APPLICATION FOR FULL-PLANNING PERMISSION
CASE OFFICER REPORT

	APPLICATION REFERENCE:
	PL/2025/05943

	APPLICATION TYPE:
	Outline planning permission: All matters reserved

	SITE ADDRESS:
	Land East of Spitfire Road, Calne

	DEVELOPMENT DESCRIPTION:
	Residential development for up to 20 dwellings, associated works including infrastructure, ancillary facilities and landscaping. Construction of a new vehicular access off Spitfire Road.

	RECOMMENDATION:
	Approve with Conditions



SITE DESCRIPTION/CONTEXT

The application site comprises approximately 1.96 hectares of land located to the east of Spitfire Road, Calne, on the eastern edge of the town outside of the limits of development. To the north and west it adjoins existing and recently approved residential development associated with the expansion of Calne, including new housing, estate roads and areas of public open space. Land to the south comprises residential areas interspersed with green infrastructure and drainage features associated with Abberd Brook. To the east, the site transitions into open countryside characterised by agricultural fields, hedgerows and small woodland blocks, with more distant uses including quarrying, waste processing and a solar farm. This context places the site between the established urban form of Calne and the wider rural landscape beyond.

The site is currently in agricultural use as improved grass pasture and is bounded on all sides by well‑established native hedgerows and mature trees, which form an important landscape and ecological framework. Topographically, the land is gently sloping and broadly falls toward the southern boundary, where Abberd Brook runs nearby. The lowest parts of the site are proposed to be used for sustainable drainage infrastructure, ensuring that development responds positively to existing landform.

PROPOSAL

The proposal seeks outline planning permission for a residential development of up to 20 dwellings, together with associated access, infrastructure, public open space, landscaping and sustainable drainage systems, on land east of Spitfire Road, Calne. All matters are reserved, with an illustrative masterplan submitted to demonstrate how the site can accommodate the proposed scale of development. This proposal therefore represents a small‑scale residential development that delivers up to 20 homes in a sustainable edge‑of‑settlement location.
[image: ]
Indicative Master Plan

Vehicular access to the site is proposed via an existing priority junction on Spitfire Road, routed through the adjacent consented residential development to the north. This access strategy reflects the approved layout of the neighbouring scheme and reinforces integration with the wider residential area rather than creating a standalone enclave.

PLANNING HISTORY

	[bookmark: _bc9eaa23_7b84_4e11_8860_67eb8bbe0c9e]

	Proposal / Summary

	13/02833/OUT - Outline Planning Decision - Refused Date: 1/11/2013 – Residential Development (up to 125 Dwellings) Including Infrastructure, Ancillary Facilities, Open Space and Landscaping. Demolition of Existing Buildings and Construction of New Vehicular Access off Sandpitt Road.

	15/05254/REM - Reserved Matters Decision - Approve with Conditions Date: 25/8/2015 – Proposed Residential Development for 124 Dwellings, Car Parking, Open Space and Associated Infrastructure

	15/12304/SCR - Screening Opinion - TCPA EIA 2006 Decision - EIA Not required Date: 15/1/2016 – Screening Opinion Request Relating to Environmental Impact Assessment for Proposed Residential Development of Approximately 250 Dwellings with Associated Road Infrastructure, Public Open Space and Landscaping

	17/00679/OUT - Outline Planning Decision - Approve with Conditions Date: 20/7/2017 – Residential Development for up to 165 Dwellings Including Infrastructure, Ancillary Facilities, Open Space and Landscaping. An A1 Retail Unit of up to 190m and Construction of a New Link Road from Prince Charles Drive to Sandpit Road.

	18/04823/REM - Reserved Matters Decision - Approve with Conditions Date: 24/10/2018 – Development Comprising the Erection of 35 Dwellings and Associated Open Space, Landscaping and Infrastructure at Land North of Low Lane (Phase 1), Following Outline Permission Ref 17/00679/OUT.

	N/10/03389/FUL - Full planning permission Decision - Approve with Conditions Date: 2/12/2010 – Attenuation Pond, Access, Associated Sewers and Ancillary Development

	N/13/00144/SCR - Screening Opinion - TCPA EIA 2006 Decision - OPIN- Screening Opinion Date: 11/2/2013 – Screening Opinion as to whether EIA is required for Proposed Development

	N/13/00637/WCM - Minerals and Waste Application Decision - Approve with Conditions Date: 24/5/2013 – Installation of New Sewage Pumping Station and Access Track

	PL/2022/07893 - Outline planning permission: All matters reserved Decision - Refuse Date: 27/3/2024 – Residential development for up to 100 dwellings, associated works including infrastructure, ancillary facilities, open space and landscaping. Construction of a new vehicular access off Spitfire Road and demolition of existing structures

	PL/2023/01007 - Full planning permission Decision - Refuse Date: 14/9/2023 – Development of a new Local Centre comprising a Class E(f) day nursery and Class E(a) convenience store, with associated parking, access and landscaping.

	PL/2023/02331 - Outline planning permission: All matters reserved Decision - Withdrawn by Applicant Date: 15/3/2024 – Residential development for up to 340 dwellings, associated works including infrastructure, ancillary facilities, open space and landscaping. Construction of a new vehicular access off Abberd Lane and demolition of existing structures.

	PL/2023/10421 - Full planning permission Decision - Refuse Date: 17/5/2024 – Development of a new Local Centre comprising a Class E(f) day nursery and Class E(a) convenience store, with associated parking, access and landscaping.

	PL/2024/05506 - Screening Opinion - TCPA EIA 2006 Decision - EIA Not required Date: 5/7/2024 – EIA Screening Request for the proposed construction of up to 300 dwelling, demolition of existing structure and creation of noise bund, associated infrastructure, ancillary facilities, open space and landscaping and new access off Abberd Land on land to t

	PL/2025/02426 - Outline planning permission: All matters reserved – Outline planning application with all matters reserved for residential development for up to 300 dwellings, associated works including infrastructure, ancillary facilities, open space and landscaping. Construction of a new vehicular access off Abberd Lane

	PL/2026/00135 - Demolition of existing structures and construction of 90 homes, with areas of open space, a play area, sustainable drainage infrastructure, internal roads, paths and parking areas, landscaping and associated works, plant and infrastructure and discharge of conditions 7 (boundary with Abberd Farm), 8 (Surface Water), 9 (Surface Water), 14 (Construction Ecological Management Plan), 15 (Landscape Ecological Management Plan), 16 (Lighting), 17 (Wildlife Features) and 18 (Noise Assessment) of outline planning permission PL/2022/07893

	PL/2026/00611 – Site access

	



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 8 Spatial Strategy for the Calne 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 50 Biodiversity and Geodiversity;
· Core Policy 51 Landscape
· Core Policy 52 Green Infrastructure 
· Core Policy 55 Air Quality;
· Core Policy 56 Contaminated Land;
· 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 62 Development Impacts on the Transport Network;
· 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 2026, the elected members of Wiltshire Council agreed to withdraw the emerging Wiltshire Local Plan. 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. 

In accordance with Regulation 19 of the Town and Country Planning (Local Planning) (England) Regulations 2026, on 30th June 2026 Wiltshire Council published a notice of intention to prepare a new local plan for Wiltshire. The next stage is a Scoping Consultation which commences on 2nd September 2026. This plan is at a very early stage and carries no weight for decision making.



Neighbourhood Plan:

Calne has a made neighbourhood plan “Calne Community Neighbourhood Plan 2
2023-38 Made March 2025”, however this site lies outside of the boundary of the plan.

