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1.0 INTRODUCTION 

1.1 LPC (Trull) Ltd have been instructed by Mr and Mrs Wood to submit a 

Permission in Principle (PiP) application for the erection of up to three 

detached dwellings on land at Praters Farm, Easton Town, Sherston, 

Malmesbury, Wiltshire, SN16 0PS.  

1.2 The application approach is defined in the National Planning Practice 

Guidance (PPG), as below;  

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.  

1.3 This establishes that the application is a two-stage process, with the first 

stage solely intended to establish whether the site is suitable in principle 

and the second stage then considering the detailed development 

proposals and potential impacts. The Government’s guidance sets out that 

the scope of the first stage of permission in principle is limited to location, 

land use and the amount of development. 

1.4 Accordingly, the purpose of this Planning Statement is focused on the 

principle of development at this location only. Any further details in respect 

of the intended new house development and its acceptable assimilation 

will be submitted at the technical details stage. The statement will however 

provide an overview of the planning policy context and an assessment of 

the key material planning considerations, including the site history.  

1.5 The current PiP application follows a recent application, reference 

PL/2025/08695, on the land which sought PiP for the erection of up to five 

dwellings. The Council refused PiP on the 05 December 2025 due to (1) 

its stated conflict with the Spatial Strategy of the Local Plan, (2) perceived 

harmful change to the character and appearance of the landscape, (3) 

harm to designated heritage assets as a result of development within their 
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setting which was said to not be clearly or convincingly justified, and (4) on 

design grounds with the Council stating that the proposal would be 

incongruous with the established rural edge and historic farmstead pattern.  

1.6 This current PiP application is the resubmission of application reference 

PL/2025/08695, however, in light of the feedback received from the 

Council the proposed maximum number of dwellings has been reduced 

from five to three and a revised and more detailed indicative layout plan 

submitted. The revised scheme and indicative layout has been informed 

by further and more detailed landscape and heritage assessments by 

WHLandscape and Asset Heritage Consulting in order to address the 

feedback and concerns of the Council. This current PiP application 

therefore materially differs from application PL/2025/08695 because the 

number of dwellings has reduced, the red line has been reduced, 

development is pulled north-west toward Easton Town, the south-eastern 

part of the site remains undeveloped, and both heritage and landscape 

evidence now demonstrate that the previous reasons for refusal are 

overcome. 

1.7 There has also been a material change of planning policy at both the 

national and local level in relation to the plan-making process, which 

impacts on the decision-making process when current applications are 

assessed and determined. In summary, on the 19 May 2026 Wiltshire 

Council’s Full Council agreed that the Wiltshire Local Plan (WLP) should 

be withdrawn from the independent examination process. The evidence 

that underpins the WLP in terms of housing need was/is relied upon by 

Sherston Neighbourhood Plan and will therefore need to be reviewed. 

1.8 At the national level, the Town and Country Planning (Local Planning) 

(England) Regulations 2026 introduced a new plan-making process that 

came into force on the 25 March 2026. The Full Council meeting on the 19 

May 2026 confirmed that the Council’s housing need figure has 

substantially increased, and it is required to publish its timeline and 

intention to commence a new plan by 30 June 2026.  
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1.9 The Council will not therefore have an up-to-date Local Plan to address its 

housing need for years to come. As a result, the weight to be placed on 

Spatial Strategy of the Local Plan is further reduced and is discussed in 

detail below, alongside the lack of landscape of heritage harm, to 

demonstrate the acceptability of the proposed development within the 

context of the Government’s ‘presumption in favour of sustainable 

development’.  

2.0 SITE DESCRIPTION & PLANNING HISTORY  

2.1 The application site comprises an area of land associated with Praters 

Farm, which lies to the south of Easton Town road as shown on the 

Location Plan below:-  

 

 

 

 

 

 

 

 

       

Location Plan 

 

Application Site  
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2.2 The site covers an area of 0.1705 of land which is proposed to be 

developed. The Cotswolds National Landscape washes over the site but 

there are no other national or local landscape or ecological designation, or 

any site specific constraints from a planning perspective. The site is level 

and can be accessed via Easton Town Road (B4040). It is surrounded by 

residential properties with existing dwellings directly opposite and to the 

right as shown in the photograph below.  

