APPLICATION FOR FULL-PLANNING PERMISSION
CASE OFFICER REPORT

	APPLICATION REFERENCE:
	PL/2024/11095

	APPLICATION TYPE:
	Full planning permission

	SITE ADDRESS:
	Greenacres, Blounts Court, Potterne, Devizes, SN10 5QF

	DEVELOPMENT DESCRIPTION:
	The erection of a self build dwelling and associated works

	RECOMMENDATION:
	Refuse



SITE DESCRIPTION/CONTEXT
The site is predominantly an orchard and agricultural field to the rear of the host property that is served by an existing agricultural access. There is existing residential development to the north at a lower topographic level and further sporadic residential development to the south. The field itself is surrounded by mature trees and hedgerow and forms a part of the open countryside.

The site is located outside the limit of development for the large village of Potterne, as defined by both the Wiltshire Core Strategy and the Potterne Neighbourhood Plan. The development boundary runs along part of the north boundary of the site, along the rear boundary of the residential curtilages of properties at 54 and 55 Blounts Court. The dwelling and its curtilage at Greenacres falls outside the development boundary, as does that of Botany Cottage to the south.

PROPOSAL
The proposal is for a one and two-storey dwelling spread over a large area on land that is considered to be largely outside the curtilage of Greenacres and also largely outside the site area of the approved PIP application PL/2022/02032. 

The proposed dwelling consists of an accommodation block running north-south with east facing wings running along the north and south extent of the footprint to form an open courtyard design.

Living accommodation is provided in the western section, bedrooms in the northern section and garaging and a gym in the southern section, which also benefits from a first floor within the roof.
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PLANNING HISTORY

	[bookmark: _bc9eaa23_7b84_4e11_8860_67eb8bbe0c9e]

	Proposal / Summary

	PL/2022/02032 - Permission in Principle Decision - Approve Date: 19/5/2022 – Erection of one dwelling.

	E/2011/1313/FUL - Full planning permission Decision - Approve with Conditions Date: 21/11/2011 – Erection of two agricultural buildings.

	K/81/0161 - Outline Planning Decision - Refused Date: 28/5/1981 – Two detached bungalows with garages

	K/84/0555 - Reserved Matters Decision - Approve with Conditions Date: 16/8/1984 – Proposed detached bungalow with double garage

	K/81/0963 - Outline Planning Decision - Refused Date: 21/1/1981 – Bungalow and garage

	





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 12 Spatial Strategy Devizes Community Area
· Core Policy 41 Sustainable Construction and Low-Carbon Energy;
· Core Policy 45 Meeting Wiltshire’s Housing Needs;
· Core Policy 50 Biodiversity and Geodiversity;
· Core Policy 51 Landscape
· Core Policy 52 Green Infrastructure 
· Core Policy 55 Air Quality;
· 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;

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 Potterne Neighbourhood Plan (Made January 2017)

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
· A Green & Blue Infrastructure Strategy for Wiltshire: Wiltshire’s Natural Environment Plan 2022-2030
· Air Quality SPD (July 2023)
· Wiltshire Housing Site Allocations Plan, adopted 25 February 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)
· Are there any other planning issues raised by the development?


CONSULTATION RESPONSES 

[bookmark: _Hlk206417654]WC Highways: No objection subject to conditions requiring Construction Management Statement

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

WC Ecology:  No objection subject to conditions regarding CMS, compliance with submitted documents and lighting.

WC Arboriculture: Comment

Potterne Parish Council: objection on the following grounds:

· Located outside the settlement boundary.
· Incongruous and out of place in the local setting
· Does not respect the established pattern and character of the surrounding development
· Harmful to the character and appearance of the area

To amended plans:

· The dwelling would be even further outside the settlement boundary
· Concerned about the loss of habitat following likely removal of trees



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;

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.

A total of 18 representations have been received from 10 individuals.

Principle of Development and Settlement Character 
· Concerns that the proposal constitutes backland/garden infill development that would not respect the established pattern of development. 
· Concerns that the development would extend beyond the perceived limits of the village and could represent encroachment into a transitional edge-of-settlement area. 
· Objections that the proposal would erode local settlement character and may set a precedent for similar forms of infill development. 
· Concerns that the proposal conflicts with development plan policies relating to settlement strategy, landscape character and design. 

