APPLICATION FOR FULL-PLANNING PERMISSION
CASE OFFICER REPORT

	APPLICATION REFERENCE:
	PL/2026/00924

	APPLICATION TYPE:
	Full planning permission

	SITE ADDRESS:
	Bowmans Paddock, Winterbourne Bassett, Swindon, Wiltshire, SN4 9QA

	DEVELOPMENT DESCRIPTION:
	Creation of new access to Bowmans Paddock from High Street, Winterbourne Bassett

	RECOMMENDATION:
	Approve with Conditions



SITE DESCRIPTION/CONTEXT
The application site is a hedgerow between a small field known as Bowmans Paddock to the east of The Mead in Winterbourne Bassett and High Street that runs through the village from the junction with the A4361 to the east of the village. The site is washed over by the North Wessex Downs National Landscape.

Part of the field is allocated for residential development of three dwellings within the upcoming Broad Hinton, Winterbourne Bassett and Uffcott Neighbourhood Plan. 

PROPOSAL
The proposal is for the creation of an access to the field from the High Street, measuring 7.5m in width. It has been confirmed by the agent that the access is for agricultural purposes.

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 3 Infrastructure Requirements;
· Core Policy 14 Spatial Strategy: Marlborough Community Area
· 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 60 Sustainable Transport;
· Core Policy 62 Development Impacts on the Transport Network;
· Core Policy 67 Flood Risk;

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:
The Broad Hinton, Winterbourne Bassett and Uffcott Neighbourhood Plan (Regulation 17). The emerging Neighbourhood Plan is at Regulation 17 stage and therefore carries limited weight at this time. It is nevertheless a material consideration.

Supplementary Planning Documents and other Guidance: 
· Wiltshire Local Transport Plan 2011-2026, adopted 2015 - including the Car Parking Strategy and Cycling Strategy, adopted 2015
· A Green & Blue Infrastructure Strategy for Wiltshire: Wiltshire’s Natural Environment Plan 2022-2030
· North Wessex Downs Area of Area of Outstanding Natural Beauty Management Plan 2019-2024

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 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 there would be any harmful impacts upon protected species or priority habitats (CP 50)

CONSULTATION RESPONSES 

[bookmark: _Hlk206417654]WC Highways: No objection subject to conditions

WC Ecology:  No objection subject to conditions

Parish/Town Council: No objection. The Parish Council makes comment on the allocation within the Neighbourhood Plan (currently under Regulation 17 examination) of part of the land within the field from which the access is being proposed, with the remainder of the field being retained in agricultural use.


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.

One representation has been received raising the following observations:

· Raise observations regarding the preliminary ecological appraisal of an outbuilding to no.1 the Mead.

· The inclined road onto which the access is proposed is prone to ice in winter months, is narrow, unlit and lacks proper visibility splays in the proposed location.

· Bowmans Paddock is included in the neighbourhood plan for three houses. This would bring construction traffic and increased risk of collision for other road users. The proposed access has no pavement, footway or street lighting.


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 Screening Opinion Issued
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. 
.
Core Policy 2: Delivery Strategy of the WCS sets out how development will be distributed and delivered across Wiltshire. 

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

Assessment 
The proposal is for an agricultural access from a field to the adjoining road. Its location in the countryside is therefore acceptable.

For the avoidance of doubt, the access hereby approved is required solely for agricultural purposes. Any intensification of use, including use in connection with residential development, would require separate assessment and planning permission.

Conclusion
It is considered that the proposal by reason of its agricultural nature is acceptable in principle in this location and therefore accords with Core Policies 1 and 2.

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.

Assessment 
The proposal is for the creation of an agricultural access by removing a section of mature hedgerow that bounds the field adjacent to the road. Such accesses are commonplace in the countryside and form a part of its distinctive landscape therefore it is not considered that there will be any adverse impact on the character and appearance of the area.

Conclusion
As the proposal is for an agricultural access, which is ubiquitous in the countryside it is considered that the proposal accords with Core Policy 57.

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 
A site plan is submitted showing the extent of the new access and its relation to the road, with visibility splays to east and west of the proposed access.

