Wiltshire Council

~———"-_ Where everybody matters

AGENDA

Meeting: Western Area Planning Committee

Place: Council Chamber - County Hall, Trowbridge BA14 8JN
Date: Wednesday 26 June 2019

Time: 3.00 pm

Please direct any enquiries on this Agenda to Jim Brewster, of Democratic Services,
County Hall, Bythesea Road, Trowbridge, direct line 01225 718242 or email
[im.brewster@wiltshire.gov.uk.

Press enquiries to Communications on direct lines (01225) 713114/713115.

This Agenda and all the documents referred to within it are available on the Council’s
website at www.wiltshire.gov.uk

Membership:

Clir Darren Henry Clir Peter Fuller

Clir Christopher Newbury (Chairman)  ClIr Sarah Gibson
Cllr Jonathon Seed (Vice-Chairman)  ClIr Edward Kirk
CliIr Trevor Carbin Cllr Stewart Palmen
Clir Ernie Clark CliIr Pip Ridout

Cllr Andrew Davis

Substitutes:

Clir David Halik Clir Steve Oldrieve
Clir Russell Hawker Clir Roy While

Clir George Jeans Clir Graham Wright
Cllr Gordon King Cllr Toby Sturgis

Clir Jim Lynch Clir Philip Whitehead
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Recording and Broadcasting Information

Wiltshire Council may record this meeting for live and/or subsequent broadcast on the
Council’'s website at http://www.wiltshire.public-i.tv. At the start of the meeting, the
Chairman will confirm if all or part of the meeting is being recorded. The images and
sound recordings may also be used for training purposes within the Council.

By entering the meeting room you are consenting to being recorded and to the use of
those images and recordings for broadcasting and/or training purposes.

The meeting may also be recorded by the press or members of the public.

Any person or organisation choosing to film, record or broadcast any meeting of the
Council, its Cabinet or committees is responsible for any claims or other liability resulting
from them so doing and by choosing to film, record or broadcast proceedings they
accept that they are required to indemnify the Council, its members and officers in
relation to any such claims or liabilities.

Details of the Council’s Guidance on the Recording and Webcasting of Meetings is
available on request. Our privacy policy can be found here .

Parking

To find car parks by area follow this link. The three Wiltshire Council Hubs where most
meetings will be held are as follows:

County Hall, Trowbridge
Bourne Hill, Salisbury
Monkton Park, Chippenham

County Hall and Monkton Park have some limited visitor parking. Please note for
meetings at County Hall you will need to log your car’s registration details upon your
arrival in reception using the tablet provided. If you may be attending a meeting for more
than 2 hours, please provide your registration details to the Democratic Services Officer,
who will arrange for your stay to be extended.

Public Participation

Please see the agenda list on following pages for details of deadlines for submission of
questions and statements for this meeting.

For extended details on meeting procedure, submission and scope of questions and
other matters, please consult Part 4 of the council’s constitution.

The full constitution can be found at this link.

For assistance on these and other matters please contact the officer named above for
details
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AGENDA

Part |

Items to be considered when the meeting is open to the public

Apologies

To receive any apologies or substitutions for the meeting.

Minutes of the Previous Meeting (Pages 5 - 14)

To approve and sign as a correct record the minutes of the meeting held on 3
April 2019.

Declarations of Interest

To receive any declarations of disclosable interests or dispensations granted by
the Standards Committee.

Chairman's Announcements

To receive any announcements through the Chair.

Public Participation

The Council welcomes contributions from members of the public.

Statements

Members of the public who wish to speak either in favour or against an
application or any other item on this agenda are asked to register by phone,
email or in person no later than 2.50pm on the day of the meeting.

The rules on public participation in respect of planning applications are detailed
in the Council’s Planning Code of Good Practice. The Chairman will allow up to
3 speakers in favour and up to 3 speakers against an application and up to 3
speakers on any other item on this agenda. Each speaker will be given up to 3
minutes and invited to speak immediately prior to the item being considered.

Members of the public will have had the opportunity to make representations on
the planning applications and to contact and lobby their local member and any
other members of the planning committee prior to the meeting. Lobbying once
the debate has started at the meeting is not permitted, including the circulation
of new information, written or photographic which have not been verified by
planning officers.
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uestions

To receive any questions from members of the public or members of the Council
received in accordance with the constitution which excludes, in particular,
guestions on non-determined planning applications.

Those wishing to ask questions are required to give notice of any such
questions in writing to the officer named on the front of this agenda no later than
5pm on Wednesday 19 June in order to be guaranteed of a written response. In
order to receive a verbal response questions must be submitted no later than
5pm on Friday 21 June. Please contact the officer named on the front of this
agenda for further advice. Questions may be asked without notice if the
Chairman decides that the matter is urgent.

Details of any questions received will be circulated to Committee members prior
to the meeting and made available at the meeting and on the Council’'s website.

Planning Appeals and Updates (Pages 15 - 16)

To receive details of completed and pending appeals and other updates as

appropriate.

Planning Appeals

To consider and determine the following planning application.

7a 19-00614-FUL Leekes of Melksham, Beanacre Road, Melksham,
SN12 8AG (Pages 17 - 34)

Urgent Items

Any other items of business which, in the opinion of the Chairman, should be

taken as a matter of urgency.

Part Il

Item during whose consideration it is recommended that the public should be
excluded because of the likelihood that exempt information would be disclosed
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Wiltsrire Council

~————_ Where everybody matters

WESTERN AREA PLANNING COMMITTEE

MINUTES OF THE WESTERN AREA PLANNING COMMITTEE MEETING HELD
ON 3 APRIL 2019 AT COUNCIL CHAMBER - COUNTY HALL, TROWBRIDGE
BA14 8JN.

Present:

CliIr Christopher Newbury (Chairman), Clir Phil Alford, Clir Andrew Dauvis,
Clir Peter Fuller, Clir Edward Kirk, Cllr Stewart Palmen and Clir Pip Ridout

Also Present:
Cllr Tony Jackson

10 Apologies

Apologies for absence were received from:

Clir Jonathon Seed who was substituted by Clir Jerry Wickham
ClIr Trevor Carbin who was substituted by Clir Gordon King
ClIr Ernie Clark

11 Minutes of the Previous Meeting

The minutes of the meeting held on 6 March 2019 were presented.
Resolved:

To approve as a correct record and sign the minutes of the meeting held
on 6 March 2019.

12 Declarations of Interest

There were no declarations of interest.

13 Chairman's Announcements

There were no Chairman’s Announcements.

The Chairman gave details of the exits to be used in the event of an
emergency.
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15

16

17

Public Participation

No questions had been received from councillors or members of the public.

