
REPORT FOR EASERN AREA PLANNING COMMITTEE Report No. 1 

Date of Meeting 3rd December 2020 

Application Number 19/10845/FUL 

Site Address Manor Farm, The Street, All Cannings SN10 3PF 

Proposal Retention of new access track in its current form 

Applicant J R Curnick & Son 

Town/Parish Council ALL CANNINGS 

Electoral Division Cllr Philip Whitehead 

Grid Ref 406956  161490 

Type of application Full Planning 

Case Officer  Jonathan James 

 
Reason for the application being considered by Committee  
 
The application has been called-in by the Leader of Wiltshire Council, Cllr Philip Whitehead, 
on the basis of factual accuracy on the application. 
 
1. Purpose of Report 
 
The purpose of the report is to assess the merits of the proposal against the policies of the 
development plan and other material considerations and to consider the recommendation 
that the application be approved. 

 
2. Report Summary 
 
Concerns have been raised regarding the content of the submission, inaccuracies contained 
within documents and plans, the further actions of the applicant on other areas of their land, 
the impact on highway safety, and lack of information to allow for a proper assessment of the 
case.  It has also been argued that the previous reasons for refusal have not been 
overcome.  All relevant planning issues will be addressed in this report. 
 
3. Site Description 
 
The application site is located in open countryside within the North Wessex Downs Area of 
Outstanding Natural Beauty (AONB). The land is agricultural and is categorised as Grade 2 
agricultural land according to the Council’s maps. The site is also identified as falling within 
the Countryside Character Area: BERKSHIRE AND MARLBOROUGH DOWNS (Code 116) 
and the Landscape Character Assessment County: Greensand Vale (Area Code 15A), the 
condition of which is described as declining, with a moderate strength and a long-term 
strategy to conserve and improve its character. To the north of the site are mature 
hedgerows, with trees forming the boundary features.  To the south is a copse of trees 



forming a wooded area. The topography of the land is generally level and begins to slope up 
to the west. 

Access to the site can be gained from the east, from Manor Farm along ‘Bridleway ACAN6’, 
as shown on the aerial photograph below. The fields in which the unauthorised track is 
located lie approximately 1.2km to the west of Manor Farm in a straight line. Access can also 
be gained along an existing access track that joins onto ‘Shortlands Lane’ (bottom left hand 
corner of the aerial photograph below). Comments have also been received in respect of 
alterations to this access point - this will be covered in the report. 
 

 
Fig. 1 - Aerial photograph covering site and wider area (extract from mapping system 
– 2014 Aerials) 
 
From looking at the Environment Agency maps, it is clear that the track runs through both 
flood zones 2 and 3 - as such a Flood Risk Assessment is required to be submitted as part 
of the application.  This has now been received and full re-consultation carried out. 
 
4. Planning History 

 
18/05990/FUL 
 

Proposed pad of concrete for storing silage on, together with a concrete 
apron for access purposes and an extension to an existing farm access 
track – refused. 

18/05984/FUL Proposed below ground clay lined lagoon, for storing dirty water 
associated with the dairy unit – refused. 

16/02349/FUL Concrete pad for storing silage on, together with a concrete apron for 
access purposes – withdrawn. 

16/02344/FUL Below ground clay lined lagoon for storing dirty water associated with the 
dairy unit at Manor Farm – withdrawn. 

 



Planning permission was previously sought for a silage pad and lagoon under application 
references 16/02349/FUL and 16/02344/FUL; however, these applications were withdrawn 
due to concerns raised with the applicant/agent regarding the following: 
  

• inaccurate and insufficient details submitted (relating to both the details shown on the 
submitted plans and assertions made within supporting reports/statements) 

• insufficient justification for the position of the bunds in the proposed location 
• lack of an ecological survey 

 
The agent subsequently submitted two more applications (18/05990/FUL and 
18/05984/FUL) for the silage pad, lagoon and access track. Many of the issues identified 
under the previous 2016 applications remained unanswered in the 2018 applications. These 
applications were subsequently refused on 1 July 2019 on the grounds of impact on the 
landscape and the special qualities of the AONB; and  lack of information relating to highway 
movements. 
 