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)
· Wiltshire Housing Site Allocations Plan, adopted 25 February 2020
· Open Space provision in New Housing Developments – A Guide (Supplementary Planning Guidance) and Wiltshire Council’s Playing Pitch Strategy February 2017

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 there will be any land contamination / air quality issues (CP 55)
· Whether the proposal results in the loss of best and most versatile agricultural land
· 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: No objection

WC Rights of Way: No comment

WC Open Space: No objection subject to conditions / subject to contributions being secured through legal agreement.

WC Archaeology: No objection

WC Public Protection: Objection withdrawn; Public Protection is now satisfied that the revised information adequately addresses concerns relating to dust, odour and air quality impacts on the proposed development. No further assessment is required in relation to emissions from the wood incineration process at Abberd Lane (EP/327) formerly associated with Abberd Piggeries / Grist Environmental.

WC Landscape: No objection subject to conditions

WC Arboriculture Officer: No objection subject to condition

WC Urban Design: Objection on the following grounds:
· The proposal, even following revised plans, is considered not to meet the high standard of design and place‑shaping required by Core Policy 57.
· A number of issues have been partially resolved, but key design, layout and parameters concerns remain outstanding at outline stage.
· The scheme remains too speculative and insufficiently defined to satisfactorily guide future Reserved Matters.
WC Ecology:  No objection subject to conditions

WC Drainage: No objection subject to conditions

WC Waste and recycling: No objection subject to compliance with waste management requirements.

WC Education: No objection to the development, subject to the Early Years contribution being secured through legal agreement.

Environment Agency: No objection, subject to the imposition of conditions relating to flood risk, pollution prevention, land contamination and water efficiency.

Wessex Water: No comment

Natural England: No objection

NHS: No objection subject to securing a healthcare contribution via a Section 106 Agreement.

Police Liaison Officer: No comment

Compton Bassett Parish Council – Object; Issues Raised by the Parish Council
· Piecemeal and cumulative development
· Concern that this proposal forms part of a series of applications by the same developer, which obscures the true cumulative scale of development.
· Call for a coordinated masterplan to properly address infrastructure, green space, transport, and connectivity.
· Infrastructure capacity and delivery
· No assurance that essential infrastructure (transport, schools, employment land, open space, allotments, cemetery provision) will be delivered alongside housing.
· Cumulative impact of multiple housing schemes around Calne not adequately assessed.
· Highways, traffic and safety
· Anticipated traffic impacts on town centre junctions and roundabouts.
· Lack of safe pedestrian crossings (including across Spitfire Road and Oxford Road).
· Highway safety concerns given increased vehicle movements.
· Public transport, walking and cycling
· Absence of bus shelters on Spitfire Road.
· Insufficient detail on pedestrian and cycle connectivity, including a requested access at the south‑west corner of the site.
· Need for secure, clearly defined cycle storage.
· Footpaths should be well lit for safety.
· Parking provision
· Parking arrangements are unclear.
· Strong preference for parking within the curtilage of individual dwellings rather than remote or communal parking areas.
· Children’s play provision
· Insufficient detail on the type, location and design of play facilities.
· Expectation that play areas should be overlooked by housing for natural surveillance.
· Schools and education capacity
· Pressure on local school places, including capacity issues at Kingsbury Green and wider impacts on travel to schools in Calne and Chippenham.
· Lack of safe walking routes to key schools.
· Flood risk, drainage and soil stability
· Site lies close to a high flood‑risk area.
· Concerns about drainage capacity, including the wider network and Abberd Brook

Calne Town Council – Object; - Issues Raised by Calne Town Council
· Piecemeal development and procedural concerns
· Application submitted separately from the adjoining site, preventing proper assessment of cumulative impacts and coordinated infrastructure delivery.
· Reliance on outdated planning policy references, with several documents citing the superseded CCNP rather than the adopted CCNP2 (February 2025).
· Poor connectivity, highway safety and sustainable transport
· Failure to provide a pedestrian and cycle access in the south‑east corner, limiting safe and direct access to local facilities (e.g. schools and shops).
· Pedestrian and cycle routes are indirect, poorly lit, and below national standards, discouraging sustainable travel.
· Over‑reliance on substandard existing routes, including poorly surfaced and unlit links.
· Absence of a safe crossing point over Sandpit/Spitfire Roads to connect with key walking and cycling routes.
· Increased traffic likely to worsen conditions on local roads and exacerbate impacts on the town centre Air Quality Management Area (AQMA).
· Assumptions regarding diversion or enhancement of existing bus services are unsupported and unrealistic.
· Layout, design and parking
· Fragmented and incoherent layout that fails to create a strong sense of place.
· Heavy reliance on remote parking courts, raising concerns about surveillance, convenience, on‑street parking pressure, safety, and EV charging provision.
· Inadequate and unclear provision of secure cycle storage, particularly for homes without garages.
· Flooding, drainage and green infrastructure
· Significant concerns regarding surface water flooding and runoff, particularly in relation to Abberd Brook.
· Raising finished floor levels alone is considered an inadequate mitigation measure.
· Insufficient detail on sustainable drainage measures (SuDS) to slow runoff and improve resilience.
· Uncertainty about capacity of the foul drainage network and local pumping stations.
· Green corridor proposals lack clear commitments to biodiversity net gain and habitat compensation.
· Open space and play provision
· Lack of clarity over the nature and usability of proposed green space and play areas.
· Risk that open space is either unusable (e.g. within flood zones) or insufficiently accessible.
· Reliance on a small play area on an adjacent site considered inadequate to serve future residents.
· Sustainability and climate change
· Insufficient commitment to sustainable energy generation and low‑carbon heating.
· Vague statements on solar energy provision are not considered policy‑compliant.
· Failure to clearly demonstrate alignment with local and emerging policies on climate resilience.
· Community infrastructure and developer contributions
· Need for Section 106 contributions to mitigate impacts on local infrastructure, including healthcare provision.
· Requests for funding towards improved public transport infrastructure, such as bus shelters.

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;
· An advertisement placed in the local press.
 
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.

Neighbour comments
Object
· Presence of tawny owls, a protected species, reported on or near the site. 
· Concern that construction may disturb or reduce nesting and hunting habitat, harming local wildlife. 
· Emphasis on the owls’ value to the local ecosystem, including natural rodent control. 
· Request that permission be refused or mitigated through provision of purpose built owl nesting boxes. 
· Suggestion that mitigation follows RSPB / Barn Owl Trust guidance, with input from local wildlife groups.

Salisbury & Wilton Swifts – neither supports nor objects to the application.
Swifts are a highly threatened species, listed on the UK Birds of Conservation Concern Red List, classified as Endangered in Great Britain, and identified as a Wiltshire Critical Species, with a significant long‑term population decline.

The site lies within an area where swift records have been identified, but the current Ecological Impact Assessment proposes only five generic bird boxes, which is considered insufficient and not species‑specific.

Integrated nesting bricks (swift/universal bricks) are strongly preferred over external boxes due to better longevity, lower maintenance, improved climate resilience, reduced predation risk, and visual integration.

Request that the development incorporates integrated swift or universal nest bricks, ideally at a minimum of one per dwelling, in line with BS 42021 and national best‑practice guidance.
Nesting provision should be clearly secured through planning condition, including compliance with BS 42021 and submission of an installation plan showing numbers, locations and elevations.

Installation should be verified at discharge of condition, ideally through photographic evidence or confirmation by a qualified ecologist, to ensure delivery.

Nest bricks should be located in clusters of 2–3, positioned beneath eaves or on gable ends, at 4m+ height, with clear flight access and away from windows and doors.

The comments emphasise the importance of setting ecological enhancement requirements at outline stage, so they are embedded into the Reserved Matters design rather than added later.
The approach is presented as a low‑cost, policy‑compliant biodiversity enhancement that would contribute positively to biodiversity net gain and built‑environment wildlife support.

