APPLICATION FOR FULL-PLANNING PERMISSION
CASE OFFICER REPORT

	APPLICATION REFERENCE:
	PL/2025/06804

	APPLICATION TYPE:
	Full planning permission

	SITE ADDRESS:
	Land off Church Farm Lane, Woodborough, SN9 5PH

	DEVELOPMENT DESCRIPTION:
	Erection of one detached dwelling; with associated parking, turning, landscaping, private amenity space and access arrangements

	RECOMMENDATION:
	Refuse



SITE DESCRIPTION/CONTEXT
The application site comprises a parcel of greenfield paddock land located to the east of Woodborough and lying outside the defined limits of development for the settlement, which is identified as a Small Village within the Wiltshire Core Strategy (2015). The site forms part of the wider rural setting of the village and represents an important gap between the edge of the built form and the large estate property known as Woodborough House.

The site is slightly elevated relative to the adjacent highway, with generally even topography across the land. Boundaries are defined by established hedgerows containing mature trees, contributing to the rural character of the area. Existing access is taken from the north-western corner via a field gate.

The surrounding area is characterised by dispersed residential development within a predominantly agricultural landscape. To the west lies a dwelling set within a substantial plot, with further residential properties beyond. To the east is Woodborough House, a large estate-style property set within extensive grounds. To the north are access drives serving Woodborough House and, beyond this, a Grade II listed building (Church Farm Cottage), located approximately 38 metres from the site. Open countryside extends to the south. The site lies within the North Wessex Downs National Landscape and falls within the Vale of Pewsey Landscape Character Area (15A), which is identified as being of moderate strength and in declining condition, with a strategy to conserve and enhance.

The western boundary of the site adjoins the Woodborough Conservation Area. In addition to the nearby listed building, the site is therefore sensitive in heritage and landscape terms, forming part of the setting of designated assets and contributing to the rural character of the locality.

The land is classified as Grade 3 agricultural land and is currently in use as a paddock. It is within the Berkshire and Marlborough Downs Countryside Character Area and is influenced by the wider landscape character of the Greensand Vale.

The site is located within an area identified as being at risk from groundwater flooding, with groundwater levels typically recorded between 0.025m and 0.5m below ground level and the potential for localised emergence at the surface.

The site falls within the Hampshire River Avon catchment (Upper Avon Pewsey sub-catchment) and within the 6,400m buffer zone of the Salisbury Plain Special Protection Area (SPA). Foul and surface water drainage are served by Wessex Water.

A Definitive Map Modification Order (DMMO) has been proposed to add a right of way (RBY) along Church Farm Lane to the north of the site.

PROPOSAL
Erection of a single detached four-bedroom dwelling with associated parking and turning, access, landscaping, and private amenity space.

The dwelling is proposed as a two-storey building with accommodation into the roof space, incorporating dormer windows. The design presents a double-fronted principal elevation and includes a traditional chimney. External materials are indicated as brick walls and a plain clay tiled roof, with detailed specifications to be secured by condition.
[image: ]
The scheme has been subject to amendments during the course of the application, resulting in a reduction from two dwellings to one and a corresponding decrease in the scale of the proposed development.

PLANNING HISTORY

	[bookmark: _bc9eaa23_7b84_4e11_8860_67eb8bbe0c9e]

	Proposal / Summary

	Adjacent site to the west

	K/15003/O - Outline Planning Decision - Refused Date: 14/11/1989 – ERECTION OF DETACHED DWELLING HOUSE.

	K/15828/O - Outline Planning Decision - Refused Date: 21/6/1990 – ERECTION OF DETACHED DWELLING HOUSE AND GARAGE & CONSTRUCTION OF ACCESS

	K/39512 - Full planning permission Decision - Refused Date: 8/8/2000 – New single storey dwelling and garage.

	K/40860 - Full planning permission Decision - Refused Date: 10/4/2001 – The erection of a single storey dwelling and garage.

	K/42197 - Full planning permission Decision - Approve with Conditions Date: 10/1/2002 – The erection of a single storey dwelling.

	K/54486/F - Full planning permission Decision - Refused Date: 11/7/2006 – Proposed detached dwelling.

	K/55890/F - Full planning permission Decision - Approve with Conditions Date: 29/3/2007 – Erection of house and detached garage.

	Adjacent site to the east

	K/80/0464 - Outline Planning Decision - Refused Date: 17/7/1980 – One dwelling with garage

	K/81/0427 - Reserved Matters Decision - Approve with Conditions Date: 28/5/1981 – Erection of house

	K/85/0312 - Full planning permission Decision - Refused Date: 30/5/1985 – One dwelling and garage

	K/12818/O - Outline Planning Decision - Refused Date: 18/10/1988 – PRIVATE HOUSE, GARAGE AND STABLE

	

	



The site and its immediate surroundings have been subject to a number of previous applications for residential development, which provide important context for the current proposal.

A dwelling to the west of the application site was originally refused on several occasions. The reasons for refusal included inadequate access arrangements to safely serve the development, the introduction of sporadic development outside the defined built area, harm to the setting of the village and the character and appearance of the rural landscape (including the North Wessex Downs National Landscape), a cramped form of development, and overlooking of adjoining residential properties. The scheme was subsequently dismissed at appeal, with the Planning Inspector identifying highway safety concerns as a key issue. A later application (ref. K/54486/F) was also refused on the basis of poor design and harm to the character and appearance of the Conservation Area.

Notwithstanding the above, a revised proposal for a dwelling to the west was ultimately approved, indicating that with appropriate amendments to address the identified concerns—particularly in respect of access arrangements, design, and landscape impact—residential development in this location can be made acceptable in principle.

In contrast, proposals for residential development to the east of the application site have consistently been refused. The reasons for refusal have included the site’s location outside the defined limits of development, harm to the North Wessex Downs National Landscape, adverse impacts on the setting of the village and the character and appearance of the rural landscape, and the creation of an undesirable precedent for further similar development. Concerns have also been raised in respect of highway safety, with particular reference to the proposed access onto Church Farm Lane, a narrow, unclassified road with restricted visibility on a right-angled bend, being unsuitable to safely accommodate additional traffic associated with new residential development.