 

 

 

 

 

 

 

 

 

Site Photograph (31 January 2025) 

3.0 THE PROPOSAL 

3.1 The proposal seeks ‘permission in principle consent’ for the erection of up 

to three dwellings on the application site. The PiP application has a narrow 

focus with only the principle of the proposed residential development being 

considered. The second stage which involves the ‘technical details 

consent’ will follow should the ‘permission in principle consent’ be granted.    

3.2 The PPG confirms that the scope of permission in principle is limited to 

location, land use and amount of development. However, issues 

relevant to these ‘in principle’ matters should be considered at the 

permission in principle stage. Other matters should be considered at the 

technical details consent stage (Paragraph: 012 Reference ID: 58-012-

20180615).  
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3.3 The proposed dwellings would be served by a new vehicular entrance from 

Easton Town Road, which would benefit from good visibility splays due to 

the straight alignment of the road, and typical road speeds. The intention 

will be to provide environmentally sustainable dwellings of a bespoke 

design yet they will respond to the established built environment. An 

indicative layout plan has been included with the application to show one 

possible layout with dwellings nestled within the site amongst the boundary 

trees but away from the nearby listed buildings. The site is surrounded by 

mature boundary trees on three sides of the plot, providing privacy and a 

natural setting. 

Indicative Layout Plan 

3.4 The Council’s reasons for refusal on the previous application leaned on 

“suburban built form” and design harm. This current application is for a 
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materially different scheme due to the reduction in site area and number 

of proposed dwellings, but it important to highlight the indicative layout is 

not a detailed design submission, but it demonstrates that three dwellings 

can be accommodated in a way that avoids the harm previously identified 

by the Council for the previous scheme on a larger site and more dwellings.  

3.5 The detailed design and layout is reserved for the next stage, the Technical 

Details application, and the applicant is keen to engage with the local 

community on the detailed aspects of the scheme, however the initial 

design vision and parameters are as follows:-  

▪ The development will be limited to a maximum of three dwellings, with 

a scale of two storeys or less. 

▪ The design will honour the history of Sherston and respond to the local 

Cotswold vernacular, making use of traditional materials such as 

Cotswold stone. 

▪ The mature boundary trees and hedgerows will be retained, ensuring 

the scheme is visually contained and well assimilated into the village 

edge. 

▪ The dwellings will be designed with sustainability in mind. 

Opportunities for energy efficiency and low-carbon living will be 

embedded from the outset, including passive solar gain, and 

renewable energy technologies where feasible.. 

3.6 It is recognised that third parties previously raised concerns with the 

proposed access arrangements and impact on the TPO tree. The 

indicative layout plan however demonstrates that locating the access in a 

central position will ensure there is no encroachment into the root 

protection area of the tress to be retained. . The existing roadside frontage 

wall will be retained where possible outside the required visibility splay. 

The Highway Authority also noted during the previous application that but 

based on the indicative layout “the proposed access arrangements provide 

adequate visibility within the public highway”. The Highways Authority 

noted that detailed design and access will be addressed at the Technical 

Details Consent stage, but had no objection in principle  
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4.0 PLANNING POLICY CONTEXT   

 National Planning Policy 

4.1 The National Planning Policy Framework (NPPF) (published December 

2024, updated 7 February 2025), and associated PPG, sets out the 

Government’s planning policies for England and how these are expected 

to be applied. The NPPF is a material consideration in planning decisions. 