5. The Proposal 
 
The current application is retrospective in nature and is for the retention of the new access 
track in its current form. The track runs across agricultural land within the applicant’s 
ownership, upon which farming activities are carried out. Between the submission of the 
original applications in 2016 and the applications for consideration in 2018, the applicant 
constructed an access track from Manor Farm (All Cannings) to the site of the previously 
proposed lagoon and silage pad. It is evident that areas of this track existed originally, whilst 
some parts were newly created. This application deals with the section of track between 
points A and B as shown below: 
 

 
Fig 2. - Retention of new access track between points A and B 
 
Within the submitted details, the access track is described as being 4.5m wide and finished 
in a graded, compacted stone, as shown in the typical cross section below: 



 Fig. 3 
 
The site layout plan provided (extract reproduced below) states that the length of the access 
track is in the region of 389m long, crossing over several fields. 
 

 
Fig. 4 - Site Layout extract taken from block plan submitted 
 
However, as can be seen within the mapping extract below, the distance from point A to 
point B (the extent of the works that require planning permission) is actually closer to 598m 
long. Using the scale bar on the submitted site layout plan also confirms that the track is 
598m long. It is therefore assumed that the draughtsman has failed to take the correct 
measurements when notating the plan.  Whilst this may appear misleading, it does not alter 
the fact that the details submitted clearly show the precise location and extent of the track.  
Also, the fact that the track is in situ meant that it could be properly assessed. 
 



 
Fig. 5 - Extract from mapping system, shows length to be retained as actually 598.2m long 
 
6. Local Planning Policy 
 
Wiltshire Core Strategy 2015 (WCS): 

• Core Policy 1 – Settlement Strategy    
• Core Policy 2 – Delivery Strategy 
• Core Policy 3 – Infrastructure Requirements 
• Core Policy 12 – Spatial Strategy: Devizes Community Area 
• Core Policy 48 – Supporting rural life  
• Core Policy 50 – Biodiversity and geodiversity 
• Core Policy 51 – Landscape 
• Core policy 52 – Green Infrastructure 
• Core Policy 57 – Ensuring High Quality Design and Place Shaping 
• Core Policy 58 – Ensuring the conservation of the historic environment 
• Core Policy 60 – Sustainable transport 
• Core Policy 61 – Transport and new development 
• Core Policy 64 – Demand management 
• Core Policy 67 – Flood Risk 
• Core Policy 68 – Water Resources 
• Core Policy 69 – Protection of the River Avon SAC 

 
Wiltshire Local Transport Plan 2011 – 2016: Car Parking Strategy (March 2011). 
 
National Planning Policy Framework (2019) (NPPF) 
 
Planning Policy Guidance (PPG) 
 

• The North Wessex Downs Area of Outstanding Natural Beauty Management Plan 
2014-2019 

• Wiltshire Council’s Landscape evidence base comprising: Kennet Landscape 
Character Assessment (1998); 

• Wiltshire Landscape Character Assessment (2005); 
• Kennet Landscape Conservation Strategy (2005); 
• North Wessex Downs AONB Integrated Landscape Character Assessment (2002);  
• Countryside & Rights of Way Act 2000 (CRoW Act 2000). 

 



7. Summary of consultation responses 
 

Etchilhampton Parish Council – Object; the application should be rejected outright. The 
objections made in 2018 in respect of the same track under applications 18/05990/FUL and 
18/05984/FUL apply: 
  

• Incomplete and Inaccurate Application Form and Design and Access Statement 
o Not an existing use 
o There are alterations to an existing access 
o There are tree and hedgerows on land associated with the development that 

will be impacted on 
o Impact on the environment 
o No assessment of flood risk; the land has a high-water table and is prone to 

flooding, the area is in a flood danger area 
o Site is in NWD AONB, the adjacent woodland and water meadow are 

important environments that will be impacted on by the proposed 
development 

o Danger of hazardous substance polluting the environment from vehicles using 
the track 

o A grassed track did not exist before 
o Traffic movements will be beyond the farming activities of Manor Farm, to 

Heath Knapp Farm and AD plant at Bromham 
o Claimed highways benefits do not exist 
o Submission fails to take account of the AONB status 
o Submission makes no reference to the alterations of the new access 

• Highways Implications – There will be a vast increase in LARGE vehicle movements 
on the public highways NOT a decrease in highway use. 