Design, Scale and Visual Impact 
· Concerns that the proposed dwelling is oversized, overly dominant and visually intrusive. 
· Objections that the scale, footprint, massing and elevated position would appear out of character with surrounding development and would not reflect the prevailing built form, including nearby single-storey properties. 
· Concerns that the proposal would not integrate sympathetically with its surroundings and would result in an overbearing form of development. 
· Representations state that the enlarged scheme differs materially from the previously approved proposal and increases visual prominence from surrounding viewpoints. 
· Concerns that the proposal would adversely affect important views and the visual transition between the built settlement and surrounding landscape. 

Residential Amenity 
· Concerns regarding overlooking, loss of privacy and perceived overlooking of neighbouring properties. 
· Concerns regarding loss of light, overshadowing and impacts arising from the site's elevated position relative to neighbouring dwellings. 
· Objections that the dwelling's proximity to boundaries, scale and massing would create an overbearing and intrusive relationship with neighbouring occupiers. 
· Concerns regarding noise and disturbance during both construction and occupation. 
· Representations state that insufficient information has been provided to demonstrate the absence of harm to residential amenity, including a lack of privacy, sunlight, overshadowing, separation distance and noise assessments. 

Landscape, Trees and Ecology 
· Concerns that the development would adversely affect landscape character and the site's role as a buffer between the settlement and countryside. 
· Objections regarding the removal of trees and potential impacts on retained trees. 
· Concerns about habitat loss, including the loss of orchard and green space areas. 
· Concerns that biodiversity net gain and ecological mitigation measures have not been adequately demonstrated. 

Heritage Assets 
· Concerns that the scale, prominence and positioning of the development would detract from the setting of nearby non-designated heritage assets, including Blounts Court House and The Bell House. 
· Objections that the proposal would fail to remain appropriately subservient within the setting of those heritage assets. 

Highways and Access 
· Concerns that the proposed access arrangements do not meet required standards. 
· Concerns regarding increased traffic, congestion and highway safety impacts for vehicles and pedestrians. 
· Objections regarding the absence of a detailed transport assessment or swept-path analysis. 
· Concerns regarding vehicle waiting/maneuvering provision within the site. 

Accuracy and Sufficiency of Information 
· Concerns that the submitted plans do not clearly identify the siting, dimensions and relationship of the development to site boundaries. 
· Concerns that drawings may not accurately reflect current site conditions, including existing tree cover. 
· Representations state that the information submitted is insufficient to properly assess the proposal's effects on amenity, landscape, highways and ecology. 



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.

In reaching this view, regard has been had to the criteria set out in Schedule 2 of the EIA Regulations, including the scale, location and characteristics of the development. The proposal does not meet the relevant thresholds, nor is it considered likely to give rise to significant environmental effects by reason of factors such as its size or location.

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 proposal stands outside the Limits of Development of the village of Potterne. An application was approved for Permission in Principle in May 2022 (PL/2022/02032), which has now lapsed, on land to the east of Greenacres that is currently occupied by a pond. This area has been partitioned off from the orchard and agricultural field to the rear of the property with a timber fence. It would be reasonable to consider this area to constitute the residential curtilage of the host property Greenacres. As such the PIP was considered acceptable as it did not encroach into the open countryside, being delineated by existing residential curtilage. The current proposal is sited predominantly to the east of this area, largely outside the curtilage and within open countryside. There is a small overlap with the previous site area.

Whilst the previous Permission in Principle represents a material consideration, it relates to a materially different red line area located within what was considered to be residential curtilage. The current proposal extends significantly beyond that area into open countryside and therefore does not benefit from a realistic or directly comparable fallback position. The PIP approval is therefore afforded limited weight in consideration of the acceptability of the principle of development.

The location of the current scheme outside the Limits of Development of Potterne on land that is currently considered to be an agricultural field and orchard is therefore contrary to the Development Plan.

Conclusion
It is considered that the principle of development is unacceptable as the development conflicts with the Development Plan in particular Core Policy 1, Core Policy 2 and Core Policy 12.

