their publication GN01:2021, ‘Guidance for the Reduction of Obtrusive Light’ (ILP, 2021), and 
Guidance note GN08/23 “Bats and artificial lighting at night”, issued by the Bat Conservation 
Trust and Institution of Lighting Professionals. 
 
Although the application site lies on the very edge of the Hampshire River Avon Special Area of 
Conservation (SAC) Catchment, it has been confirmed that the sewer will connect to the Potterne 
Sewage Treatment Works (STW) which in turn discharges to the Bristol Avon catchment. There 
can therefore be no potential impact on the Hampshire River Avon SAC as a result of the 
development proposal.  
 
The scheme will, through the provision of enhanced planting and the provision of  on-site mitigation 
such as bat and bird boxes, deliver biodiversity and ecology opportunities that are considered 
appropriate for this scale of development. BNG will be delivered on site. It is therefore considered 
that the proposed development accords with Core Policy 50 and requirements in Section 15 of 
the NPPF. 
 
Drainage 
 
The site is located within an existing parcel of land identified as flood zone 1. The application is 
supported by a site-specific Flood Risk Assessment (FRA).  As part of their assessment, the 
Council’s Drainage Officer has reviewed the following documents, covering letter, revised plans, 
drainage strategy, flood exceedance routing, impermeable area plan, road and sewer long 
sections and surface water. 
 
The Drainage Officer raises no objections to the scheme subject to a condition requiring the 
submission of more details on the exceedance flow routes.  In response, the applicant has 
provided further clarification on the issue. Whilst it is acknowledged that the latest drainage 
comments state that exceedance flows should demonstrate flow routes from all land types 
throughout the whole site, they consider that all the engineering information submitted with the 
submission addresses the issue. 
 
The drainage calculations show that storm events up to the 100 year plus climate change are 
accommodated within the proposed sewer network with discharge limited to Wessex Water 
requirements. The Drainage Strategy drawing (Dwg. 605-P-075 rev F) shows the proposed 
drainage network and the Impermeable Area Plan (Dwg. 605-P-505 rev E) shows all the areas 
connecting to it. On balance, it is considered that sufficient detail has been submitted to 
demonstrate that the site can be adequately and safely drained without risk of flooding elsewhere. 
 
 



Other matters 
 
As previously identified, with regard to heritage assets, the only close-by listed building is 
Marlborough Lodge and its associated gate posts at the entrance to Roundway Park.  However, 
it is separated from the application site by intervening later housing, and consequently , it would 
not be affected by the proposals.  In terms of the NPPF tests, the impact of the proposal on 
Marlborough Lodge would be neutral. 
 
The site was assessed via a trial trench archaeological evaluation in October 2021. This 
evaluation established the presence of a former medieval deer park pale running across the 
centre of the site, with the remains of a post-medieval structure identified in the south-east corner. 
These two archaeological features are to be investigated further via Strip, Map and Record (SMR) 
excavations prior to the commencement of the construction phase. These SMR excavations have 
been secured via Conditions 6 and 7 that were attached to appeal decision notice 
APP/Y3940/W/22/3301605. To this end a Written Scheme of Investigation (WSI) has been 
prepared by SLR Consulting, setting out how the SMR excavations are to be carried out and their 
results published, in accordance with Conditions 6 and 7. This WSI has been reviewed and 
approved by Wiltshire Council Archaeology Service (WCAS) and has also been included among 
the supporting documentation attached to the above application. It is therefore concluded that 
the archaeological constraints of the site have been satisfactorily concluded, although further 
works are required in accordance with the conditions. 
 
Regarding recreation provision, the proposal includes an element of informal open space (the 
‘green lung’) which satisfies this requirement.  Within close proximity to the site is an established 
children’s play area which would serve the proposed development.  The site is presently private, 
enclosed land; the proposal includes the opening-up of part of the land as informal public amenity 
space (the green lung) which will allow greater access to it than at present. 
 