The Chairman welcomed all present. He then explained the rules of public
participation and the procedure to be followed at the meeting.

Planning Appeals and Updates

Public Participation
Francis Morland

The Planning Appeals Update Report for 22/02/2019 and 22/03/2019 was
received.

The Area Team Leader, responded to the criticisms raised during the public
participation by apologising on behalf of the planning service for the lack of a
response given to the aforementioned member of the public following a request
he made at the previous meeting on 6 March pursuant to gaining public access
to planning enforcement appeal documentation on the Council’s public portal.
As reported within the minutes for the 6 March meeting, the matter had been
deferred to the planning enforcement team leader and technical support
manager to resolve and on hearing that there remained a lack of access to what
are public records, the officer apologised and reported again that he would
escalate the matter.

Details were sought on two appeals which had been allowed with one having an
award of costs made against the authority.

The Area Team Leader, in response, provided a summary of the appeal
decisions and the committee was informed that the planning service had not
received the relevant costs submission from the appellant.

Resolved:

To note the Planning Appeals Update Report for 22/02/2019 and
22/03/2019.

That the Committee supported urgent consideration of a legal challenge
to the Inspector’s decision at Common Hill, Steeple Ashton (application
18/02867/VAR).

Planning Applications

The Committee considered the following applications:

18-11871-FUL - Oxford House, 12 The Butts, Bratton

Public Participation
Steven Curtis spoke in objection to the application
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Maurice Johnston spoke in objection to the application
Mr S Ellinger (applicant) spoke in support of the application

The Senior Planning Officer introduced the report which recommended
approving the application subject to planning conditions. Members heard that
the planning application was a material variation to 18/08346/FUL, that sought
consent to construct a replacement dwelling (following the demolition of Oxford
House) and to erect three new dwellings with associated landscaping. The
principal revision set out within the reported application affected the
development of plot 3 which benefitted from extant permission for one house
and garaging; and for this to be materially revised to accommodate two
properties as a semi-detached building of the same height and broadly
comparable width and length as that which benefitted from planning permission.

Key issues included; The scale of the development; the visual impacts on the
surrounding area; the relationships with adjoining properties; and, the design of
the proposed development relating to the bulk, height and general appearance.

Members of the Committee had the opportunity to ask technical questions of the
officer. Details were sought on: whether a decision would have an impact on a
current pending appeal which related to a different four house scheme;
guestions were also asked about the exact size of the semi-detached building to
be provided on plots 3 and 4; and confirmation was sought on the increase in
hardstanding areas and tree planting.

The Area Team Leader, in response advised Members that the current appeal
had reached an advanced stage, the deadline for statements to be made to the
Inspectorate had passed; and officers were expecting decision from the
planning inspector shortly. To answer the detailed questions about how the
proposed development compared with the previous consented scheme, the
area team leader left the chamber to access and measure the documented
plans for the previous scheme (leaving the case officer to answer member
guestions on landscaping and areas of hardstanding and ecology matters).

On his return to the Chamber, the area team leader provided confirmation on
scaled plan measurement differences between what was now proposed and
what benefitted from planning permission.

It was also confirmed that the proposed development would result in an
increased area of hardstanding to accommodate additional parking space for
plot 3 and that amendments had been made to the tree planting proposals.

Members of the public, as detailed above, had the opportunity to speak on the
application.

Following the public forum, Members requested further clarification on: the
potential overlooking impacts and the scale of the development.

In response, Members were advised that there would be an 18 metre
separation between the houses on plots 3 and 4 and the neighbouring property
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to the north which officers considered to be acceptable. To the east, the
neighbouring property would not be detrimentally affected and it was confirmed
that the proposed window on the eastern gable would be an obscured glazed
bathroom window, which would minimise neighbouring impacts.

Cllr Jerry Wickham, as the Division Member, spoke in objection to the
development with the key concerns relating to overdevelopment of the site, with
particular concern being raised about two four bedroom houses being provided
to replace the consented 5-bed house and argued that there would be a
consequential impact on the quality of the development. A conflict with Core
Policy 57 in terms of design was also raised as well as Core Policy 64 in terms
of residential parking standards, additional traffic generation and no communal
visitor car parking provision being accommodated on site. Concerns were also
raised about Core Policy 50 on ecology and protected species arguing that the
proposed increased area of hardstanding would impact on the protected slow
worms that were known to be currently on site and the scheme would
compromise the mitigation arrangements. It was also observed that the Parish
Council had objected to the development.

A motion, to refuse the planning application based on Core Policies 50, 57 and
64, was moved by Councillor Jerry Wickham and seconded by Councillor Pip
Ridout.

In response to the motion, the area team leader advised the committee against
refusing the application on highway concerns or lack of communal parking
provision. Members were advised that the highways officer had not objected
and that the site location was within the established village limits accessed off a
lane that served numerous properties and that a refusal based on a conflict with
CP64 would be very difficult to defend on appeal. Members were also
reminded of the provisions set out within paragraph 109 of the NPPF - which
was read out aloud, which inter alia would require the authority to demonstrate
harm to justify a highways based refusal.

The area team leader also advised against refusing the application on ecology
grounds on the basis that the application had been subject to an ecology
appraisal to which the Council’s ecologist did not object to and that the
application would be subject to safeguards set out within an updated ecological
mitigation report dated December 2018.

Members were also advised that the design of the application was considered
acceptable and Members were reminded of the current planning permission and
officers argued that the material amendments would not result in harm of
planning policy conflicts.

Responding to a question posed by the Chairman, the area team leader
advised that if the application was refused following the reasons set out by the
motion it would be difficult to defend and there may be a risk of having costs
awarded against the authority.
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Following this advice, the motion to refuse planning permission was amended,
to refer only to Core Policies 50 and 57 which was seconded by Councillor Pip
Ridout.

Following the vote the motion was lost.

A motion to move the officer's recommendation, with an additional condition on
landscaping along the eastern boundary of the site and to secure the exact
location of the reptile log pile and hibernaculum was moved by Clir Peter Fuller
and seconded by ClIr Stuart Palmen.