The policies within the following chapters of the NPPF are relevant to the 

assessment of the proposed development:- 

▪ Chapter 2 – Achieving Sustainable Development 

▪ Chapter 4 – Decision-making  

▪ Chapter 5 – Delivering a Sufficient Supply of Homes 

▪ Chapter 9 – Promoting Sustainable Transport 

▪ Chapter 11 – Making Effective Use of Land  

▪ Chapter 12 – Achieving Well-Designed Places 

▪ Chapter 15 – Conserving and Enhancing the Natural Environment 

▪ Chapter 16 – Conserving and Enhancing the Historic Environment 

 The Local Development Plan  

4.2 The NPPF highlights that planning law (section 70 [2] of the Town and 

Country Planning Act 1990 and section 38 [6] of the Planning and 

Compulsory Purchase Act 2004) requires applications for planning 

permission to be determined in accordance with the development plan 

unless material considerations indicate otherwise.  

4.3 The associated PPG confirms that the same applies to an application 

seeking permission in principle; “A decision on whether to grant permission 

in principle to a site following a valid application … must be made in 

accordance with relevant policies in the development plan unless there are 

material considerations, such as those in the National Planning Policy 

Framework and national guidance, which indicate otherwise” (Paragraph: 

011 Reference ID: 58-011-20180615).  
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4.4 The development plan relevant to the proposed development is the 

Wiltshire Core Strategy (WCS) (adopted January 2015), which includes 

saved policies from the former North Wiltshire Local Plan 2011, and The 

Sherston Neighbourhood Plan (SNP) 2006 - 2026 (made March 2019). 

The key policies relevant to the ‘in principle’ matters of location, land use 

and amount of development, are:-  

▪ Core Policy 1: Settlement Strategy 

▪ Core Policy 2: Delivery Strategy 

▪ Core Policy 13 Spatial Strategy: Malmesbury Community Area;  

▪ Core Policy 50 Biodiversity and Geodiversity 

▪ Core Policy 51 Landscape 

▪ Core Policy 58 Conservation of the Historic Environment  

▪ Core Policy 60 Sustainable Transport 

▪ Core Policy 61 Transport & Development 

4.5 The adopted Local Plan is accompanied by the Policies Maps, which 

provides a spatial representation of the Local Plan policies. The site falls 

within Flood Zone 1 and is washed over by the Cotswolds National 

Landscape. The site is adjacent to the Limits of Development for Sherston. 

A Tree Preservation Order is placed on the tree within the northern corner 

of the site.  

Local Plan Policies Map 

Application Site  

Settlement Boundary  

Listed Buildings  
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4.6 The vision of the ‘made’ SNP is to:- 

i. allow the village to continue to thrive as a vibrant community and to 

evolve whilst retaining its unique and distinctive character. 

ii. manage development within and around the village in a sustainable 

manner that is both appropriate in scale and location sufficient to 

meet the continuing and future needs of the community. 

iii. provide and maintain an outstanding quality of life for current and 

future generations by retaining, enhancing and where necessary 

replacing a wide range of existing services and facilities. 

4.7 In order to deliver the vision the SNP has eight primary objectives. 

Objective 4 is of particular relevance to this current PiP application, it is as 

follows:-  

 The Plan will seek to provide for the housing needs of the community. It 

will do this through: 

- Allowing an appropriate amount of development in selected locations 

– to include houses for sale on the open market, affordable rented and 

shared equity housing, and sheltered elderly persons accommodation; 

- Ensuring that all such development includes a mix of house types 

capable of meeting the identified local need; 

- Considering the redevelopment of existing brown field development 

opportunities first; 

- Supporting the provision of a replacement dwelling for the local vicar 

in an appropriate location. 

 4.8 In order to contribute towards the housing need identified within the WCS 

the SNP allocates three sites for development, namely: 

1. Site 1. Sopworth Lane for a mixed use development comprising up to 

45 houses (40%affordable) plus land being set aside to accommodate 

a new GP surgery, a pre-school facility and for the future expansion of 

the Sherston Primary School). 
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2. Site 2. Vicarage Site off Green Lane for the replacement of the existing 

vicarage together with the provision of some additional land for use as 

burial space. It has an estimated capacity of 3 dwellings (net 2). 