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 2.8 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. 

That said, the policies most important for determining the application, particularly Core Policies 1 and 2, remain broadly consistent with the Framework’s objective of directing development to sustainable locations. As such, they are afforded reduced, but still material, weight in the decision-making process.


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 application is for a large single-storey dwelling with room in the roof that stands on land that is raised above neighbouring properties to the north. The proposed design shows a dwelling consisting of a north-south oriented building with 2 east-west wings. This creates a large courtyard space between the built form which is open to the east. 

The northern wing, that runs adjacent to the boundary of the property with 55 and 56 Blounts Court, has been amended to try and reduce impacts on neighbouring properties, by moving the wing further to the east. This has resulted in a contrived design that serves to push the development further into the open countryside. It also results in an extended footprint that serves to spread development over a larger area. Indeed, the location plan was required to be extended in order to cover the entire area proposed for erection of the dwelling. In addition, it will require an increase in land levels to level the land upon which the northern wing will stand.

The amended scheme proposes living accommodation on the north-south aspect 19m in length. The width of the offset bedroom wing on the northern boundary is a further 9.5m. Therefore, the entire footprint of the property measures 28.5m north to south. The northern wing measures 22.5m in length and the southern wing measures 22m in length. The total ground floor space of the proposed built form measures 378m2, over a footprint measuring 631m2 including the courtyard.

In addition to its scale, the proposal fails to respond appropriately to the prevailing pattern of development, which is characterised by modest, single-storey dwellings set within relatively contained plots. The proposed footprint, extent of built form and courtyard arrangement result in a form of development that does not reflect the prevailing grain or spatial structure of the area, contrary to the expectations of Core Policy 57 and the Wiltshire Design Guide.

The height of the proposal is shown on the plans as 5.65m at the eastern end of the northern wing. This height is increased to 7.36m at the western end of the northern wing, nearest to neighbouring property, which it is claimed is due to topographical changes, the ground level being lower by some 1.71m on the western end. However, as the scheme has been amended and the northern wing extended to the east, it will now stand on land that falls away from the main area of the site, much like the northwestern end. The resultant floor level will therefore be set at approximately 1.7m above current ground level across the northern end of the site, and the entire northern elevation, which will in effect result in the building presenting as a two-storey building to views from the west and north.

According to the existing block plan, the ridge heights of the properties to the north (Blounts Court bungalows) are approximately level with the floor level of the proposed dwelling (109.64 AOD). The resulting difference in height means that the proposed dwelling, although ostensibly a single storey dwelling will tower over neighbouring property to the north by over 7m. It is considered that this will result in a perception of overbearing and will overshadow the rear gardens of 55 and 56 Blounts Court, which constitute the only private amenity space.

The southern wing ridge height is 6.55m, however it should be noted that the ground level here is set at 1.7m higher than the ground level at the boundary with properties on Blounts Court. The southern wing provides accommodation in two storeys with garage parking and large gym with full height glazing on the eastern gable. Officers have no problem with the height and massing of this section of the proposal as it stands in a position that will screen it from neighbouring property to the north. 

Adjacent properties Greenacres and those on Blounts Court are all modest single storey bungalows of much smaller scale and footprint than the proposed dwelling. It is against these properties, that form the local character of the area, the proposal should be read. Whilst there is sporadic development to the south of the proposal it is somewhat discrete from the proposal site with partial mature landscape screening in between and therefore forms less of a relationship with the proposal than the adjacent bungalows. It is therefore considered that by virtue of the scale and layout of the proposal it forms an alien feature in the current built form.

Conclusion
Whilst the proposal adopts a contemporary architectural approach, the combination of its extensive footprint, raised finished floor level, and siting close to the northern boundary would result in a form of development that appears disproportionately large in its context and insufficiently responsive to the site's topography and surrounding pattern of development. The proposal would therefore fail to positively contribute to local character and would conflict with Core Policy 57 of the Wiltshire Core Strategy.

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 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.

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. 