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 18 Spatial Strategy Pewsey Community Area
· Core Policy 41 Sustainable Construction and Low-Carbon Energy;
· Core Policy 43 Providing Affordable Homes 
· Core Policy 45 Meeting Wiltshire’s Housing Needs;
· Core Policy 48 Supporting Rural Life
· Core Policy 50 Biodiversity and Geodiversity;
· Core Policy 51 Landscape
· Core Policy 52 Green Infrastructure 
· Core Policy 57 Ensuring High Quality Design and Place Shaping;
· Core Policy 58 Ensuring the Conservation of the Historic Environment;
· Core Policy 60 Sustainable Transport;
· Core Policy 61 Transport & Development; 
· Core Policy 64 Demand Management
· Core Policy 67 Flood Risk;
· Core Policy 68 Water Resources;

Draft Wiltshire Local Plan Policies

At Full Council on 19 May, the elected members of Wiltshire Council agreed to withdraw the emerging WLP. It will now be subject to a legal process to finalise its withdrawal – which is likely to happen in July or August (2026). The said Plan has no material weight for the purposes of the application.

Neighbourhood Plan:
Woodborough forms part of a designated area, however no plan has been made to date.

Supplementary Planning Documents and other Guidance:
· Wiltshire Design Guide (adopted April 2024)
· Wiltshire Local Transport Plan 2011-2026, adopted 2015 - including the Car Parking Strategy and Cycling Strategy, adopted 2015
· Wiltshire Council’s Waste Core Strategy, adopted July 2009 
· Wiltshire Council’s Waste Storage and Collection: Guidance for Developers Supplementary Planning Document, January 2017
· A Green & Blue Infrastructure Strategy for Wiltshire: Wiltshire’s Natural Environment Plan 2022-2030
·  Wiltshire Local Cycling and Walking Infrastructure Plan (LCWIP)
· Active travel infrastructure design standards 2022
· Active travel parking standards and design guide 2022
·  LTN1/20 – Cycle Infrastructure Design (July 2020)

ISSUES

The main issues that need to be addressed in this case include:
· Whether the proposal constitutes EIA development
· Whether the development is acceptable in principle (CP 1 and 2)
· Whether the scheme constitutes high quality design (CP 57)
· Whether the scheme would have an acceptable impact upon the reasonable living conditions of the adjoining occupants (CP 57)
· Whether the scheme would preserve or enhance the historic environment (CP 58)
· Whether the scheme would have an acceptable landscape impact (CP 51) 
· Whether the proposal would have a negative effect upon highway safety, including if there is sufficient parking for the proposed development (CP 61 and 64)
· Whether the site can be adequately drained without increasing flood risk elsewhere (CP 67)
· Whether there would be any harmful impacts upon protected species or priority habitats (CP 50)
· Whether the proposal results in the loss of best and most versatile agricultural land (NPPF 187)
· Are there any other planning issues raised by the development?
· What planning obligations are required to make the development acceptable in planning terms?

CONSULTATION RESPONSES

[bookmark: _Hlk206417654]WC Highways: Objection on the following grounds: the access road is substandard and unsuitable to accommodate the additional traffic generated. The road is noted to be narrow (less than 3m in places), serves several existing dwellings and is well used by non-vehicular users. As such, the introduction of additional vehicle movements associated with two dwellings is considered likely to result in a significant adverse impact on highway users. The Officer therefore considers the development to be contrary to Core Policies CP60 and CP61 of the Wiltshire Core Strategy. Whilst the applicant has indicated disagreement with the reason for refusal, no material changes have been submitted to address these concerns, and the Highway Officer has confirmed that their original objection remains unchanged.

WC Conservation: Objection on the following grounds: raises concerns that the site forms an important undeveloped gap on the edge of the Woodborough Conservation Area and contributes positively to its rural setting. The introduction of built form and, in particular, the creation of a new vehicular access onto Church Farm Lane, a narrow, sparsely developed rural lane, would urbanise its character and result in visual and physical harm through the loss of the existing bank, hedgerow and trees. 

Although the reduction from two dwellings to one lessens the extent of impact, amended plans and a streetview visualisation have been submitted to address earlier concerns. These indicate that a more rural, less engineered access could be achieved, which would reduce the visual impact on Church Farm Lane. While this is an improvement and lessens the degree of harm, it does not remove it entirely.

Concerns remain regarding the cumulative effect on the character and appearance of the Conservation Area, the increased sense of development along the lane, and the design and scale of the proposed dwelling, which is considered visually intrusive within this rural context. 

In design terms, the dwelling remains relatively formal, with features such as dormers that are not characteristic of the Conservation Area vernacular. While some amendments have been made, the scale, form and detailing do not sufficiently reflect the established hierarchy of buildings or the informal rural character at this edge-of-settlement location.

Overall, whilst the scheme has improved, it continues to result in less-than-substantial harm to the character, appearance and setting of the Woodborough Conservation Area and contrary to relevant national and local policy.

WC Public Protection: No comment

WC Arboricultural: Comments: boundary trees and hedgerows are important to local character and, while the submitted arboricultural report is acceptable, concern is raised over the proximity of development to large trees. This relationship is likely to result in future pressure for pruning or removal and is not considered to be in harmony with existing vegetation. If approved, the arboricultural report should be secured and appropriate landscaping provided.

WC Ecology:  No objection subject to conditions: noting that the revised scheme for a single dwelling is acceptable in principle where appropriate mitigation is secured. However, further clarification is required in respect of the nutrient neutrality submission, specifically to ensure the nutrient budget calculator accurately reflects the revised development (one dwelling) and applies the correct baseline land use. The site lies within the Salisbury Plain SPA buffer and River Avon SAC catchment, requiring Appropriate Assessment, with mitigation to be secured through the Council’s nutrient credit scheme or alternative agreed measures. Subject to this, together with conditions securing biodiversity enhancements, appropriate lighting, retention of boundary features, and delivery of Biodiversity Net Gain, the development is considered capable of maintaining ecological connectivity and avoiding harm.

WC Drainage: No objection subject to conditions: there is insufficient information at this stage to demonstrate an acceptable surface water drainage strategy. In particular, further details are required to confirm compliance with the surface water drainage hierarchy, infiltration feasibility, runoff rates, SuDS design, exceedance routing, finished floor levels, water treatment, and long-term management arrangements. However, these matters can be secured by condition to ensure the development does not increase flood risk and accords with relevant policy and standards.

WC Rights of Way: No comment received

NWD National Landscape: No comment received

Woodborough Parish Council: Objection on the following grounds: ongoing concerns regarding the creation of a new vehicular access onto Church Farm Lane, which is considered unsuitable on highway safety grounds and would intensify development along a narrow rural lane. The Parish Council dismisses any reliance on previous applications as precedent and maintains that consistent local objections should carry weight. In addition, it shares the Conservation Officer’s concerns regarding the design of the dwelling, considering it insufficiently reflective of the local rural character. Their objection remains unchanged regardless of the reduction to a single dwelling.

