2026/01620 Permission in Principle
Site: Land North of West Street Great Somerford 
Proposal: Permission in Principle (PIP) for the Proposed Erection of Up to two Dwellings
________________________________________________________________________

Recommendations:

	
	Comment

	
	Support in principle subject to amendments to the scheme (as set out below)

	
	Support subject to conditions (as set out below)

	X
	Object (for reasons set out below)

	
	No objections 




Scope of comments: the following comments relate to the built historic environment.  

Site Description:  

The site is the southern end of a larger agricultural field extending to the north from West Street.  It is bounded to West Street by a low stone wall with hedge behind which forms a significant break in the built form on West Street. The west boundary of the site is formed by the brick boundary garden wall of the listed Manor Farmhouse. The east boundary is The Manor Stables and The Granary now converted but formerly part of the agricultural building related to the Manor on the south side of West Street a substantial 19th century house.

There is a public footpath and field access to the paddock from the south eastern corner. 

The site lies in the Great Somerford Conservation Area, which is shown on the map extract on the following page. 

Heritage Assets: 
Manor Farmhouse West Street Great Somerford grade II 
Great Somerford Conservation Area 


Relevant planning History:
N/A

The Proposal: Permission in Principle (PIP) for the Proposed Erection of Up to Two Dwellings
Policy: From the point of view of the historic environment the main statutory tests are set out within the Planning (Listed Building and Conservation Areas) Act 1990. Sections 16 (LBC) and 66 (PP) require that special regard be given to the desirability of preserving listed buildings, their settings or any features of special architectural or historic interest which they possess.  

The NPPF outlines government policy, including its policy in respect of the historic environment. Section 16 of the NPPF 'Conserving and enhancing the historic environment' sets out the Government's high-level policies concerning heritage and sustainable development. 

Paragraphs 213 -15 of the NPPF require a balanced approach with any harm which would be caused being weighed against the potential public benefits which might be achieved. 

Paragraph 210 requires local planning authorities should take account of the desirability of sustaining and enhancing the significance of heritage assets and of new development making a positive contribution to local character and distinctiveness.

National Planning Practice Guidance provides guidance on interpreting the NPPF.

The Council’s Core Strategy Policy CP58 ‘Ensuring the conservation of the historic environment’ requires that “designated heritage assets and their settings will be conserved, and where appropriate enhanced, in a manner appropriate to their significance.”

[bookmark: _Hlk131504226]Wiltshire Council’s Core Strategy Policy CP57 ‘Ensuring high quality design and place shaping’: A high standard of design is required in all new developments, including extensions, alterations, and changes of use of existing buildings. Development is expected to create a strong sense of place through drawing on the local context and being complementary to the locality.
Historic England Advice Note 2 – Making changes to Heritage Assets illustrates the application of policies set out in the NPPF in determining applications for PP and LBC. 

Issues: Impact on the setting of the Listed Buildings including the Manor Farmhouse garden wall. 

Significance of assets and contribution of setting: The NPPF defines significance as the “value of a heritage asset to this and future generations because of its heritage interest. 

The interest may be architectural, or historic as set out in the Town and Country Planning (Listed Building and Conservation Areas) Act 1990 S 1. 

The NPPF defines significance as the “value of a heritage asset to this and future generations because of its heritage interest. The interest may be, architectural, or historic. Significance derives not only from a heritage asset’s physical presence, but also from its setting.” Historic England assesses significance in a similar manner, referring to evidential, historic, aesthetic, and communal values of a place. 

In this case the significance of the listed buildings comes from their historic walling fabric and vernacular architecture - its form, layout and architectural expression/detailing and use of local design approaches and materials which have some significant aesthetic and architectural interest. In addition, they make a positive contribution to the character of the Conservation area as does the break in the development frontage afforded by this field.

The Inspector for the recent November 2024 (APP/X3940/W/24/3345527) extracted in the application planning statement very clearly describes West Street at paragraph 8 as ‘characterised by linear housing development of varying designs, ages and sizes. Some are set behind domestic hedges, others behind fences and historic stone boundary walls and others have a more open frontage. The overall sense travelling along the road is of being within a loosely developed village interspersed with gaps provided by field frontages. The appeal site is one such gap, positioned between existing development.’ 