North Wiltshire Swifts
Final stance: Objecting / critical – the application is considered non‑compliant with Wiltshire’s emerging Local Plan policy and the Wiltshire Local Nature Recovery Strategy (LNRS) in relation to swift nesting provision.

The proposal does not currently secure sufficient integrated nesting provision for swifts, a priority and declining species strongly associated with the built environment.

Policy conflict identified:
•	Wiltshire Local Plan (Pre‑Submission Draft 2020–2038) supports and expects integral nest boxes, following BS 42021:2022, with a higher minimum ratio than the British Standard, and professional ecological input.
•	Policy 88 (Biodiversity and Geodiversity) requires a minimum of two integral bird nest bricks per dwelling.
•	Wiltshire LNRS identifies swifts as a priority non‑mapped species, with a clear action to provide at least one integrated nest brick per dwelling, installed following best‑practice guidance.
The LNRS further recommends nesting features be:
•	Built‑in (integral) rather than external;
•	Located on north or east‑facing elevations or shaded under eaves;
•	Distributed across developments to support population recovery.
The submission is therefore considered to fall short of:
•	Draft Local Plan biodiversity expectations;
•	LNRS delivery of targeted species actions;
•	Best‑practice guidance for supporting threatened urban bird species.

Implicit expectation that the Local Planning Authority should require, by condition, the inclusion of integrated swift nesting bricks at an appropriate minimum ratio, clearly shown on plans and secured through Reserved Matters.

The comments emphasise that swift nesting provision is not optional enhancement, but a policy‑led requirement emerging at both strategic and local level for new residential development.

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.

The application site itself does not fall within any especially sensitive environmental locations and is not the subject of any international or national designations relating to environmental protection. The proposal falls under the 150dwelling threshold where EIA may be required, and the overall site area is below the 5ha threshold for urban development projects. Urbanising effects will not be seen in an isolated position given the backdrop of the existing settlement. When considering the national EIA guidance on indicative criteria and thresholds for where urbanising effects of development projects may warrant EIA (as a result of their physical scale of the development, potential increase in traffic, emissions and noise) this proposal is not considered likely to result in ‘significant effects’ in the context of EIA regulations therefore EIA is not required.

Having undertaken screening in accordance with the EIA Regulations, the Local Planning Authority is satisfied that the proposal does not constitute EIA development, as it is not likely to give rise to significant environmental effects by virtue of its nature, scale 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.

NPPF Policy 4 ‘Achieving sustainable development’ provides that only certain forms of development should be approved outside settlements. S5 explains that those forms of development should be approved unless the benefits of doing so would be substantially outweighed by adverse effects. Included in the list at 1.j is development which would address an evidenced unmet need  (including housing where the LPA cannot demonstrate a five year supply of deliverable housing sites) and where the development is physically well related to an existing settlement. 

Assessment 
The application site is located on land to the east of Spitfire Road, immediately adjacent to the existing built-up area of Calne and adjoining recent residential developments, including sites granted permission on appeal in February 2025. Although the site lies outside the defined settlement boundary as shown on the adopted policies map, it is physically and functionally related to the urban area and represents a modest extension to the settlement edge rather than isolated or sporadic development in open countryside.

However, the application site lies outside the defined settlement boundary of Calne as shown on the adopted policies map. Under the Wiltshire Core Strategy, Core Policies 1 (Settlement Strategy) and 2 (Delivery Strategy) direct new residential development to sustainable locations within defined settlements, with development beyond settlement boundaries generally resisted unless it meets specific policy exceptions.

The proposal does not fall within any of the identified exceptions for development in the countryside and would represent an unplanned extension of the settlement into land designated as open countryside. As such, it conflicts with the spatial strategy of the development plan, which seeks to strictly control the location of new housing in order to safeguard the character and function of settlements and prevent encroachment beyond their defined limits.

Core Policy 2 of the WCS seeks to deliver development in accordance with the settlement strategy, promoting sustainable patterns of growth, reducing the need to travel, and ensuring development is supported by appropriate infrastructure. Ordinarily, development outside defined settlement boundaries would not be supported unless specific exceptions apply.

Conclusion
The proposal lies outside the defined settlement boundary and conflicts with the strict application of Core Policies 1 and 2 of the Wiltshire Core Strategy. The policy conflict arising from the site’s location is therefore identified at this stage, with other material considerations to be assessed separately within the overall planning balance.

5 Year Housing Land Supply
The Council's latest Housing Land Supply Statement provides the most up-to-date position regarding the availability of deliverable housing land within Wiltshire and is a material consideration in the determination of planning applications.
 
The National Planning Policy Framework requires local planning authorities to identify and maintain a supply of specific deliverable housing sites. Housing requirements, the supply of deliverable sites, and the application of housing land supply buffers are addressed through Policies HO1 to HO13 and Annex D of the National Planning Policy Framework. Annex D sets out the methodology for calculating housing need, assessing land supply and establishing a five-year supply of deliverable housing sites.

The Council's current housing land supply position demonstrates a supply of 2.8 years of deliverable housing land against the relevant housing requirement. This position is a material consideration when assessing proposals for residential development. Where a shortfall exists, this indicates that the Council is unable to demonstrate a full five-year supply of deliverable housing sites the NPPF requires that the development should be approved unless the benefits of doing so would be substantially outweighed by any adverse effects. 

The extent to which the Council's housing land supply position affects the weight to be afforded to housing delivery and other material considerations has been considered as part of the planning balance set out below. The contribution that this proposal would make towards meeting housing needs, together with any other benefits and harms arising from the development, is assessed within the overall planning balance and conclusion sections of this report.

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.

National policy also places increased emphasis upon the creation of well-designed places through the use of effective placemaking principles, master-planning and design-led approaches to development. Development should contribute positively to local character, create attractive and accessible places, and establish a strong framework for future detailed design stages.

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 
This application is submitted in outline with all matters reserved. Accordingly, the assessment at this stage is confined to whether the scale, disposition and design principles of a development of up to 20 dwellings are capable of being accommodated on the site without giving rise to unacceptable harm to the character and appearance of the area, having regard to Core Policy 57 of the Wiltshire Core Strategy, the NPPF, the Wiltshire Design Guide and Building for a Healthy Life.

The submitted Planning Statement, Design and Access Statement and DAS Addendum set out an illustrative masterplan and framework to guide future reserved matters. No detailed house types, materials, boundary treatments or planting schedules are proposed at this stage, and these matters would be subject to detailed assessment and control through reserved matters and planning conditions.

The illustrative masterplan demonstrates a scheme of limited scale, comprising up to 20 dwellings at a medium density comparable with adjoining residential development to the north and west. The Landscape Officer confirms that, while the site is a greenfield location, it is strongly influenced by recent and consented development adjoining the settlement edge, and that development of this scale would not result in landscape harm of a magnitude that could not be mitigated through appropriate landscaping. The site is not unduly prominent, lies lower in the landscape, and benefits from existing and proposed green buffers along Abberd Brook and site boundaries.

The overall scale of development, limited to two storeys, is considered appropriate in principle and consistent with both the edge-of-settlement location and the form of nearby consented schemes. On this basis, the proposal is capable of complying with Core Policy 57 and Core Policies 51 and 52, subject to detailed design at the reserved matters stage.

The Landscape Officer raises no objection in principle, subject to the securing of a detailed planting scheme and Landscape and Ecology Management Plan. The revised illustrative masterplan responds to earlier concerns by increasing landscape buffers to hedgerows (generally 4–5m), removing visually intrusive features such as the internal parking court, and strengthening the green infrastructure framework. The Landscape Officer considers that sufficient mitigation can be achieved through landscaping to manage the transition between the settlement edge and countryside and to protect and enhance the Abberd Brook green and blue infrastructure corridor.