Following the debate it was;
RESOLVED
To approve planning permission subject to the following conditions:

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

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

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

Amended proposed block plan dwg no. AH2017/29 Sheet 1 of 7

Plot 1 proposed plans and elevations dwg no. AH2017/29 Sheet 2 of 7

Plot 2 proposed plans and elevations dwg no. AH2017/29 Sheet 3 of 7

Plot 3 and 4 proposed elevations and street scene dwg no. AH2017/29
Sheet 4 of 7

Plot 3 and 4 proposed plans dwg no. AH2017/29 Sheet 5 of 7

Amended garage plans and elevations dwg no. AH2017/29 Sheet 6 of 7
Existing block plan dwg no. AH2017/29 Sheet 7 of 7

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

3 Notwithstanding the terms set by condition 2 above, the final
position of the reptile log pile and hibernaculum located in the northern
part of the site as illustrated on plan drawing AH2017/29 Sheet 1 of 7
dated 6 February 2019 shall be agreed in writing with the local planning
authority prior to the occupation of plots 3 and 4.

REASON: In the interests of ensuring that there is appropriate level of site
management and minimised conflict between the future traffic movements
and residential use of the site and the need to safeguard and support the
slow worm reptile habitat.
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4 No development hereby approved shall progress beyond slab level
until the exact details and samples of the materials to be used for all the
external walls and roofs have been submitted to and approved in writing
by the Local Planning Authority. Development shall be carried out in
accordance with the approved details.

REASON: The application contained insufficient information to enable this
matter to be considered prior to granting planning permission and/or 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.

5 No development hereby approved shall progress beyond slab level
until details of all eaves, verges, windows (including head, sill and window
reveal details), doors, rainwater goods, chimneys, dormers and canopies
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 application contained insufficient information to enable this
matter to be considered prior to granting planning permission and the
matter is required to be agreed with the Local Planning Authority before
development commences in order that the development is undertaken in
an acceptable manner, in the interests of visual amenity and the character
and appearance of the Conservation Area.

6 No development hereby approved shall progress beyond slab level
until a scheme of hard and soft landscaping has been submitted to and
approved in writing by the Local Planning Authority, the details of which
shall include:-

a detailed planting specification showing all plant species, supply

and planting sizes and planting densities;
additional landscape planting along the site's eastern boundary

between plot 4 and No. 4 Reeves Piece;

means of enclosure;

car park layouts;

all hard and soft surfacing materials;

minor artefacts and structures (e.g. refuse and other storage units
etc).

REASON: The application contained insufficient information to enable this
matter to be considered prior to granting planning permission and the
matter is required to be agreed with the Local Planning Authority before
development commences in order that the development is undertaken in
an acceptable manner, to ensure a satisfactory landscaped setting for the
development and the protection of existing important landscape features.
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7 All soft landscaping comprised in the approved details of
landscaping shall be carried out in the first planting and seeding season
following the first occupation of the building(s) or the completion of the
development whichever is the sooner. All shrubs, trees and hedge
planting shall be maintained free from weeds and shall be protected from
damage by vermin and stock. Any trees or plants which, within a period of
ten years, die, are removed, or become seriously damaged or diseased
shall be replaced in the next planting season with others of a similar size
and species, unless otherwise agreed in writing by the local planning
authority. All hard landscaping shall also be carried out in accordance
with the approved details prior to the occupation of any part of the
development or in accordance with a programme to be agreed in writing
with the Local Planning Authority.

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

8 No development hereby approved shall progress beyond slab level
until a scheme for the discharge of surface water from the site (including
surface water from the accesses/driveways), incorporating sustainable
drainage details, has been submitted to and approved in writing by the
Local Planning Authority. No dwelling shall be first occupied until surface
water drainage to serve that part of the development has been
constructed in accordance with the approved scheme.

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

9 No development hereby approved shall progress beyond slab level
until details of the works for the disposal of sewerage including the point
of connection to the existing public sewer have been submitted to and
approved in writing by the Local Planning Authority. No dwelling shall be
first occupied until the approved sewerage details to serve that part of the
development have been fully implemented in accordance with the
approved plans.

REASON: The application contained insufficient information to enable this
matter to be considered prior to granting planning permission and the
matter is required to be agreed with the Local Planning Authority before
development commences in order that the development is undertaken in
an acceptable manner, to ensure that the proposal is provided with a
satisfactory means of drainage and does not increase the risk of flooding
or pose arisk to public health or the environment.
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10 No dwelling hereby approved shall be first occupied until the
access, turning area, visibility splays, parking spaces and garaging to
serve each dwelling has been completed in accordance with the details
shown on the approved plans. The areas shall be maintained for those
purposes at all times thereafter.

REASON: In the interests of highway safety.

11 Notwithstanding the provisions of the Town and Country Planning
(General Permitted Development) (England) Order 2015 (or any Order
revoking or re-enacting or amending that Order with or without
modification), the garages hereby permitted shall not be converted to
habitable accommodation.

REASON: To secure the retention of adequate parking provision, in the
interests of highway safety.

12 Notwithstanding the provisions of the Town and Country Planning
(General Permitted Development) (England) Order 2015 (or any Order
revoking or re-enacting or amending that Order with or without
modification), no garages, sheds, greenhouses and other ancillary
domestic outbuildings shall be erected on the site.

REASON: To define the terms of the planning permission and to
safeguard the character and appearance of the conservation area and the
wider setting of heritage assets.

13 The proposed development shall be undertaken in strict
accordance with the Ecological Appraisal and Reptile Mitigation and
Compensation Report dated 18 December 2018 by ABR Ecology Ltd. The
development shall be carried out with liaison with, and supervision by a
suitably qualified, licensed and competent ecological consultant. The
compensatory bat roosts, reptile habitats, and ecological enhancements
including for nesting birds, shall be retained as available for use by bats,
reptiles and nesting birds for the lifetime of the development.

REASON: To ensure appropriate mitigation, compensation and
enhancement for protected species; and compliance with The
Conservation of Habitats and Species Regulations 2017, the National
Planning Policy Framework, the NERC Act 2006 and Core Policy 50 of the
Wiltshire Core Strategy (adopted January 2015).

INFORMATIVES:
1. The Council offices no longer have the facility to receive material
samples. Material samples required by planning condition, must be made
available to the appointed planning officer at a mutually convenient time
to site as part of any formal discharge of planning condition process.

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

Urgent ltems

There were no Urgent Items.