These comments succinctly highlight the importance of these field breaks as part of the Conservation Area character and appearance and make a positive contribution to the Area.

Assessment: 
The applicant has provided a Planning Statement. It has indicated that the National Planning Practice Guidance (PPG), advises: 

‘The permission in principle consent route is an alternative way of obtaining planning permission for housing-led development which separates the consideration of matters of principle for proposed development from the technical detail of the development. The permission in principle consent route has 2 stages: the first stage (or permission in principle stage) establishes whether a site is suitable in-principle and the second (‘technical details consent’) stage is when the detailed development proposals are assessed.’

The applicant comments that The Government’s guidance sets out that the scope of the first stage of permission in principle is limited to the assessment of:
 • Location
 • Land Use and
 • The Amount of Development. 

The application proposal has a narrow focus with only the principle of the proposed residential development being considered.

However, issues relevant to these ‘in principle’ matters should be considered at the permission in principle stage.

The application examines the impact on the Conservation Area character and appearance but does not assess the impact on the setting of the Manor Farmhouse and in particular the garden wall that forms the west boarder of the site.  

With respect the Conservation Area the impacts and landscape setting the applicant has taken significant reference to the recent appeal decision on land to the south of West Street for two dwellings (APP/X3940/W/24/3345527) and comment that 

….In that regard the shape of the village is fragmented. It is dominated by ribbon development spread out along either side of the main streets with some pockets of houses in depth behind frontage development. The application  proposals would be entirely consistent with this pattern and whilst the existing site is undeveloped it does not present as a unique gap site. 

Furthermore, there is a large variety of building sizes and architectural styles in the Conservation Area from both modern and earlier periods with no overall uniformity or vernacular. Consequently, as the recent appeal decision confirms it is not possible to say that “in principle” a scheme of two additional plots would harm this context.

I would disagree with the narrow reliance on this previous appeal decision and the impact on the Conservation Area.  While the amount of development is the same as two dwelling, the sites are very different in character and context and cannot be relied on. I consider the significant character and appearance of the Conservation Area is of these informal brakes to the road frontage of built development by being interspersed by small fields with field boundaries and hedgerows and the loss of this site would be harmful to the character and appearance of the Conservation Area 

In addition, the Planning (Listed Building and Conservation Areas) Act 1990. Sections 16 (LBC) and 66 (PP) require that special regard be given to the desirability of preserving listed buildings, their settings or any features of special architectural or historic interest which they possess. 

This ‘special regard’ obligation requires a Local Planning Authority to consider the setting of listed buildings. This means the standard assessment for a PIP is overridden by this legal duty to protect the heritage assets affected. Any application for a proposal for two houses on this land requires detailed and specific assessment of the impact on setting of the listed buildings and in this case the Manor Farmhouse garden walls that bord the west side of the site. Therefore the application must come under the traditional planning route. 

This PIP should therefore not progress beyond stage one as it fails the first stage (or permission in principle stage) as it does not establish that this site is suitable in-principle
Heritage Conclusion and Balancing: The NPPF confirms that when considering the impact of a proposed development on the significance of a designated heritage asset, great weight should be given to the asset’s conservation (and the more important the asset, the greater the weight should be). It makes clear that any harm to a designated heritage asset requires clear and convincing justification. 
The ‘special regard’ under Town and Country Planning (Listed Building and Conservation Areas) Act 1990. S 16 and S.66 (PP) require that special regard be given to the desirability of preserving listed buildings, their settings or any features of special architectural or historic interest which they possess. 

This obligation requires a Local Planning Authority to consider the setting of listed buildings and means the standard assessment for a PIP is overridden by this legal duty to protect the heritage assets affected. 

Any application for a proposal for two houses on this land requires detailed and specific assessment of the impact on setting of the listed buildings and listed wall and this must come under the traditional planning route. 

In addition there is an identified harm to the character and appearance of the Conservation Area through the loss of this  open field braking the development on West Street which cannot be assessed through this PIP. 

This PIP should therefore not progress beyond stage one as it fails the first stage (or permission in principle stage) as it does not establish that this site is suitable in-principle. 