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

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 site does not lie within a conservation area and there are no listed buildings within the vicinity of the proposal. Blounts Court House, The Bell House and The Old Stables are identified as non-designated heritage assets. These assets derive part of their significance from their historic relationship with the surrounding rural landscape and areas of undeveloped land that contribute to their wider setting.

Whilst the proposal would not directly affect those assets, the scale and extent of built development proposed within presently open land would reduce the contribution that the site's undeveloped character currently makes to their wider setting. This would result in a modest level of harm to their significance which attracts weight in the planning balance having regard to paragraph 217 of the NPPF and Core Policy 58.

Archaeology
The Council’s archaeologist regards the site to lie in an area with some archaeological potential due to the presence of Late Bronze Age/Early Iron Age and Roman remains found in the wider area and Romano-British materials found within the application area to the southwest. A condition is sought to cover archaeological monitoring of groundworks. 

This issue is capable of being addressed through planning conditions and does not weigh against the proposal.

Conclusion
The identified harm to the significance of the non-designated heritage assets is considered to fall within the category of less than substantial harm. In accordance with the Framework, such harm must be weighed against the public benefits of the proposal. In this instance, the limited public benefits associated with the provision of a single dwelling are not considered sufficient to outweigh the identified harm.

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.

Overlooking / loss of privacy 
Due to the fenestration treatment in the north elevation of the bedroom block, with proposed windows being at a height of 3m and within the roof it is considered that there will not be an impact on privacy or any overlooking to the properties to the north of the development.

Loss of light / overshadowing
Due to the height of the proposed dwelling in relation to the existing bungalows on Blounts Court and the distance between them it is considered that there is cause for concern with regard to potential overshadowing to the south facing aspect of the bungalows.

Overbearing Impact / Overall sense of enclosure 
The proposal stands on ground that is significantly higher than the single storey properties to the north along Blounts Court. Despite the apparent single storey nature of the proposal, this difference in topography and the siting of the structure immediately on the boundary will impose a sense of overbearing that could be significantly reduced by moving the proposal away from the boundary, such are the topographical impacts of the site.

The ridge height of the neighbouring bungalows equates to the floor level of the proposed dwelling, presenting as much more than a single storey dwelling especially when taking into account that the properties are roughly 4.5m in height, so observation height for occupants will be some 2.8m lower than the ridge and therefore the floor level of the proposed dwelling.

Unfortunately the sectional drawings included with the application is less reliable than the topographical survey as they do not measure to the scale as stated. They also do not represent the actual height relationship with neighbouring properties. Section B:B on Site Sections 01 Rev A shows the ridge of the neighbouring bungalow to the north, presumably 55 Blounts Court as roughly in line with the midpoint of the three pane window in the shown elevation, whereas the topographical details shown on the existing block plan show the height as equal to the floor level of the proposal (109.64 AOD). The drawings also appear to be drawn at 1:100 rather than the stated 1:50. Working with the scale bar it is possible to measure a distance of 24m between the two dwellings, however the levels information, as stated is misrepresentative of the situation on site.
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Excerpt from Site Sections 01 Rev A showing measurements @1:50 (as set out on the plans and @1:100 (as appears to be the correct scale).

Site levels for comparison have been taken from the Existing Block Plan, which is a topographical survey of the site and is considered to most accurately reflect the existing topographical situation. It is against this evidence, provided as part of the application, that all other level considerations are weighed.

Given the inconsistencies identified within the submitted sectional drawings, greater weight has been afforded to the topographical survey and level data contained within the existing block plan, which is considered to provide the most reliable representation of site conditions. The assessment of impacts has therefore been undertaken on that basis.

Conclusion
Having regard to the elevated position of the site, the proposed finished floor levels, the scale and siting of the northern wing, and its close proximity to the shared boundary, the proposal would result in an unacceptable overbearing impact and harmful loss of outlook to neighbouring occupiers. The relationship would appear unduly dominant and oppressive, and would materially diminish the quality of private amenity space. The proposal would therefore conflict with Core Policy 57 and paragraph 135 of the Framework.