(Duration of meeting: 3.00 - 4.50 pm)

The Officer who has produced these minutes is Jessica Croman of Democratic

Services, direct line 01225 718262, e-mail jessica.croman@wiltshire.gov.uk

Press enquiries to Communications, direct line (01225) 713114/713115
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Wiltshire Council

Western Area Planning Committee

26" June 2019

Planning Appeals Received between 22/03/2019 and 14/06/2019

Application No Site Location Parish Proposal DEL or | Appeal Type Officer Appeal Overturn
COMM Recommend Start Date | at Cttee
16/00565/ENF Unit 2, Lansdowne SEMINGTON Unauthorised stationing of mobile homes | DEL Written - 02/04/2019 | No
Littleton, Semington Representations
Trowbridge, Wiltshire
BA14 6JJ
17/12351/FUL Land Adj Hisomley DILTON MARSH Application for the extension of existing DEL Hearing Refuse 08/04/2019 | No
Farmhouse day room.
Dilton Marsh
Wiltshire, BA13 4DD
18/05217/FUL 18 Wiltshire Crescent, MELKSHAM Construction of one pair of 2 bedroom DEL Written Refuse 10/05/2019 | No
Melksham, Wiltshire, semi-detached houses. Representations
SN12 7LH
18/07443/0UT Land Adjacent Kajha, BRATTON Conversion of existing building on site DEL Written Refuse 10/05/2019 | No
Millditch, Bratton, BA13 that is used for storage into a 2 Representations
4SX bedroomed bungalow.
18/07773/FUL Eastleigh Wood Lane BISHOPSTROW Proposed tree top 2 bed holiday cabin DEL Written Refuse 10/05/2019 | No
mv) Bishopstrow Representations
QD Warminster, Wiltshire
«Q BA12 7BE
18/08861/FUL 4 Vicarage Gardens DILTON MARSH Retrospective change of use of land from | DEL Written Refuse 10/05/2019 | No
= Dilton Marsh, Wiltshire agricultural to domestic garden, including Representations
o1 BA13 4FB erection of garden shed and play
climbing frame and zip wire and frames
18/08683/PNCOU | Land At Back Lane, GREAT HINTON Notification for Prior Approval under DEL Written Refuse 10/05/2019 | No
GREAT HINTON, Class Q for a Proposed Change of Use Representations
Trowbridge of Agricultural Building into a Dwelling
(Use Class C3) with Associated
Curtilage and for Associated Operations >
Development —~
18/10459/FUL 93 Sand Street LONGBRIDGE Demolition of existing outbuilding and DEL Written Refuse 29/04/2019 | No Q2
Longbridge Deverill DEVERILL erection of a single dwelling and Representations ('D
Wiltshire, BA12 7DS detached garage -5
19/00063/0UT Land adj 45C Leigh HOLT Detached house and garage in the N/A - Written N/A - Appeal 10/06/2019 | No 5_
Road, Holt, Trowbridge grounds of 45C Leigh Road (Outline Appeal Representations against Non-
Wiltshire, BA14 6PW application with all matters reserved) against Determination QJ
Non- —
Determin —
ation CBD
@)




Planning Appeals Decided between 22/03/2019 and 14/06/2019

Application No Site Location Parish Proposal DEL Appeal Type Officer Appeal Decision Costs
or Recommend | Decision | Date Awarded?
COMM
17/10017/VAR 12 Common Hill STEEPLE Removal of condition 6 of DEL Written Reps Refuse Dismissed | 26/03/2019 | Appellant &
Steeple Ashton ASHTON planning permission Wiltshire
Wiltshire, BA14 6ED 14/09537/FUL to allow for the Council
re-instatement of Permitted Applied for
Development Rights Costs —
REFUSED
18/04155/FUL Lavender Lodge CORSLEY Removal of Condition 7 DEL Written Reps Refuse Dismissed | 10/05/2019 | None
40 Temple, Corsley pursuant to planning
Warminster, BA12 7QP application W/06/03436/FUL,
to allow Lavender Lodge to be
used as a permanent,
separate residency
(Resubmission of
18/00934/FUL)
18/04201/FUL Land at Church Road HEYWOOD Change of use building to be DEL Written Reps Refuse Dismissed | 13/05/2019 | None
Heywood, Wiltshire used as a self-storage facility.
- BA13 4LP
18/0@89/FUL 8 Atworth Business Park | ATWORTH Extension to existing building WAPC | Written Reps Approve with | Dismissed | 04/06/2019 | None
(@) Bath Road, Atworth (Use Class B8), extension to Conditions
@ SN12 8SB service road, landscaping and
= associated works.
18/08B85/FUL 62 Wingfield Road TROWBRIDGE Restoration work to existing DEL Written Reps Refuse Dismissed | 30/05/2019 | None
Trowbridge, Wiltshire dwelling, demolition of garage
BA14 9EN and erection of two dwellings
and associated external works.
18/07199/FUL Land East of Rectory HILPERTON Erection of a holiday cabin DEL Written Reps Refuse Dismissed | 13/05/2019 | None

Barn, Whaddon
Hilperton, BA14 6NR




Agenda Iltem 7a

REPORT FOR WESTERN AREA PLANNING COMMITTEE Report No.

Date of Meeting 26™M June 2019

Application Number 19/00614/FUL

Site Address Leekes of Melksham, Beanacre Road, Melksham, SN12 8AG

Proposal Erection of a hotel (Class C1) and restaurant (Class A3) including
associated works comprising provision of parking spaces, service
yard and landscaping.

Applicant Leekes Group Property Developments Limited
Town/Parish Council MELKSHAM (TOWN)

Electoral Division Melksham North — Councillor Pat Aves

Grid Ref 390032 165031

Type of application Full Planning

Case Officer Nick Clark

Reason for the application being considered by Committee
The application has been called-in for consideration by the committee by Councillor Aves to
consider:
e the scale of the development,
its visual impact on the surrounding area,
the relationship to adjoining properties,
the design (bulk, height & general appearance),
the environmental or highway impact,
car parking; and,
the effect on the quality of life of local residents.

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 main issues are considered to be:

The Principle of Development; Town Centre Vitality and Viability; Impact on the Character of
the Area; Impact on Neighbouring Interests; Access and Parking and Traffic Impacts; Impacts
on the Setting of nearby Listed Buildings; Air Quality Considerations; Drainage and Flood Risk
Matters and Ecological Interests.

3. Site Description

The application site comprises part of the car park for the Leekes department store, on the
west side of the A350 on the northern outskirts of the town. As illustrated on the proposed site
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plan insert below, Dunch Lane, the settlement boundary and farmland are located to the north
of the application site. Leekes and the remainder of its car park lie to the west and south.
Housing lies on the opposite side of the A350 to the east, including the grade 2 listed Halfway
Farmhouse and Gazebo. The site is not at risk of fluvial flooding & is classed as flood zone 1.