Parts of Devizes town centre lie within an Air Quality Management Area.  Core Policy 55 of the 
WCS relating to air quality requires development proposals, by virtue of their scale, nature or 
location, which are likely to exacerbate existing areas of poor air quality, to demonstrate that 
measures can be taken to effectively mitigate emission levels in order to protect public health, 
environmental quality and amenity.  Mitigation measures may for example include possible traffic 
management or highway improvements, abatement technology, traffic routing and site 
management or highway improvements.  An air quality assessment was undertaken at the outline 
stage and this considered a worst-case scenario as it assumes that all vehicle movements 
generated by the proposed development will be powered by petrol or diesel. It should, however, 
be noted that the proposals will provide EV charging points at each property and this, coupled 
with the government’s policy on petrol and diesel vehicles being phased out in future years, will 
mean that the emissions produced by vehicle trips from the proposed development will be lower 
than that assessed. This view was accepted by the Planning Inspector in appeal deliberations, 
whereby it was acknowledged that the development would lead to further emissions and 
consequential effects upon local air quality but that this would be addressed through appropriate 
mitigation. 
 
10. S106 contributions 
 
Core Policy 3 advises 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. 
Infrastructure requirements will be delivered directly by the developer and/or through an 
appropriate financial contribution prior to, or in conjunction with, new development. This policy is 
in line with the tests set under Regulation 122 of the Community Infrastructure Levy Regulations 
2010, and Paragraph 55 of the National Planning Policy Framework. These are: 
 

• Necessary to make the development acceptable in planning terms 

• Directly related to the development; and 



• Fairly and reasonably related in scale and kind to the development 

The necessary infrastructure items have been secured under the legal agreement that formed a 
part of the consent granted at appeal under application 21/02477/OUT and are not for 
reconsideration under this current application. 
 
The Unilateral Undertaking approved under application 21/02477/OUT agreed the contributions 
towards ‘education’, ‘transport’, ‘waste and recycling’ and ‘affordable housing’. These 
contributions are not for reconsideration as part of the reserved matters application. 
 
The level of affordable housing to be delivered will be commensurate with the number of units 
now proposed, the numbers and details of type of housing to be delivered has been confirmed 
by the housing enabling team as 16 affordable homes, of which 60% shall be affordable rented 
homes i.e.10 homes and 40% as shared ownership homes i.e. 6 homes. The below affordable 
homes have been proposed and are acceptable:  
 
Affordable Rented (10 homes) 
1 bed/2 person apartments = 2 apartments in a ‘house-style’ dwelling with the ground floor 
apartment to be built to M4(2) standard with a level access shower. 
2 bed/4 person houses = 4 houses. 
2 bed/3 person bungalow = 1 bungalow to be built to M4(2) standard with a level access shower. 
3 bed/5 person houses = 2 houses. 
4 bed/7 person house = 1 house. 
 
Shared Ownership (6 homes) 
2 bed/4 person houses = 4 houses. 
3 bed/5 person houses = 2 houses. 
 
11. Conclusion / Planning balance 
 
At the heart of the NPPF, there is a presumption in favour of sustainable development requiring 
local planning authorities to approve development proposals that accord with the development 
plan without delay; and where there are no relevant development plan policies, or the policies 
which are most important for determining the application are out-of-date, permission should be 
granted unless (taken from paragraph 11 of the NPPF):  
 
• The application of policies in the NPPF that protect areas or assets of particular 
importance provides a clear reason for refusing development proposed; or 
• any adverse impacts of doing so would significantly and demonstrably outweigh the 
benefits, when assessed against the policies in the NPPF taken as a whole. 
 
At the present time, Wiltshire Council is unable to demonstrate either a 4 or 5 year land supply 
across the county as a whole.  In a recent appeal relating to a site in Westbury, the Inspector 
concluded that the supply is c. 3.85 years. In accordance with Paragraph 226 of the Framework, 
the Council only needs to demonstrate a 4 year supply of housing land because its  emerging 
local plan has reached Regulation 19 stage including a policies map and proposed allocations 
towards meeting housing need. However, as the Council is unable to demonstrate a 4 year land 
supply, the relevant housing delivery policies of the Core Strategy must be considered out-of-
date;  in accordance with paragraph 11(d) of the NPPF, planning permission should be granted 
unless the policies in the NPPF that protect areas or assets of particular importance provide a 
clear reason for refusing the development proposed, or any adverse impacts of doing so would 
significantly and demonstrably outweigh the benefits when assessed against the policies of the 
NPPF taken as a whole.   
 