Detailed matters relating to planting specification, buffer widths, long-term management and enhancements to the Abberd Brook corridor are appropriately dealt with through conditions and reserved matters, and do not prevent the principle of an acceptable design solution being established at outline stage.

The Arboriculture Officer confirms that the site is not subject to Tree Preservation Orders and that the proposed development would result in limited tree loss, primarily of lower-value groups. No objection is raised, provided development is undertaken in accordance with the submitted Arboricultural Survey, Impact Assessment and Protection Plan. Importantly, no retained trees are proposed within private residential gardens, supporting their long-term retention in accordance with policy. Arboricultural matters are therefore considered capable of being satisfactorily addressed through retained conditions at reserved matters stage.

The Urban Design Officer raises concerns regarding the quality of place-making, legibility, landscape buffers and compliance with the Wiltshire Design Guide and Building for a Healthy Life principles. These comments are primarily directed at the illustrative nature of the layout, the need for stronger parameter control, and the absence of detailed information typically addressed at reserved matters stage, such as housing typologies, materials, boundary treatments, levels, and inclusive access.

The officer acknowledges that house designs, appearance, materials and much of the layout detail are reserved matters. The recommendation for parameter plans is noted and would be necessary should permission be forthcoming, to ensure future reserved matters proposals are appropriately controlled. While the Urban Design Officer maintains an objection at outline stage, this relates primarily to the absence of fixed parameters rather than an objection to development of the site per se. Subject to the approval of parameter plans and conditions controlling scale, access points, landscape buffers and movement structure, it is considered that sufficient certainty can be secured to ensure that future reserved matters comply with Core Policy 57.

Conclusion
Taken together, the consultee responses confirm that, while detailed concerns remain, there is no objection in principle from landscape or arboricultural perspectives, and no evidence that development of this scale is inherently incapable of achieving a high-quality design outcome. The identified issues primarily relate to detailed layout, aesthetics, materials, access gradients, landscape specification and place-making, all of which fall appropriately within the scope of reserved matters assessment and conditions.

At outline stage, it is therefore concluded that the proposal is capable of delivering a development that responds appropriately to its context and avoids unacceptable harm to the character and appearance of the area, subject to robust control at reserved matters stage to ensure full compliance with Core Policy 57, the Wiltshire Design Guide and Building for a Healthy Life.

Impact on Heritage Assets

Policy Context
The statutory duty set out in Section 66(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 requires special regard to be given to the desirability of preserving the setting of listed buildings. Section 72(1) of the Act requires special attention to be paid to the desirability of preserving or enhancing the character or appearance of Conservation Areas.

The NPPF requires great weight to be given to the conservation of designated heritage assets and advises that any harm must be clearly and convincingly justified, with any harm weighed against public benefits where relevant.

At the local level, Core Policy 58 of the Wiltshire Core Strategy requires designated and non-designated heritage assets and their settings to be conserved and, where appropriate, enhanced. Core Policy 57 further requires development to respond positively to the historic environment through appropriate design, layout and relationship to its surroundings.

Assessment
The application site contains no designated heritage assets. A number of listed buildings are recorded in the wider area; however, given the distance from the site and the presence of intervening development, open countryside and established boundary vegetation, the proposal would not result in harm to the setting, significance or heritage interest of any designated assets. The nearest listed building is Sands Farm (Grade II), located approximately 447 metres to the south-east, from which the site is visually and physically separated by intervening hedgerows and agricultural land.

In accordance with the requirements of the NPPF, the archaeological potential of the site has been proportionately and comprehensively assessed through a staged programme of investigation, comprising a desk-based assessment, geophysical survey and archaeological trial trench evaluation. These reports collectively confirm that the site has a low archaeological potential, with evidence largely limited to post-medieval and modern agricultural activity, including plough scars and residual finds of negligible significance.

The geophysical survey identified no anomalies of definite archaeological interest, and the subsequent trial trench evaluation, which examined both geophysical targets and “blank” areas, confirmed the absence of archaeological features or deposits of significance. The evaluation demonstrated that the results of the geophysical survey were reliable and that no further mitigation or investigation is necessary.

The County Archaeologist has confirmed that the archaeological interest of the site has been sufficiently characterised and has advised that no further archaeological work is required, either prior to determination or by condition on any planning permission.

The proposal is therefore compliant with national and local planning policy relating to the historic environment, including the NPPF and Core Policy 58 of the Wiltshire Core Strategy.

Conclusion
The proposal would not cause harm to any designated or non-designated heritage assets, nor to the setting or significance of nearby listed buildings, including Sands Farm. The archaeological interest of the site has been fully and satisfactorily assessed through an appropriate and proportionate programme of investigation.

In light of the County Archaeologist’s advice, and the findings of the submitted archaeological evidence, it is concluded that the proposal is acceptable in heritage and archaeological terms, and that no further archaeological conditions or mitigation are required.

Amenity
Policy Context
Core Policy 57 (vii) of the Wiltshire Core Strategy requires development to respect the amenity of existing occupiers and to secure appropriate living conditions for future residents. National Planning Policy similarly emphasises the importance of achieving appropriate living conditions for both existing and future users of development.

Assessment
This application is submitted in outline with all matters reserved. As such, detailed considerations relating to the relationship between proposed dwellings and neighbouring properties, as well as internal and external amenity provision, cannot be fully assessed at this stage. These matters will be considered in detail at the reserved matters stage, when the precise layout, scale, orientation and design of the development are known.

At outline stage, there is no evidence to indicate that a development of up to 20 dwellings could not be designed to satisfactorily address matters of amenity, including:
· Overlooking and loss of privacy
· Loss of light and overshadowing
· Overbearing impact and sense of enclosure
· Noise impacts
· Internal and external space standards

Conclusion
Subject to appropriate design and layout being secured through reserved matters, it is considered that the proposal is capable of complying with Core Policy 57 and the relevant provisions of the NPPF in relation to residential amenity.

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 
This outline application is submitted with all matters reserved. The Transport Statement confirms that the traffic generated by up to 20 dwellings would be limited and would not result in an unacceptable impact on highway safety or the operation of the surrounding road network.

The Highway Authority raises no objection, confirming that the existing access onto Spitfire Drive is acceptable in principle and that the adjoining road network can accommodate the proposed development. Detailed matters relating to the design of the access, internal layout, parking provision to adoptable standards and pedestrian connectivity will be considered at the reserved matters stage.

The site benefits from good opportunities for sustainable travel, with existing footways and shared footway/cycleways along Spitfire Road, connections toward Sand Pit Road and Abberd Lane, and onward links to Calne town centre and National Cycle Network Route 403 to the south.

Conclusion
Overall, it is considered that safe and suitable access can be achieved and that the proposal is acceptable in highway terms. Subject to reserved matters, the development accords with relevant local and national transport policies, and there are no highway grounds to refuse outline planning permission.

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.

National policy requires planning decisions to support nature recovery and have regard to opportunities identified through Local Nature Recovery Strategies, including the strengthening of ecological networks and delivery of long-term biodiversity enhancements.

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 ecological impacts of the proposed development have been assessed through a comprehensive Ecological Impact Assessment (EcIA), Biodiversity Net Gain (BNG) assessment, subsequent Technical Notes, and an Ecological Parameters Plan (EPP). These documents have been reviewed by the Council’s Ecologist, who has confirmed that all previously identified matters have now been satisfactorily addressed and raises no objection subject to conditions.