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.

The application site lies outside, but in proximity to, a conservation area and is therefore not subject to the statutory requirement for advertisement in the local press; accordingly, publicity has been undertaken by way of neighbour notification in accordance with the relevant provisions of the Development Management Procedure Order.
 
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.

Highway safety and access
· Church Farm Lane is a narrow (c.3m), single-track, unlit lane with no footways, heavily used by vehicles (including farm and commercial traffic), pedestrians, cyclists and horse riders.
· The proposed access is located on/near a sharp bend with poor visibility and multiple existing access points, creating a significant hazard.
· The development would increase vehicular movements, including during construction, exacerbating conflict between vehicles and vulnerable users (including children).
· The proposed access arrangements are considered substandard, with insufficient visibility splays, constrained geometry, and vehicles required to enter/exit the highway before achieving adequate visibility.
Practicality of access / engineering constraints
· Insufficient width is available to form a compliant vehicular access without removal of boundary features (hedge and earth bank) and encroachment onto adjoining land.
· The access would require significant engineering works, including excavation, retaining structures (up to ~2m high), and regrading of levels.
· The steep gradient (estimated c.25%) would be impractical and potentially unsafe for vehicles and emergency access.
· Uncertainty exists regarding land ownership and rights, with the applicant not controlling all land required to form the access.
Impact on character, landscape and National Landscape
· Development would erode the rural character of the lane and wider village setting within the North Wessex Downs National Landscape.
· Loss of a greenfield paddock would harm landscape character and openness.
· The scale and suburbanisation (including access works and parking) would be out of keeping with the prevailing pattern of development and plot sizes.
Impact on heritage assets
· The proposal would adversely affect the setting of the adjacent conservation area and nearby listed building (Tudor Cottage).
· Lack of detailed heritage assessment and visual analysis has been highlighted.
Impact on residential amenity
· Overlooking and loss of privacy to neighbouring properties (particularly Orchard House), including views into principal habitable rooms.
· Overbearing impact due to scale, massing and proximity, with development considered cramped and dominant.
· Separation distances are considered inadequate and contrary to guidance.
Design, scale and layout
· Proposed dwellings are considered overly large, high and not reflective of local building character (predominantly lower-scale/dormer development).
· The layout is cramped, fails to respect settlement pattern, and does not respond to existing tree cover or boundaries.
Trees, ecology and environmental impacts
· Potential loss or harm to mature trees and hedgerows required to facilitate access.
· Concerns regarding impacts on wildlife and biodiversity.
· Development of agricultural land (including best and most versatile land) is objected to.
Principle of development
· The site lies outside the defined settlement boundary and does not constitute infill development.
· The proposal is considered contrary to Core Policy 2 and related policies, including failure to prioritise previously developed land.
· Development is considered unsustainable and inconsistent with the Neighbourhood Plan strategy.
Traffic, safety and community use
· The lane functions as an important recreational and access route (including to the canal), and the development would undermine its safe use.
· Particular concern raised regarding safety of children and other vulnerable users.
Other matters
· Concerns raised regarding inaccuracies in application submissions (including land ownership certificates).
· Potential impacts on neighbouring infrastructure (e.g. water supply) and boundary structures.
· Lack of consultation/notification raised by some residents.
· Development would not contribute to local housing need (e.g. lack of affordable housing).

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.

Environmental Impact Assessment (EIA) Screening
In accordance with the Town and Country Planning (Environmental Impact Assessment) Regulations 2017 (as amended), the local planning authority has considered whether the proposed development constitutes EIA development.

No formal screening opinion was requested or issued. However, the local planning authority has considered the scale and nature of the development as part of the application process and is satisfied that it does not constitute EIA development under the 2017 Regulations.

Principle of Development
Policy Context
Core Policy 1: Settlement Strategy of the WCS establishes a hierarchy of settlements to guide where development should be focused. The policy  prioritises growth in:
· Principal Settlements (e.g., Salisbury, Chippenham, Trowbridge) – main focus for strategic growth.
· Market Towns – support local services and employment; suitable for sustainable development.
· Local Service Centres – smaller towns and villages with a range of services; limited development supported.
· Large and Small Villages – development should be limited and respond to local needs.
· Outside the defined settlements – development is strictly controlled and generally not supported unless exceptional circumstances apply.
.
Core Policy 2: Delivery Strategy of the WCS sets out how development will be distributed and delivered across Wiltshire. The policy emphasises:
· Sustainable patterns of growth, reducing the need to travel and supporting local services.
· Development should be plan-led, aligning with the settlement strategy and supported by infrastructure.
· Windfall development (not allocated in plans) must still comply with the principles of sustainable development.
· Development outside settlement boundaries is generally not permitted, unless it meets specific policy exceptions (as set out in paragraph 4.25 of the WCS).

Together, CP1 and CP2 ensure that new development is strategically located, sustainable, and supports the character and function of Wiltshire’s communities.

Assessment 
The application site lies outside the defined settlement boundary of Woodborough and is therefore within the open countryside. In this respect, the proposal conflicts in principle with Core Policies 1 and 2 of the Wiltshire Core Strategy, which strictly control new residential development in such locations unless specific exceptions apply. No such exceptions are considered to be met in this instance.

Whilst Core Policy 1 allows for limited development within Small Villages where it meets identified local needs and accords with criteria relating to character and form, the proposal does not satisfy these requirements. The site occupies a visually prominent and sensitive position at the edge of the settlement, forming an important undeveloped gap between the village and the grounds of Woodborough House. Its development would erode this separation and extend built form into the rural setting, contrary to criterion (ii), which seeks to avoid development that imposes on sensitive landscapes, particularly within the North Wessex Downs National Landscape.

Furthermore, by virtue of its siting and access arrangements, the development would read as a form of backland development, introduced behind existing frontage plots and accessed via an existing drive and new access point onto Church Farm Lane. This pattern of development does not reflect the established linear and dispersed form of the village and is therefore contrary to criterion (i), which requires proposals to respect the character and form of the settlement. The introduction of such development would appear incongruous and urbanising within this rural context.

In addition, the proposal risks consolidating sporadic and loose-knit development along Church Farm Lane, contrary to criterion (iii) of Core Policy 1. The introduction of additional dwellings, even at a reduced scale, would increase the density of development along a narrow rural lane that is currently characterised by limited built form and a strong sense of openness. This raises concerns regarding the incremental erosion of rural character and the cumulative impact of piecemeal development.