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 proposal is for the erection of a three-bedroom dwelling. Access will be provided through an existing agricultural access off a private shared driveway for Botany Cottage and Greenacres off publicly maintained roads. The Council’s highways officer has commented that these are of adequate width to accommodate two vehicles apart from the final 30m of Blounts Court which is single width carriageway with adequate space at the end of this section for a vehicle to wait if necessary. It is considered the additional use of these roads and driveway for vehicles associated with one dwelling is acceptable.

Off street parking for 3 cars and turning on site is provided. Therefore no objection is offered subject to the imposition of a condition requiring a construction management statement.

Officers agree with the findings of the Highways Officer due to the low level of potential increase in vehicle traffic as a result of the proposal.

Whilst local concerns have been raised regarding highway safety and access arrangements, the Council’s Highways Officer has concluded that the proposal would not result in a severe impact on the highway network. In the absence of technical evidence to the contrary, these concerns do not form a defensible reason for refusal.

Conclusion
It is considered that the proposal accords with Core Policies 61 and 64 subject to the imposition of appropriate conditions.

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 Council’s ecologist has been consulted and concludes that:

Salisbury Plain Special Protection Area (SPA)
This application lies within the 6.4km zone of influence of the Salisbury Plain SPA and in light of the HRA for the Wiltshire Core Strategy and the HRA for the Wiltshire Housing Site Allocations Plan it is screened into Appropriate Assessment (AA) due to the potential impact of recreational pressure on stone curlew in combination with other plans and projects. The AA reached a conclusion of no adverse effects on the integrity of the SPA or its qualifying features provided that the council’s mitigation strategy continues to be implemented. Annual stone curlew monitoring and protection measures continue to be secured by the Council.

Protected Species
The Preliminary Ecological Appraisal identifies the site as providing moderate potential for foraging and commuting bats. The existing hedgerows and trees will be retained and are not affected by the proposed development. Several trees along the southern boundary contain features with the potential to support roosting bats; however, no such trees are proposed for removal.

Should the development proposals change and any trees with potential roosting features require removal or pruning, further bat surveys and any necessary mitigation measures would be required prior to works commencing.

The proposed development would not result in the loss of vegetation that is functionally important for bat foraging or commuting, and no additional external lighting is proposed. Subject to the imposition of a lighting condition, there is no identified mechanism by which the development would adversely affect bats or their supporting habitat. The proposal is therefore considered acceptable in ecological terms.

eDNA survey results confirmed the absence of great crested newts from the pond west of the site. Nevertheless, a precautionary method of working, including phased vegetation clearance, will be implemented during construction.

The site includes areas of woodland and traditional orchard, both of which are Priority Habitats. Core Policy 50 seeks the retention, buffering and favourable management of such features to maintain their ecological value and connectivity. Any impacts on these habitats must be avoided where possible or otherwise mitigated and compensated for to ensure no net loss of biodiversity.

Officers agree with the ecologist’s conclusion of support subject to conditions.

Trees
An Arboricultural Impact Assessment and Arboricultural Method statement have been submitted with the application and have been found largely acceptable by the Council’s Arboricultural Officer. However, there are several instances where more information is required regarding the omission of tree T10 under tree works, which section of the report is considered too broad in scope.

Further information is required on the Tree Protection Plan and assessment of the extent to which the driveway and turning head will impact the Root Protection Area of T1.

Therefore, it is considered that should the application be approved conditions will be attached requiring an updated AIA, AMS and TPP prior to commencement of development.

Officers agree with this proportionate approach. The additional information sought by the Arboricultural Officer relates to detailed implementation and protection measures rather than the acceptability of development in principle, and can therefore be secured through appropriately worded pre-commencement conditions.


Biodiversity Net Gain
From 12 February 2024, Biodiversity Net Gain (BNG) became a statutory requirement under Schedule 7A of the Town and Country Planning Act 1990 (as amended by the Environment Act 2021). This requirement applies to most forms of development unless specific exemptions apply.

Based on the information submitted, it has not been demonstrated that the proposal would benefit from any statutory exemption. However, given that the application is recommended for refusal on other substantive planning grounds, it has not been necessary to reach a definitive conclusion on compliance with the BNG requirements in this instance.

Conclusion
It is considered that the proposal accords with Core Policy 50 subject to the imposition of appropriate conditions and undertaking of appropriate mitigation measures.