As illustrated below, access into the site is off the A350 roundabout which serves the Leekes
site with the car parking served by its own mini roundabout.
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4. Planning History
W/75/00011/HIS Erection of warehouse units Refused
W/84/00486/FUL Change of use to builders merchants Withdrawn
W/88/01874/OUT  Residential development Withdrawn
W/89/01284/OUT  Redevelopment of site for commercial (class B1 use) and Withdrawn
residential purposes
W/90/00966/0UT  Non-food retail store including parking and access Withdrawn
W/90/00967/OUT  Petrol filling station including parking and access Withdrawn
W/90/00968/OUT  General office/starter units including parking and access  Withdrawn
W/90/00969/0OUT  Revises accesses and parking to serve existing industrial Approved
use
W/91/00252/0UT  Non-food retail store including parking and access Withdrawn
W/91/01291/FUL Out of town department store associated parking Approved
roundabout access change of use of existing buildings to
retail floor space and storage
W/92/00019/FUL Addition of car parking reduction of adjacent storage Approved
replacement of existing building re-organisation of
entrance/garden centre/internal layout with subsequent
elevational modifications
W/92/00588/ADV  Store name directional signs on site flags banners and Approved
temporary sign
W/93/00147/FUL Repositioning of store on site reorganisation of store and  Approved
car park
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Access improvements involving re-organisation of car Approved

park (part) and additional landscaping
Planning to remove condition 2 on permission 91/01291

W/94/01403/FUL

W/07/00122/FUL Refused
Pre-application advice given — reference 17/10414/PREAPP

5. The Proposal

The application proposes the construction of a 3% storey mixed-use building housing a 71-
bedroom hotel (Premier Inn) with a ground floor 246-cover restaurant (Beefeater with
operating hours of 06:00-00:00), with associated landscaping. The proposed development
would result in the net loss of 100 car parking spaces from the existing Leekes department
store. The reconfigured car park would have 407 parking spaces which would be shared

between the hotel/ restaurant and the department store.

M

AN

Bcanecre Road (A350) )

0, parking spaces
Gporon 24 ¢48m_

o

Proposed site layout

The 53m long building would be set perpendicularly to and 30m back from the A350. Its 14.4m
height would be stepped down to 11.9m at its east end towards the A350, to break up the
massing of the building and to reduce its scale in relation to the openness of the street and
setting of opposite listed buildings. The following elevation inserts illustrate the above

dimensions.

M
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Alterations to traffic management within the wider car park are proposed to improve traffic flow
into the Leekes site from the A350. Surface water discharge attenuation would be provided by
way of a controlled discharge tank beneath the reconfigured car park.

The development would generate c. 45 full time equivalent jobs.

The application has been subject to a number of amendments during the course of
consideration to address concerns raised, with:

Additional tree planting included

3 new points of pedestrian access provided into the site

Electric vehicle charging points included

Cycle parking included

Ecological enhancements

Improved car park security

6. Local Planning Policy

Wiltshire Core Strategy - CP1 Settlement Strategy; CP2 Delivery Strategy; CP3 Infrastructure
Delivery; CP15 Melksham Community Area Strategy; CP38 — Retail and Leisure; CP40
Hotels, Bed and Breakfasts, Guest Houses and Conference Facilities; CP50 Biodiversity and
Geodiversity; CP51 Landscape; CP55 Air Quality; CP57 Ensuring High Quality Design and
Place Shaping; CP58 Ensuring the Conservation of the Historic Environment; CP60
Sustainable Transport; CP61 Transport and Development; CP62 Development Impacts on the
Transport Network; CP64 Demand Management; CP67 Flood Risk

Wiltshire and Swindon Waste Core Strategy (2009)

WCS6 Waste Reduction and Auditing

7. Summary of consultation responses

Melksham Town Council - Whilst supportive of the proposals for a hotel and restaurant on part
of the Leekes car park, councillors had various concerns and therefore objected to this
application in its current format on the following grounds:
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° The height of the proposed building and lack of tree screening, particularly on the
Eastern elevation and the visual impact this will have on adjacent residents.

. Impact on the local highway and how this development will exacerbate traffic flow on
the A350.

. Access to the site, which is currently difficult at times.

° Lack of pedestrian access into the site.

. Lack of parking and the potential for visitors to park in nearby residential areas.

. Whilst not included in the application, Councillors raised a concern that any potential

illuminated sign age, especially to the Eastern elevation would impact on nearby
residents.

Wiltshire Council Highways — No objections subject to conditions. The initial highway concerns
have been addressed by a revised car park layout.

Wiltshire Council Drainage — Foul Water: — No objection. Surface Water: — No in principle
objection subject to revised details.

Wiltshire Council Public Protection - Noise: - No objection subject to conditions. Air quality: -
No objection subject to conditions.

Wiltshire Council Waste Team — No objection.

Wiltshire Council Urban Design — Supportive in terms of design, position and scale.

Wiltshire Police Crime Prevention Officer — No objection following submission of additional
information.

8. Publicity
The application was publicised by way of a site notice, advertisement in the Wiltshire Times,
and letters sent to 58 nearby properties in addition to statutory consultees.

10 letters of representation have been received from members of the public raising the
following summarised objections:

Construction disturbance

Height is out of keeping

Additional traffic, congestion, pollution & noise

Late night customer noise & litter

Poor pedestrian/ disabled access

Poorly landscaped

Query about the restaurant opening hours

Impact on bed & breakfast establishments elsewhere
Biodiversity — particularly for swifts

2 public letters of support were also received arguing the following:
e The development would be a welcome addition offering affordable accommodation for
visitors to Melksham

9. Planning Considerations

Section 70(2) of the Town and Country Planning Act 1990 and section 38(6) of the Planning
and Compulsory Purchase Act 2004 require that the determination of planning applications
must be made in accordance with the Development Plan, unless material considerations
indicate otherwise.

Page 21



9.1 The Principle of Development

The site comprises ‘previously developed land’ within the Market Town of Melksham, where
the principle of development in general is broadly supported by both local and national
planning policies and the principles of sustainable development.

Hotel and restaurant uses are ‘town centre uses’ however, for which the NPPF promotes a
‘town centre first’ approach, with sequential and impact tests to be applied to proposals
outside town centres. The Melksham Area Strategy similarly notes as a priority the need to
improve the town centre, with new growth needing to contribute towards town centre
regeneration. At the same time Core Policy 39 and Core Policy 40 support the principle of
hotel development within the town (and not just the town centre) for tourist and other
purposes, particularly to meet an identified shortage of budget accommodation, subject to
proposals not having a detrimental impact on the vitality of the town centre and not causing
unacceptable traffic generation.

The principle of the development is thus broadly supportable, subject to impacts on town
centre vitality, as well as other issues as considered in turn below.

9.2 Town centre Vitality and Viability Assessment

The application is supported by a ‘Planning and Town Centre Uses Assessment’. The
Assessment measures the health of the town centre against the indicators recommended in
the National Planning Practice Guidance (NPPG) and draws together a number of
conclusions:

»  Comparison retailing represents the main town centre use.