The proposal would also set an undesirable precedent for further backland and infill development in this location, undermining the plan-led strategy and making it more difficult to resist similar schemes in the future, thereby exacerbating harm to the character and function of the settlement and its landscape setting.

These concerns are compounded by the site’s proximity to the Woodborough Conservation Area and its location within the designated National Landscape, where great weight should be given to conserving and enhancing landscape and scenic beauty. The proposal would fail to preserve the setting of the Conservation Area and would introduce an urbanising influence at the rural edge of the village.

Conclusion
The proposal represents unjustified residential development in the open countryside, outside any defined settlement boundary, and fails to accord with the spatial strategy set out in Core Policies 1 and 2 of the Wiltshire Core Strategy. It would result in inappropriate backland development that fails to respect the established character and form of the settlement, would encroach into a sensitive landscape, and would contribute to the consolidation of sporadic development along Church Farm Lane. The scheme would also harm the rural setting of the Woodborough Conservation Area and the wider National Landscape. Accordingly, the proposal conflicts with the development plan as a whole, and there are no material considerations that outweigh this conflict.

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. The proposal must be assessed against the national policy context of the need to boost housing supply and the benefits of delivering new homes whilst having particular regard to the key policies set out in paragraph 11(d)(ii) and Footnote 9 of the NPPF.

Design and Impact on the Character and Appearance of the Area
Policy Context
Core Policy 57 of the WCS requires high-quality design that:
· Enhances local character.
· Responds to the natural, historic, and built environment.
· Retains important features (e.g., trees, hedges).
· Supports sustainable construction and compatibility with surrounding uses.
· Creates safe, legible, and accessible spaces.

Section 12 of the NPPF emphasises design that is:
· Visually attractive.
· Functionally effective.
· Contributes to the quality of the built environment.

The Wiltshire Design Guide encourages sensitivity to local character, materials, and architectural styles and supports modern living standards while maintaining aesthetic and functional quality.

Building for a Healthy Life Framework promotes healthy, inclusive, and sustainable places. The document encourages:
· Walkability.
· Access to green space.
· Active design principles for well-being.

Assessment 
The scheme has been amended to reduce the form of development from two dwellings to a single dwelling, with a corresponding reduction in overall scale and massing. Whilst this is noted, it is considered that the fundamental design concerns remain unresolved.

The site occupies a sensitive position at the rural edge of Woodborough, forming part of an undeveloped gap which contributes positively to the character and appearance of the area. Notwithstanding the applicant’s assertion that the site reads as infill within the built-up area, the development would instead extend built form into the countryside and erode the existing sense of openness. The introduction of residential development in this location would result in the urbanisation of a currently rural parcel of land, including the domestication of the site through curtilage treatments, boundary features and associated paraphernalia.

The proposal would also require the formation of a new vehicular access onto Church Farm Lane. This would necessitate the removal or alteration of the existing bank, hedgerow and tree cover to facilitate visibility and access, resulting in a harmful physical and visual change. The introduction of a formalised access, likely including areas of hard surfacing, would further erode the informal rural character of this narrow lane.

Church Farm Lane is characterised by a loose, low-density pattern of development, with limited frontage development and a strong rural character. The proposed development would increase the perception of built form along this lane, introducing a more consolidated and urbanising influence. This would fail to respond appropriately to the existing pattern of development and would be harmful to the character and appearance of the area.

The Conservation Area Statement places strong emphasis on the role of openness, vegetation, and the spacing of buildings in defining the character of Woodborough, particularly at its edges where the settlement transitions into the wider landscape. The application site contributes to this transitional character, forming part of a wider undeveloped gap that maintains visual and physical separation between built form. Its development would erode this openness and diminish the informal, low-density character that underpins the village’s rural setting. Furthermore, the statement highlights that buildings are typically “widely spaced apart or set in their own grounds”, a characteristic that would be undermined through the introduction of new built form and associated domestic features in this currently undeveloped space.

In design terms, whilst the submitted scheme seeks to utilise traditional materials and forms, the siting, scale and formal domestic character of the dwelling would appear visually intrusive within this setting, particularly when read in conjunction with the proposed access and associated infrastructure. The development would not reinforce local distinctiveness or successfully respond to the rural context, contrary to the requirements of Core Policy 57 and the design objectives of the NPPF.

Overall, the proposal would fail to preserve or enhance the character and appearance of the area and would result in an erosion of the rural qualities which define this part of the settlement.

Conclusion
The proposed development, even in its reduced form, would result in unacceptable harm to the character and appearance of the area. It would introduce an urbanising form of development into a sensitive rural location, erode an important area of openness, and harm the established character of Church Farm Lane through the creation of a new access and increased domestic presence. The proposal therefore fails to accord with Core Policy 57 of the Wiltshire Core Strategy, the Wiltshire Design Guide, and Section 12 of the NPPF, and the harm identified is not outweighed by the limited benefits arising from the development.

Impact on Heritage Assets
Policy Context
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. 

Section 16 (Listed Building Consent)/Section 66 (Planning Permission) requires 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.

Section 72(1) of the Act requires the Council to pay special attention to the desirability of preserving or enhancing the character or appearance of designated Conservation Areas.
The NPPF outlines government policy for planning. Chapter 16 of the NPPF 'Conserving and enhancing the historic environment' sets out the Government's high-level policies concerning heritage and sustainable development. In particular: 

Paragraph 208 requires LPAs should “avoid or minimise any conflict” between the heritage asset’s conservation (which includes achieving its optimum viable use) and any aspect of a proposal. 

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

Paragraphs 212 requires “great weight” to be given to an asset’s conservation “irrespective of whether any potential harm amounts to substantial harm, total loss or less than substantial harm to its significance.” 

Paragraph 213 advises that harm to the significance of a designated heritage asset should require “clear and convincing justification”.

Paragraphs 213-215(214-216) require a balanced approach with any harm which would be caused being weighed against the potential public benefits which might be achieved.

Paragraph 220 advises that not all elements of a Conservation Area or World Heritage Site will necessarily contribute to its significance. Loss of a building (or other element) which makes a positive contribution to the significance of the Conservation Area or World Heritage Site should be treated either as substantial harm or less than substantial harm as appropriate.

The 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 and non-designated heritage assets and their settings will be conserved, and where appropriate enhanced, in a manner appropriate to their significance and encourages proposals which improve the condition of heritage assets at risk.

