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1. Introduction

1.1 This Statement has been prepared by Fowler Architecture & Planning Ltd in support of an
application for Permission in Principle (PiP) for the erection of 1 no. dwelling on land adjacent
to Valentine House, Shalbourne.

1.2 The scope of the PiP application is limited to location, land use and amount of development?.
Other matters should be considered at the ‘Technical Details’ consent stage?.

1.3 The PiP comprises the following:

° Completed Application Form;

° Drawing No. 220407-01: Location Plan;

. Drawing No. 220407-12: Indicative Block Plan;

. Drawing No. 220407-13: Indicative Elevations Plan; and
. Planning Statement.

1.4 The site, surroundings and its context are summarised in Section 2. Section 3 describes the
application proposal. Section 4 sets out the relevant planning history, while planning policy
and material considerations are reviewed in Section 5. A planning assessment of the proposal
in then given in Section 6.

! National Planning Practice Guidance Paragraph 012 Reference ID: 58-012-20180615
2 National Planning Practice Guidance Paragraph 003 Reference ID: 58-003-20190615
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2. Site Description

2.1 The Application Site falls within the large village of Shalbourne, which is positioned some
6.0km to the south west of Hungerford and approximately 15.35km to the east of Pewsey.

2.2 Thesiteis an irregular shaped plot of land that extends to approximately 0.2 hectares. Itisa
vacant parcel of grass land (see image below), which forms part of a wider field, that sits within
the built-up area of the village. Bordering the site to the north east are the residential
properties of Valentine House, Bee Keepers and Gable House, whilst immediately to the south
west are the village post office/shop and a property known as Keeble. Beyond the Applicant’s
landholding to the north west, is open agricultural land.

View across the Application Site (front to reér), with open countryside beyond.

2.3 The south western edge to the site is formed by Kingston Road, from which the site has a
gated access point (see image below).
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Existing gated access point
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2.4

2.5

2.6

2.7

2.8

2.9

2.10

From a planning point of view, the site sits in ‘open countryside’, but it is not in an isolated
location and is surrounded on 3 sides by the Limits of Development for Shalbourne — in fact
the majority of the site previously fell within the defined Limits of Development.

The nearest public right of way is footpath SHAL1, which is some 125m to the west of the site.

As with the rest of Shalbourne, the site is washed over by the North Wessex National
Landscape (formerly AONB). It also falls within the Shalbourne Conservation Area.

The nearest listed buildings are Manor Cottage and Bee Keepers, both of which are Grade |l
listed.

With regards to topography, the site is relatively flat.

The site is not in an area that is known to be at risk of flooding and is not the subject of any
tree preservation orders.

As well as the adjacent post office/shop (see image below), the site is also within a convenient
walk of The Plough Public House, the village hall and the village Primary School. The nearest
stop is just 65m to the south west of the site, outside the village pub.

—

Existing post office/shop immediately to the south west of the Application Site.
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3.

3.1

Relevant Planning History

The Council’s website confirms that the site has been the subject of the following applications
in the past:

Application No. PL/2025/00227

Certificate of Lawfulness to establish that work has commenced within 5 years, in accordance
with outline planning permission K/80/1017

Withdrawn on the 06™ March 2025

Application No. PL/2023/08608

Erection of 3 no. detached dwellings; with associated garaging, parking, turning, landscaping,
private amenity space and access arrangements.

Withdrawn on the 30" November 2023.

Application No. K/46209
Renewal of application K/36191 for erection of a new house
Refused on the 03 November 2003

Application No. K/36191
Erection of new dwelling. Renewal of approval K/20374
Approved on the 215 September 1988

Application No. K/86/1259
Erection of detached house and garage
Approved on the 07™ June 1988

Application No. K/20374
Erect two storey dwelling and associated works
Approved on the 015 September 1983

ﬁ’ /L& [
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Plan approved under Application No. K/20374
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Application No. K/81/0932
Erection of house and garage
Reserved Matters Approval on the 26" November 1981

Application No. K/80/1017
Detached house and garage
Outline Planning Approval on the 06t April 1981

3.2 The most recent application seeking full planning permission on the site, related to the
erection of 3 no. dwellings on the wider site. This was withdrawn prior to determination, due
to concerns relating to the principle of development, and the impact on the AONB (now the
National Landscape and the Conservation Area.

3.3 Since then, the Applicant has received pre-application advice in respect of a four dwelling
scheme on the site.
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4,

4.1

4.2

4.3

4.4

Proposed Development

This application is for Permission in Principle.

The scope of the PiP application is limited to location, use and the amount of development.
Other matters would need to be considered at the ‘Technical Details’ consent stage.

