


Spatial Planning Service
	To:
	Lynda King, Senior Conservation/ Planning Officer, Development Management

	From:
	Luke Francis, Senior Planning Officer, Spatial Planning

	Cc:
	Chris Roe, Monitoring and Evidence Team Leader, Spatial Planning

	Due date:
	9 June 2022

	Planning Application/Pre-Application Number:

	PL/2022/03103

	Site Address: Land to the East of Wagtails, Southampton Road, Alderbury , SP5 3AF


	Description of Development: Outline Application for up to 32 dwellings with all matters reserved (except access)


	Local Development Plan:
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.

The statutory status of the local development plan is further reinforced at paragraph 47 of the National Planning Policy Framework (‘the Framework’).

What follows is a list of the key relevant plans, policies and supplementary guidance that address the principle of development.  Other policies of the development plan may well be relevant and will be covered by specialist internal consultees.


	Plan 
	Relevant planning policy/policies 

	Wiltshire Core Strategy, adopted January 2015 (including all relevant saved policies, see Appendix D)
	· Core Policy 1 – Settlement Strategy
· Core Policy 2 – Delivery Strategy
· Core Policy 23 – Southern Wiltshire Community Area Strategy


	Wiltshire Housing Site Allocations Plan, adopted February 2020
	· Chapter 6 and Appendix A for revised settlement boundary for Alderbury

	Alderbury Neighbourhood Area (Area Designation – April 2014)

	· n/a
· In ascribing weight to the emerging plan, follow the advice set out in the Framework at para. 48.
· Until amended further, it will also be important to follow and cross-refer to the COVID-19 temporary measures set out in the PPG (Paragraph: 107 Reference ID: 41-107-20200513). 

	Wiltshire and Swindon Waste Core Strategy, adopted July 2009
	· Policy WCS6 Waste Reduction and Auditing

	Supplementary Planning Document(s): Revised Planning Obligations SPD (Adopted October 2016)






	Main issue(s) for consideration in policy terms
	Comments

	1. The principle of development
	This planning application proposes the erection of up to 32 residential properties (Use Class C3) in Alderbury, on greenfield land to the north of several detached properties that front onto Southampton Road. It is outside but adjacent on three sides to the recently adopted settlement boundary for Alderbury. 

For context, a site to the north of Land to the East of Wagtails, Land off Firs Road, Alderbury, was recently granted planning permission on appeal. When this development is built out, then the proposed site will be surrounded by residential development.

It is only necessary to consider the principle of the proposed development through this planning policy response. Other policies of the development plan considered relevant to the proposal will be addressed by specialist Council consultees, such as ecological, drainage and heritage matters.

A previous planning application on this site (19/03480/OUT) for up to 36 residential properties (Use Class C3) was refused and a subsequent planning application for up to 32 residential properties (Use Class C3) on this site (19/11206/OUT) refused on appeal. The previous policy response noted that the site lay outside the previous settlement boundary and the, at the time, draft revised settlement boundary.

The settlement boundary (or limits of development) for Alderbury was recently reviewed and updated in accordance with a methodology that was not only consulted upon during the preparation of the Wiltshire Housing Site Allocations Plan (WHSAP), but also independently examined by a Planning Inspector through the examination process.  Subject to the inclusion of certain recommended ‘Main Modifications’ the WHSAP was found to be sound and was adopted by the Council in March 2020.  The settlement boundary for the village is therefore ‘set’ until such time as it amended through a formal plan review process.  At this stage, there is no intention to update settlement boundaries.

It is established fact that the proposal land lies outside the settlement boundary for the village.  As such Core Policies 1 and 2 of the adopted Wiltshire Core Strategy (WCS) are directly relevant to the consideration of the proposal to build up to 32 residential properties on land to the north of several large, detached properties fronting Southampton Road. Core Policy 1 establishes that development at defined Large Villages will be limited to that which meets the needs of the settlement. The applicants, if they have not done so already, would need to submit suitable material in terms of evidence to substantiate local housing need. 

Core Policy 2 is clear that the presumption in favour of sustainable development only exists within the defined limits of development (the settlement boundary).  Therefore, outside these limits and only ever in accord with circumstances as permitted by other policies within the WCS, development will not be permitted, unless material considerations indicate otherwise.  Moreover, these limits, or boundaries may only be altered through the identification of sites for development through Site Allocations Development Plan Document and neighbourhood plans.  As outlined above, the limits of development for Alderbury have recently been updated through the adopted WHSAP.  In addition, there are no strategic plans to allocate land at the village and neither is the Parish Council bringing forward a neighbourhood plan for the area.  Therefore, simply on the issue of conformity with Core Policy 2, a proposal for residential development outside the current limits of development would not be supported in principle.

