APPLICATION FOR FULL-PLANNING PERMISSION
CASE OFFICER REPORT

	APPLICATION REFERENCE:
	PL/2025/09180

	APPLICATION TYPE:
	Permission in Principle

	SITE ADDRESS:
	Land at Southfield, Parsons Lane, Crockerton, Warminster, BA12 8AR

	DEVELOPMENT DESCRIPTION:
	Up to 2 self build dwellings to the south of Southfield, Parsons Lane, Crockerton, Warminster, BA12 8AR.

	RECOMMENDATION:
	Refuse



SITE DESCRIPTION/CONTEXT
The proposal site is 0.39ha of paddock/garden land to the rear of Southfield within the Small Village of Crockerton. The site is accessed off a drive that also forms part of the PROW network. A track serves stables that sit within the site. The site is split approximately evenly between the extended rear garden of Southfield and a pony paddock that falls down into the valley from the host property towards isolated cottages that are served by a separate access and are not connected to the proposal. A public right of way (LDEV20) runs directly through the site, forming an important visual and recreational receptor that adds sensitivity to the site's landscape context and requires explicit consideration at the PiP stage.

The site lies within the Cranborne Chase National Landscape and within the Hampshire River Avon Catchment area. The site also lies within the area covered by the Cranborne Chase International Dark Skies Reserve, where the maintained absence of artificial lighting is a key landscape attribute.

PROPOSAL
The application is for Permission in Principle for the erection of upto 2 self-build dwellings. As this is an ‘In Principle’ application all that is provided is a block plan showing 2 indicative dwelling footprints. Proposed dwellings would sit toward the east side of the paddock garden alongside the Public Right of Way, between Southfield and 152-154 Paradise Lane.
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The application is supported by a proposal to upgrade the existing septic tank at Southfield in order to provide a development that is nutrient neutral, to mitigate impacts of development on the Hampshire River Avon Special Area of Conservation.

PLANNING HISTORY

No relevant planning history

RELEVANT LEGISLATION, POLICIES AND GUIDANCE 

Statutory Legislation: 

National Planning Policy: 
· National Planning Policy Framework (NPPF) 
· Planning Practice Guidance (PPG)
· National Design Guide
Development Plan:
The development plan for Wiltshire comprises the Wiltshire Core Strategy (WCS) (adopted January 2015) and any made neighbourhood plans, which remains the principal statutory planning document guiding development across the county. In line with Section 38(6) of the Planning and Compulsory Purchase Act 2004, planning decisions must be made in accordance with the development plan unless material considerations indicate otherwise.

Though the development plan is considered as a whole, those parts deemed to be particularly relevant to this application are listed below:

The adopted Wiltshire Core Strategy (WCS), with particular regard to:

· Core Policy 1 Settlement Strategy;
· Core Policy 2 Delivery Strategy;
· Core Policy 31 Spatial Strategy Warminster Community Area
· Core Policy 45 Meeting Wiltshire’s Housing Needs;
· Core Policy 50 Biodiversity and Geodiversity;
· Core Policy 51 Landscape
· Core Policy 57 Ensuring High Quality Design and Place Shaping;
· Core Policy 60 Sustainable Transport;
· Core Policy 61 Transport & Development; 
· Core Policy 67 Flood Risk;

Draft Wiltshire Local Plan 

Due to the current early stages of the Emerging Local Plan examination, it is considered that Draft Wiltshire Local Plan policies can be accorded limited weight in decision-making.

Neighbourhood Plan:
N/A

Supplementary Planning Documents and other Guidance: 
· Cranborne Chase Area Partnership Plan 2019-2024

PERMISSION IN PRINCIPLE – PURPOSE AND SCOPE OF ASSESSMENT
Permission in Principle (PiP) is an alternative route to obtaining planning permission, introduced by the Housing and Planning Act 2016. It is intended to provide an early and proportionate decision on whether a site is suitable for development, before detailed design work is undertaken.

The PiP process operates as a two‑stage planning permission route for housing‑led development:
· Stage 1 – Permission in Principle:
Establishes whether the principle of development on a site is acceptable.
· Stage 2 – Technical Details Consent:
If PiP is granted, a subsequent application is required to consider the detailed proposals, including layout, scale, appearance, access, landscaping, drainage and infrastructure.