o Increase in journeys between this site and Bromham 
o No new evidence to demonstrate nature of highway implications 
o Misleading comments 
o The purpose of the new track is to travel between Etchilhampton and other 

farm holdings at Bromham and elsewhere 
o No consultation with other town/parish councils 
o Detrimental impact on highway safety and highway damage and increased air 

pollution 
o Increase in journeys between Manor Farm, Heath Knapp Farm and Bromham 
o No evidence for need of the track as highlighted in Tony Coke’s report 

• Application lodged whilst the refusal of the same track in 18/05990 is still subject to 
appeal 

o Application has been submitted before an appeal has been lodged 
o Does not overcome reasons for refusal of previous applications 

• Failure to Comply with Wiltshire’s Enforcement Order re 18/0990 
o Track is unlawful and should be returned to its former state 

 
 
 
 



Further comments: 
• Issues with flooding in the village and surrounding area 
• Concerned at works in the field opposite Manor Farm Lane; new access point would 

increase highway problems 
• New access clearly in association with the track the subject of this application 
• Absence of traffic movement assessment 
• The inaccuracies in the submission should result in outright refusal and enforcement 

action taken 
• The inappropriate materials (builders waste) used raise strong concerns 
• Change in description does not alter previous objections 
• It would be unlawful to consider the current application 
• The FRA is critically challenged 

o The report has been generated with input from ‘others’ 
o The report has not taken into account the real problems of flooding 

associated with this area 
o The report fails to address the flooding at the Shortlands Lane junction 

 
All Cannings Parish Council – No objections 
 
Wiltshire Council Ecologist – No objections 
 
Wiltshire Council Highways – No objections 
 
Wiltshire Council Public Protection – No comments received 
 
Wiltshire Council Land Drainage – No comments 
 
North Wessex Downs AONB Planning Officer – No comments received 
 
Natural England – No comments received 
 
Environment Agency – No comments received 
 
8. Publicity 
 
The application has been advertised by way of a site notice and by letter to local residents. 
The following is a summary of numerous the responses received (43 although some 
objectors have written in more than once) : 
 
Object: 

• Inaccuracies with the application form and design and access statement 
o Application form is incorrectly completed 
o Not an existing track before the laying of the stone track 
o Works have already been carried out 
o Track has been unlawfully laid 

• Land is not suitable for the creation of a surfaced track; fields are waterlogged and 
unsuitable to take the new track 



• The track does connect to the highways (at Shortlands Lane) 
• Questions raised, what is the existing access arrangements onto the farm land; what 

are the existing vehicle movements? 
• Alterations to the junction with Shortlands Lane demonstrate the applicant’s intention 

to increase vehicle movements on this lane and the alterations are not hard surfaced 
and result in mud being deposited onto the road 

• Shortlands Lane regularly floods 
• There are trees and hedgerows on the development site that are important and might 

be affected 
• Site is in a flood zone and crosses a water course; how will surface water be 

disposed of sustainably 
• The development will impact on protected species and their habitats, such as the 

Etchihampton barn owls 
• Site is a historically recognised ancient water meadow 
• Manor Farm is associated with Bromham Biogas in Bromham and transports 

crops/digestate between these two locations, this track will facilitate an increase in 
larger vehicle traffic movements 

• Site can be viewed from public vantage points, such as bridleway at Etchilhampton 
Hill 

• Application should be viewed in conjunction with two previous applications 
18/05984/FUL and 18/05990/FUL 

o Silage pad will be used to store product in connection with AD plant 
• Track will be used in connection with the transport of product between Manor Farm 

and Bromham AD plant 
• Object to the size and volume of heavy farm vehicles driven through the country 

lanes and villages 
• Insufficient highway width to allow vehicles to pass without damage to the highway 

verges 
• The high-level movement of tractors and trailer movements along our lanes is 

damaging the rural character of Etchilhampton village, the environment and wildlife  
• Location and risk of development to the River Avon SAC by groundwater flow 
• Builders waste used to fill in track at access 
• The rutting within the verge and access at the junction of the track with Shortlands 

Lane clearly shows the increased level of use of this access 
• The unauthorised track does allow connection to a highway and any notion that it is 

for internal farming activities only be dismissed 
• No need for a lagoon or silage pad in this location 
• No objection to the farm track being extended for internal operations but object to any 

traffic movements beyond this farm 
• The road the new track leads to is not adequate to accommodate the increase in 

traffic movements, there are no pavements for pedestrians etc 
• Impact on AONB unacceptable, contrary to CP51 and NPPF 
• FRA unacceptable, unreliable; disagree with argument that development is less 

vulnerable 
• Hinder response times for emergency vehicles 
• Instances of near misses and potential collisions along this highway 