3. Site 3. The Elms which has an estimated capacity of 4 units (net 3). 

Emerging Planning Policy  

4.9 The WCS was adopted in 2015 and has therefore been under review, 

resulting in the production of the draft Wiltshire Local Plan (WLP) which 

was submitted to the Secretary of State for Housing Communities and 

Local Government for independent examination on 28 November 2024. 

There are no fundamental changes proposed to the Spatial Strategy of the 

Local Plan, as presented within Pre-Submission Draft (2020 – 2038) 

(Regulation 19) Wiltshire Local Plan (September 2023). However, on the 

17 November 2025 the WLP Inspectors postponed the hearing sessions 

scheduled for December 2025 due to a number of concerns in relation to 

the “Sustainability Appraisal, Habitats Regulations Assessment, housing 

need and the housing requirement, and employment land, together with 

the plan period”. 

4.10 The Council suggested a further programme of work to address the 

concerns raised, however, the Planning Inspectorate wrote to the Council 

on the 27 February 2026 advising that the Council should either (i) 

withdraw the Local Plan from examination or (ii) request that the Inspectors 

draft a final report (which would recommend non-adoption). A copy of the 

WLP Inspectors letters can be seen at Appendix A.  

4.11 The Town and Country Planning (Local Planning) (England) Regulations 

2026 introduced the new Local Plan system which came into effect in 

March 2026 and the Council, as an authority with a housing need figure 

that has substantially increased, is required to publish its timeline and 

intention to commence a new plan by 30 June 2026. The 30-month 

prescribed timescale for plan preparation must commence by 31 October 

2026. The Council will not therefore have an up-to-date strategy or Local 

Plan to address and plan for its housing need for years to come. 
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4.12 The SNP period is 2006 – 2026 in line with the WCS and is therefore also 

under review. The Neighbourhood Development Plan (NDP) Review 2025 

has involved a community questionnaire to seek the view of the community 

on additional housing sites, however an updated version of the SNP has 

yet to be published for formal consultation. The Parish Council’s website 

currently says the SNP is currently under revision and the revised plan will 

be published soon.  

4.13 The applicant was approached some time ago by the Parish Council / 

Neighbourhood Plan Working Group to put forward the land for 

consideration as part of the review of the Plan. However, the approach 

coincided with the applicants work to restore their Grade II Listed home 

and were unable to consider the request in detail and were unaware of the 

timeline. The applicant has since sought to promote the land through the 

plan making process without success. The SNP Review Site Assessment 

Report (February 2025) identifies the sites being considered for residential 

development as part of the review of the Plan as shown on the map below:-  

 

 

 

 

 

 

 

 

 

 

Sherston Neighbourhood Plan Review – Figure 3.1 Residential Site Options 

Application Site  
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4.14 The Minutes from the most recent meetings of the Sherston 

Neighbourhood Plan Review Working Party (February and March 2026), 

which can be seen in Appendix B, recognises the implication of the WLP 

being withdraw from the independent examination process and the uplift 

in housing need as a result of the most recent NPPF. The meeting minutes 

reflect the discussions around the possibility of increasing the current 

planned amount of housing to ‘future proof’ the Plan but it needs further 

consideration, evidence, and assessment.  

4.15 It is hoped that if the site selection process is going to be reviewed the 

current site will be come back in focus and found to be a suitable site 

considering its relationship to the established built environment and the 

applicants desire to deliver high quality dwellings to benefit the local 

community. However, the site is considered to be suitable for development 

at this stage and should be considered on its own merits against current 

planning policy alongside all relevant material planning considerations as 

outlined below.  

5.0 PLANNING ASSESSMENT 

5.1 The planning considerations associated with this permission in principle 

application are limited to location, land use and amount of 

development. These matters associated within the principle of 

development will be addressed below in order to demonstrate that the site 

can comfortably accommodate up to three dwellings without any adverse 

local or environmental impacts.  