In this case, the benefits of granting planning permission – namely, the provision of housing, 
including affordable housing, in a sustainable location within the confines of a Market Town –  



where there would be no demonstrable adverse impacts (in terms of amenity, highway safety, 
ecology, heritage, etc.) mean that significant weight should be given to the present housing 
supply position. 
 
The required affordable housing for Devizes is identified, drawing from the neighbourhood plan 
and needs statement for the area as delivering more 1 and 2 bed properties to be developed and 
the Devizes Community Area Status Report (Mar 2021) confirms this approach along with a need 
also to deliver additional more 3+ bed units as well. The proposed scheme will deliver 2 x 1 beds, 
9 x 2 beds, 4 x 3 beds and 1 x 4 bed, a reasonable cross range of properties and in line with the 
guidance available. The delivery of these properties has been confirmed as acceptable by the 
housing enabling officer. The site benefits from outline consent for up to 57 dwellings and the 
proposal provides 54, of which 16 will be affordable housing, thereby meeting the required 30% 
delivery as set out in policy. Significant weight is attributed to the delivery of housing and 
especially to the delivery of affordable housing. 
 
The site is situated well within the built form of Devizes and would therefore not cause any wider 
landscape impact. Whilst it is acknowledged that the development will change the character of 
this area, the scheme maintains a green open space which would now be more accessible to 
local residents and which also maintains a verdant nature across this site. The creation of this 
additional open green space along with the biodiversity enhancements being offered as part of 
this scheme are considered to attract significant weight in the planning balance. 
 
Whilst many concerns have been expressed at the potential for impact on protected species 
within the area, the submitted survey and BNG detail is considered to be sufficient to safeguard 
species using the area. Further enhancements will be included within the development and as 
described above the delivery of these ecological benefits carries significant weight in the planning 
balance. 
 
The scheme, if approved, would provide on-site open areas that can be used as local recreational 
facilities. The provision of affordable housing on site is also considered to be a significant benefit 
for both the local area and the wider area as a whole, supporting homes for the community. There 
are also the economic benefits of a scheme of this size within this location both during the 
construction phase, where local trade and suppliers may benefit and economic support for local 
businesses through additional households spending within the community. 
 
There are no identified significant highway safety implications associated with the proposed 
scheme and it is support (subject to conditions) by the highway officer.  The site is well located 
in terms of sustainability, with good pedestrian and cycling distances to local facilities. There are 
no technical objections to the proposed scheme and it is considered that given the outstanding 
requirements for housing within Wiltshire as a whole, this proposal would make an important 
contribution to identified need; accordingly the provision of much needed open market and 
affordable housing affords significant weight in favour of the proposal. 
 
The scheme is considered to comply with the requirements of the development plan and is 
therefore recommended for approval. 
 
 
 
 
 
 
 
 
 
 
 



RECOMMENDATION: 
That reserved matters approval be GRANTED subject to the conditions set out below. 
 
Conditions: 
 

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

• Existing levels (605-P-004 rev E) 
• Engineering for planning – Sheet 1 of 3 (605-P-050-01 rev G) 

Engineering for planning – Sheet 2 of 3 (605-P-050-02 rev G) 
Engineering for planning – Sheet 3 of 3 (605-P-050-03 rev G) 

• Drainage strategy for planning (605-P-075 rev F) 

• Road and sewer longitudinal sections – Sheet 1 of 2 (605-P-200 rev C) 

• Tank sections (605-P-320 rev F) 

• Refuse tracking (605-P-405-01 rev H) 
• Fire tracking (605-P-405-02 rev G) (Unchanged but resubmitted) 

• Visibility and dimensions (605-P-425 rev E) 

• Impermeable areas plan (605-P-505 rev E) 

• Flood exceedance routing (605-P-510 rev D) 

• Extents of Proposed Road Widening Works (605-P-600) (New Document) 

• Street elevations (240910-23605-3600 rev E) 