The proposal is for the residential development consisting of the land use for a single dwelling,
on the 0.20Ha site.

The proposal could make a worthwhile contribution to the stock of smaller dwellings in this
part of the District, at a time when the Council’s Spatial Strategy is considered out of date and
they cannot demonstrate a 5 years supply of housing land.
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5.

5.1

5.2

5.3

5.4

5.5

5.6

5.7

5.8

Planning Policy and other Material Considerations

The Development Plan

Section 70(2) of the Town and Country Planning Act 1990 (as amended) states that in dealing
with an application for planning permission the LPA shall have regard to the provisions of the
development plan, so far as material to the application; any local finance considerations, so
far as material to the application; and any other material considerations.

Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that, if regard is to
be had to the development plan for the purpose 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.

Planning applications should be determined in accordance with the relevant policies in the
Development Plan unless there are material considerations, such as those in the National
Planning Policy Framework, that indicate that the plan should not be followed.

The Development Plan for the purposes of considering this application comprises the Wiltshire
Core Strategy and the Wiltshire Housing Site Allocations Plan.

Wiltshire Core Strategy

The Wiltshire Core Strategy was adopted in 2015 and forms the overarching planning policy
framework for Wiltshire up to 2026.

The policies of most relevance to the consideration of this application as follows:

e Core Policy (CP) 1 — Settlement Strategy;

e CP2 - Delivery Strategy;

e (P18 —Pewsey Community Area;

e (P48 —Supporting Rural Life;

e (CP51 - Landscape;

e CP57 —Ensuring High Quality Design and Place Shaping; and,

e (CP58 - Ensuring the Conservation of the Historic Environment.

Policy CP1 identifies the hierarchy of settlements and the level of development expected to
take place at the various levels in the Settlement Hierarchy — Principal Settlements, Market
Towns, Local Service Centres, Large and Small Villages.

Policy CP2 sets out the circumstances under which the development envisaged by CP1 will be
delivered at each level of the hierarchy. CP2 stipulates that development will not be permitted
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5.9

5.10

5.11

5.12

5.13

5.14

outside of the defined limits of development apart from the specified exceptions set out at
Paragraph 4.25. The Application Site falls outside (albeit adjacent to) the defined limits of
development for Shalbourne and does not seek a form of development to which one of the
exceptions applies, therefore this application conflicts with CP2 in this respect. That said, it
did previously fall within the Limits of Development for Shalbourne.

Policy CP18 sets out the strategy for the Pewsey Community Area, and identifies a
requirement of 600 additional housing units to be provided over the plan period to 2026.

Policy CP48 provides an exception to the presumption against development outside the Limits
of Development of the higher tier settlements, and outside the existing built areas of Small
Villages, where proposals for residential development “meet the accommodation needs
required to enable workers to live at or in the immediate vicinity of their place of work in the
interests of agriculture or forestry or other employment essential to the countryside”. This
application does not seek the form of development allowed by this policy.

Policy CP51 relates to the landscape, and requires that development proposals protect,
conserve and where possible enhance landscape character.

Policy CP57 relates to matters of design, and sets out a range of criteria for achievement of
high-quality design to be incorporated, where relevant, into all new developments across

Wiltshire.

Policy CP58 requires development to protect, conserve and where possible enhance the
historic environment.

Wiltshire Housing Site Allocations Development Plan Document (HSA DPD)

None of the policies in the HSA DPD are considered relevant to the consideration of this
application. The Settlement Policy Boundary plan shows that the site is adjoined on three
sides by the Limits of Development for Shalbourne (see image overleaf).

10
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5.14

5.15

5.16

5.17

Wiltshire Housing Site Allocations DPD (Extract (Source: www.wiltshire.gov.uk))

Limits of Development Plan (2020)

Material Considerations
Section 70(2) of the Town and Country Planning Act 1990 requires that the local planning
authority should have regard to any material considerations in dealing with an application for

planning permission.

National Planning Policy Framework (the Framework) (2024)

The new National Planning Policy Framework (NPPF) was published in December 2024 and
this outlines the purpose and role of the planning system in delivering sustainable
development which meets three independent roles — economic, social and environmental.
The NPPF is a very important material planning consideration and replaces a raft of former
Planning Policy Guidance Notes, Planning Policy Statements and other documents into a
consolidated national planning policy framework. The ‘National Planning Practice Guidance’
(NPPG) was published in March 2014 and is also a material consideration.