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.

Assessment
The site lies within an agricultural field that is bounded to the northeast, east and south by mature trees and hedgerow and to the west and south by existing built form. Due to the single storey nature of the proposal, it is therefore considered that views to these points are largely screened. To the north the proposal would stand on the flat terrace that stands above the properties of Blounts Court and would be seen in views from properties on Coxhill Lane. Whilst the proposal would be a new dominant feature in this view, this would be mitigated to some degree by the surrounding development below to the north and to the west and the single storey nature of the proposal. However the edge of settlement character of the site would be eroded by the proposal.

Conclusion
Whilst the proposal would be partially screened in wider views, its siting beyond the established built edge of the settlement would extend development into an area that currently contributes to the transitional character between the village and the surrounding countryside. This would result in a modest adverse effect on local landscape character. This harm is distinct from, but related to, the design concerns identified above.

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 site lies within Flood Zone 1, the least likely to flood and groundwater is estimated to be at least 5m below the surface. Therefore there are no concerns with regard to flood risk. A condition requiring a surface water drainage strategy can be imposed on any consent in the interests of ensuring there is no increased flooding to neighbouring properties as a result of the proposal.

Conclusion
It is considered that the proposal accords with Core Policy 67.

OTHER ISSUES
Self Build Dwelling
The application is for a self build dwelling. No legal mechanism has been provided to secure the self-build nature of the proposal. As such the proposal will be considered as an open market dwelling in the planning balance.

Submitted Information
Concerns have been raised regarding the accuracy and sufficiency of the submitted plans. Whilst some inconsistencies have been identified, particularly in relation to sectional drawings and level representation, the application is considered to contain sufficient information to enable a reasonable assessment of its impacts. These inconsistencies have been taken into account in the assessment and have informed the weight given to certain elements of the submitted drawings.

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 per square metre of floor space created. 

PLANNING BALANCE AND CONCLUSION
At the heart of the NPPF there is a presumption in favour of sustainable development requiring local planning authorities to approve development proposals that accord with an up-to-date development plan without delay; and where there are no relevant development plan policies, or the policies which are most important for determining the application are out-of-date, permission should be granted unless (taken from paragraph 11d of the NPPF): 

· [bookmark: _Hlk118712062]The application of policies in the NPPF that protect areas or assets of particular importance provides a clear reason for refusing development proposed; or
· any adverse impacts of doing so would significantly and demonstrably outweigh the benefits, when assessed against the policies in the NPPF taken as a whole; 

Having regard to paragraph 11(d) of the National Planning Policy Framework and the provisions of footnote 7, the Local Planning Authority considers that the presumption in favour of sustainable development (‘tilted balance’) is engaged. This is because relevant policies of the development plan are considered out-of-date.

In weighing the planning balance, the following factors have been considered:

Benefits of the Proposal 
Provision of Market Housing
The delivery of new homes is a significant benefit, particularly in the context of Wiltshire’s current housing land supply position. As of the latest Housing Land Supply Statement (June 2025), the Council is unable to demonstrate a five-year supply of deliverable housing land, with a shortfall that is considered substantial. The proposal is for self-build housing, however this has not been secured, therefore no positive weight can be afforded to this provision and the proposal is weighed as an open market dwelling. However, the application is providing just 1 dwelling and therefore not of a scale or significance that would make a meaningful contribution towards the Councils 5YRHLS. 
· Benefit: Provision of 1 new dwelling.
· Weight: Limited to moderate weight.

Socio-Economic Benefits
The proposal will generate economic benefits during both the construction and operational phases. This includes direct employment in the construction sector, supply chain benefits, and increased local spending by future residents. These benefits align with paragraph 85 of the NPPF, which supports the role of housing in promoting economic growth and resilience. However, the application is providing just 1 dwelling and therefore not of a scale or significance that would make a meaningful contribution towards the local economy. 
· Benefit: Economic uplift through construction jobs and post-occupation local expenditure.
· Weight: Limited weight.