The Council’s Core Strategy CP 57: Ensuring high quality design requires a high quality of design in all new developments. The policy requires applicants to “demonstrate how the proposal will make a positive contribution to the character of Wiltshire through (amongst other things) responding to the value of the natural and historic environment and being sympathetic to and conserving historic buildings and landscapes. Development is required to respond positively to the existing in terms of building layouts, built form, height, mass, scale, building line, plot size, elevational design, materials, streetscape and rooflines to effectively integrate the building into its setting.

Assessment
The proposal seeks permission for the erection of a single dwelling with a new vehicular access off Church Farm Lane. The site lies immediately adjacent to the boundary of the Woodborough Conservation Area and is located approximately 38 metres to the south of the Grade II listed Church Farm Cottage.

In applying the statutory duties under Sections 66 and 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990, great weight is afforded to the preservation of the setting of listed buildings and the character and appearance of the Conservation Area.

The site forms part of an important undeveloped gap at the rural edge of the Conservation Area, contributing positively to its setting and significance. This transitional space provides visual separation between the more compact historic core of the village and the large estate-style property set within its own grounds to the east. As such, the site plays a key role in preserving the loose-knit settlement pattern, spatial openness, and rural backdrop which are integral to the character of the Conservation Area.

The proposed development would extend built form into this currently open and undeveloped area, extending the settlement into its rural edge, eroding the contribution the site makes to the setting of the Conservation Area. This would erode the existing sense of openness and disrupt the spatial qualities that contribute to the character and appearance of the Conservation Area. The introduction of domestic curtilage, built form and associated paraphernalia would result in the urbanisation of this transitional space, harming the identified spatial qualities and landscape context which underpin its significance.

Particular concern arises from the formation of the new vehicular access onto Church Farm Lane. This would require the likely removal or alteration of the existing bank, hedgerow and trees, resulting in a tangible physical change to the lane and its rural character. A mocked up streetview has now been provided, and this, if it can be achieved as per the image, gives a good indication of the lane with an additional access from this bend. It shows that the more rural character and less formal driveway can be achieved. Church Farm Lane is identified as a quiet, informal rural route with limited development, and the introduction of an engineered access arrangement and increased activity would materially alter its character and appearance. This form of change has previously been identified as harmful in relation to similar proposals along this lane.

The Woodborough Conservation Area Designation Statement reinforces these concerns, highlighting that the character of the area is defined by its informal layout, low density, and the relationship between buildings and surrounding landscape. It specifically notes that development in depth would compromise the existing form, that lanes are unsuitable for intensification, and that opportunities for development are limited to very occasional infill that does not erode openness. The proposal conflicts with these principles, introducing development which would increase density, erode openness and alter the established spatial pattern.

The proposal would therefore result in harm to the significance of the Woodborough Conservation Area through its impact on its setting, character and appearance. This harm is identified as less than substantial in NPPF terms, but nonetheless carries considerable weight. In accordance with paragraph 212 of the NPPF, great weight must be given to the conservation of heritage assets, and any harm requires clear and convincing justification.

No public benefits of a scale sufficient to outweigh this harm have been identified. The provision of a single market dwelling carries limited weight and does not provide the clear or significant public benefit necessary to justify harm to a designated heritage asset.

Conclusion
The proposal would result in less than substantial harm to the significance of the Conservation Area through erosion of their rural setting the extension of built form into its setting, and the urbanisation of Church Farm Lane arising from the proposed access. In accordance with paragraph 212, this harm attracts great weight. No public benefits of sufficient magnitude have been identified which would outweigh this harm.

The development therefore fails to preserve or enhance the character and appearance of the Conservation Area, contrary to Section 72(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990, and conflicts with Core Policies 57 and 58 of the Wiltshire Core Strategy and Chapter 16 of the NPPF.

Amenity
Policy Context
Core Policy 57 (Point vii) of the Wiltshire Core Strategy requires development to respect the amenity of existing occupants and ensure appropriate amenity levels for future residents.

The National Planning Policy Framework (NPPF), particularly Paragraph 135, reinforces the need for development to provide a high standard of amenity for both existing and future users.

These policies guide the assessment of amenity impacts, which will be considered in detail under the below headings.

Assessment
The proposal has been assessed against Core Policy 57 and the relevant provisions of the NPPF in respect of residential amenity. Overall, it is considered that the development would provide an acceptable standard of amenity for both existing and future occupants.

In terms of overlooking and loss of privacy, there is potential for some limited and indirect overlooking towards the amenity space of Woodborough House to the east. However, this property is set within an extensive plot and any views would not be directly into the principal private amenity areas associated with the dwelling. As such, the degree of harm arising from overlooking or perceived overlooking would be limited and not of a scale that would justify refusal. The principal elevation of the proposed dwelling would overlook the access drive serving Woodborough House rather than sensitive private spaces, and there would be no overlooking to the rear given the open paddock beyond. Any potential impacts from first floor side-facing windows can be appropriately mitigated through the use of obscure glazing, secured by condition.

With regard to outlook, light and overshadowing, the separation distances between the proposed dwelling and neighbouring properties are sufficient to ensure that there would be no material loss of light, overbearing impact, or undue sense of enclosure to either existing or future occupiers.

In terms of noise, whilst there may be some short-term disturbance during the construction phase, this would be temporary in nature and would not give rise to any long-term amenity concerns.

The proposed development would provide acceptable levels of internal and external amenity space for future occupiers, consistent with the expectations of Core Policy 57 and national guidance.

Conclusion
Overall, whilst some limited and localised impacts on neighbouring amenity have been identified, these are not considered to be significant and can be appropriately mitigated. The proposal is therefore considered to accord with point vii of Core Policy 57 of the Wiltshire Core Strategy and the amenity objectives of the NPPF, and does not give rise to a reason for refusal on residential amenity grounds.

Highways Impacts and Parking 
Policy Context
Transport implications are a key factor in assessing planning applications, especially for larger developments. Proposals must demonstrate:
· Safe and suitable access for all users, including pedestrians, cyclists, and those with mobility impairments.
· No severe residual impacts on the surrounding highway network.
· Promotion of sustainable travel, reducing reliance on private vehicles.
· Adequate parking and cycle provision, in line with adopted standards.
· Protection and enhancement of public rights of way and active travel routes.

Relevant policies include Core Policies 60–64 of the Wiltshire Core Strategy, supported by the Wiltshire Local Transport Plan, Car Parking Strategy, and Cycling Strategy. The Local Cycling and Walking Infrastructure Plan (LCWIP) and LTN 1/20 (DfT) provide further design guidance for active travel infrastructure.

Proposals must also ensure safe access for refuse collection vehicles and comply with the Wiltshire Council Waste Storage and Collection SPD (2017).