A ‘presumption in favour of sustainable development’ is at the heart of the Framework, to
deliver the economic, social and environmental objectives underpinning the document,
outlined in paragraph 8. The policies of the NPPF, taken as a whole, constitute the
Government’s view of what sustainable development means in practice for the planning
system.

Paragraph 11 confirms that planning policies and decisions should achieve sustainable
development and should be approved without delay if in accordance with an up-to-date
development plan. Where there are no up-to-date plan policies, Paragraph 11 confirms that

11
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5.18

5.19

5.20

5.21

5.22

5.23

5.24

5.25

5.26

permission should be granted unless the policies in the framework provide a strong reason for
refusal or the adverse impacts will significantly and demonstrably outweigh the benefits.

Paragraph 39 requires that local planning authorities “approach decisions... in a positive and
creative way”, and should “work proactively with applicants to secure developments that will
improve the economic, social and environmental conditions of the area. Decision-makers at
every level should seek to approve applications for sustainable development where possible”.

Paragraph 48 confirms planning decisions must be taken in accordance with the development
plan unless material considerations indicate otherwise.

Paragraph 61 confirms the Government’s objective of significantly boosting the supply of
homes.

Paragraph 73 confirms small and medium sized sites can make an important contribution to
meeting the housing requirement of an area, and are often built-out relatively quickly.

Paragraphs 78 to 81 confirms the obligations on LPAs to ensure a supply of specific deliverable
sites sufficient to provide a minimum of 5 years’ worth of housing, including buffer, against
their housing requirement set out in adopted strategic policies. In addition, LPAs should
maintain the supply of housing through the Housing Delivery Test. The LPA cannot
demonstrate a 5-year supply of deliverable housing land, consequently, the presumption in
favour of sustainable development as set out within the paragraph 11 is therefore firmly
engaged.

Paragraph 83 of the NPPF states that “To promote sustainable development in rural areas,
housing should be located where it will enhance or maintain the vitality of rural communities.
Planning policies should identify opportunities for villages to grow and thrive, especially where
this will support local services”.

Paragraph 110 seeks to focus significant development on locations which are or can be made
sustainable, however it recognises opportunities to maximise sustainable transport solutions
will vary between urban and rural areas.

Paragraph 124 of the Framework notes that planning policies and decisions should promote
an effective use of land in meeting the need for homes and other uses. The same document
goes on to note that planning policies and decisions should encourage multiple benefits from
both urban and rural land, through taking opportunities to achieve net environmental gains.

Paragraphs 129 and 130 require the planning system to support development that makes
efficient use of land. In particular, it advises that where there is an existing or anticipated
shortage of land for meeting identified housing needs, it is especially important that planning
policies and decisions avoid homes being built at low densities, and ensure that developments
make optimal use of the potential of each site.

12
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5.27

5.28

5.29

5.30

5.31

5.32

5.33

Paragraph 131 calls the “creation of high quality, beautiful and sustainable buildings...
fundamental to what the planning and development process should achieve”.

Paragraph 135 updates national policy guiding principles of design. Decisions should ensure
that developments, inter alia, “will function well and add to the overall quality of the area”,
“are visually attractive as a result of good architecture, layout and appropriate and effective
landscaping”, “are sympathetic to local character and history... while not preventing or
discouraging appropriate innovation or change (such as increased densities)”, “optimise the
potential of the site to accommodate and sustain an appropriate amount and mix of

development...”, and ensure “a high standard of amenity for existing and future users”.

Paragraph 139 of the same document encourages LPAs to give great weight to raising the
standard of design generally in an area.

Paragraph 189 is also relevant to the consideration of this application. It states that “Great
weight should be given to conserving and enhancing landscape and scenic beauty in National
Parks, the Broads and National Landscapes which have the highest status of protection in
relation to these issues”.

Paragraph 193 confirms the four principles to conserve and enhance biodiversity.

Section 16 is relevant to the consideration of this application, as it relates to the conservation
and enhancement of the historic environment.

Planning Practice Guidance

The Planning Practice Guidance is to be read in conjunction with the policies set out in the
Framework, and expands upon the policies set out therein. The Guidance clarifies how
national policy is expect to be fulfilled by local planning authorities.

13
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6.

6.1

6.2

6.3

6.4

6.5

6.6

6.7

6.8

Planning Assessment

The proposed development is eligible for consideration for PiP because it is not major
development, habitats development, householder development or Environmental Impact
Assessment development.

As clarified above, the scope for PiP is limited to location, land use and amount of
development. Only issues relevant to these ‘in principle’ matters should be considered at the
PiP stage.

Following the recent changes to the National Planning Policy Framework, the Council are now
required to demonstrate a 5 years supply of housing land, plus a 5% buffer.