The application site is not subject to any statutory ecological designations. Surveys confirm that the site comprises predominantly species‑poor modified grassland with hedgerows, scrub and an adjacent watercourse (Abberd Brook), providing moderate suitability for foraging and commuting bats, reptiles and nesting birds. No irreplaceable habitats are present. While no direct evidence of legally protected species was recorded on site, the precautionary principle has been applied, including with respect to reptiles, bats, nesting birds and riparian species associated with Abberd Brook.

Potential ecological impacts arising from habitat loss, lighting, construction activity and the proposed surface water outfall have been appropriately mitigated through a robust package of measures embedded within the EPP and EcIA. These include retention and buffering of key hedgerows and watercourse corridors, replacement planting to maintain connectivity where minor losses occur, sensitive lighting design to protect bat commuting routes, and construction controls secured via a Construction Environmental Management Plan (CEMP). Long‑term habitat creation and enhancement, including species‑rich grassland, scrub, hedgerow strengthening and urban tree planting, is proposed and will be secured through conditions.

The proposal is required to deliver a minimum of 10% Biodiversity Net Gain in accordance with Schedule 7A of the Town and Country Planning Act 1990 (as amended). A completed statutory biodiversity metric has been submitted and confirmed by the Council’s Ecologist as accurate. The proposal delivers biodiversity net gain of 42.62% for area habitats, 10.29% for hedgerows, and 10.19% for watercourses, as calculated using the statutory biodiversity metric. All gains exceed the minimum 10% requirement and all trading rules are satisfied.

The development would deliver a significant net gain across habitat, hedgerow and watercourse units, exceeding the statutory requirement. Delivery, management and monitoring of BNG over a 30‑year period will be secured through a Habitat Management and Monitoring Plan (HMMP) and the appropriate legal agreement and monitoring contribution.

The submitted Ecological Parameters Plan is welcomed and will form an approved document to guide all Reserved Matters submissions, ensuring ecological protection, mitigation and enhancement are embedded into the detailed design. Compliance with the EPP, alongside conditions relating to lighting, CEMP, LEMP/HMMP and species protection, will ensure no unacceptable harm to biodiversity interests.

Conclusion
Overall, it is concluded that the proposal would not result in significant adverse ecological effects, would achieve measurable biodiversity enhancements, and would deliver mandatory Biodiversity Net Gain in accordance with national legislation and local policy, including Core Policy 50. Subject to conditions and legal agreement, the proposal is acceptable in ecological and biodiversity terms and there are no grounds to withhold planning permission.

Climate Change and Sustainability

National policy expects development proposals to contribute towards climate change mitigation and adaptation, support sustainable patterns of movement, improve resilience to future climate impacts and incorporate sustainable drainage and green infrastructure where appropriate. The outline nature of the application limits the level of detail presently available; however, the proposal incorporates sustainable drainage infrastructure, retains and enhances green infrastructure corridors, and is located adjacent to the existing urban area of Calne where services and facilities are accessible by walking, cycling and public transport. Detailed measures relating to energy efficiency, building design, landscaping and climate resilience can be secured through reserved matters and planning conditions. The proposal is therefore considered capable of complying with national policy relating to climate change mitigation and adaptation.

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 occupies a contained edge‑of‑settlement position to the east of Calne and is influenced by existing and consented residential development to the north and west. While the land is currently undeveloped, its landscape context is transitional rather than open countryside, and it does not form part of a designated landscape. The site lies at a lower elevation, with existing hedgerows, trees and the Abberd Brook corridor providing a degree of enclosure and visual filtering.

The submitted illustrative masterplan demonstrates that development can be accommodated in a manner that responds appropriately to the site’s landscape context. Built form is limited to two storeys, consistent with surrounding development and capable of reducing visual prominence. Significant landscape features, including boundary hedgerows and the Abberd Brook corridor, are retained and reinforced through increased buffer widths and proposed planting. The Landscape Officer confirms that, although the site is greenfield, development of the scale proposed would not give rise to landscape harm of a magnitude that could not be mitigated through appropriate landscape design.

In visual terms, views of the site are limited by surrounding development, landform and vegetation. The site is not widely visible in the wider landscape, nor does it intrude upon key views or skylines. The illustrative layout shows that visual impacts can be further softened through perimeter landscaping, setbacks from boundaries and the strengthening of the green and blue infrastructure network along Abberd Brook.

The revised illustrative masterplan addresses earlier consultee concerns by removing visually intrusive elements, such as the internal parking court, increasing landscape buffers (generally 4–5 metres), and reinforcing the landscape structure. The Landscape Officer raises no objection in principle, subject to conditions securing detailed landscaping, long‑term management and enhancements to the Abberd Brook corridor.

Detailed matters such as planting specification, species selection, final buffer widths, levels and long‑term landscape management are appropriately addressed through reserved matters submissions and a Landscape and Ecology Management Plan, and do not prevent a conclusion being reached on the acceptability of the proposal in landscape and visual terms at outline stage.
The site is not within a National Landscape, and therefore the enhanced statutory duty under the Levelling‑up and Regeneration Act does not apply.

Conclusion
It is concluded that the proposal is capable of being accommodated within the landscape without unacceptable harm to landscape character or visual amenity. The site’s edge‑of‑settlement context, limited visibility, modest scale of development and the opportunity for robust landscape mitigation indicate that the requirements of Core Policy 51 and the NPPF can be met.

While detailed landscape design will be critical to the success of the scheme, the principle of development demonstrated by the illustrative masterplan shows that landscape and visual impacts can be satisfactorily mitigated through conditions and reserved matters. On this basis, there are no landscape or visual impact grounds to resist the proposal at outline stage, subject to appropriate control of landscaping, green infrastructure and long‑term management.

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.

National policy seeks to recognise the economic and environmental value of best and most versatile agricultural land and encourages poorer quality land to be used in preference to higher quality land where significant development of agricultural land is necessary.

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 Grade 3 agricultural land. While no detailed Agricultural Land Classification has been undertaken to determine whether the land falls within Subgrade 3a (BMV) or 3b (non‑BMV), evidence from the ground investigation and ecological surveys provides useful context. The site is underlain by Kimmeridge Clay, with cohesive, moderately to highly plastic soils, limited permeability and evidence of seasonal waterlogging in places. Ecological surveys describe the land as predominantly species‑poor modified grassland of low distinctiveness, reflecting intensive or marginal agricultural use rather than high‑quality, versatile soils. Taken together, this evidence indicates that the land is more likely to fall within Subgrade 3b rather than 3a. On this basis, it is reasonable to conclude that the site is unlikely to comprise BMV land, and any potential loss should be afforded limited weight.

The site is relatively small in scale and is located on the edge of the existing settlement, adjoining developed land. Any loss of agricultural land would therefore be limited in extent and would not be of a scale that would significantly undermine agricultural productivity. The proposal does not approach the 20‑hectare threshold at which Natural England would normally be consulted.

While the development would result in the permanent loss of Grade 3 agricultural land, this is considered to carry limited weight in this instance due to the modest scale of the site, its containment by existing development, and the absence of evidence confirming the presence of BMV land. When balanced against the delivery of new housing in a sustainable and well-related location, the potential loss of agricultural land does not amount to significant harm.

Conclusion 
Overall, it is considered that the proposal accords with the aims of the NPPF in relation to agricultural land and that there are no grounds, on the basis of land quality, to withhold planning permission.

Flood Risk and Drainage
Policy Context
Core Policy 67 of the Wiltshire Core Strategy requires all new development will include measures to reduce the rate of rainwater run-off and improve rainwater infiltration to soil and ground (sustainable urban drainage) unless site or environmental conditions make these measures unsuitable. Application of the sequential test is recommended in line with requirements of national policy. 