• Affordable mix strategy (241004-23605-4101 rev I) 
• Parking strategy (241004-23605-4102 rev I) 

• Space management strategy (241004-23605-4103 rev K) 

• Household waste strategy (241004-23605-4104 rev I) 

• Building height strategy (241004-23605-4105 rev I) 

• Building material strategy (241004-23605-4106 rev I) 

• Site layout plan (241004-23605-5001 rev X) 

• Substation (6110) (New Document) 
• Single garage – Gable fronted (6100 rev B) (Unchanged but resubmitted) 

• Large single garage – Gable fronted (6101 rev B) (Unchanged but resubmitted) 

• Large single plus garage – Gable fronted (6103 rev B) (Unchanged but resubmitted) 

• Large twin garage – Hipped roof (6105 rev B) (Unchanged but resubmitted) 

• Large twin Plus garage – Hipped roof (6106) (Unchanged but resubmitted) 

• Bungalow (AH-A24-900 rev D) (Unchanged but resubmitted) 

• Affordable house (AH-B31-900 rev B) (Unchanged but resubmitted) 
• Axminster (HT-AXM-900 rev B) (Unchanged but resubmitted) 

• Ashbury (HT-ASH-901 rev B) (Unchanged but resubmitted) 

• Ashbury (HT-ASH-903 rev C) (Unchanged but resubmitted) 

• Banbury (HT-BAN-901 rev C) (Unchanged but resubmitted) 

• Sherston (HT-SHE-900 rev C) (Unchanged but resubmitted) 

• Sherston (HT-SHE-901 rev C) (Unchanged but resubmitted) 

• York (HT-YORK-900 rev C) (Unchanged but resubmitted) 
• York (HT-YORK-901 rev C) (Unchanged but resubmitted) 

• Affordable rented (AH-C44-900 rev D) 

• Ashbury (HT-ASH-900 rev C) 

• Ashbury (HT-ASH-902 rev E) 

• Banbury (HT-BAN-900 rev D) 

• Foxham (HT-FOX-900 rev D) 

• Foxham (HT-FOX-901 rev D) 
• Foxham (HT-FOX-904A) 

• Foxham (HT-FOX-905A) 

• Affordable house (AH-A22-900 rev C) 

• Affordable maisonette (AH-M16 / M17-900 rev E) 



• Dyrham (HT-DYR-900 rev E) 
• Dyrham (HT-DYR-901 rev E) 

• S38 lighting plan (HLS-943-A D6) 

• Transport Position Statement (ref. P23-2217 TR03 Rev B) 

• Ecological Verification Report (ref. eg230168 rev 04) 

• Swift bricks plan Rev 04 

• Biodiversity Net Gain metric rev 05 (Excel spreadsheet dated 10th Oct 2024) 

• Tree Protection Plan (‘TPP’) (REC2444-03B) 
• Landscape proposals – Sheet 1 of 3 (REDC24444-11E Sheet 1 of 3) 

• Landscape proposals – Sheet 2 of 3 (REDC24444-11E Sheet 2 of 3) 

• Landscape proposals – Sheet 3 of 3 (REDC24444-11E Sheet 3 of 3) 

• Landscape proposals – Site wide (REDC24444-11E Site wide) 
 

REASON: For the avoidance of doubt and in the interests of proper planning and for the 
protection, mitigation and enhancement of biodiversity. 

 
2. The development will be carried out in strict accordance with the following approved 

documents: 

• S38 lighting plan (HLS-943 rev 3) 

• Construction Method Statement (ref. P23-2217 TR02) 

• Swift Brick Plan. Engain. 

• Ecological Verification Report (ref. eg230168 rev 04) 
• Biodiversity Net Gain metric (Excel spreadsheet dated 10th Oct 2024) 

• Tree Protection Plan (‘TPP’) (REC2444-03B) 

• Landscape proposals – Sheet 1 of 3 (REDC24444-11E Sheet 1 of 3) 

• Landscape proposals – Sheet 2 of 3 (REDC24444-11E Sheet 2 of 3) 

• Landscape proposals – Sheet 3 of 3 (REDC24444-11E Sheet 3 of 3) 

• Soft Landscape Management and Maintenance Plan (ref. REDC2444_Man); and 

• Soft Landscape Specification (ref. REDC24444_Spec) 
REASON: For the avoidance of doubt and for the protection, mitigation and 
enhancement of biodiversity. 

