PL/2026/00367 OUT
Site Address: Land East of Calne Road, Lyneham
Proposal: Outline planning application (with all matters reserved except for access) for up to 200 residential dwellings (Use Class C3), provision of public open space, and associated infrastructure
Conservation Officer: Alex Marsh 
____________________________________________________________________

Recommendations:

	X
	Comment

	
	Support in principle subject to amendments to the scheme (as set out below)

	
	Support subject to conditions (as set out below)

	
	Object (for reasons set out below)

	
	No objections 




Scope of comments: 
The following comments relate to the built historic environment and setting of designated heritage assets.

Site Description:  
The application site is a 8.7ha of agricultural land arranged as two fields from a L shaped parcel. It is located at the southern edge of Lyneham village to the east side of Calne Road and Melsome Road estate of MoD housing on the other side of the road. To the east of the site is Freestone Farmhouse with medieval origins and open fields. To the north is part of the MoD base.

The village has two distinct elements the historic linear village core and the Airforce Base and associated housing estates for MOD staff.

The village character and spatial development is dispersed and incoherent as it is made up of two disparate development forms and patterns.  

The historic village core extends north west to the junction with The Green and B4069 of the Church of St Michael All Angels and RAF Chapel  and is not designated a Conservation Area but has a few listed buildings and a good mix of 17th, 18th and 19th century village Farmhouses and cottages integrated into a setting of relatively flat open countryside landscape providing a distinct character and appearance. 

There are Public Rights of Way to the south a Bridle way Lyne 27 and another 300 m east beyond Freegrove Farmhouse

Heritage Assets: 
Church of St Michael All Angels and RAF Chapel, grade II 
Freegrove Farmhouse and Buildings are Non-Designated Heritage Assets with a Farm on this site since medieval period.

Relevant Planning History: N/A

Relevant Policy: 
From the point of view of the historic environment the main statutory tests are set out within the Planning (Listed Building and Conservation Areas) Act 1990. Sections 16 (LBC) and 66 (PP) require that special regard be given to the desirability of preserving listed buildings, their settings or any features of special architectural or historic interest which they possess.  

The NPPF outlines government policy, including its policy in respect of the historic environment. Section 16 of the NPPF 'Conserving and enhancing the historic environment' sets out the Government's high-level policies concerning heritage and sustainable development. 

Paragraphs 213 – 215 of the NPPF require a balanced approach with any harm which would be caused being weighed against the potential public benefits which might be achieved. 

Paragraph 210 requires local planning authorities should take account of the desirability of sustaining and enhancing the significance of heritage assets and of new development making a positive contribution to local character and distinctiveness.

Placemaking Polices in the NPPF include:

135. Planning policies and decisions should ensure that developments: a) will function well and add to the overall quality of the area, not just for the short term but over the lifetime of the development; b) are visually attractive as a result of good architecture, layout and appropriate and effective landscaping; 40 c) are sympathetic to local character and history, including the surrounding built environment and landscape setting, while not preventing or discouraging appropriate innovation or change (such as increased densities); d) establish or maintain a strong sense of place, using the arrangement of streets, spaces, building types and materials to create attractive, welcoming and distinctive places to live, work and visit; e) optimise the potential of the site to accommodate and sustain an appropriate amount and mix of development (including green and other public space) and support local facilities and transport networks; and f) create places that are safe, inclusive and accessible and which promote health and well-being, with a high standard of amenity for existing and future users; and where crime and disorder, and the fear of crime, do not undermine the quality of life or community cohesion and resilience.

137. Design quality should be considered throughout the evolution and assessment of individual proposals. Early discussion between applicants, the local planning authority and local community about the design and style of emerging schemes is important for clarifying expectations and reconciling local and commercial interests. Applicants should, where applicable, provide sufficient information to demonstrate how their proposals will meet the design expectations set out in local and national policy, and should work closely with those affected by their proposals to evolve designs that take account of the views of the community. Applications that can demonstrate early, proactive and effective engagement with the community should be looked on more favourably than those that cannot.

National Planning Practice Guidance provides guidance on interpreting the NPPF.

The Council’s Core Strategy Policy CP58 ‘Ensuring the conservation of the historic environment’ requires that “designated heritage assets and their settings will be conserved, and where appropriate enhanced, in a manner appropriate to their significance.”

[bookmark: _Hlk131504226]Wiltshire Council’s Core Strategy Policy CP57 ‘Ensuring high quality design and place shaping’: A high standard of design is required in all new developments, including extensions, alterations, and changes of use of existing buildings. Development is expected to create a strong sense of place through drawing on the local context and being complementary to the locality.
Historic England Advice Note 3 The Setting of Heritage Assets 

Issues: Impact on the setting of Listed Buildings and Non-Designated Heritage Assets and contribute to Local Distinctiveness.

Significance Assessment:
A Heritage Statement will be required under the National Planning Policy Framework (NPPF) Paragraph 207 it seeks that applicants describe the significance of any heritage assets affected including Scheduled Monuments, including any contribution made by their setting. 

The Heritage Statement must therefore respond to the Historic England guidance on setting and the additional requirement of the new Levelling Up Bill S.58B that advises setting of the scheduled monument be considered and that the settings should be preserved or enhanced.

The NPPF defines significance as the “value of a heritage asset to this and future generations because of its heritage interest. The interest may be, architectural, or historic. Significance derives not only from a heritage asset’s physical presence, but also from its setting.” Historic England assesses significance in a similar manner, referring to evidential, historic, aesthetic and communal values of a place. 