At the Permission in Principle stage, the assessment is deliberately high‑level and limited in scope. The purpose of a PiP is not to approve detailed plans, but to provide certainty at an early stage about whether development of a particular type is acceptable in principle at a given location. This approach is intended to help streamline the planning process by allowing developers and communities to understand development potential before significant time and expense is committed to detailed designs.

Importantly, the grant of Permission in Principle does not authorise development to commence. Development can only proceed once Technical Details Consent has been granted.

Planning conditions cannot be imposed on the grant of PiP however conditions can be applied in the usual way at the technical details consent stage. Any PiP approved for residential development must be expressed indicating the minimum and maximum net number of dwellings which are, in principle, permitted. For a valid PiP application only a plan to identify the land to which the application relates is required. 

Matters that Can Be Considered at the PiP Stage
Legislation restricts the assessment of a PiP application to the following matters only:

· The location of the development
· The proposed land use(s)
· The amount of development proposed

These are the only issues that can lawfully be taken into account when determining whether Permission in Principle should be granted or refused.

Matters Excluded from Consideration at the PiP Stage
Detailed matters, including (but not limited to) the following, are not considered as part of a PiP application:

· Detailed design and appearance
· Site layout and internal arrangements
· Access arrangements and parking
· Landscaping and boundary treatments
· Drainage and flood mitigation measures
· Utilities and other technical infrastructure

Such matters are reserved entirely for consideration at the Technical Details Consent stage, should Permission in Principle be granted.

KEY ISSUES FOR ASSESSMENT
In determining this application for Permission in Principle, the Local Planning Authority must consider the following key issues:

1. Whether the location of the site is suitable for the proposed form of development, having regard to the spatial strategy set out in the development plan and relevant national policy.
2. Whether the proposed land use is acceptable in principle at this location, taking into account the character and role of the settlement and surrounding area.
3. Whether the amount of development proposed is appropriate, assessed at a high‑level and in broad terms only.
4. Whether there are any overriding constraints which would clearly and demonstrably prevent the site from being developed in principle, even allowing for detailed matters to be addressed at the Technical Details Consent stage.

A Permission in Principle application should therefore only be refused where it is clearly demonstrated that the principle of the proposed development is unacceptable, and that such concerns could not reasonably be addressed through a subsequent Technical Details Consent application.

CONSULTATION RESPONSES 

[bookmark: _Hlk206417654]WC Highways: The site is served via an existing access; therefore on the basis of adequate visibility splays, parking and turning being provided, I cannot foresee an adverse highway recommendation.

WC Rights of Way: Objection on the following grounds: insufficient information on effect on Right of Way

WC Archaeology: No objection subject to conditions requiring monitoring of groundworks.

WC Landscape: Comment.

WC Ecology:  Objection on the following grounds: Insufficient information submitted to enable the Appropriate Assessment to be undertaken in respect of the River Avon (Hampshire Catchment) SAC.

WC Drainage: No objection

National Landscape: Comment.

Natural England: Comment; further information required.

Parish/Town Council: Objection on the following grounds: 

· Outside building lines
· Proposed dwellings disproportionately large
· Errors in the statement regarding lack of landscape designations
· Views from footpath not recognised
· Will be visible from all over the village
· Area is currently dark, which will be impacted by light pollution
· Fails the 3 tests on CP2 (infill)
· Fails National Landscape requirement
· Not a garden, a paddock.
· This is not previously developed land
· Part of a continuous stretch of countryside
· Warminster area delivering 1000s of houses
· Biodiversity claims disputed
· Not a brownfield site
· Affect on residential amenity
· Need is for locally affordable dwellings

REPRESENTATIONS
In accordance with the requirements of the Town and Country Planning (Development Management Procedure) (England) Order 2015 (as amended), the application was publicised by way of:
 
· Neighbour notification letters sent to adjoining and nearby properties;
· A site notice displayed near the site; 

These methods were used to inform interested parties and provide a period of 21 days for comments to be submitted.

Below is a summary of the representations received during the consultation period. Only material planning considerations have been taken into account in the assessment of this application. Non-material issues, such as property values or private legal disputes, cannot be considered in the determination process.