National planning policy relating to flood risk and drainage requires development to be directed away from areas at highest risk of flooding, to be safe for its lifetime, and to avoid increasing flood risk elsewhere.

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 lies predominantly within Flood Zone 1, with land immediately adjacent to Abberd Brook falling within Flood Zones 2 and 3. 

A comprehensive site‑specific Flood Risk Assessment (FRA) has been submitted and updated to reflect March 2025 rainfall data and hydraulic modelling of Abberd Brook. Flood risk from all other sources, surface water, groundwater, sewers and artificial sources has been assessed.

No built development is proposed within Flood Zones 2 or 3; these areas are reserved as public open space, The modelling undertaken supersedes strategic mapping and demonstrates that all habitable development, access routes and attenuation features are located outside the 1 in 1,000 year flood extent. To achieve  appropriate resilience for the lifetime of the development, it is proposed that minimum road levels are raised by approximately 600mm above the 1 in 1,000 year flood level, with finished floor levels set at least 750mm above that level.  

Ground investigation confirms impermeable clay substrata (Kimmeridge Clay) and groundwater levels at depth, indicating negligible groundwater flood risk and ruling out infiltration. It is proposed that a surface water within the site is to be managed through the proposed SuDS, with exceedance routes directing flows safely to open space and attenuation features during extreme events. 

The Environment Agency raises no objection, subject to conditions securing implementation of the FRA measures and pollution prevention. The Lead Local Flood Authority raises no objection subject to conditions, noting that further detail is required at the detailed design / reserved matters stage, including confirmation of rainwater re‑use in line with the updated SuD hierarchy, drainage layouts linked to calculations, exceedance routing, and long‑term management. These matters are proportionate for an outline application and can be secured by condition.

Foul drainage is proposed via gravity connection to the public sewer in Spitfire Road, subject to agreement with Wessex Water, as confirmed in the Utilities Statement. No constraints have been identified that would prejudice delivery.

Conclusion
The submitted Flood Risk Assessment and Drainage Strategy demonstrate that subject to detailed design the development would be safe for its lifetime, would not increase flood risk elsewhere. The sequential approach has been appropriately considered, with all built development located within Flood Zone 1 and higher‑risk areas retained as open space. The Lead Local Flood Authority have confirmed they are satisfied with the Flood Risk Assessment and supporting information, and the LPA is therefore satisfied that, subject to detailed design and conditions, with the quantum of development proposed it is possible to ensure no built development in areas at risk of flooding and no increase in flood risk elsewhere.

The Environment Agency and the Lead Local Flood Authority raise no objection, subject to conditions securing detailed SuDS design, rainwater re‑use consideration, exceedance routing, pollution prevention and long‑term maintenance. These requirements are reasonable and consistent with an outline consent.

Subject to the imposition of these conditions, there are no flood risk or drainage grounds to resist the proposal, and the development is considered acceptable in flood risk and drainage terms.

Environmental Considerations (Noise, Air Quality, Contaminated Land, etc.)
Policy Context
Core Policies 55 and 56 of the Wiltshire Core Strategy require:
· Development proposals to avoid unacceptable environmental impacts.
· To provide appropriate mitigation where risks are identified.

The NPPF and Planning Practice Guidance (PPG) reinforce this by stating that proposals should not allow  development that contributes to or is exposed to unacceptable pollution and to ensure developer responsibility for safe development on contaminated land.

Wiltshire Council’s Air Quality SPD (2023) provides detailed guidance, especially near Air Quality Management Areas (AQMAs) and encourages mitigation such as:
· EV charging infrastructure
· Green buffers
· Sustainable transport options

Assessment 
Noise:
A detailed Noise Assessment has been submitted examining potential impacts from surrounding road traffic and nearby industrial and waste management uses. Site‑specific noise monitoring and acoustic modelling demonstrate that predicted internal noise levels would comply with the relevant design criteria set out in BS 8233 and would not give rise to significant adverse effects as defined by the Noise Policy Statement for England. External amenity areas would also experience acceptable noise levels. Limited, localised mitigation in the form of boundary fencing is recommended for the most exposed garden area, which can be secured by condition. Overall, the site is considered suitable for residential development in noise terms.

Air Quality:
An Air Quality Assessment has been prepared in accordance with Wiltshire Council’s Air Quality SPD. The site lies approximately 1.2km from the Calne Air Quality Management Area, and background pollutant concentrations across the site are well below national objectives. The scale of development would generate traffic flows below the relevant screening thresholds and would not materially affect air quality at existing receptors, nor compromise the Council’s ability to manage the AQMA. Future residents would experience acceptable air quality conditions. Standard good‑practice measures, including EV charging provision in line with Building Regulations, would further support compliance with Core Policy 55.

Dust and Odour:
A combined Dust and Odour Assessment has considered the relationship between the site and nearby agricultural, quarrying and waste‑related uses. Using recognised IAQM and Environment Agency guidance, operational dust and odour impacts are assessed as not significant, having regard to separation distances, prevailing wind conditions, containment of activities and existing vegetation buffers. Wiltshire Council’s Public Protection Officer has reviewed the submitted assessment and confirmed that any previous concerns have been resolved, subject to appropriate construction controls.

Construction Impacts:
Temporary construction‑phase impacts relating to noise, dust, odour, surface water and general disturbance have been identified as capable of being satisfactorily managed. Public Protection and the Environment Agency both recommend a Construction Environmental Management Plan (CEMP), addressing noise, dust, pollution control, working practices and community liaison, alongside restrictions on construction hours and a prohibition on burning. Subject to these controls, construction impacts would be temporary, localised and not unacceptable.

Land Contamination:
The site is currently in agricultural use and no evidence of contamination has been identified. The Environment Agency recommends a precautionary condition to address any previously unidentified contamination encountered during development. This is a standard approach and ensures that the development would not give rise to unacceptable risks to human health or the water environment.

Conclusion
Having regard to the submitted technical evidence and consultation responses, including those of Public Protection and the Environment Agency, it is concluded that the proposed development would not result in unacceptable environmental impacts in respect of noise, air quality, dust, odour or land contamination. All identified risks have been robustly assessed and can be effectively mitigated through proportionate and enforceable planning conditions where appropriate. The proposal accords with Core Policies 55 and 56, the NPPF, and the Wiltshire Air Quality SPD. There are no environmental grounds to withhold planning permission.

Other Issues

Cumulative Development
Concerns have been raised regarding cumulative and piecemeal development. The application has been assessed on its own planning merits, and it is noted that there is no adopted allocation or approved comprehensive scheme covering this land. While adjacent proposals form part of the wider growth of Calne, this proposal is modest in scale and its impacts, including on highways, drainage, ecology and infrastructure, have been assessed cumulatively through the submitted evidence and consultation responses. The absence of a comprehensive masterplan does not render the proposal unacceptable in planning terms.

Pre-commencement Condition Agreement

This recommendation includes a number of pre‑commencement planning conditions, including those relating to construction environmental management, drainage, ecology and site levels. 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 pre‑commencement conditions and sought their written agreement. Confirmation of agreement to the proposed pre‑commencement conditions was received from the applicant’s agent prior to the issue of the decision.

CIL & S106 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 2 where the sum equates to £55.00 per square metre of floor space created. 

S106 CONTRIBUTIONS 
Core Policy 3 advises that ‘All new development will be required to provide for the necessary on-site and, where appropriate, off-site infrastructure requirements arising from the proposal. Infrastructure requirements will be delivered directly by the developer and/or through an appropriate financial contribution prior to, or in conjunction with, new development.” This Policy is in line with the tests set under Regulation 122 of the Community Infrastructure Levy Regulations 2010, and the relevant national policy tests for planning obligations. These are:

· Necessary to make the development acceptable in planning terms
· Directly related to the development; and
· Fairly and reasonably related in scale and kind to the development

The infrastructure items listed below are those that are relevant to the application site and have been raised by consultees as necessary in order to mitigate the impact of the proposed scheme.