Where necessary, Transport Assessments or Statements should be submitted to evaluate impacts and identify mitigation. Planning conditions or legal agreements may be used to secure off-site improvements, travel plans, or contributions to sustainable transport infrastructure.

Assessment 
The proposed development would be served via Church Farm Lane, a narrow rural lane characterised by limited width, informal alignment and a mixed use by both vehicular and non-vehicular users. The Local Highway Authority has raised an objection to the proposal, citing concerns that the existing road network is unsuitable to accommodate the additional vehicle movements associated with the development.

In particular, it is noted that sections of the lane measure less than 3 metres in width and already serve a number of existing properties, as well as being used by pedestrians and other non-motorised users. The introduction of additional residential traffic, even at a modest scale, would increase conflict between users and would materially alter the character and function of the lane. The Highway Authority considers that the cumulative impact of this additional movement would result in a significant deterioration in highway safety conditions.

The application has not demonstrated that the local highway network is of sufficient standard or capacity to safely accommodate the proposed development. No evidence has been provided to show that passing provision, visibility improvements or other mitigation measures could adequately address the identified constraints without resulting in further harm to the character of the area. The Highway Authority has confirmed that the submitted information does not overcome its original concerns, and that its objection remains unchanged.

Whilst the proposal includes on-site parking and turning provision, this does not address the fundamental issue of access suitability and the safe operation of the surrounding highway network. As such, the development would fail to provide a safe and suitable means of access for all users, contrary to Core Policies 60 and 61 of the Wiltshire Core Strategy.

Conclusion
The proposed development would give rise to unacceptable impacts on highway safety by virtue of the inadequacy of the existing road network to accommodate additional traffic movements. The narrow and constrained nature of Church Farm Lane, together with its use by pedestrians and other non-vehicular users, results in an environment where increased traffic would materially increase conflict and risk.

In the absence of suitable mitigation, the proposal fails to demonstrate safe and suitable access and would result in a severe residual impact on the local highway network. The development is therefore contrary to Core Policies 60 and 61 of the Wiltshire Core Strategy and the relevant provisions of the NPPF, and constitutes a clear reason for refusal.

Ecology and Biodiversity
Policy Context
The ecological impact of development is a key planning consideration, especially for larger schemes. Proposals must assess and address potential effects on:
· Protected species
· Priority habitats
· Ecological networks
· Green and blue infrastructure

Core Policy 50 of the Wiltshire Core Strategy requires development to:
· Avoid harm to ecological assets.
· Deliver measurable Biodiversity Net Gain (BNG), in line with the Environment Act 2021.
· Support habitat restoration and connectivity.
· Integrate biodiversity into site design.

The Green & Blue Infrastructure Strategy (2022–2030) promotes nature recovery, ecosystem services, and habitat connectivity through development.

Unless exempt, National policy requires a minimum of 10% Biodiversity Net Gain (BNG) for major developments, demonstrated via:
· Biodiversity Metric calculations
· Ecological assessments (e.g. PEAs, Phase 1 surveys, protected species surveys)

Assessment 
The application has been supported by a Preliminary Ecological Appraisal and a Biodiversity Net Gain (BNG) Design Stage Report, which together provide an assessment of baseline conditions and proposed ecological mitigation and enhancement. The site comprises a small parcel of species-poor, modified grassland, with limited inherent ecological value. The appraisal confirms that habitats within the application site are of low value and that more valuable features, including hedgerows, trees and a narrow woodland strip, are located adjacent to but outside the site and are to be retained. The loss of on-site grassland is therefore considered to be of negligible ecological significance in isolation.

In terms of protected species, the submitted appraisal identifies limited potential for ecological constraints. The site is considered sub-optimal for bats, reptiles, amphibians and other protected species due to its heavily managed grassland character. Adjacent boundary vegetation may provide some foraging or commuting opportunities, particularly for bats, but subject to appropriate safeguards (including lighting control and retention of boundary features), no significant adverse effects are anticipated. The report recommends precautionary working methods and seasonal controls to avoid harm to nesting birds and other fauna, which can be secured via condition.

The submitted BNG report confirms that all on-site habitats would be lost as part of the development, but these are of low distinctiveness and poor condition. The scheme proposes replacement habitats in the form of residential garden planting and off-site tree planting within the wider landholding. The biodiversity metric demonstrates an overall net gain of approximately +12.84% when off-site enhancements are included, exceeding the statutory requirement of 10%. A Landscape and Ecological Management Plan (LEMP) is also recommended to secure long-term management of enhancement measures.

The site lies within the catchment of the River Avon SAC and within the Salisbury Plain SPA zone of influence, and therefore nutrient neutrality and recreational pressure are material considerations. A nutrient budget has been submitted identifying a phosphorus loading requiring mitigation through the purchase of credits or equivalent measures. The Council’s Ecologist has confirmed that, subject to correction of the nutrient calculator inputs and securing mitigation through the Council’s scheme or an agreed alternative, the development can be made acceptable. Conditions are also recommended to secure ecological enhancements, habitat retention, and appropriate lighting design.

Subject to these measures, the proposal is considered capable of maintaining ecological connectivity and avoiding harm to designated sites and protected species, whilst delivering measurable biodiversity enhancements in accordance with policy.

Conclusion
Subject to the submission of a corrected nutrient budget and the securing of nutrient mitigation, together with conditions to secure biodiversity enhancements, habitat retention, lighting controls and long-term management, the proposal is considered to comply with Core Policy 50 of the Wiltshire Core Strategy and national policy requirements. The development would avoid unacceptable harm to ecological interests and would deliver a measurable Biodiversity Net Gain. Accordingly, there are no ecological objections to the scheme subject to appropriate conditions.

Landscape and Visual Impact 
Policy Context
Core Policy 51 of the Wiltshire Core Strategy requires development to:
· Protect, conserve, and enhance landscape character and quality.
· Respect local distinctiveness, key views, and visual receptors.
· Give particular weight to impacts on National Landscapes (formerly AONBs) and locally valued landscapes.

The Wiltshire Design Guide SPD (2024) promotes a context-led approach, encouraging integration with natural features and settlement patterns while avoiding visual intrusion.

The Green & Blue Infrastructure Strategy (2022–2030) supports landscape protection through green infrastructure, habitat connectivity, and nature-based solutions.

The NPPF emphasises the need to protect and enhance valued landscapes, particularly those with scenic, historic, or ecological significance. Planning decisions should:

· Recognise the intrinsic character and beauty of the countryside.
· Safeguard key views, local distinctiveness, and landscape settings.
· Ensure development is well-integrated into its surroundings and avoids visual intrusion, especially in sensitive or designated areas.