8 representations were received from 7 members of the public, summarised as follows (full comments available on the council’s website)

Impact on Landscape Character and National Landscape
· within the boundaries of a protected landscape 
· No consideration of footpath 
· Site easily viewed from a distance 
· Dark Skies Reserve grants protection against light pollution, urbanisation, intrusive lighting, loss of tranquillity. Development would undermine dark skies designation 
· Indicative layout places dwellings on most elevated portion of the field increasing visibility.

Policy Conflict
· Outside of the village boundary 
· Backland development 
· Stretches definition of infill 
· Not sustainable development 
· No transport links 
· Not a built up area of the village 
· Not a brownfield site 
· Out of proportion with surrounding development

Flood Risk and Drainage Impacts
· Steep slope creates concerns over surface water runoff 
· Potential for repeat of flooding into dwellings in Paradise Lane 
· A full drainage strategy should be requested prior to decision 
· Council has a duty of care with respect to flooding and is being made aware of documented risks at this stage 

Impacts on Residential Amenity
· Loss of privacy through overlooking 
· Noise and disturbance from shared driveway 
· 2 large houses would dominate the 3 cottages to the south 
· Adverse overlooking to Paradise Lane 

Highways
· Dangerous access on a bend, poor visibility, no pavements, narrow road, heavily used by pedestrians, horse riders and cyclists. 
· Local bus service has ceased so not sustainable location

Ecology
· Not safeguarding green infrastructure
· Harm nocturnal wildlife  

Other Issues
· No need for more expensive houses 
· Entirely different to the appeal site that was approved in the village, which was in a domestic garden and not a paddock.
· On agricultural land 
· Adversely set a precedent

Although heritage impacts have not been raised by objectors, the presence or absence of heritage constraints forms part of the LPA’s statutory duties and should be noted for completeness.

ASSESSMENT 
Section 38(6) of the Planning and Compulsory Purchase Act 2004 states:

"If regard is to be had to the development plan for the purposes of any determination to be made under the planning Acts, the determination must be made in accordance with the plan unless material considerations indicate otherwise."

In accordance with this statutory requirement, this application has been assessed against the relevant policies of the Development Plan, including the Wiltshire Core Strategy (2015) and, where applicable, any made Neighbourhood Plans. Consideration has also been given to the policies of the National Planning Policy Framework (NPPF) as a material consideration in the assessment.

Principle of Development – Location 
Policy Context
The development plan establishes a spatial strategy which seeks to direct new development towards defined settlements where residents have reasonable access to services, facilities and sustainable transport options. Development beyond these locations is generally more restricted in order to protect the countryside and promote sustainable patterns of growth.

The National Planning Policy Framework supports the delivery of new homes in appropriate locations, whilst seeking to ensure development is well related to existing settlements and does not result in unsustainable patterns of development.

The main ‘in principle’ issue is whether the proposed development would constitute a suitable location for new residential development. This is to be considered having regard to the settlement strategy set out in the Wiltshire Core Strategy (WCS), and the accessibility of the site in terms of services and facilities.

Together, Core Policy 1 and Core Policy 2 ensure that new development is strategically located, sustainable, and supports the character and function of Wiltshire’s communities.

Core Policy 31 Spatial Strategy Warminster Community Area applies the County-wide polices as set out in CP1 and CP2 to the Warminster area, within which Crockerton is designated as a Small Village.

CP2 states:

At the Small Villages development will be limited to infill within the existing built area. Proposals for development at the Small Villages will be supported where they seek to meet housing needs of settlements or provide employment, services and facilities provided that the development:
i) Respects the existing character and form of the settlement
ii) Does not elongate the village or impose development in sensitive landscape
areas
iii) Does not consolidate an existing sporadic loose knit areas of development related to the settlement.

Assessment 
At the Permission in Principle stage, the assessment of location is high‑level and does not consider detailed access arrangements, internal movement, or site layout. The key consideration is whether the location of the site is suitable in principle for the proposed type and scale of development.

In order to be acceptable in principle in the Small Village of Crockerton a proposal that seeks to meet the housing needs of the settlement must accord with these three criteria :

Respects the existing character and form of the settlement.