 Site Sustainability & Accessibility 

5.2 The WCS includes a Spatial Strategy which sets the foundations for how 

‘sustainable development’ is defined and applied within Wiltshire.  It has 

three key elements; a Settlement Strategy, Delivery Strategy and 

Infrastructure Requirements. The settlement and delivery strategies define 

where development will be the most sustainable across Wiltshire’s 

settlements.  
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5.3 Core Policy 1 ‘Settlement Strategy’ and Core Policy 2 ‘Delivery Strategy’ 

of the WCS outline that there is a presumption in favour of sustainable 

development within the Principal Settlements, Market Towns, Local 

Service Centres and Large Villages and development should be restricted 

to within the Limits of Development other than in exceptional 

circumstances as set out within the relevant core policies contained within 

the plan, i.e. the ‘exception policies’.  

5.4 In the Malmesbury Community Area, where the site is located, the most 

sustainable location to which most growth is directed is the ‘Market Town’ 

of Malmesbury, with the surrounding ‘Large Villages’, which include 

Sherston, being able to accommodate some growth in order to help retain 

the vitality of these communities. The WCS states that at Large Villages 

“development will predominantly take the form of small housing and 

employment sites within the settlement boundaries. Small housing sites 

are defined as sites involving fewer than 10 dwellings (i.e. not a major 

application). 

5.5 The application site lies adjacent to the Limits of Development of Sherston 

and is well related to the established built environment, as shown on the 

map and aerial view below. There proposed scheme will be in-keeping 

with the development along Easton Town Road and will not extend into  

the open countryside or elongate the village.   
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Aerial Photograph (source: Google 2025) 

5.6 The site is within easy walking distance of the bus stops along Easton 

Town road via footpath, which also leads into the centre of the village. 

There is a bus service in both directions (service 41) linking Malmesbury - 

Easton Grey - Acton Turville - Chipping Sodbury - Yate.  

5.7 The NPPF advises that opportunities to maximise sustainable transport 

solutions will vary between urban and rural areas, and this should be taken 

into account in both plan-making and decision-making, however the 

current site is well served by a bus service which offers a genuine 

convenient alternative choice of means of travel for future occupiers. This 

site is therefore considered to be an accessible location and the 

development would accord with Core Policies 60 and 61 of the WCS which 

together support development in locations which reduce the need to travel 

and support sustainable transport alternatives to the use of the private car. 

5.8 Notwithstanding the accessibility of the site via sustainable modes of 

transport, the Spatial Strategy of the WCS does support small scale 

development at Sherston as outlined above. The village has a Primary 

School, village shop and Post Office, a Public House, and sports facilities. 

It is recognised that the proposed development does not strictly align with 

the Spatial Strategy of the WCS due to the location of the site outside the 

Limits of Development, however, this factor does not make the site any 

less sustainable than one within the Limits of Development, and a key 

material planning consideration which weighs heavily in favour of the 
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proposal is its ability to meet current local housing need, in line with 

national policy as outlined below.  

Principle of Development Conclusion 

5.9 In summary, the location, land use and amount of development is 

considered to be acceptable in principle. The site can be accessed via 

sustainable modes of transport and the development can be designed to 

ensure it does not appear out of place with the established pattern of the 

built-environment. Furthermore, it will be demonstrated at the Technical 

Details Stage that the scheme can be designed to ensure no unacceptable 

harms to landscape character, visual amenity, the amenity of the occupiers 

of neighbouring properties, the historic environment, or highway safety. 

However, in light of the concerns expressed during the previous 

application with regards to the impact on landscape character and the 

historic environment this application is supported by a full assessment of 

these matters as outlined below.  

Design & Impact on Landscape Character 

5.10 The application site lies within the Cotswolds National Landscape and 

therefore regard must be had to the purpose of conserving and enhancing 

the natural beauty of the landscape as required by the Countryside and 

Rights of Way Act (2000), and confirmed within the NPPF which advises 

that great weight should be given to conserving and enhancing its 

landscape and scenic beauty (paragraph 189). 