• The new access will act as a dam thus impacting on flooding 
• Potential for pollution of the adjoining watercourses 

 
9. Planning Considerations 

 
• Principle of development 

 
The principle of development is considered to be acceptable. The application is for the 
retention of an agricultural track across agricultural land. There is an existing track from the 
farm to point B, as shown on Fig. 2 above, and there is an existing track from point A to the 
junction with ‘Shortlands Lane’. It is therefore only the length of track laid from points A to B 
that requires planning permission. The creation of an agricultural track on agricultural land 
for agricultural purposes is considered appropriate and acceptable in principle. 
 

• Visual Impact including impact on the AONB 
 
The site and surrounding open countryside lies within the North Wessex Downs Area of 
Outstanding Natural Beauty (AONB). The purpose of AONB designation is to conserve and 
enhance the natural beauty of the area. The Council is required to have regard to this 
purpose in determining planning applications. The NPPF states that ‘great weight’ should be 
given to conserving the landscape and natural beauty of these landscapes.  
 
Objections received state that this application must be considered with due regard to the 
previous two applications for the silage pad and dirty water lagoon, contending that the 
current application does not overcome the previous reasons for refusal. Whilst the previous 
applications are material in the consideration of the current application, the cumulative harm 
identified is no longer a justifiable consideration. The current application is for the access 
track only and does not include the silage pad and lagoon – this must be the starting point in 
assessing the development.  
 
The previous applications were refused due to concerns regarding the cumulative impact of 
the development.  The current application is only for the access track and whilst the 
concerns raised by local residents are acknowledged, the applicant could still come forward 
with a future application for the lagoon and pad the consideration, at which time those 
matters would be taken into consideration. The current application cannot justifiably be 
refused on the grounds that an application for the other works that may be submitted in the 
future.  Rather, it must be assessed om its own merits 
 
The current application is for the retention of the granular stone access track running from 
Points A to B as identified in Fig. 2 above. The track has the appearance of an agricultural 
track running across agricultural land and therefore does not look out of place within this 
rural context. As the track lies level with the ground it has little to no visual impact within the 
wider landscape and would therefore not cause harm the character and scenic beauty of the 
AONB. Closer views into the site again would not be significantly affected as a result of the 
track.  In any event, it is considered that in time, the track will grass over, thus reducing its 
limited impact further.  Concerns raised regarding the erection of a stockproof fence are 
unfounded. This would be at the same level as the access and has the appearance of a typi 



fence typically found in a rural situation.  It should also be noted that the fence in question is 
considered to be permitted development in accordance with the Town and Country Planning 
General Permitted Development Order (England) (2015, as amended). 
 
The access track is predominantly laid with granular stone, although a site visit confirmed 
that for a length of the track within the vicinity of point A (Fig. 2), the applicant appears to 
have laid ‘builders’ rubble’ and ‘rubbish’ on the track (see photos below). 
 

 
Photos of site taken in 2020 (near to point A) 
 
This will be a matter for enforcement in the event that planning permission is granted. 
  
On balance, it is considered that the development does not cause significant harm to the 
character and scenic beauty of the NWD AONB and therefore complies with the relevant 
parts of the NPPF (2019), Core Policies 51 and 57 of the Wiltshire Core Strategy and the 
North Wessex Downs Management Plan. 
 

• Impact on ecology 
 
CP50 of the Wiltshire Core Strategy and the National Planning Policy Framework requires 
that the planning authority ensures protection of important habitats and species in relation to 
development and seeks enhancement for the benefit of biodiversity through the planning 
system. 
 
Objections have been received relating to the potential for an impact on ecology, 
predominantly through pollution of the Avon and the SSSI, but also habitats of local species. 
 
The application site is not within or immediately adjacent to any statutory or non-statutory 
designated site for nature conservation, nor within the expected zone of influence.   
 