*  The proportion of convenience goods retailing is lower than average.

*+  Melksham benefits from a wide range and mix of high to low order, national and
independent retailers which are capable of meeting day-to-day shopping needs.

» The town centre also benefits from a number of independent cafés, restaurants and
public houses.

*  Accommodation is currently only available in one town centre location (The King’s
Arms public house).

+  The Melksham market acts a key attractor to the south of the centre each week.

+  Town centre property vacancies are relatively dispersed and below average.

»  The town centre is easily accessible by car and public transport.

»  The shopping environment is of reasonable quality with some updating needed.

+  Overall the town centre primarily acts as a comparison goods retail destination with an
ancillary convenience goods and service role, with a pleasant shopping environment
provided by pedestrianised courtyards and Listed Buildings.

The Assessment thus points to relatively good town centre ‘vitality and viability’ and goes on to
consider the sequential and impact tests.

The Sequential Test The sequential test requires that available town centre sites are
considered before an out-of-centre site can be supported. Section 6 of the Assessment relies
and updates the assessment that was carried out in respect of the application at Commerce
Way that was granted planning permission for a Travel Lodge hotel, drive-thru coffee shop
and retail development on land adjacent to the Milk Churn and A350 (under reference
16/09559/FUL). The updated Assessment concludes that there are no available or looming
alternative and suitable sites within or adjacent to the town centre. The sequential test has
been undertaken in accordance with Government guidance and case law and its findings are
accepted.
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The Impact Test — hotel use - The impact test in section 7 of the Assessment draws on the
assessment of existing town centre uses. The only town centre hotel accommodation
identified is at the Kings Arms (with 13 rooms). The Conigre (offering 8 rooms) is located
outside the town centre but is within walking distance and is likely to contribute towards town
centre vitality.

The Assessment suggests that the Kings Arms is likely to serve more of a tourist market,
whereas 60% of customers for the proposed Premier Inn would typically be an attractive
option for business users.

A Premier Inn would overlap with the offer provided by the Kings Arms and The Conigre, but
any impact on the town centre in the context of the relatively modest level of accommodation
that they provide is unlikely to be significant, and the impacts would most likely be off-set by
the additional economic benefits additional visitors including business clientele would bring
into the area, some of whom in turn would likely make visits into the town centre.

The Impact Test — restaurant use - The Assessment notes 9 town centre pubs and
restaurants that would compete for customers with the proposed Beefeater. The Assessment
distinguishes the Beefeater offer in that it would cater largely for the hotel customers, and as it
also offers breakfasts, it would substantively differ from the oriental foot offer of many of the
town centre restaurants. There would doubtless however be some overlap with the food
offered by the town’s pubs as well as upon the town centre restaurant trade.

The NPPG however advises that the purpose of the impact test is to avoid any long term
significant adverse impact. Considering the above, and the continuing growth of the town, it is
concluded that the impact of the new restaurant (and the hotel also) would not demonstrably
result in a long term significant impact on the town centre.

9.3 Impact on the Character of the Area

The building would be 14.4m in height with a ‘core’ length of 45m, and a full length of 53m
including the reduced height element towards the A350. The impact of the four storey
construction would be visually mitigated by the upper floor appearing as though contained
within the roof, as well as by being stepped inside the outer walls and with the use of roof-style
cladding. The lower walls would be faced with blockwork, with coloured render above. The
service yard would be to the rear (on the north elevation) of the building alongside Dunch
Lane.

Photographic mock-up facing north along A350

Page 23



Photographic mock-up facing west from opposite Dunch Lane

Photographic mock-up facing south along A350

Whilst some raise concerns at the height of the building — particularly in relation to the height
of housing along the opposite side of the A350, the nearest dwelling, Halfway Farmhouse, is
€.9.85m in height. This is similar to the lowered 10m eaves height of the new building where it
faces towards the A350. The full 14.6m height of the hotel/ restaurant would be set back 58m
from Halfway Farmhouse, where it would not sit uncomfortably in relation to the building. The
hotel is inevitably bulkier at height than the farmhouse, but given the commercial character of
the Leekes site and given the physical and visual segregation from the residential area
afforded by the A350, and the 30m set-back of the hotel from the road, it is concluded that the
height and massing would not result in any material harm to the varied character and
appearance of the street scene and entrance to the town along the A350.
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In response to concerns raised, revised proposals received provide for significant additional
tree planting to the front of the site along the A350, as well as additional trees adjacent to

Dunch Lane and within the car park. This would further help soften the visual impact of the
development and integrate it into the town-edge setting

—————

e

_be_ugdary_____—

— -

_—_-——"_
——

- |

=—"gite

e g em— R ST
EWIRX20 gz HEB W X2 HEBWIN
L o * >

e SREDX ea X

==

Landscaping proposals with tree p/an}ing dlongside the A350

Dunch Lane is a narrow single track, tree-lined road with a narrow ‘tunnelled’ visual corridor

Additional planting is proposed along the boundary with the site and the development would
not be prominently visible or materially impact on the character of the lane

Page 25



9.4 Impact on Neighbouring Interests

The nearest residential properties are on the opposite side of the A350 at a minimum distance
of 41m. At this distance there would be no direct impacts in terms of light loss, privacy or
overbearing detriment.

The Council’'s environmental health officer is satisfied with additional information that was
provided in respect of noise impacts, and raises no objection subject to the imposition of
planning conditions to control the construction management processes and the noise output
from fixed equipment within the development.

In response to the noise concern raised by some local respondents especially late at night
from customers leaving the premises, as noted above, it is reported that the majority of the
restaurant customers will likely be hotel guests, but notwithstanding this, there is nothing to
suggest that restaurant customers would generate late night noise over and above the road
traffic noise and to levels that would be sufficient to materially impact the amenities of
residential properties.

The application does not include any proposals for external lighting and it is recommended
that this should be controlled by way of a planning condition. Lighting associated with any
subsequent signage proposal would be assessed under a separate application and would be
controlled through advertisement consent.

9.5 Access and Parking

Vehicular access to the site would be via the roundabout that serves the Leekes department
store. An internal roundabout within the car park would be removed and the car park layout
would be reconfigured to ease the flow of traffic from the A350 into the site so as to prevent
vehicles queuing along or from the A350. This follows pre-application advice and is supported
by the Council's highway officer.

Pedestrian access into the Leekes site would be improved in response to comments received,
with 2 new pedestrian/ disabled access routes into the car park from the A350: with one being
adjacent to the A350 pelican crossing and the other located at the corner with Dunch Lane.