All financial contributions set out in this report are subject to indexation. Should there be any changes in inflation rates between the date of this report and the completion of the Section 106 Agreement and subsequent determination of the application, the contribution figures will be adjusted accordingly. The final amounts will reflect the applicable indexation at the time of signing the agreement, in line with the Council’s standard practice and relevant policy requirements.

Affordable Housing

CP43 states that on sites of 5 or more dwellings affordable housing provision of at least 30% will be needed to be provided and transferred to a Registered Provider.  CP45 also requires affordable dwellings to address local housing need and to incorporate a range of different types, tenures, sizes of homes in order to create a balanced community.  CP46 requires in suitable locations, new housing to meet the needs of vulnerable people.

WC Housing officer has requested the following:
· A 30% AH contribution (6 units) with 60% of that (4 units) being for Social Rent and 40% (2 units) being for Affordable Home Ownership (either Shared Ownership or First Homes). This would be secured at nil subsidy via S106 agreement. Trigger points will be discussed during the s106 negotiations

Recreation and Open Space and Leisure Contributions
 
The principle of obtaining quality open spaces and opportunities for sport and recreation is supported by national planning policy, which indicate that open space provision should be taken into account in planning for new developments, as it can provide health and recreation benefits, have ecological value and contribute to green infrastructure, as well as being an important part of the landscape and setting of built development,  and is a component in achieving sustainable development.

Core Policy 52 of the adopted WCS supports this, and open space is listed as place shaping infrastructure under priority theme 2 of Core Policy 3 of the WCS. The proposal is supported by the Council’s adopted Wiltshire Playing Pitch Strategy 2024.

WC Open Spaces Officer has provided comments on the application. The submitted Design and Access Statement indicates the provision of a Local Area for Play (LAP) to the south of the site. However, due to the limited play value and relatively high long-term maintenance costs associated with LAPs, the Council’s preference is for the provision of a Trim Trail as an alternative form of equipped play, subject to agreement at Reserved Matters stage.

The indicative public space figures shown within the Design and Access documentation cannot be confirmed at this time, as precise bedroom mix information is required to accurately calculate on-site public open space (POS) and equipped play requirements. The Council applies a standard formula, which has been used in numerous Section 106 agreements, to determine the minimum provision based on unit size.

Using this approach, the development will be required to provide:
· Public Open Space calculated on a per‑dwelling, per‑bedroom basis, incorporating a play area and laid out in accordance with the approved Reserved Matters.
· Equipped Play provision calculated separately, based on bedroom numbers, to accommodate a LAP, LEAP or NEAP, or an agreed alternative such as a Trim Trail, with both type and location to be agreed in writing with the Council.

All on-site equipped play must be designed and installed in accordance with the Wiltshire Council Play Specification.

In addition to on-site provision, the proposed 20 dwellings generate a requirement for an off-site sports pitch contribution, calculated per dwelling rather than by bedroom size. This results in a contribution of £5,520, subject to confirmation following consultation with the Council’s Leisure Strategy Infrastructure Officer.

In summary, the development will be required to deliver the following, to be secured via a Section 106 agreement:
1. On-site Public Open Space, calculated in accordance with the adopted bedroom-based formula, incorporating a play function.
2. On-site Equipped Play Provision, meeting the relevant area requirements and specification, with the type (e.g. Trim Trail instead of LAP) and location to be agreed through the Reserved Matters process.
3. An off-site financial contribution of £5,520 towards sports pitch provision, generated by the 20 dwellings.
4. Perpetual management and maintenance arrangements for all on-site Public Open Space and Equipped Play, as Wiltshire Council will not adopt these areas.

The final quantum and layout of on-site provision will be confirmed once the detailed bedroom mix is known and agreed as part of the Reserved Matters application.

Education

The obligation is necessary to ensure the proposed development complies with Core Policy 3 of the WCS and supported by the NPPF. Failure to provide the contributions would result in insufficient education places in the locality of the development. Without the proposed contribution, the proposed development would have an unacceptable impact on the community and potentially lead to the need for parents to travel further to access these facilities. 

The Council’s Education officer has commented and advised the following:

The proposed development of 20 dwellings at Land East of Spitfire Road, Calne has been assessed by Wiltshire Council’s School Place Planning team. In the absence of detailed tenure and bedroom mix information, the assessment assumes 30% affordable housing, no one‑bed units, and applies the Council’s standard discount, resulting in 18 qualifying dwellings for education impact purposes.

Based on pupil product formulas, the development is expected to generate demand for:
· 6 primary school places
· 4 secondary school places

Early Years
There are a number of existing preschools, nurseries and childminders within a two‑mile safe walking distance of the site. However, the Education Officer confirms that any increase in population generates a need for additional Early Years provision in accordance with the Council’s statutory duties under the Childcare Act 2006.

The development is expected to generate a requirement for 3 Early Years places, which results in an education contribution of £52,566, calculated using the current cost multiplier of £17,522 per place. This contribution is required to mitigate the impact of the development on Early Years provision in the locality.

Primary Education
An assessment of all primary schools within a two‑mile safe walking distance identifies sufficient existing and forecast capacity to accommodate the pupil yield arising from the development, including allowance for committed but unbuilt housing.

As a result, no Section 106 contribution is required towards primary school infrastructure.

Secondary Education
Kingsbury Green Academy is the designated secondary school for the site. The assessment confirms that, taking into account current rolls, projected forecasts, and committed housing, there is sufficient spare capacity to accommodate the additional pupils generated by the development.

Accordingly, no Section 106 contribution is required towards secondary school provision.

In conclusion, the education impacts of the development can be adequately mitigated as follows:
· Early Years:
A Section 106 financial contribution of £52,566 is required towards the provision of Early Years childcare infrastructure in the local area. This contribution shall be index‑linked and secured through a Section 106 Agreement in accordance with the Council’s standard terms.
· Primary Education:
No contribution is required, as there is sufficient capacity at local primary schools.
· Secondary Education:
No contribution is required, as Kingsbury Green Academy has sufficient capacity to accommodate the development.

Overall, subject to securing the Early Years contribution identified above, the proposed development is considered acceptable in education infrastructure terms.

Waste and Recycling

The Wiltshire Core Strategy at para 4.41 Core Policy CP3 identifies sustainable waste management facilities as essential components of daily life and therefore critical to delivering our strategic goal of building more resilient communities.  Waste management is listed as place shaping infrastructure under priority theme 1 of Core Policy 3 of the WCS.

The WC Waste and Recycling officer has requested the following mitigation:

To mitigate the impact of the development on Council waste collection services, a Section 106 financial contribution is required towards the provision of waste and recycling containers. For the proposed scheme of 20 individual houses, this is calculated at £115 per dwelling, resulting in a total contribution of £2,300. This figure is dependent on the final mix of dwellings and may vary should flats or communal bin stores be included at Reserved Matters stage.

The contribution is required to enable Wiltshire Council to procure and provide compatible, branded containers necessary for standard waste and recycling collections, in accordance with adopted policy and the Planning Obligations SPD.

Biodiversity Net Gain (BNG)

As of April 2024, any major planning application needs to demonstrate no net loss and a minimum of 10% net gain in biodiversity (BNG) on the site, in line with the requirements of the NPPF, PPG, WCS policy CP50 (Biodiversity and Geodiversity) and the Environment Act.  The preference is for any such BNG to be provided on site, although it can also be provided off site.