With this in mind, the Council’s latest housing land supply position has been confirmed as 2.42
years — so significantly below the 5 year requirement.

In light of this, the Spatial Strategy is not currently delivering the housing requirement that
the plan was intended to deliver. As such, the Development Plan policies relating to housing
delivery, including Core Policies 1 and 2, are to be considered out of date accordingly.

Planning applications should therefore be considered in line with paragraph 11 of the NPPF
which states that, where relevant policies are considered out of date, permission will be
granted unless the application of policies in the Framework that protect areas or assets of
particular importance provides a strong reason for refusing the development proposed, or any
adverse impacts of doing so would significantly and demonstrably outweigh the benefits,
when assessed against the policies in this Framework taken as a whole, having particular
regard to key policies for directing development to sustainable locations, making effective use
of land, securing well-designed places and providing affordable homes, individually or in
combination. The only locations where this position would not apply is in locations with
recently made Neighbourhood Plans that allocate sites for housing. This is not the case here.

In this instance the site does fall within the North Wessex Downs National Landscape.
Paragraph 189 states that great weight should be given to conserving and enhancing these
areas and the scale and extent of development within these designated areas should be
limited.

The Application Site is not situated in an isolated location but rather is located in the centre
of the built-up village of Shalbourne, sandwiched between existing residential development.

14
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6.9

6.10

6.11

6.12

6.13

6.14

6.15

6.16

The development of just a single dwelling on the site would therefore not cause unacceptable
harm to the landscape and scenic beauty of the National Landscape, and there are no related
policies in the NPPF that provide a clear reason for refusing permission.

Policy CP58 of the Core Strategy requires development to protect, conserve and where
possible enhance the historic environment. Paragraph 207 of the Framework confirms
Applicants should describe the significance of any heritage assets affected, including any
contribution made by their setting.

As highlighted above, the site is located within the Shalbourne Conservation Area. The nearest
listed building is Bee Keepers, which is positioned a short distance to the north east of the site.
Paragraph 210 of the Framework makes it clear that in determining applications within
heritage assets the planning authority should take account of the desirability of new
development making a positive contribution to local character.

Although the site is situated in a fairly central location within the Conservation Area, it is not
considered to make an important contribution to the significance of the Conservation Area.
There are no important informal or designed views across the Application Site and the
proposals would not result in the loss of any landscape features of particular note. So again,
there are no related policies in the NPPF that provide a clear reason for refusing permission
on conservation grounds.

Furthermore, the site is not at risk of flooding and is not a habitat site.

Paragraph 11 of the Framework also states that proposals should only be refused if the
adverse impacts would significantly and demonstrably outweigh the benefits when assessed
against the policies in the Framework taken as a whole. Decisions should also apply a
presumption in favour of sustainable development, which can be achieved through three
dimensions defined in Paragraph 8 as: economic, social and environmental.

The economic role of the NPPF requires proposals to contribute to build a strong, responsive
and competitive economy. The proposal would encourage development and associated
economic growth with future occupants undoubtedly contributing to the local economy and
continued viability of services in the local area and beyond. In addition, the proposed location
of the development would contribute towards meeting the housing need in an area where a
five-year supply of housing cannot be demonstrated, on a site that has previously benefitted
from planning permission for residential development, and as such accords with the
Government’s objective of significantly boosting the supply of housing.

The social role of the NPPF requires planning to support strong, vibrant and healthy
communities and states that it should create a high-quality built environment. The proposal

15
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6.17

6.18

6.19

6.20

provides an opportunity to deliver a 3 bedroom property, which would be in accordance with
Core Policy 45 which requires a range of house types, tenures and sizes.

In terms of the environmental element, the NPPF requires that the natural, built and historic
environment should be protected and enhanced and should mitigate against climate change.
The proposal for a residential use on this land within the built-up area of Shalbourne is
considered to be compatible with the character of the surrounding area.

The proposal is therefore not considered to have any adverse effect on the historic
environment, natural environment, or built environment. To the contrary, the proposed
development will make a positive contribution to the character and appearance of the
Conservation Area and the landscape and scenic quality of the National Landscape, as well as
providing notable gains in biodiversity.

To summarise the above, and in terms of the requirements for PiP, the site is suitable for
residential development with the erection of a single dwelling for the following reasons:

Location:

e Shalbourne is a sustainable location, and the site is very much read as part of its built-up
area. It has a comprehensive range of services and facilities available there, and is also
within walking distance of a number of bus stops;

e The proposed dwelling would therefore not be situated in an isolated or unsustainable
location having regard to Paragraph 84 of the NPPF;

e The location of the residential development would be situated wholly within Flood Zone 1
(low probability of flooding); and,

e Development in this location would not result in the loss of existing landscape features,
such as mature trees, that are of importance to the character of Shalbourne.