Crockerton is a village that is spread out in form, defined largely by development along either side of Parsons Lane, Potter’s Hill and Little Hill to the north, Potter’s Hill and Jersey Hill to the west, Clay Street to the south and Paradise Lane to the east. Broadmead Lane runs north-south between Potter’s Hill and Clay Street, cutting the village roughly in half.
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The map above shows the current spread of built form within the village, which has grown up through the amalgamation of a series of hamlets. The character of development is predominantly linear, comprising single-depth dwellings aligned along the road frontage. 

This can be seen along all the roads in the village. Development has become concentrated in more recent years along Parsons Lane, but the same distinctive form, regardless of style, has been retained: single-depth linear plots along the highway.

Dwellings to the north of the 2 legs of Clay Street at its western end toward Crockerton Ponds, its centre where it meets Broadmead Lane and its eastern end by Shear Cross, are mostly single-depth dwellings. 

Broadmead Lane is developed at both north and south ends, leaving the centre of the valley open countryside, a characteristic of the form of the village which retains this large undeveloped open countryside nature from east to west, highlighting the linear form of development around the edges of the village.


Parts of the village demonstrate sporadic development, as along Jersey Hill to Potters Hill and the northern half of Paradise Lane. The 3 cottages that sit to the south of the proposal site are somewhat isolated and off the main thoroughfare, highlighting the sporadic nature of development in this part of the village.

There are examples of more in-depth development, such as Orchard Way off Broadmead Lane, a small cul-de-sac, wholly out of keeping with the character of the village in terms of built form and layout. However this development most likely predates infill policy in Small Villages and would not be supported under current policies.

The proposal is for development of land to the rear of Southfields, a large 2-storey dwelling that stands to the south of Parsons Lane. Proposed development will occupy the current extended rear garden of Southfields and a paddock that adjoins the garden and runs down the valley to the south toward a terrace of 3 dwellings (152-154 Paradise Lane). The proposed development will therefore form tandem development three-dwellings deep that will not accord with the prevailing character of development along Parsons Lane or elsewhere within Crockerton and which will constitute backland development. The proposal therefore, by virtue of tandem, backland development, does not respect the existing character and form of the settlement.

Further, the proposal will dissect the existing large open countryside characteristic of the centre of the village of Crockerton, introducing built form where there are currently wide-ranging views from one side of the village to the other and beyond. In this manner the proposal does not respect the existing character and form of the settlement.

Does not elongate the village or impose development in sensitive landscape areas

The site is located within the designated Cranborne Chase National Landscape. The Levelling Up and Regeneration Act (2023) para 245 (6 A1) states that Wiltshire Council as a statutory authority ‘Must seek to further the purpose’ of the National Landscape. This strengthens the former ‘Duty of Regard’ adopted in the Countryside and Rights of Way Act (2000) Section 85. Development proposals in the CCNL (or its setting) should be compatible with the NL/AONB Management Plan and with published guidance and position statements which provide supplementary guidance.

Core Policy 51 states that harm to landscape character should be avoided, where harmful landscape and visual effects do arise, then these harmful effects and impacts should be reduced as far as possible through sensitive design and landscaping measures.

NPPF paragraph 189 places great weight on conserving and enhancing landscape and scenic beauty in National Landscapes which have the highest status of protection in relation to these issues.

The Council’s Landscape officer made the following comments: 

Overall, I consider this to be a minor development in a sensitive landscape. Therefore, any landscape and visual impacts that may arise could be managed through sensitive design e.g. scale/height/massing of buildings, the choice of materials acknowledging the vernacular and new landscape planting avoiding Leylandii hedges. For the next stage I would expect the application to be accompanied by plans illustrating vegetation to be retained/removed and details of any proposed hard and soft landscaping e.g. hedging. I do not expect full details of the 'garden design' as this is something the new occupant will evolve.

The AONB officer noted that due consideration of the National Landscape has not been undertaken with the original submission, ‘the agent seems oblivious of the NL designation’.

In addition, the Cranborne Chase National Landscape Management Plan identifies this valley floor as part of the 'open rural character' unit, where intervening built form should be avoided. The proposal conflicts with these specific management objectives.