Core Policy 23 anticipates that approximately 615 new homes will be delivered in the Southern Wiltshire Community Area over the plan period 2006 to 2026, of which 190 should occur at Downton and 425 within the remainder of the Southern Wiltshire Community Area. The latest Housing Land Supply Statement published April 2022 shows that 624 homes have either been completed or were developable commitments within the Community Area Remainder. This is an exceedance of 47% and delivery equating to 147% of the indicative requirement, with completions likely to have increased since the report’s base date of April 2021. 

Therefore, it is considered that the proposed development would not accord with the strategy and pattern of development anticipated by the WCS. Therefore, from a strategic policy perspective, the proposal does not constitute sustainable development and would conflict with the principle aims of the National Planning Policy Framework.

The emerging Local Plan Review (LPR) will set out the amount and distribution of new housing and employment land across Wiltshire beyond the existing Core Strategy period (2006 to 2026) up to 2036. The LPR is still at an early stage but a consultation on a draft plan is expected in late 2022/ early 2023. However, an additional consultation to enable people to comment and help shape the content of the draft plan took place in early 2021. The applicant is, of course, at liberty to pursue their site interests through the Local Plan Review.


	2. Other material considerations
	Five-year housing land supply

[bookmark: _Hlk39650686]The NPPF, within the context of a presumption in favour of sustainable development, aims to significantly boost the supply of housing. It requires local planning authorities to identify a supply of specific, deliverable sites sufficient to provide five years’ worth of housing land supply. The NPPF makes it clear that, where this cannot be demonstrated, the most important polices for determining the application are considered to be out-of-date, and planning permission should be granted unless:

i) the application of policies in the NPPF that protect areas or assets of particular importance provides a clear reason for refusing the development proposed; or 
ii) any adverse impacts of doing so would significantly and demonstrably outweigh the benefits.

It should be noted that:

i) although the Wiltshire Core Strategy (WCS) is over 5 years old, this does not render the plan out-of-date[footnoteRef:1] and is still the starting point for determining planning applications.  [1:  Planning Practice Guidance (paragraph: 064 Reference ID: 61-064-20190315) (https://www.gov.uk/guidance/plan-making)] 

ii) the current Local Housing Need figure (1,981) dwellings per annum) is very similar to the sum of the housing requirements for the three HMAs in the adopted policies of the WCS (2,055 dwellings per annum). This indicates that the housing requirement in the WCS continues to effectively represent the current housing need for Wiltshire (see the Housing Land Supply Statement, base date 2021, published in April 2022 for the current position).

It should be noted that the 5-year housing land supply position that is in effect at the point that any application is determined will be used in the decision-taking exercise. The Council’s current housing land supply position indicates it can demonstrate 4.72 years supply.

Five-year housing land supply and decision-taking

Paragraph 11 (d) and footnote 8 of the NPPF state that where an LPA cannot demonstrate a 5YHLS of deliverable sites, for applications including housing provision, the policies which are most important for determining the application should be considered out-of-date. As a result, the presumption in favour of sustainable development (often referred to as the ‘tilted balance’) should be applied and permission should be granted unless protection policies set out in footnote 7 of the NPPF apply, or the adverse impacts of granting permission would significantly and demonstrably outweigh the benefits. In this scenario officers will need to carefully consider decisions on housing proposals. This means balancing the need to boost housing supply against any adverse impacts of the proposal, considered against the development plan as whole, and any material considerations on a case-by-case basis. This will need to include consideration of what weight to assign to the most important policies.

The extent of the 5-year housing land supply shortfall and the potential for the proposal to deliver housing in the current 5-year period to help remedy the current shortfall should also be considered in the balancing exercise.

NPPF para 14 which refers to adverse impacts of allowing housing development that conflicts with a neighbourhood plan is not relevant in this case as the Alderbury and Whaddon Neighbourhood Plan has not progressed beyond the Area Designation, which was granted in April 2014.


	Conclusion(s)

The proposal cannot be supported in principle as it does not accord with the strategy and pattern of development anticipated by the WCS. Therefore, from a strategic policy perspective, the proposal does not constitute sustainable development and would conflict with the principal aims of the National Planning Policy Framework.

Nevertheless, other material considerations may apply.

The most pertinent of which is the current housing land supply position. Whilst the Council is unable to demonstrate a 5YHLS, careful consideration should be given to decisions on housing proposals. This means balancing the need to boost housing supply against any adverse impacts of the proposal, considered against the development plan as whole, and any material considerations, on a case-by-case basis. This will need to include consideration of what weight to assign to the most important policies.

It is also recognised that the proposed development, while outside of but adjacent on three sides to the adopted settlement boundary, would be surrounded by residential development when the recently granted on appeal Land off Firs Road development to the north is built out.