Comments from the Council’s Ecologist state that, in general, where farm tracks are 
regularly used by large farm vehicles, it is better to surface them with a permeable material 
such as compacted stone, to avoid significant disturbance of the topsoil, with resulting 
destruction of the grass sward and potential silt mobilisation into surface water.  The 
covering must be permeable in order to ensure that surface water can penetrate and not 



cause additional run-off into nearby ditches.  She also advises that the photographs of the 
track submitted in support of the application demonstrate that, for the most part, the track 
surface is permeable, although there are some places where ruts allow water to collect and 
these should be addressed to improve permeability so that water can percolate into the 
ground. 
 
The submitted Design and Access Statement (DAS) identifies that there are existing 
concrete “heads” across water courses, so that vehicles do not enter the watercourse.  This 
helps to prevent erosion of soils which are then carried into the watercourse by surface 
water during rain events.   
 
While there is scope for the applicant to seek advice from e.g. FWAG or Natural England on 
best available techniques for design and construction of farm tracks, in the wider landscape 
context, the area of stone track constructed at this location is unlikely to result in significant 
harm to local biodiversity. 
 

• Impact on highway safety 
 
Core Policy 60, Sustainable Transport, supports the principle of development within 
sustainable locations. Core Policy 61 aims to ensure that new development should be 
located and designed to reduce the need to travel and to encourage the use of sustainable 
transport alternatives. The requirements of this policy also aim to ensure that the proposal is 
capable of being served by safe access to the highway network. 
 
Paragraph 109 of the NPPF states that: “development should only be prevented or refused 
on highways grounds if there would be an unacceptable impact on highway safety, or the 
residual cumulative impacts on the road network would be severe”. 
 
Objections received argue that the previous reasons for refusal apply and that consideration 
should also be given to traffic movements on the highway at the junction of the existing track 
with ‘Shortlands Lane’. It is asserted that the applicant is transporting produce to a bio-
digester at Bromham and that the current application should be refused on this basis. 
Objections received also raise concerns about large tractors towing trailers using the 
highway and causing highway safety issues, as the surrounding lanes are not considered 
wide enough to accommodate cars etc. and large rural vehicles. They claim there is conflict 
between farm traffic and other road users such as pedestrians, cyclists, horse riders etc. 
Comments received also highlight issues with mud being dragged out onto the surrounding 
highways by farm traffic. 
 
Rules and regulations pertaining to farmers driving their vehicles on the public highway are 
considered under separate legislation.  Furthermore, a farmer can drive from one location in 
their farm vehicles to another without requiring planning permission. Etchilhampton is a small 
rural village located within open countryside, surrounded by agricultural land; as such the 
sight of agricultural vehicles on the lanes and byways should not be a surprise to local 
residents. 
 
The application states that the purpose of the resurfacing is to allow these tracks, on the 
applicant’s own farming land, to be used throughout the year and to reduce the numbers of 



farm vehicles from this holding travelling along the highways which is what is deemed to be 
causing congestion and safety issues. It is also stated that the track will provide efficiencies 
in existing farming practices, thus enabling them to be managed more efficiently. 
 
Comments received from the highway officer raise no objections to the proposed scheme. It 
is recognised that vehicle movements associated with the farm can take place with or 
without the surfacing of this track. It is therefore considered that the provision of this 
surfaced track will not lead to any additional movements onto the main roads. 
 
The concerns and objections raised by local residents are acknowledged, however, this is a 
rural farming community, where farm traffic using the local highway network is not unusual, 
is not illegal and not unacceptable for the existing farming practices taking place in this 
locality. It may well be the case that the applicant is transporting produce to the bio-digester 
at Bromham, however, it is not possible to attribute this stretch of access track singularly to 
the traffic movements that exist today whether the access track is there or not. Issues 
relating to traffic movements associated with a ‘bio-digester’ plant relate to that application 
and that site. The main consideration in respect of this application is whether the retention of 
a length of access track wholly contained within the agricultural land of the applicant and 
which connects two existing tracks would likely lead to an unacceptable impact on highway 
safety. The assessment of the highway officer is that it would not. 
 
In summary, the application is considered to comply with the relevant policies of the WCS 
(2015) and with the NPPF (2019) in that the retention of the surfaced track does not have a 
detrimental impact on highway safety. 
 

• Flood risk 
 
The site lies in open countryside and the track crosses several watercourses. As the site 
crosses both flood zones 2 and 3, a flood risk assessment was required to be provided in 
support of the application; this was carried out and submitted and a full re-consultation on 
these details carried out. 
 