The applicant submitted a Landscape Note to rectify this oversight. In response the AONB officer comments:

The statement is not by a qualified landscape professional and does not include a landscape assessment of the site and its context, or how the proposal would conserve and enhance the natural beauty of this NL. The para on NPPF 11 omits reference to footnote 7, and there isn’t a demonstration of how the proposal complies with the aims and objectives of the NL/AONB Management Plan.

Subsequently it is not shown that there will be due regard for preserving and enhancing landscape and scenic beauty from the imposition of residential development in the central open countryside core of the village, at odds with the pattern of development in this part of the village. The site is on a slope and visually prominent from the south side of the valley.

The site proposed for development currently forms part of the open countryside character at the centre of the village. This character extends for the entirety of the centre of the village, little disturbed by built form. The village sits within the Cranborne Chase National Landscape. The Council has a duty to seek to further the purpose of the National Landscape. The open countryside area at the centre of the village forms an intrinsic part of the sensitive landscape within the National Landscape and contributes strongly to the distinctive form of the village which contributes to the existing beauty of the National Landscape, which the Council has a duty to protect. 

The proposal by virtue of the imposition of built form through development of two dwellings in an area that currently forms part of the large undeveloped open countryside character of the centre of the village, would impose development in this sensitive landscape area.

Does not consolidate an existing sporadic loose knit areas of development related to the settlement.

The applicant argues that the development constitutes infill, as it is bordered to the north and south by other dwellings. When consideration is given to the existing pattern of development it is clear that the group of dwellings to the south are isolated from the remainder of the village and as such form a sporadic loose knit pattern of development within the wider village landscape. As such it is considered that the proposal will consolidate that pattern of development and is therefore contrary to the criterion set out in CP2.

Location-Sustainability
The village benefits from a few community facilities, namely a primary school, a public house, garden centre/café. However, since Crockerton was designated as a small village in the Local Plan the village has lost its bus service. 

The village lies 1 mile from the nearest shop, a Londis at the service station at Longbridge Deverill, opposite The George public house. There is a pavement on one side of the A350 between the edge of Crockerton (c.750m from the site boundary) and Longbridge Deverill. Whilst such a shop can provide some day-to-day items judging by their website it is unlikely to provide sufficient options to support family life. The village lies some 2 miles from the nearest shops selling a good supply of day-to-day goods and essentials, at Morrisons, Weymouth Street, Warminster. Access to Warminster would be along the busy A350, which has no pedestrian footway outside of the urban area of Warminster. Pedestrians would therefore have to walk on the side of the busy A Road in order to access shops. This is considered unreasonable. There are also no pavements or streetlights along roads from the site to the A350.

Therefore with no public transport any development within the village will foster the increase in use of motor vehicles and it is therefore considered that the small village of Crockerton can no longer be considered a sustainable, accessible location for residential development and the development will be in conflict with Core Policy 60 Sustainable Transport.

At the PiP stage, accessibility must be understood as part of the site’s inherent suitability. The absence of public transport and footway links to Warminster constitutes an unavoidable spatial constraint rather than a detailed technical matter.

Location - Ecology
Core Policy CP50 (WCS) outlines that Wiltshire’s natural environment is one of its greatest assets and identifies protection measures necessary for consideration when assessing the impact of development on biodiversity and geodiversity. It requires that all development proposals, “… shall incorporate appropriate measures to avoid and reduce disturbance of sensitive wildlife species and habitats throughout the lifetime of the development,” and, “… should seek opportunities to enhance biodiversity.”

A future technical details application must demonstrate compliance with relevant legislation and policy, including Biodiversity Net Gain requirements and Core Policy 50 of the Wiltshire Core Strategy.

Nutrient Neutrality

The site lies within the catchment of the Hampshire River Avon Special Area of Conservation (SAC) and has potential to cause adverse effects alone or in combination with other developments through discharge of phosphorus in wastewater. Appropriate Assessment (AA) must be carried out by the relevant Competent Authority (the LPA) to determine the potential significant effects, and the suitability of any measures proposed to avoid or mitigate those effects. 

The applicant has submitted details of a scheme to upgrade the existing septic tank to a package treatment plant in order to mitigate the nutrient impacts of the proposed dwellings.