The development of a single dwelling on the site would therefore not cause unacceptable
harm to the landscape and countryside setting of the settlement.

Land Use:

e The residential land use would be compatible with the predominant character and land
use of the surroundings, and would make more effective use of the site; and,

e The residential land use is a public benefit and would contribute towards meeting the
housing need and accords with the Government’s objective of boosting the supply of
housing.

16
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6.21

6.22

6.23

Amount of Development:

e Spatially the plot is sufficient in size with enough land to accommodate the erection of a
single dwelling, in keeping with the character and appearance of the surroundings.

A well-designed proposal at the ‘technical details’ stage, for this minor development, can be
achieved to ensure high quality development that enhances or preserves the landscape and
character of Shalbourne.

While the site falls outside of any defined limits of development, the Council’s spatial strategy
is out of date, which in turn renders CP2 out-of-date insofar as it restricts the location of new
housing. The site is not in an isolated location, is part of the built-up area of Shalbourne, and
is well related to existing residential development. It also has good connectivity to a regular
bus service.

In the planning balance, the public benefits of delivering housing in this context are clear and
are not outweighed by the policy conflict.

17
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7.

7.1

7.2

7.3

7.4

7.5

7.6

Conclusion

This proposal is for minor development (a single dwelling) and therefore qualifies for PiP,
subject to consideration against the relevant policies of the Development Plan and other
material considerations.

In principle, the site represents an opportunity for a sustainable form of residential
development, that accords with the Framework as the site is not ‘isolated’ and instead is part
of the built-up area, where residential development could help to maintain the vitality of local
services and facilities within the local area.

Given the failure of the Council to deliver a sufficient number of homes over the Plan period,
and the consequent obsolescence of the Development Plan’s housing policies, the
presumption in favour of sustainable development is engaged accordingly. The assessment
above demonstrates that the application of policies in the Framework do not provide a clear
reason for refusing the development, and the adverse impacts would not significantly and
demonstrably outweigh the benefits of delivering a single dwelling in this location.

The Framework confirms that the purpose of the planning system is to contribute to the
achievement of sustainable development. Achieving sustainable development means that the
planning system has three overarching economic, social and environmental objectives, which
are interdependent and need to be pursued in mutually supportive ways. The development
represents a sustainable form of development and there is accordingly a presumption in
favour.

In addition, the proposed development would make a small but worthwhile contribution
towards meeting the housing need in Wiltshire, and as such accords with the Government’s
objective of boosting the supply of housing. As a small site, it is capable of being built-out
quickly, and the Applicants are prepared to accept a shortened period for the submission of
TDC matters; thus, the proposal is capable of providing a boost to the housing supply in an
efficient manner.

During the course of the previous pre-application enquiry on the site, the Conservation Officer
raised concerns regarding the layout being rather urban in character and at odds with the
more linear ribbon development along the main road. That previous scheme related to a four
dwelling scheme across the Applicant’s wider landholding. This current scheme is very
different, and as shown on the Indicative Block Plan a single dwelling can comfortably be
accommodated on the site, without appearing urban and respecting this supposed linear
pattern of development. The house that is shown on the said plan, is set back from Kingston
Road (similar to a number of other properties in this part of the village), reducing its visual
impact on the streetscene.

18
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7.7

7.8

7.9

7.10

The design of the house and its final detailing is a matter that will be dealt with at TDC stage.
That said, the Indicative Elevations Plan that has been submitted as part of this application,
shows an appropriately designed property that reflects other properties in the village (see

images below).
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The Conservation Officer also noted the importance of the roadside frontage on the rural
character of Kingston Road, and the views from The Green. With this in mind the Council will
note that the Indicative Block Plan shows the existing roadside vegetation retained, and the
proposed dwelling set back from the public highway by a generous distance.

Notwithstanding the fact that the design components of the scheme are reserved for
consideration at TDC stage. The Applicant hopes that the Council recognise the reduction in
the site area and the quantum of development from previously presented scheme, and that
the submitted plans (although indicative) show that the site can accommodate a single
dwelling without harming the significant of designated and non-designated heritage assets.

Set against this backdrop, the Applicants would welcome the LPA’s support for this proposal
to establish permission in principle for a single dwelling enabling all technical details to be
dealt with in due course. Doing so would accord with the objectives of the Framework that
seeks to achieve sustainable development and deliver more homes.
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