Strong concerns have been received from local residents that the development falls within 
flood zones 2 and 3 and that the track will create a ‘dam’ like effect on waters within this 
area, thereby increasing the risk of flooding. 
 
No objections have been received from the Council’s land drainage team as the application 
does not constitute development that they would look to comment on.  
 
The report states that the track will not lead to a reduction in the functional floodplain through 
the implementation of areas that raise existing ground levels. As such, it is not proposed that 
offset flood compensation is provided due to there being no change in existing conditions or 
flooding mechanisms. The proposed track will be at ground level and will therefore not 
impede flood flow routes. The scheme will therefore not impede the flow of any flood water 
that may occur within the area and further it is considered that the materials used are of a 
permeable nature that will continue to allow water to percolate through into the ground. 
 



This is confirmed within the report, which states that the track is formed of loose material and 
will therefore not create an impermeable area. The opinion of the author of the FRA is that 
any surface water flows that fall upon the track will disperse to the ground as per greenfield 
conditions. 
 
Whilst it is acknowledged that the site lies within Flood Zone 3, the development falls within 
a ‘Less Vulnerable’ flood risk vulnerability classification. The report identifies that this 
classification of development is appropriate for the flood zones in accordance with the 
NPPF. 
 
Core Policy 67 of the WCS (2015) relates to flood risk and focuses on development within 
flood zones 2 and 3. The first part of the policy refers to the necessity for a sequential test 
when considering development for new housing. The second part of the policy, relevant to 
this application, identifies that all new development shall include measures to reduce the rate 
of rainwater runoff and improve water infiltration unless environmental conditions makes 
these measures unsuitable. The scheme provides a permeable track through several fields 
which as identified within the supporting FRA is considered less vulnerable development and 
which also allows surface water to disperse to the ground. As such, the development is 
considered to comply with CP67 and the NPPF. 
 

• Other matters 
 
The application has been called in on the grounds of factual inaccuracies contained within 
the submission. The comments and objections in respect of the application also identify that 
the submission contains errors, inaccuracies and misleading information. 
 
It is agreed that the plans and content of the Design and Access Statement (DAS) contain 
some errors and inaccuracies, however the extent of these do not render the application 
invalid and do not result in a scenario where an assessment of the scheme cannot be 
carried out. The application is for the retention of the access in its current form - the 
engineering operations to create the track have been carried out and the stone-surfaced 
track now exists. It is clear that this is located between points A and B as identified in Fig. 2 
above. The site location plan provided clearly identifies where the track is located and the 
typical cross-section specifies the track’s construction. As such, it is considered that there is 
sufficient information to determine the application. 
 
Issues pertaining to alterations to the access at the Shortland Lane junction and the creation 
of a new access opposite Manor Lane Farm have been passed across to the enforcement 
team for further consideration. These elements do not form part of the current application. 
 
Legal advice provided on behalf of a local resident has identified, amongst other issues, that 
procedurally the LPA may decline to determine the current application under Section 70A of 
the Town and Country Planning Act 1990. The points raised are as follows: 
 

• The applicant fails to provide any additional evidence that substantially differs from 
the previous applications 



• Under Section 70A of the Town and Country Planning Act 1990 the LPA is 
empowered to decline to determine an application if within the last two years they 
have refused a similar application or dismissed an appeal and in the opinion of the 
authority that there has been no significant change since the refusal or in the 
development plan or in any other material considerations.  
 

In this instance, the application is only for the access track whereas the previous application 
(18/05990/FUL) was for a proposed silage pad and access track; this is considered 
sufficiently different, insofar as the cumulative visual impact of the development has been 
significantly reduced. In addition, the legislation states that an LPA ‘may’ decline to 
determine an application and does not state that it ‘shall’ decline to determine it.  As the 
works are associated with an enforcement case and the circumstances have sufficiently 
changed, the LPA has decided to determine the current application. 
 
10. Conclusion (The Planning Balance) 
 

The principle of development for the provision of an agricultural track on agricultural land is 
considered acceptable; there is no change in use of the land and the development amounts 
to engineering operations. As such the greater weight should be attributed to the potential  
impact on the AONB, ecology, highways and flood risk. 