However, insufficient information has so far been submitted to enable the Appropriate Assessment to be undertaken. Although the applicant proposes upgrading the septic tank to a package treatment plant, no satisfactory nutrient budget, operational specification, or long‑term maintenance details have been provided. Without this information, an Appropriate Assessment cannot determine whether adverse effects on the River Avon SAC can be ruled out. Therefore the LPA is unable to approve the development of the site due to its location within the Hampshire River Avon SAC and the potential for adverse effects on the habitats site.

This is set out in Planning Practice Guidance Paragraph: 005 Reference ID: 58-005-20190315:

Permission in principle must not be granted for development which is habitats development. From 28 December 2018 habitats development means development which is likely to have a significant effect on a qualifying European site or a European offshore marine site, referred to as habitats sites in the National Planning Policy Framework (either alone or in combination with other plans or projects); is not directly connected with or necessary to the management of the site, and; the competent authority has not given consent, permission, or other authorisation in accordance with regulation 63 of the Conservation of Habitats and Species Regulations 2017. 

Because habitats development is explicitly excluded from PiP, and because adverse effects cannot be ruled out at this stage, the LPA is legally prevented from granting Permission in Principle under Regulation 63.

Location of Development - Conclusion
It is considered that the development does not respect the existing character and form of the settlement, imposes development on a sensitive landscape area and consolidates a sporadic loose knit pattern of development. 

The site is considered to be located in an unsustainable location due to the ned for any future occupants to rely on private vehicles to access day-to-day serves and to commute to work.

In addition the site lies within the Hampshire River Avon SAC and insufficient information has been provided to demonstrate effectively that the site can achieve nutrient neutrality.

Therefore having regard to Policies CP1, CP2, CP31, CP50 and CP57 of the Wiltshire Core Strategy and relevant national policy, it is considered that the location of the site is unacceptable in principle for the proposed development.


Principle of Development – Land Use
Policy Context
The development plan supports the provision of appropriate land uses in locations identified as suitable by the spatial strategy. In particular, policies seek to ensure that proposed uses are compatible with their surroundings and contribute positively to the function and character of settlements.

The National Planning Policy Framework promotes sustainable development and supports the delivery of housing in principle, subject to it being located in suitable areas and not giving rise to conflicts that would fundamentally undermine the objectives of the development plan.

Assessment

At the Permission in Principle stage, the key test is whether the type of development proposed is acceptable in principle at this location, not whether the finer details of how it would operate can be resolved.

Core Policy 57i. requires applications to demonstrate how they will make a positive contribution to the character of Wiltshire through enhancing local distinctiveness by responding to the value of the natural and historic environment, relating positively to its landscape setting and the existing pattern of development and responding to local topography by ensuring that important views into, within and out of the site are to be retained and enhanced.

The proposed land use would introduce residential development into an area characterised by open countryside, resulting in a fundamental incompatibility that goes beyond detailed design or mitigation.

The proposal is for self-build residential development. The location of the site is within the central open countryside core of the village as discussed at length in the ‘Location’ section and is therefore considered unacceptable. 

The site lies within the catchment of the Hampshire River Avon Special Area of Conservation (SAC) and has potential to cause adverse effects alone or in combination with other developments through discharge of phosphorus in wastewater. Appropriate Assessment (AA) must be carried out by the relevant Competent Authority (the LPA) to determine the potential significant effects, and the suitability of any measures proposed to avoid or mitigate those effects. 

Insufficient information has so far been submitted to enable the Appropriate Assessment to be undertaken. Therefore the LPA is unable to approve the development of the site for residential use.


Conclusion

Having regard to the development plan and relevant national policy, it is considered that the proposed land use is unacceptable in principle.

The proposed land use would represent a fundamental conflict with the established character and function of the area. This harm relates to the principle of development and could not reasonably be addressed through the submission of detailed proposals at the Technical Details Consent stage.

Amount of Development
Policy Context
The development plan seeks to ensure that the scale of new development is appropriate to its location, having regard to the size, role and character of the settlement, and the capacity of the area to accommodate change in principle.

The National Planning Policy Framework supports a proportionate approach to the assessment of scale at an early stage in the planning process, recognising that detailed matters of layout, design and appearance are to be addressed through subsequent stages of decision‑making where appropriate.