Landscape impact must be considered alongside biodiversity, heritage, and green infrastructure objectives, with mitigation measures encouraged where harm cannot be avoided.

Paragraph 189 of the NPPF requires that great weight should be given to conserving and enhancing landscape and scenic beauty in National Landscapes which have the highest status of protection in relation to these issues.

Under Section 245 of the Levelling-up and Regeneration Act 2023, LPAs and other relevant authorities must now “seek to further” the statutory purposes of National Landscapes (formerly Areas of Outstanding Natural Beauty), replacing the previous duty to merely “have regard to” them.

This is an active duty, requiring authorities to take reasonable and proportionate steps to support the conservation and enhancement of the natural beauty, special qualities, and key characteristics of these designated areas when exercising any function that affects them.

Assessment
The application site lies within the North Wessex Downs National Landscape, where great weight must be given to conserving and enhancing landscape character and scenic beauty, in accordance with paragraph 189 of the NPPF and the strengthened duty under Section 245 of the Levelling-up and Regeneration Act 2023.

The site forms part of the rural edge to Woodborough and contributes to the transition between the built form of the village and the surrounding open countryside. This edge condition is characterised by openness, low density, and a strong relationship between built form and the wider agricultural landscape. In this context, the undeveloped nature of the site makes a positive contribution to landscape character and the setting of the settlement within the National Landscape.

The introduction of built development in this location would extend the built form of the village into the countryside, resulting in a perceptible encroachment into the landscape. This would erode the existing sense of openness and weaken the clearly defined rural edge of the settlement, particularly when viewed from Church Farm Lane and the surrounding area. The associated domestication of the site, including residential curtilage, boundary treatments, parked vehicles and general paraphernalia, would further contribute to an urbanising influence within this currently rural setting.

The creation of a new vehicular access would introduce additional visual and physical change through the likely partial removal of the existing bank, hedgerow and vegetation, together with the introduction of hard surfacing and engineered features. This would detract from the informal, verdant character of Church Farm Lane and introduce a more suburban appearance, which is at odds with the prevailing rural qualities.

Whilst the site is relatively small in scale, the National Landscape designation requires careful consideration of cumulative and incremental effects. In this instance, the proposal would contribute to the gradual erosion of the rural character of the village edge, undermining the intrinsic character and beauty of the countryside and the special qualities of the designated landscape.

The proposal therefore fails to conserve or enhance the landscape character of the area and would result in localised but nonetheless harmful impacts on the scenic quality and rural character of the North Wessex Downs National Landscape, contrary to Core Policy 51, the Wiltshire Design Guide SPD, and national policy.

In addition to the above policy considerations, the Local Planning Authority is subject to the statutory duty under Section 85 of the Countryside and Rights of Way Act 2000, as amended by Section 245 of the Levelling Up and Regeneration Act 2023, to seek to further the purpose of conserving and enhancing the natural beauty of the National Landscape. This is an active duty requiring decision-makers not only to avoid harm but to positively further the statutory purpose.

In this case, the introduction of a new isolated dwelling within this sensitive rural edge location would neither conserve nor enhance the natural beauty of the North Wessex Downs National Landscape, and no measures have been advanced which would actively further its statutory purposes. The proposal therefore conflicts with this statutory duty.

Conclusion
The proposal would extend built form into a currently open paddock that contributes to the rural setting of the settlement and the wider National Landscape. This would result in encroachment into open countryside, eroding the defined edge of the village and introducing domestic built form and associated paraphernalia into an otherwise rural and undeveloped site.

This harm would be permanent and cannot be adequately mitigated through landscaping. The proposal therefore fails to conserve, and would materially harm, the character and scenic beauty of the National Landscape

Accordingly, the proposal is contrary to Core Policy 51 of the Wiltshire Core Strategy, the Wiltshire Design Guide SPD, and the objectives of the NPPF, and fails to satisfy the statutory duty to further the purposes of the National Landscape.

Loss of Best and Most Versatile Agricultural Land (BMV)
Policy Context
BMV land includes Grades 1, 2, and 3a under the Agricultural Land Classification system. It is considered the most productive and sustainable for food production.

Paragraph 187(b) of the NPPF emphasizes the need to protect BMV land from unnecessary development and recognises the economic and environmental value of BMV land.

Natural England Guidance recommends consultation for developments involving 20 hectares or more of agricultural land but that smaller developments still require assessment if BMV land is involved.

Assessment 
The application site is identified as comprising Grade 3 agricultural land. No detailed Agricultural Land Classification Assessment has been submitted to distinguish whether the land falls within the higher quality sub-grade (3a) or lower quality (3b) classification. As such, it cannot be definitively confirmed whether the site constitutes Best and Most Versatile (BMV) agricultural land.

Notwithstanding this, the site is limited in spatial extent and forms a small parcel of land on the edge of the settlement, physically contained and not forming part of a wider, actively managed agricultural unit. In this context, the loss of agricultural land associated with the proposal would be very limited in scale.

Paragraph 187(b) of the NPPF seeks to protect BMV land from unnecessary loss; however, it also recognises the need for a balanced approach in decision-making. Given the modest size of the site and the limited overall quantum of land affected, the proposal would not result in a significant loss of agricultural resource or materially undermine the economic or environmental value of agricultural land in the locality.

Conclusion 
Whilst the site is classified as Grade 3 agricultural land and there is no detailed evidence to confirm whether it constitutes BMV land, the limited scale of development and extent of land involved means that the loss is not considered significant in this instance. The proposal is therefore acceptable in relation to the requirements of the NPPF and does not give rise to a reason for refusal on agricultural land grounds.

Flood Risk and Drainage
Policy Context
Core Policy 67 of the Wiltshire Core Strategy and NPPF paragraphs 170–182 require:
· Avoidance of increased flood risk.
· Use of appropriate mitigation measures.
· Application of the sequential and exception tests for developments in Flood Zones 2 or 3.

Sustainable Drainage Systems (SuDS) are required for all major developments and must:
· Manage runoff near its source.
· Improve water quality.
· Support biodiversity and amenity.
· Be integrated into the site layout and green infrastructure.

Assessment 
The application site is not located within Flood Zones 2 or 3, and there is no evidence to indicate a risk of fluvial flooding affecting the development. As such, the sequential and exception tests are not required in this instance.