Identified Harms 
Where harms are identified, they must be considered in terms of their nature, extent, and policy conflict, and whether they significantly and demonstrably outweigh the benefits of the development. The following harms have been identified:

Conflict with Spatial Strategy
Whilst Wiltshire Council cannot currently demonstrate a five-year supply of deliverable housing land, this does not render development plan policies relating to the principle of development irrelevant; such policies remain capable of attracting significant weight where they align with the National Planning Policy Framework in directing growth to the most sustainable locations. This is the case here. 
· Harm: Departure from the development plan.
· Weight: Significant weight.

Design Quality and Local Character
The design of the proposed development fails to respond positively to the local context, most notably by reason of its excessive scale, expansive footprint and uncharacteristic layout. In contrast to the prevailing pattern of modest, single-storey dwellings set within relatively constrained plots, the proposal would introduce a disproportionately large and spatially dominant form of development that would appear incongruous and visually intrusive within its setting. The cumulative effect of the scale, massing and layout would significantly erode the established character and spatial grain of the area, resulting in a form of development that fails to achieve the high-quality design required by Core Policy 57 of the Wiltshire Core Strategy and the design objectives of the National Planning Policy Framework.
· Harm: Poor design quality that fails to respect or enhance local distinctiveness.
· Weight: Significant weight 

Adverse amenity impacts
Core Policy 57 of the Wiltshire Core Strategy requires development to safeguard the living conditions of neighbouring occupiers. Paragraph 135 of the National Planning Policy Framework also requires development to secure a high standard of amenity for existing and future users.
· Harm: The proposal would result in an unacceptable impact on neighbouring residential amenity by reason of its overbearing scale, elevated position and proximity to the northern boundary, leading to a harmful loss of outlook and increased sense of enclosure, together with concerns regarding overshadowing.
· Weight: Moderate weight.

Heritage impacts
The proposal would result in a modest degree of harm to the significance of nearby non-designated heritage assets. This arises from the introduction of a substantial form of built development within an area of currently open land that contributes to their wider rural setting, thereby eroding the undeveloped character that forms part of their significance. The harm identified is less than substantial and relates to non-designated heritage assets and, whilst it attracts weight in the planning balance in accordance with paragraph 217 of the National Planning Policy Framework and Core Policy 58 of the Wiltshire Core Strategy, it is at the lower end of the scale.
· Harm: Harm to the significance of nearby non-designated heritage assets
· Weight: Limited weight. 

Visual impacts
The proposal would introduce a new built form beyond the established edge of the settlement into an area that currently contributes to the transition between the village and the surrounding countryside. This would result in a noticeable, albeit localised, change to views and a reduction in the openness of the site, particularly when experienced from nearby receptors.
The identified harm is modest in extent and largely confined to the immediate locality. 
· Harm: Introduction of new built form beyond the established edge of the settlement
· Weight: Limited weight.

Neutral Impacts
In assessing the overall planning balance, it is also important to identify those aspects of the development that are considered to be policy-compliant and acceptable, but which do not result in either a net benefit or harm. The following elements are afforded neutral weight in the planning balance, as they represent the baseline expectation for sustainable development in accordance with the development plan and national policy:

· Highways impact, ecological impact, flood risk and drainage 

Conclusion 
In applying paragraph 11(d)(ii) of the Framework, the decision-maker must determine whether the adverse impacts of granting permission would significantly and demonstrably outweigh the benefits, when assessed against the policies of the Framework taken as a whole. This assessment requires a qualitative judgement, having regard to both the scale of benefits and the nature and extent of identified harms.

The identified heritage and visual impacts, whilst limited in their own right and not forming standalone reasons for refusal, add further weight against the proposal in the overall planning balance.

When assessed against the policies of the Framework taken as a whole, and having regard to the reduced weight afforded to the most important policies for determining the application by virtue of the Council’s housing land supply shortfall, the adverse impacts arising from the proposal—most notably the conflict with the spatial strategy for the area, the unacceptable impact on the living conditions of neighbouring occupiers, and the failure of the design to respond appropriately to its context—are considered to significantly and demonstrably outweigh the limited benefits associated with the provision of a single additional dwelling. The presumption in favour of sustainable development is therefore disengaged.

RECOMMENDATION:
That Planning Permission be REFUSED.
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