Assessment 
At the PiP stage, the assessment of the amount of development is necessarily broad‑brush. The key question is whether the quantum of development proposed is so excessive, or so limited, that it would be inappropriate in principle, having regard to the site’s location and the settlement within which it sits.

In this case, the proposed quantum of development would represent a modest level of growth relative to the size and character of Crockerton. In high‑level terms, the amount proposed is broadly consistent with the role and scale of the settlement as identified in the development plan.

No detailed conclusions are drawn at this stage regarding density, layout, or the precise form of development, as these matters fall to be considered through a subsequent Technical Details Consent application. The assessment at this stage is limited to whether the amount of development proposed could reasonably be accommodated in principle on the site.

It is proposed that the site provide 2 dwellings. Taking into account the size of the site it is considered that sufficient amenity could be provided for 2 dwellings on the site. Third-party representations have raised concern over the nature of the existing highway and the proposed increase in use of the existing access, due to the narrow nature of the road that is utilised heavily by horse riders, children and pedestrians, the access being on a bend with bad visibility. The Council’s Highways Officer has no objection in principle to the increase in traffic that could arise from such an increase in dwellings utilising the existing access.

Conclusion 

Having regard to the development plan and relevant national policy, it is considered that the amount of development proposed is acceptable in principle.

The proposed quantum is not considered to be so excessive that it would result in an inherent conflict with the scale or role of the settlement. Subject to detailed matters being satisfactorily addressed at the Technical Details Consent stage, the amount of development proposed could be accommodated in principle on the site.

However whilst 2 dwellings may be appropriate within the context of the Small Village, the location of residential use on this site is not acceptable. This objection relates to the principle of development and could not reasonably be resolved through the submission of detailed proposals at a later stage.


5 Year Housing Land Supply 
The Wiltshire Housing Land Supply Statement (June 2025) provides the latest position on the Council’s ability to demonstrate a five-year supply of deliverable housing land, which is a material consideration in the determination of planning applications. 

The National Planning Policy Framework was revised in December 2024. This has reintroduced the requirement to meet five years’ worth of deliverable sites and a buffer to be applied to the five-year housing requirement in all circumstances, and has revised the Local Housing Need calculation to establish the five-year housing requirement. These factors have resulted in a substantial increase in the five-year housing requirement to be met from the previous calculation. When this is assessed against the housing land supply which can be delivered within five years, the recalculation shows a significant reduction in the number of years supply. The resulting position shows that the Council can currently demonstrate a 2.42 years housing land supply of housing at a unitary authority level. This is considered to be a substantial shortfall.
 
The absence of a five-year housing land supply is a material consideration in the determination of this application. In accordance with Paragraphs 78 and 11(d) of the National Planning Policy Framework (NPPF), for applications involving the provision of housing, where there is a shortfall in the supply of deliverable housing sites, the most important policies for determining the application should be considered out of date. The current housing land supply shortfall is a factor that must be considered in the planning balance and in this case, as a five-year housing land supply cannot be demonstrated, the weight that can be applied to the most important policies for determining this application should be assessed and altered in the light of the shortage in housing land supply. 

Paragraph 11d(i) indicates that permission should be granted unless the application of polices in the Framework that protect areas or assets of particular importance provides a strong reason for refusing the development. Footnote 7 states this includes habitats sites. Because the site triggers habitats development constraints, Footnote 7 disengages the presumption in favour of sustainable development, meaning the tilted balance does not apply.

The proposal would, in the absence of mitigation, cause harm to designated habitats sites. The benefits of the development would not outweigh this, even taking into account the aim of the Framework to significantly boost housing supply. As such there are strong reason for refusing the application and the presumption in favour of sustainable development does not apply.

The landscape harm arises from the site’s inherent location within the open rural core of the village, and because PiP cannot impose restrictions on massing or siting at TDC stage, the landscape impact cannot be controlled through later detail.

However, even if the development should prove to be nutrient neutral and the tilted balance be engaged, it is considered the benefits of the scheme, through the provision of two open market dwellings would not outweigh the harms to the character of the village, the pattern of development, the open countryside feel of the centre of the village and the need to use private motor vehicles to access the development. Whilst Core Policies 1 and 2 may be accorded less weight in the planning balance, Core Policy 57 Ensuring High Quality Design and Place Shaping is still accorded full weight. CP57 requires that development make a positive contribution to the character of Wiltshire through ‘relating positively to its landscape setting and the existing pattern of development’. This the development would fail to do. In this instance the conflict with Core Policies 57 and 60 with the reduced weight given to Core Policies 1 and 2 would outweigh any benefits from the scheme.

