Ref. 2026/01542 and 2026/01545 
Site: Praters Farm, Easton Town, Sherston, Malmesbury, SN16 0PS
[bookmark: _Hlk155787652]Proposal: Discharge of Conditions 5, (Sample Panel)  6 & 8 (Joinery and new window details) of PL/2025/00178
Conservation Officer: Alex Marsh 
________________________________________________________________________

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

Site Description:  
Praters is a former farmhouse now country house dating from the early 17th century with later 17th century west wing addition. It is a two storey property with L shaped plan after later 17th century addition built in local limestone and stone tile roof.

Praters Farmhouse is in Easton Town which is at the eastern edge of Sherston and situated along a rural lane 50m south of the B4040 east-west road that forms the spine of Sherston. The farmhouse is positioned outside the development boundary and Sherston Conservation Area; however, it is located within the Cotswolds AONB.
 
Heritage Assets: 
Praters Farmhouse Easton Town Sherston grade II 
Barn to SW of Praters Farmhouse Easton Sherston grade II

Relevant Planning History: 
PL/2025/00178 Single-storey extension, internal alterations to ground floor layout and staircase, structural repairs and alterations to west elevation, opening up rear doorway, installation of an ASHP to replace oil tank, installation of underfloor heating to ground floor, and associated alterations

The Proposal
The current Discharge of Condition follows a previous application 2026/00193 to Discharge Conditions No. 6 and 8 on decision Ref.PL/2025/00178 

Condition 5. Following opening up investigative works of the west elevation wall structural defects around the ground floor window and existing buttress, no works to rebuild the stone walling shall take place until a sample panel not less than 1 metre square to show the proposed mortar composition and colour, and the method of pointing, has been prepared on site, inspected and approved in writing by the Local Planning Authority. The works shall thereafter be carried out to match the approved sample re-using the existing stones. 

REASON: In the interests of preserving the character and appearance of the listed building and its setting.

Condition 6. No doors shall be installed into the west elevation until details of the door joinery and surround have been submitted to and approved in writing by the Local Planning Authority. The submitted details shall include depth of reveal, details of heads, jambs, lintels, and dripstones, elevations at a scale of not less than 1:10 and horizontal/vertical frame sections (including sections through glazing bars) at not less than 1:2. The works shall be carried out in accordance with the approved details.

REASON: The application contained insufficient information to enable this matter to be considered prior to granting listed building consent and the matter is required to be agreed with the Local Planning Authority before development commences in order that the development is undertaken in an acceptable manner, in the interests of preserving the character and appearance of the listed building and its setting.

Condition 8 No works for the unblocking and insertion of a window at first floor on the east elevation of the listed building hereby permitted shall commence on site until details of the window have been submitted to and approved in writing by the Local Planning Authority. The submitted details shall include depth of reveal, details of heads, sills and lintels, elevations at a scale of not less than 1:10 and horizontal/vertical frame sections (including sections through glazing bars/mullions) at not less than 1:2. The works shall be carried out in accordance with the approved details. 

REASON: The application contained insufficient information to enable this matter to be considered prior to granting listed building consent and the matter is required to be agreed with the Local Planning Authority before development commences in order that the development is undertaken in an acceptable manner, in the interests of preserving the character and appearance of the listed building and its setting.

Assessment: 
Condition No. 6 – With respect the French Doors. The approved drawings under the Listed Building Consent 2025/00178 have an annotation ‘Traditional timber framed doors to garden’. 

The proposed doors are now improved and are constructed in timber although it is not clear what the panels 24 mm depth is made up of from the drawings and the glazing bar is placed on not through the glazing in the traditional way. It needs to be a through glazing bar separating the glazing. These two amendments are needed to the Doors. 

In addition, the condition requires details shall include depth of reveal, details of heads, jambs, lintels, and dripstones, elevations at a scale of not less than 1:10 and horizontal/vertical frame sections (including sections through glazing bars) at not less than 1:2. 

The level of details is important to be able to control the form and construction of the door including details of the proposed new traditional timber door set in its opening, including heads, jambs, reveals, lintels etc and allow the works shall be carried out in accordance with the approved details.

The applicant has included the French doors and windows in context with a part elevation around the openings and related horizontal section. A vertical section is required to complete the condition details. 

It is also not clear the extent of new stone in the stone surrounds to the doors and windows are proposed to be repaired and what is to be replaced.  

There are some photographs of the existing stone surrounds showing areas of decay however there is no corresponding indication on the drawing as to which windows these refer to, or which sections of stone are to be repaired and which are proposed to be replaced. 

The elevation drawing needs more clarity as to what stones in the window surrounds and stone hood moulds are to repaired and which replaced. The annotation to the French Door openings comments only ‘New stone surround’. 

However, the new stone work should be only to the new French doors. 

The window to the left side of the new French doors is not proposed to be replaced on the approved plan 2025/00178 the approved elevation annotation clearly state ‘Window to be retained’. 

This window should be retained and the stone hood repaired. 

If for any reason the stone is considered beyond repair a justification would be required and a new listed building consent is required for a replacement window and stone hood replacement which is unlikely to be considered favourably.

Condition. 8 The proposed Steelyte slim leaded opener details for the new window to the first floor on the East elevation is acceptable however the vertical section is required as with the with the new French doors on the south elevation inorder to discharge the condition. 

The vertical sections should be provided in context to show details to include depth of reveal, details of heads, sills and lintels, the stone surrounds and the buttress to be retained at a scale of not less than 1:10. The condition specifically requests these details at horizontal/vertical frame sections.

The proposed stone surrounds and buttress should form a part of the elevation and section details in context for the French doors so that a detailed picture of the new opening /doors and to show the retention of the existing window to the left hand side of the new French doors is to be retained and stone hood repaired in line with the approved plans. 

Condition 5. The applicant has provided some photographs of other mortar repointing to the property, this is not sufficient to discharge the condition which requires no works to rebuild the stone walling shall take place until a sample panel not less than 1 metre square to show the proposed mortar composition and colour, and the method of pointing, has been prepared on site, inspected and approved in writing by the Local Planning Authority. The works shall thereafter be carried out to match the approved sample re-using the existing stones. 

I will need to undertake a site visit to the property to view the sample panel when it is ready  and the application will need to provide detail of the mortar mix used.



[bookmark: _Hlk79578624]Summary: 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. 

Condition 6. This condition cannot be discharged as the level of detail is insufficient and misleading. It is important to be able to control the form and construction of the new French doors including appropriate construction and material of the doors – in a traditional timber door but also detail of the new doors in context, set in its opening, including heads, jambs, reveals, lintels stone surrounds etc at an appropriate scale and allow the works shall be carried out in accordance with the approved details. 

The elevation drawing needs more clarity to show only the new stone work surround to the new French Door openings. The window other left hand side of the new French doors is to be repaired as approved on the related Listed Building Consent Ref. 2025/00178 and the stone surround hood is retained and repaired as required. 

If for any reason the stone is considered beyond repair a new listed building consent is required for a replacement window and stone hood replacement with a justification however it  is unlikely to be considered favourably.

With respect the North East elevation first floor new window to  former opening under  Condition 8 The proposed Steelyte slim leaded opener window details are insufficient to discharge the condition as we need them to be  include a vertical section shown in context in more detailed drawings to show details to include depth of reveal, details of heads, sills and lintels, stone surround and elevations at an appropriate scale. 

Condition 5. The applicant has provided some photographs of other mortar repointing to the property; this is not sufficient to discharge the condition as it requires a site visit to view a sample panel.

I will need to undertake a site visit to the property to view a sample panel when it is ready and the application will need to provide detail of the mortar mix used.