On site car parking would be shared between the Leekes department store and the prosed
hotel and restaurant, with only a notional division in terms of tenure of the car park. The two
uses are to a degree complementary in terms of their parking demand as the peak demand for
parking for the hotel restaurant would be during the evenings when the demand for car
parking for the Leekes store is substantially reduced.

The total number of parking spaces would be reduced from 507 to 407 — which would include
5 disabled bays adjacent to the proposed hotel building entrance. The submitted parking study
identifies that the peak parking demand is at 14:45 on Saturdays, where the combined parking
demand for Leekes and the hotel/ restaurant would typically be no more than 217 spaces.

The parking demand could however be increased in the event of the Leekes building being
occupied by other retail uses. The submitted assessment considers this possibility with a
number of alternative retail uses, using standard data. The assessment concludes that even
applying a worse-case scenario of alternative uses, there would remain c. 36 vacant parking
spaces within the car park.

The Highway Officer is satisfied with the methodology and conclusions of the assessment,

and that the development would provide for an adequate level of car parking. Cycle parking for
staff would be provided in the service yard to the rear of the hotel. Covered cycle parking for
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customers would be provided in a cycle shelter adjacent to the main entrance into the building
where it would be subject to a high level of natural surveillance.

The existing car park entrance gate would be removed as part of the development proposal.
To prevent anti-social use of the southern part of the Leekes car park, bollards and a gate are
proposed to allow it to be closed off after hours when it is not in use.

9.6 Traffic Impacts

The submitted Transport Assessment which supports this application identifies that the
development is forecasted to generate the following trips where a trip is a one-way vehicular
movement:-

o Weekday am peak hour 23 trips
o Weekday pm peak hour 51 trips
o Saturday pm peak hour 57 trips

The Assessment includes modelling of the traffic impacts and concludes that the development
would not have a discernible impact upon the operation of the local highway network,
including the Beanacre roundabout and the signalised junctions of serving the A350 and Asda
food store and the A350 / A365 to the south of the site.

The application is also supported by a Travel Plan which sets out the measures to encourage
walking and cycling to and from the site, including customer cycle parking and lockers and
showers for staff and the availability of sustainable travel information for customers.

The Council’s highway officer is satisfied with the methodology and conclusions of the
Transport Assessment and is satisfied with the measures proposed in the Travel Plan, and
agrees with the conclusions of the Transport Assessment that the development would not
have a material impact on the local transport network. The application is therefore considered
to be policy compliant.

9.7 Impacts on the Setting of Nearby Listed Buildings

The building would be 41m from the grade 2 listed Halfway Farmhouse and its grade 2 listed
gazebo, with the A350 providing a clear visual divide between the listed buildings and the car
park. The farmhouse relates principally to the farmland to the east, which is the key contributor
to its heritage setting. The Leekes car park does not contribute towards the heritage
significance of the listed buildings to any demonstrable degree. Whilst the new building would
be visible from the farmhouse, in the context of the nearby car sales premises and the petrol
station to the north and the busy A350 and the Leekes department store, officers are satisfies
that the proposed building on the opposite side of the street would not harm the heritage value
or setting of the local heritage assets. The application would accord with national and local
plan policy.

9.8 Air Quality Considerations

The submitted Air Quality Assessment considers both construction and operational risks. The
main construction risk is from dust and particulates. Recommended measures to control this
can be secured by way of a Construction Management Plan — which can be secured via a
planning condition.

The main operational risk is from additional vehicle movements. The Assessment concludes
however that in the context of existing vehicle movements on the A350 the impact on air
quality from the additional movements at the nearest sensitive receptors (i.e. the nearby
housing) would be negligible. Notwithstanding this, the applicant proposes to install electric
vehicle charging points for 2 vehicles. The findings and recommendations of the Assessment
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are accepted and supported by the Council’'s environmental health officer and it is concluded
that the impact on air quality would be in accordance with Core Policy 55.

9.9 Drainage and Flood Risk Matters

Surface water drainage from the tarmac car park currently runs directly to a surface water
drain, resulting in a high rate of water run-off from the site into the South Brook. As part of the
proposals, surface water drainage from the car park and building would be directed instead to
a tank to be installed beneath the car park. This would have a controlled discharge rate into
the same drain, resulting in a 20% reduction in the surface water run-off rate and deliver a
substantive betterment compared to the existing circumstances. The drainage team have
sought to reduce the run off rate to ‘greenfield’ levels, which is not considered reasonable. The
attenuation proposed would result in a significant improvement on the existing situation and is
considered to be acceptable and would comply with Core Policy 67 and the NPPF.

9.10 Ecology Interests

The site has no notable ecological value. Ecological/biodiversity betterment is proposed in
accordance with Core Policy 50 and the NPPF comprising the installation of 2 bat boxes and 2
bat tubes for the building along with 4 swift bricks to be installed under the eaves. A condition
to secure these features is recommended accordingly.

9.11 CIL

The proposed development would be CIL liable. Melksham is within Charging Zone 2
(Settlement Category 4) of the Wiltshire Council’s adopted CIL Charging Schedule May 2015
and would be liable based on £70 per metre squared. The proposed retail element is CiL
exempt. An Informative should be attached to any consent setting out the CIL liability.

10. Conclusion (The Planning Balance)

The proposed development would make an efficient use of a currently underused brownfield
site and would be in accordance with the development plan and the National Planning Policy
Framework. The application proposal would introduce various forms of betterment and with
mitigation to be secured through planning conditions, the application is recommended for
conditional approval.

RECOMMENDATION: Approval subject to the following conditions:

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

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

2. The development hereby permitted shall be carried out in accordance with the
following approved drawings and detalils:

Location Plan (AP8 Rev. A); Proposed Site Layout (AP1 Rev. E); Floor Layouts - Ground and
First Floor (AP2 Rev. A); Floor Layouts - Second and Third Floors (AP3); Roof Plan (AP4);
Proposed Elevations 1 (AP5); Proposed Elevations 2 (AP6 Rev. A); Site Plan as Existing
(AP10); Planting Landscape Layout (AP10 Rev. B); Proposed Long Sections (AP11); Service
Yard (AK12); Swept Path Analysis (2018/4301/006 Rev. C); Swept Path Analysis
(2018/4301/007 Rev. C); Swept Path Analysis (2018/4301/008 Rev. C); Swept Path Analysis
(2018/4301/010 Rev. C); Drainage Strategy (15005:SK02A); Ecological Appraisal
(17/04/2019); Plant Noise Assessment (received 16th April 2019)

REASON: For the avoidance of doubt and in the interests of proper planning.
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3. No development shall commence above ground floor slab level until full details of the
following have been submitted to and approved in writing by the local planning authority:

a) external roof and wall materials and finishes,
b) details of window frame colours, and
¢) detailed sections through window openings showing depth of reveals.