 
3. Prior to the commencement of any works, including vegetation removal and demolition, 

details of the number, design and locations of bat roosts and nesting opportunities for 
birds shall be submitted to the local authority for approval. These details should be 
clearly shown on a technical elevations drawings. The approved details shall be 
implemented before occupation of the final works. These features will continue to be 
available for the target species for the lifetime of the development. 

 
REASON: To provide enhancement for biodiversity. 

 
4. Lighting will be installed in accordance with S38 lighting plan (HLS-943 rev 3). No new 

external artificial lighting shall be installed at the site unless otherwise agreed in writing 
by the local planning authority. 

 
REASON: In the interests of conserving biodiversity. 

 
5. The development shall be carried out in strict accordance with the ‘Sustainability and 

Energy Statement by Redcliffe Homes’. 
 

REASON: To ensure that the objectives of sustainable development set out in policies 
CP41, CP55, CP57 and CP60 of the Wiltshire Core Strategy are achieved. 

 
6. Prior to the first occupation of each dwelling the electric vehicle charge point for that 

property shall be provided and made available for use in accordance with the 



commitment made in the Sustainability and Energy Statement by Redcliffe Homes dated 
14.06.24 and shown on drawing 23605/4102F. Further detail of the charge points (such 
as location and manufacturer’s specification) shall be submitted to and approved in 
writing by the local planning authority prior to its installation. The development shall be 
carried out in accordance with the approved details.  

 
REASON: To ensure that the objectives of sustainable development set out in policies 
CP41, CP55, CP57 and CP60 of the Wiltshire Core Strategy are achieved. 

 
7. Prior to the first occupation of each dwelling the cycle parking for that property shall be 

provided and made available for use in accordance with the approved details.  
 

REASON: To ensure that the objectives of sustainable development set out in policies 
CP41, CP55, CP57 and CP60 of the Wiltshire Core Strategy are achieved.  

 
8. The dwellings shall be constructed to meet, as a minimum, the higher Building 

Regulations standard Part G for water consumption limited to 110 litres per person per 
day using the fittings approach as per the commitment in the Sustainability and Energy 
Statement by Redcliffe Homes dated 14.06.24.  

 
REASON: The site is in an area of serious water stress requiring water efficiency 
opportunities to be maximised, to mitigate the impacts of climate change, in the interests 
of sustainability and to use natural resources prudently in accordance with the National 
Planning Policy Framework.     
 
INFORMATIVES: 

 
9. Informative: The council requires an indemnity in order to operate on any roads that are 

not adopted, including during any period where the council needs to deliver waste 
collection services prior to adoption. The required arrangements are set out in section 
5.8 of the Councils Waste storage and collection: guidance for developer’s 
supplementary guidance document, with a sample indemnity provided in Appendix C of 
said document. 

 
10. Informative: It should be noted that bin storage for the scheme should not result in 

residents walking more than 25 metres to their presentation points for waste removal 
and crew should not walk more than 10 metres. 

 
11. Informative: The applicant should note that under the terms of the Wildlife and 

Countryside Act 1981 (as amended) and the Habitats Regulations 2017 (as amended) 
it is an offence to disturb or harm any protected species including for example, breeding 
birds and reptiles. The protection offered to some species such as bats, extends beyond 
the individual animals to the places they use for shelter or resting. 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. 

 
12. Informative: Your attention is drawn to the conditions imposed on the outline planning 

permission (planning reference 21/02477/OUT, appeal reference 
APP/Y3940/W/22/3301605) and dated 10th February 2022 and to any subsequent 
discharge of condition application approved in relation to the conditions thereby 
attached to that consent. 

 



13. Informative: This permission shall be read in conjunction with the previous outline  
consent and associated Unilateral Undertaking under Section 106 of the Town and 
Country Planning Act 1990 and dated the 7th November 2022. 