To enable the Council to fulfil its statutory duty to monitor BNG delivery, an on‑site 30‑year BNG monitoring fee of £11,165, plus associated legal costs, is required. This contribution must be secured through a Section 106 Agreement, Section 111 Agreement or Unilateral Undertaking, with payment required prior to commencement of development.

S106 Monitoring Fee

To ensure proper and effective management of planning obligations the Council will monitor development sites to ensure obligations are met as and when ‘triggers’ set are reached. A monitoring fee is thus necessary to cover the admin costs of monitoring which otherwise would not be required were no development to take place. The fee is directly related to the costs of monitoring the s106 that would be attached to this planning permission and is calculated at 2.5% of the total sum of contributions. 

NHS contributions

The NHS requested a developer contribution of £10,240 to go to the wider Royal United Hospitals Bath NHS Foundation Trust, towards addressing a funding shortfall arising from the first year of occupation of the proposed development. The impacts on healthcare services identified by the Royal United Hospitals Bath NHS Foundation Trust are acknowledged and recognised as part of the wider challenges facing the NHS. However, for the purposes of decision‑making in this case, the requested NHS contribution relates to a temporary operational funding gap rather than a defined, development‑specific capital infrastructure requirement. As such, the request fails to comply with the three legal tests and CIL regulations and is not included within the above list of developer obligations.

In short, it is not the role of the planning system to address any symptomatic funding shortfalls in the NHS. Accordingly, it is not considered appropriate or defensible to seek or rely upon the requested NHS contribution as part of any Section 106 legal agreement. The application is therefore assessed as acceptable in healthcare terms without the need for a planning obligation in respect of NHS services.

PLANNING BALANCE AND CONCLUSION
Planning applications must be determined in accordance with the Development Plan unless material considerations indicate otherwise. In addition to the Development Plan, the National Planning Policy Framework is a material consideration. National policy supports the delivery of sustainable development and requires significant weight to be given to the provision of homes that contribute towards meeting identified housing needs. Where there is a shortfall in the supply of deliverable housing land, this is an important material consideration in the determination of planning applications.

In this case, the Council is currently unable to demonstrate a five-year supply of deliverable housing land. This housing land supply shortfall is a significant material consideration and attracts substantial weight in favour of the delivery of additional housing. In undertaking the planning balance, the Local Planning Authority has therefore considered the extent to which the proposal would contribute towards meeting housing needs, alongside the proposal's environmental, social and economic impacts, and whether the benefits would be substantially outweighed by any adverse effects. The following factors have been taken into account in reaching that assessment:

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.
· Benefit: Provision of 14 new dwellings.
· Weight: Significant weight.

Provision of Affordable Housing
The delivery of affordable housing is a key policy objective at both national and local levels. Wiltshire Council has a shortfall in affordable housing delivery, and the provision of new affordable homes contributes directly to meeting identified local needs.
· Benefit: Provision of 6 affordable housing units.
· Weight: Substantial 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.
· Benefit: Economic uplift through construction jobs and post-occupation local expenditure.
· Weight: Significant weight.

Biodiversity Net Gain (BNG)
Where the proposal demonstrates a measurable and meaningful uplift in biodiversity, this is a benefit in line with the Environment Act 2021 and Core Policy 50 of the Wiltshire Core Strategy.
· Benefit: Delivery of 42.62% for area habitats, 10.29% for hedgerows, and 10.19% for watercourses, biodiversity net gain on-site.
· Weight: Moderate to significant weight.

Green Infrastructure and Open Space
The provision of new public open space, green corridors, or enhancements to existing green infrastructure contributes to health, well-being, and ecological connectivity.
· Benefit: Enhanced planting to boundary features, provision of green open space on the site for leisure.
· Weight: Moderate weight.

Community Infrastructure Contributions
Financial contributions secured through Section 106 agreements or the Community Infrastructure Levy (CIL) are required to mitigate the impacts of development and ensure that it is acceptable in planning terms. As such, they are generally considered to be neutral in the planning balance, as they are necessary to make the development policy-compliant.

However, where contributions result in the enhancement or expansion of existing community infrastructure that will also benefit the wider local population, not just future residents of the development, this can be considered a planning benefit. 
· Benefit: A financial contribution is required for off site sports pitch provision for the local area that will be accessible to and benefit the wider settlement.
· Weight: Limited positive weight.

Identified adverse effects
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: Moderate weight.

Loss of Agricultural Land
While the development would result in the permanent loss of Grade 3 agricultural land, this is considered to carry limited weight in this instance due to the modest scale of the site, its containment by existing development, and the absence of evidence confirming the presence of BMV land. When balanced against the delivery of new housing in a sustainable and well-related location, the potential loss of agricultural land does not amount to significant harm.
· Harm: Irreversible loss of agricultural land.
· 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.

The proposed development gives rise to no identified harm in respect of landscape and visual impacts, design quality and local character, heritage assets, or highway safety, with the principle of development considered acceptable in these regards. Matters relating to landscape treatment, layout, scale, appearance and integration within the surrounding area can be satisfactorily addressed through the Reserved Matters stage. No heritage impacts have been identified, and the development would not result in harm to designated or non‑designated heritage assets. The proposal is acceptable in highways terms, with no adverse effects on highway safety anticipated. Ecological impacts have been appropriately assessed and can be satisfactorily mitigated and enhanced through secured measures, including biodiversity net gain and long‑term management, ensuring no residual ecological harm. Similarly, the scale of the development is not considered to place undue or unmitigated pressure on local infrastructure. Overall, these considerations do not weigh against the proposal in the planning balance.

CONCLUSION

The application conflicts with Core Policies 1 and 2 of the Wiltshire Core Strategy as the site lies outside the defined settlement boundary and therefore conflicts with the adopted spatial strategy. This conflict weighs against the proposal.

However, the Council is currently unable to demonstrate a five-year supply of deliverable housing land, with a published supply of 2.8 years. This is a significant material consideration. National policy requires substantial weight to be given to the delivery of homes that contribute towards meeting identified housing needs. The proposal would provide up to 20 dwellings, including affordable housing, and this attracts significant weight in favour of the development.

In this context, the proposal would contribute positively to addressing the Borough-wide shortfall in housing delivery, including the provision of affordable housing in accordance with Core Policy 43. The site is well located in sustainability terms, with good access to schools, services, employment opportunities and public transport within Calne, and has been demonstrated through supporting technical evidence to be capable of being developed without unacceptable impacts on highway safety, flood risk, ecology, landscape character or residential amenity.

In addition, recent appeal decisions in the vicinity, including on land immediately to the north of the site, have established that limited weight should be given to conflicts with the settlement boundary where the spatial strategy is failing to deliver sufficient housing. 

Taking all of the above into account, while the proposal technically conflicts with the settlement boundary policy, this conflict attracts reduced weight and does not, in itself, justify refusal.

Taking all material considerations into account, including the absence of unacceptable effects in respect of landscape and visual impact, design and local character, heritage and highway safety, together with the ability to satisfactorily mitigate ecological impacts and address infrastructure considerations, the proposal is considered acceptable in principle. Matters of detail are appropriately reserved for further consideration and control at Reserved Matters stage.

The proposed development is considered acceptable in planning terms. The benefits of the scheme, including housing delivery, economic growth, environmental enhancements, leisure contributions, are not substantially outweighed by any adverse effects, which can be appropriately mitigated through planning conditions or other controls. Accordingly, planning permission for the development should be approved. 

RECOMMENDATION:

That Planning Permission be GRANTED, subject to conditions and the prior completion of a Legal Agreement:
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