The details to be submitted of materials and finishes shall include for example, product
literature and photographic examples, and, if requested, samples to be made available for
inspection on the site.

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

REASON: The application contained insufficient information of the detailing of the building,
materials and finishes to allow these aspects to be considered in this decision. The details
need to be approved 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

4, Prior to first use of the development hereby permitted there shall have been submitted
to and approved in writing by the local planning authority a scheme of hard and soft
landscaping, the details of which shall include:

a) a detailed planting specification in-line with the approved drawings and the Ecological
Appraisal, showing all plant species, supply and planting sizes and planting densities;

b) means of enclosure, including any existing fences to be retained;

¢) all surfacing materials, including demarcation of pedestrian routes;

d) minor artefacts and structures (e.g. low walls, planters, bollards);

All soft landscaping as so-approved shall be carried out no later than the first planting season
following the first occupation of the building or the substantial completion of the development
whichever is the sooner.

All shrubs, trees and hedge planting shall be maintained free from weeds and shall be
protected from damage by vermin and stock. Any trees or plants (including those existing and
shown to be retained on the approved drawings) 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 be carried out in accordance with the approved details prior to the
first occupation of the development or in accordance with a programme first to have been
approved in writing by the local planning authority.

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

5. No development shall commence on site until a Construction Method Statement, which
shall include details of the following:

a) the hours of construction, including deliveries (e.g. 07:30-18:00 Mon-Fri & 08:00-13:00

Sat),
b) the positioning of noise-emitting plant equipment,
c) a site dust management scheme,
d) the procedures and processes for dealing with complaints,
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e) construction staff vehicle parking areas within the site,

f) local road cleaning measures to be deployed, and

9) the measures to prevent excessive mud and dust being deposited on the public
highway and neighbouring properties.

has been submitted to, and approved in writing by, the local planning authority.

The so-approved Statement shall be complied with in full throughout the construction period
and the development shall not be carried out otherwise than in accordance with the
Statement.

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

6. Prior to the development hereby approved being brought into use, the ecological
enhancements as set out within section 5.6 of the Ecological Appraisal (dated 17th April 2019)
shall be implemented in full. The swift bricks and bat tubes as so-installed shall thereafter be
retained and maintained for their respective purpose.

REASON: In the interests of delivering biodiversity betterment in accordance with the NPPF.
7. Prior to first occupation of the development hereby approved full details of the 2
electric vehicle charging points as indicated on the approved drawings shall be submitted to

and approved in writing by the local planning authority

The so-approved facilities shall be provided prior to first occupation of the development and
shall thereafter be retained and maintained.

REASON: To encourage the use of vehicles that do not increase air pollution in the area.
8. Prior to first occupation of the development hereby approved all the car parking spaces
and the customer and staff cycle parking facilities shall be provided on site in full accordance

with the approved plans.

The said spaces and facilities shall thereafter be so-maintained and used for no other
purposes.

REASON: In the interests of highway safety, the amenities of the area and to facilitate the use
of sustainable means of transport.

9. Refuse and recyclable materials shall not be stored on the site other than in the areas
identified on the approved drawings.

REASON: In the interests of the amenities of the area.

10. Prior to first occupation of the development hereby approved the internal access road
shall be reconfigured and the vehicle parking and turning areas for the new development shall
be provided as detailed on approved site layout plan (drawing AP1 Rev E), with the individual
parking spaces clearly demarcated.

The access, parking and turning areas shall thereafter be maintained and kept available for
the parking and turning of vehicles, and shall be used for no other purposes.
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REASON: In the interest of safe and convenient use of the development.

11. Prior to first occupation of the development hereby approved the 3 new points of step-
free pedestrian access to the site from the A350 shall be provided in accordance with the
approved drawings.

REASON: In the interests of pedestrian accessibility and the efficient movement of vehicles
into the site to prevent congestion on the A350 in the interests of highway safety and
convenience.

12. The restaurant use hereby permitted shall not operate between the hours of midnight
and 06:00.

REASON: To define the terms of the permission and to ensure an environment free from
intrusive levels of noise and activity in the interests of the amenity of the area.

13. Prior to first occupation of the development hereby approved the new drainage
infrastructure and attenuation tank beneath the car park shall installed and completed in
accordance with the approved Drainage Strategy plan and the submitted Flood Risk
Assessment.

REASON: In the interests of controlling flood risk.

14. Prior to first occupation of the development hereby approved the noise control
measures for associated plant areas 1, 2 and 3 shall be implemented in full accordance with
the submitted Plant Noise Assessment (received 16 April 2019). The Control Measures shall
thereafter be so-maintained. Moreover, no additional external plant shall be installed on the
site unless it is sited, designed and maintained such that its noise output does not exceed 5dB
below the existing background level as measured and assessed in accordance with BS4142
2014 at the nearest residential property.

REASON: To ensure an environment free of intrusive levels of noise, in the interests of the
amenities of the area.

15. No external lighting shall be installed on 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
Professions in their publication "Guidance Notes for the Reduction of Obtrusive Light" (sated
2011)", have been submitted to and approved in writing by the local planning authority.

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

REASON: In the interests of the amenities of the area and to minimise unnecessary light
spillage above and outside the development site.

16. Prior to first occupation of the development hereby approved the existing gate across
the access from the A350 shall be permanently removed and no gates along the access shall
thereafter be installed.

REASON: In the interests of highway safety and convenience.

17. Prior to first occupation of the development hereby approved there shall have been an

implemented scheme to secure the out of hours closure of the southern part of the Leekes car
park, in accordance with details approved in writing by the local planning authority.
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The car park shall thereafter be maintained and managed in accordance with the so-approved
scheme.

REASON: To avoid anti-social use of the Leekes car park when the store is closed, in the
interests of the amenities of the area.

18. Prior to first occupation of the development hereby approved the parts of the Travel
Plan capable of being implemented prior to the hotel / restaurant use commencing shall be
fully implemented. Those parts identified for implementation after the use commencing shall
be implemented in accordance with the timetable contained therein, and shall continue to be
implemented as long as any part of the development is occupied. The Travel Plan Co-
ordinator shall be appointed and carry out the identified duties to implement the Travel Plan in
full.

REASON: In the interests of reducing the amount of private car movements to and from the
development.

INFORMATIVE TO APPLICANT:

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