The Council’s highways officer accepts the principle of proposed access and the visibility splays as shown, however requires control of the vertical alignment of the splays in order to ensure that visibility can be achieved as the road rises away from the access. The highways officer therefore offers no objection to the proposal subject to the imposition of conditions regarding surfacing and visibility splays.
A third-party representation has been made that the inclined road is prone to ice in winter. The concerns regarding winter conditions and road gradient are noted. However, the Council’s Highways Officer has assessed the proposal and is satisfied that appropriate visibility can be achieved, subject to conditions, including control of vertical alignment. This professional advice is given significant weight.

Comment is also made regarding impact from construction on road safety and the lack of pavement or street lighting. It should be noted that the proposal is for an agricultural access and no pedestrian access to the site is proposed negating the need to provide either footway or street lighting. 

In addition to the Highways Officer’s advice, it is noted that the proposed access incorporates visibility splays and is limited in its intended agricultural use, which would generate low traffic movements. On this basis, and subject to conditions, the Local Planning Authority is satisfied that the proposal would not give rise to unacceptable highway safety impacts.

Conclusion
As an agricultural access with sufficient visibility to and from the highway, subject to the imposition of conditions the proposal is considered to accord with Core Policies 60 and 62.

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 the submission of a Preliminary Ecological Appraisal, BNG Baseline information and an Arboricultural Method Statement. 

The Council Ecologist raises no objection subject to conditions. The development would result in the loss of approximately 7.5m of hedgerow but, subject to mitigation, ecological enhancements and construction safeguards, no significant adverse impacts on protected species or biodiversity are anticipated.

Third-party representations have been made regarding the inclusion of private outbuildings of neighbouring properties within the ecological assessment. It is considered that this has not affected the outcome of the Council’s assessment.

Biodiversity Net Gain
The requirement to deliver at least 10% Biodiversity Net Gain is a statutory requirement unless exemptions apply. Compliance will be secured through a Biodiversity Gain Plan condition.

Conclusion
It is considered that subject to the imposed conditions the proposal will accord with Core Policy 50.

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 proposal involves the creation of an agricultural access through the removal of a section of mature hedgerow bounding the field adjacent to the highway. The proposal would result in the loss of a short section of hedgerow, which is recognised as a characteristic landscape feature. This results in a minor adverse effect; however, given the limited extent and ability to secure mitigation planting, this harm is considered to be low.

Given that such development is an intrinsic part of the countryside and the National Landscape, the Council considers that, while the proposal results in limited localised harm through the partial loss of hedgerow, the scale and nature of the development, together with mitigation planting, ensures that the overall character and special qualities of the National Landscape are conserved. In this way, the proposal is considered to meet the statutory duty to seek to further the purposes of the designation in a proportionate manner.. Accordingly, the development is considered to accord with the Council’s duty to seek to further the purposes of the National Landscape.

Conclusion
As the proposal is for an agricultural access, which is ubiquitous in the countryside it is considered that the proposal accords with Core Policy 51, paragraph 189 of the NPPF and Section 85 of the Countryside and Rights of Way Act 2000.

Pre-commencement Condition Agreement 

This recommendation includes pre-commencement planning condition(s) relating to ecology. In accordance with Section 100ZA of the Town and Country Planning Act 1990 and the Town and Country Planning (Pre-commencement Conditions) Regulations 2018, the Local Planning Authority formally notified the applicant/agent of the proposed condition(s) and sought their agreement. Written confirmation of agreement was received from the applicant’s agent on 6th July 2026.

PLANNING BALANCE AND CONCLUSION
In weighing the planning balance, the following factors have been considered:

The principle of development is considered acceptable when assessed against the settlement strategy of the Wiltshire Core Strategy and the emerging Local Plan. 

The proposal is broadly compliant with relevant local and national planning policies in respect of landscape, highway safety, ecology and biodiversity, subject to the recommended conditions and any necessary mitigation measures. 

Overall, the proposal would give rise to limited and localised harm, primarily through the partial loss of hedgerow and minor landscape effects within the National Landscape. These harms are considered to be low in magnitude.

Set against this are the benefits of facilitating the functional use of agricultural land and compliance with biodiversity requirements. On balance, the identified harms are not considered to significantly or demonstrably outweigh the benefits, and planning permission should therefore be granted.

Accordingly, the proposal is considered acceptable in planning terms and in accordance with the Wiltshire Core Strategy, the National Planning Policy Framework, and all other relevant material considerations.

RECOMMENDATION:
That Planning Permission be GRANTED, subject to conditions.