While the site has no direct impact on setting of any direct heritage assets, the spatial and local character of the historic village of Lyneham and the imposition of the MoD site and housing have created a friction between two distinctly different built forms and evolutions. 

The site is located at the south entrance to the existing MoD section of the village and has an open agricultural flat landscape which will make any development in this location an imposition on this landscape.

Assessment 
The site is not allocated in the Wiltshire Core Strategy and Lyneham is identified as a village with limited range of services and facilities where development will be restricted to that needed to help the housing needs of the settlement and to improve employment opportunities, services and facilities. The site lies outside the defined settlement boundary and is in open countryside.

The choice of this agricultural land for development is not well made. The site is not as stated in the Planning Statement logical and well contained edge of village development site. It is a random and poorly connected to a previously functional MoD development. 

The site is limited to a single access and has poor potential for integrating more passive transport networks of walking and cycling to connect to basic local services as everything is directed at this single point of entry onto a A3102 road that currently has a speed limit of 50 miles an hour breaking to 40 miles an hour to the north edge of the site as it enters toward Lyneham village. 

The application is in outline for up to 200 dwellings that has been established through the development of a Masterplan 

The adoption of a Masterplan is concerning at this stage as it appears to be based on a density and basic quantum approach and lacks any design quality that would provide evidence of a clarity of evolution and being informed by local distinctive forms of development. 

It does not form a development that would discretely integrate into the existing village edge while creating a visually attractive and informed layout with evidence of good architecture, and appropriate and effective landscaping that are sympathetic to local character and history, including the surrounding built environment and landscape setting. 

The Masterplan does not create strong placemaking principles, that should be expressed using the arrangement of streets, spaces, building types and materials to create attractive, welcoming and distinctive places to live, work and visit or optimise the potential of the site to accommodate and sustain an appropriate amount and mix of development (including green and other public space) and support local facilities and transport networks; create places that are safe, inclusive and accessible and which promote health and well-being, with a high standard of amenity for existing and future users. 

It has little evidence base for its evolution or offer any architectural or urban design philosophy. The opportunity for enhancement of ecological and sustainable development has not been provided.   

The very limited assessment in the Design and Access Statement is evidence of the lack of quality placemaking approach to the Masterplan. It advises only building height, pitch roof forms, that reflect a vernacular (this vernacular architecture and character is not evidenced as having been examined or understood), a locally appropriate material palette (evidenced by a random and very limited selection of photographs of existing dwellings in the area). 

The green buffer and single access point creates an undesirable approach to placemaking that lacks connectivity and integration. The resulting development is isolated and unintegrated approach to placemaking that offers no benefits to the existing settlement patterns or provide any interest in architecture or layout that is local influenced. The buffer does not create active and outward facing frontages or provide clarity between public and private.

Generally, I consider that this proposed development site to the south edge of the village is harmful to the setting of the existing built form and the presumption for development of the site has not been established.

There are adverse impacts on the locally distinctive historic linear pattern of development to old Lyneham and the formal functional and planned layout and standardisation of the house types of the MOD housing with its specialist industrial nature of the Former RAF base buildings. While contrasting, these two local characteristics are a material consideration.

This proposal should be refused in addition to the Core Policy conflicts it has not developed a coherent design philosophy to achieve the basic requirements as described by NPPF paragraph 135 that seeks planning policy and decisions to ensure development will function well and add to overall character of the area. 

Any development needs to be visually attractive through good architecture, layout and appropriate landscaping, sympathetic to local character and history including surrounding built environment and landscape setting. 

While the NPPF policy does not discourage appropriate innovation or change, it seeks that any development should establish or maintain a strong sense of place, using the arrangement of streets spaces building types and materials to create attractive welcoming places to live, work and visit. 

There is no evidence that this proposal in outline for 200 houses has a coherent approach to design development, or offer any reflection of local distinctiveness, or alternatively create a quality of its own through innovative layout and design. 

In addition, this number of houses poorly sited and designed in an isolated site with poor connectivity especially for walking and cycling, reliant on car transport to the south edge of Lyneham would not be considered a sustainable location to a village with limited range of services and facilities where development is already appropriately restricted.

Summary: The NPPF confirms that when considering the impact of a proposed development on the significance of a designated heritage asset, great weight should be given to the asset’s conservation (and the more important the asset, the greater the weight should be). It makes clear that any harm to a designated heritage asset requires clear and convincing justification. 

There is a significant concern that this proposal would further erode the setting and views at the south edge of the village of Lyneham. The village has two distinct development patterns the historic village character and MoD functional spatial development. 

This includes disparities between dispersed, linear historic built form and incoherent functional MoD uses split between standardised house types and RAF specific development forms including large hangers and sheds. These two incongruent development forms and patterns need a careful and considered approach to placemaking especially in relation to architectural design and layout to provide a place making approach that achieves an integrated development that would assist in bridging the friction between the two existing elements. 
An understanding of the level of complexity of the existing context has not been achieved and this very limited and opportunistic proposal to further expand Lyneham into the surrounding open countryside  landscape to the south edge is not based on any of the principles required by NPPF Placemaking guidance under paragraph 135 and the coherent community engagement based design approach to underpin good design under paragraph 137. 

As the Core Strategy identifies Lyneham is not a sustainable location suited to further development as it lacks an appropriate existing level of services and facilities. An additional 200 houses poorly sited and designed, in an isolated site with poor connectivity especially for walking and cycling, reliant on car transport to the south edge of Lyneham would be considered to impact harmfully on the existing capacity of Lyneham services and facilities where development is already appropriately restricted.