Notwithstanding this, the Lead Local Flood Authority (LLFA) has identified that insufficient information has been submitted to demonstrate that surface water arising from the development can be managed appropriately. In particular, no detailed surface water drainage strategy has been provided to show how runoff will be controlled, treated and discharged in accordance with national and local policy requirements.

The LLFA advises that further information is required to demonstrate compliance with the surface water drainage hierarchy, including evidence of infiltration testing (BRE365), groundwater level monitoring, and confirmation that any proposed drainage solution would not give rise to off-site impacts, particularly in an area where groundwater flooding may be a consideration. In addition, details are required in respect of pre- and post-development runoff rates, exceedance routing, finished floor levels, water treatment, and long-term maintenance arrangements for any proposed SuDS features.

Whilst this information has not been fully provided at the application stage, the LLFA has confirmed that these matters can be addressed through the imposition of appropriately worded planning conditions. Subject to these requirements, it is considered that a suitable drainage solution can be secured which accords with Core Policy 67 and national guidance, ensuring that the development does not increase flood risk on or off the site.

Conclusion
Subject to the imposition of conditions requiring the submission and approval of a detailed surface water drainage strategy, including SuDS design, infiltration testing, runoff calculations and long-term management arrangements, the proposal is considered capable of providing an acceptable drainage solution. The development would not increase flood risk and can be made compliant with Core Policy 67 of the Wiltshire Core Strategy and the provisions of the NPPF. Accordingly, there are no objections on flood risk or drainage grounds, subject to conditions.

Other Issues

A number of additional matters have been raised through consultation and neighbour representations. These include concerns regarding land ownership and the applicant’s ability to deliver the proposed access, together with the potential need for significant engineering works, including excavation, retaining structures and steep gradients. Whilst these matters raise questions regarding deliverability and practical implementation, they are primarily private or technical considerations that would need to be resolved by the applicant and do not, in themselves, form determinative planning reasons for refusal.

Concerns have also been raised regarding the use of Church Farm Lane as an informal recreational route for pedestrians, cyclists and equestrian users. Whilst this overlaps with the highway safety issues identified above, it is acknowledged that the proposal may further affect the enjoyment of the lane by non-vehicular users. However, these impacts are considered to be captured within the broader highway safety assessment.

Representations have also questioned the accuracy of aspects of the submitted information, including land ownership details, together with potential impacts on local infrastructure such as water supply. These matters are either subject to separate legislative controls or fall outside the scope of planning considerations and therefore carry limited weight in the determination of the application.

Finally, concerns have been raised that the proposal would not meet local housing needs, including the provision of affordable housing. Given the scale of development (a single dwelling), the proposal does not trigger policy requirements for affordable housing provision and this matter is afforded limited weight.

CIL CONTRIBUTIONS

CIL
The proposed development would be liable for CIL as set out in the Wiltshire CIL Charging Schedule dated May 2015. This is a charge that local authorities can impose on new developments in their area. The money generated through the levy will contribute towards the funding of infrastructure to support growth and is payable upon commencement of development.  The site would fall under CIL charging zone 1 where the sum equates to £85.00 per square metre of floor space created. 

PLANNING BALANCE 
The Council is currently unable to demonstrate a five-year supply of deliverable housing land, with a supply position of approximately 2.42 years. As such, the presumption in favour of sustainable development, as set out in paragraph 11(d) of the National Planning Policy Framework (NPPF), is engaged.

However, paragraph 11(d) makes clear that this presumption operates subject to two alternative tests. In this case, the Local Planning Authority considers that the application of policies within the NPPF that protect areas and assets of particular importance, as identified within Footnote 7, provides a clear reason for refusing the development. These include policies relating to designated heritage assets and protected landscapes.

The proposed development would result in harm to the North Wessex Downs National Landscape through the encroachment of built form into an undeveloped and sensitive rural edge location, leading to a loss of openness and the urbanisation of the countryside. Great weight must be given to the conservation and enhancement of landscape and scenic beauty in such designated areas. In addition, the proposal would result in less than substantial harm to the significance of the Woodborough Conservation Area through the erosion of its rural setting. This harm attracts considerable importance and weight in accordance with national policy and the statutory duty under Section 72(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990.

Taken together, these harms engage the provisions of Footnote 7 and provide a clear and justified basis for refusing the development under paragraph 11(d)(i) of the NPPF. Accordingly, the “tilted balance” set out in paragraph 11(d)(ii) is not engaged in this instance.

Notwithstanding this position, the proposal has also been assessed on its merits, having regard to the development plan as a whole and all material considerations, in accordance with Section 38(6) of the Planning and Compulsory Purchase Act 2004. The development represents unjustified residential development in the open countryside, contrary to the spatial strategy set out in Core Policies 1 and 2 of the Wiltshire Core Strategy. It would erode an important undeveloped gap at the rural edge of the settlement, introduce an incongruous form of development that fails to respect the established character of the village, and conflict with Core Policies 51, 57 and 58 in respect of landscape, design and heritage.

Furthermore, the proposal would give rise to a severe and unacceptable impact on highway safety, due to the substandard nature of Church Farm Lane and its limited capacity to safely accommodate additional traffic. This conflict with Core Policies 60 and 61 of the Wiltshire Core Strategy attracts significant weight.

The benefits of the proposal are limited. These comprise the delivery of a single market dwelling, which would make only a modest contribution to housing supply, together with minor short-term economic benefits during construction and the provision of biodiversity enhancements. Whilst these are material considerations, they are of limited weight given the scale of the development.

When assessed on a planning balance basis, the identified harms, including harm to the National Landscape, harm to the significance of the Conservation Area, conflict with the spatial strategy, and unacceptable highway safety impacts, are substantial and attract significant weight. These harms are not outweighed by the limited benefits of the scheme.

Accordingly, whether assessed through the application of paragraph 11(d)(i) of the NPPF or through a development plan-led assessment under Section 38(6), the conclusion is the same. The proposal conflicts with the development plan as a whole, and there are no material considerations of sufficient weight to indicate that planning permission should be granted.


CONCLUSION
Whilst the proposal would deliver a single dwelling and provide limited associated economic and biodiversity benefits, these are modest in scale and do not outweigh the identified harms. The development would result in unacceptable harm to the character and appearance of the area, harm to the significance of the Woodborough Conservation Area, harm to the North Wessex Downs National Landscape, and an unacceptable impact on highway safety.

The proposal is therefore contrary to the development plan as a whole, and there are no material considerations sufficient to justify a departure from it. Planning permission is accordingly refused.

RECOMMENDATION:
That Planning Permission be REFUSED.
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