Constraints and Infrastructure Considerations (PiP Context)
Policy Context

The development plan and national planning policy recognise that sites may be subject to environmental, physical or policy constraints. At the Permission in Principle stage, the key consideration is whether any such constraints are of a nature or severity that they would clearly and demonstrably prevent development from coming forward in principle, even allowing for detailed matters to be addressed at the Technical Details Consent stage.

The National Planning Policy Framework confirms that planning decisions should be proportionate, and that early‑stage permissions should not seek to resolve detailed technical matters prematurely.

Assessment 

Consideration has been given to the presence of any known constraints affecting the application site that are capable of undermining the principle of development.

These include: 

· Flood risk designations 
· Landscape or environmental designations 
· Ecological designations 
· High‑level transport or access limitations 

The existence of a constraint does not, in itself, justify refusal of a Permission in Principle application. The crucial question is whether the constraint is so severe that it could not reasonably be overcome or mitigated, even in principle, through the consideration of detailed proposals at the Technical Details Consent stage.

In this case, the site is affected by the Cranborne Chase National Landscape, which fundamentally limits the ability of the site to accommodate development. This constraint relates to the suitability of the site itself, rather than to matters of detailed design or mitigation.

At the Permission in Principle stage, it would be inappropriate to speculate on detailed technical solutions. However, equally, where a constraint clearly prevents development in principle, it must be afforded decisive weight.

Conclusion

Having regard to the development plan and relevant national policy, it is considered that there 
are overriding constraints affecting the site which would clearly and demonstrably prevent the proposed development from coming forward in principle.

The identified constraint is such that the site is not suitable for the proposed development in principle. This objection goes to the heart of site suitability and could not reasonably be overcome through the submission of detailed proposals at a later stage.


Other Issues

Public Right of Way
Public footpath LDEV20 runs through the site. It has not been shown on the site plan or referred to in the other documentation so there is insufficient information to allow determination of the impact on the public footpath.

Therefore the Definitive Map and Highway Records Technical Officer has raised a holding objection to the proposal.

Because the PROW runs through the developable area, any dwelling footprints would require enclosure, diversion, or engineered crossings, all of which materially affect the land‑use principle. This is a location-based constraint and cannot be deferred to Technical Details Consent.

It should be noted however that this application, as a permission in principle deals with location, number and use. Details are considered at a later stage. Due to the level of information currently provided it is not possible to conclude whether or not there would be adverse impact on the PROW from any future proposal. Any future proposal should include sufficient information to make that assessment.

Self-Build
The application is made on the basis that the dwellings will be self-build. It is not possible at the PiP stage to secure self-build status as this can only be done through a legal agreement and it is not possible to append a legal obligation at the PiP stage, nor is it possible to attach a condition. Therefore any weight accorded in the planning balance to self-builds will be  considered neutral.


PLANNING BALANCE AND CONCLUSION

The application seeks Permission in Principle for residential use for upto 2 dwellings on the site. In accordance with PPG (Permission in Principle), if any of the three allowable considerations—location, land use, or amount—are unacceptable, PiP must be refused. The LPA cannot defer resolution of these issues to the Technical Details Consent stage.

In determining a Permission in Principle application, the Local Planning Authority is required to assess only the location of the development, the proposed land use, the amount of development, and whether there are any overriding constraints which would clearly and demonstrably prevent development from coming forward in principle.

Having considered the application against the development plan and the National Planning Policy Framework, it is concluded that the proposed development is not acceptable in principle. The concerns identified go to the fundamental suitability of the site for development, rather than to matters that could reasonably be resolved through the submission of detailed proposals at a later stage.

Conclusion
Overall, the proposal conflicts with the development plan when assessed against the statutory framework for Permission in Principle. There are no material considerations, including housing land supply, that indicate a decision other than refusal should be made.


RECOMMENDATION:
That Permission in Principle be REFUSED for the following reasons:
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