Core Policy 51 refers to development within the setting of an AONB; as the track is a typical 
design for an agricultural track i.e. hardcore granular stone surface set level with the land, 
with any fencing proposed to be stock proof fencing.  Due to the extensive existing screening 
within this landscape, it is considered that there will be no impact on the special qualities of 
the AONB or on visual amenity generally. The track in time will grass over to a certain 
degree, usually along a central line, and will soften towards the edges. This will further limit 
its visual impact within this location. On balance, the scheme is considered to comply with 
the requirements of Core Policy 51 of the WCS (2015) and NPPF (2019). 

Core Policy 50 seeks to protect ecology and where possible enhance the environment. The 
application site is not within or immediately adjacent to any statutory or non-statutory 
designated site for nature conservation, nor within the expected zone of influence. It is 
acknowledged that where farm tracks are regularly used by large farm vehicles, it is better to 
surface the tracks with a permeable material so as to avoid significant disturbance of the 
topsoil, which would have the potential to release silt into surface water.  The track is in 
place and does not impact on the surrounding trees and hedgerows and as such does not 
impact on existing wildlife corridors. The comments received from the Councils ecologist do 
not object to the scheme and recognise that the surfaced track has the benefit of reducing 
the impact of silt entering the watercourse. On balance, the scheme is considered to comply 
with the requirements of Core Policy 50 of the WCS (2015) and NPPF (2019). 

The many concerns and objections raised by third parties over the increase in vehicular 
movements are acknowledged. However, the farming activities at this site existed before the 
access track was created with tractor movements along rural lanes associated with farms 
common place within this and many rural communities across the country. As such, whilst 
the access track allows for a more efficient route to the applicant’s land within this location, it 
does not in itself generate more farming traffic beyond that which exists already operated by 



the applicant. No objections have been raised by the highway officer on the development 
who recognise that the agricultural vehicle movements associated with the farm can take 
place with or without the surfacing of this track and they are satisfied that the development 
does not lead to any additional movements onto the main roads. On balance it is considered 
that the development does not have an unacceptable impact on highway safety and any 
potential residual cumulative negative impact on the highway network is not severe to reach 
a reason for refusal. The development is considered comply with the relevant criteria of the 
WCS (2015) policies and with the NPPF (2019). 

 

Core Policy 67 of the WCS (2015) relates to flood risk and focuses on development within 
flood zones 2 and 3. It is considered that the scheme provides a permeable track through 
several fields which as identified within the supporting FRA is considered less vulnerable 
development and which also allows surface water to disperse to the ground. Whilst it is 
acknowledged that there is some pooling along the track at rutted areas this can be resolved 
through the maintenance of the track. As such the development is considered to comply with 
CP67 and the NPPF. 

 

The application is for the retention of a track that has been created without the necessary 
consent in place. Whilst such actions are not supported the Council, it must now determine 
the application before it without any predetermination or prejudice from such actions. On 
balance, it is considered that the creation of this track within this location would comply with 
the relevant policies of the Wiltshire Core Strategy (2015) and guidance set out in the 
National Planning Policy Framework (2019). 

 
RECOMMENDATION 
That planning permission be GRANTED subject to the following condition: 

 
1. The development hereby permitted shall be carried out in accordance with the following 

approved plans/details:  
 
• Location Plan, Dwg No. MF/FT/PLN/001 
• Block Plan and Section, Dwg No. MF/FT/PLN/002 

 
REASON: For the avoidance of doubt and in the interests of proper planning. 

 
 



Appendix A – Photos of site and surrounding area in 2016 
 

 
Existing access track running from Point A to ‘Shortlands Lane’ junction 
 

 
2016 - Photo of field looking back to Point A 



 
2016 – Photo of field looking towards bridge near to Point B 
 

 
2016 – Photo of junction at ‘Shortlands Lane’ shows existing access 
 



 
2016 – Photo – long distance from direction of Etchilhampton Hill 



Appendix B – Photos of site and surrounding area in 2018 
 

 
2018 - Photo of field looking back to Point A 
 

 
2018 – Photo of field looking towards bridge near to Point B (the pylon to the left is 
just out of shot) 



Appendix C – Photos of site and surrounding area in 2020 
 

 
2020 - Photo of field looking back to Point A 
 

 
2020 – Photo of field looking towards bridge near to Point B 
 



 
2020 – Photo’s near to point A – appears to be ‘builder’s rubble’ and rubbish put into 
track 

 

 



 
2020 – Photo – long distance from direction of Etchilhampton Hill 
 