5.11  The Cotswolds National Landscape Management Plan 2023-2025 outlines 

that “The Cotswolds National Landscape is a living and working landscape 

in which the social and economic wellbeing of local communities is an 

important consideration. Maintaining vibrant and thriving local 

communities is essential to the long-term future of the National Landscape. 

The provision of housing and services that meets local needs plays an 

important role in achieving these aspirations. However, these aspirations 

should be delivered in a way that is compatible with the purpose of 
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conserving and enhancing the natural beauty of the Cotswolds National 

Landscape” (p.52).  

5.12 The Management Plan recognises that development may be required to 

meet local housing needs and to ensure that the vitality of National 

Landscape settlements is maintained and enhanced, albeit it advises that 

development should not be at such scale that either individually or 

cumulatively, it erodes the special qualities of the National Landscape.  

5.13  The Management Plan outlines the ‘special qualities’ of the National 

Landscape and explains they are those aspects of the area’s natural 

beauty which make the area distinctive, and which are considered 

valuable, especially at a national scale. They are the key attributes on 

which the priorities for its conservation, enhancement and management 

are based. The application site is a small parcel of land well related to the 

established built environment and enclosed by the mature boundary trees, 

as shown on the aerial photograph below. The site is not seen as part of 

the wider open landscape beyond the village which contributes towards 

the special quality of the National Landscape. The site is not therefore 

‘valuable’ in terms of its contribution to the National Landscape.  

Aerial Photograph (source: Google Earth Pro 08 June 2023) 

5.14 The proposed development involves the retention of the mature trees 

around the periphery of the site to ensure the development is well 

Application Site  
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contained and screened. The roadside treatment will be in-keeping with 

the established character along Easton Town Road to ensure the 

development assimilates well with the existing built and natural 

environment. The intention is to retain the roadside boundary wall outside 

the access point or relocate behind the visibility splay if required to retain 

the streetscape feature and continuity along the road.      

5.15 It is recognised that great weight needs to be given to conserving the 

scenic beauty of the National Landscape, but due to the context of the site 

and nature of the development it is considered that a scheme can be 

delivered without unacceptable impacts on landscape character or visual 

amenity. The proposed would maintain the character and appearance of 

the built-up area along Easton Town Road and would not individually or 

cumulatively erode the wider special qualities of the National Landscape. 

5.16 It is recognised that the Council was of the opinion that the previous 

proposal to erected five detached dwellings on the larger application site 

would “introduce built form into an open rural setting, resulting in a harmful 

change to the character and appearance of the landscape”, which would 

also “appear incongruous with the established rural edge and historic 

farmstead pattern, leading to coalescence and loss of local 

distinctiveness”. The impact of the proposed development has therefore 

been further assessment by WHLandscape and the findings are presented 

within the submitted Landscape Report.  

5.17 The revised proposal currently proposed has been informed by the 

landscape assessment. The report stated that “Although the site lies within 

the Cotswold National Landscape, the proposals will not affect the 

character or appearance of it, and the proposals can be carried out in line 

with the Cotswolds AONB Landscape Strategy and Guidelines for the Dip-

slope Lowland (LCT11) which allows for small scale development on the 

edge of settlements, provided it does not intrude unacceptably into the 

countryside, create an urbanising edge to an existing settlement or affect 

its character, or impact views of key features” (Paragraph 5.3).  
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5.18 The landscape assessment advises that “the level of landscape and visual 

effects resulting from the development would be below those considered 

material (i.e. Moderate/Major and above), and the proposals will therefore 

not have a detrimental impact on the National Landscape” (Paragraph 

5.4). The report also provides a series of landscape recommendations 

when considering the detailed design of the proposal with the Technical 

Details Stage which will be followed to ensure a high quality development 

that protects and strengthens the existing landscape structure of the site.  

Historic Environment 

5.19 The duty placed on the Council under sections 16 and 66 of the Planning 

(Listed Building and Conservation Areas) Act 1990 is the requirement to 

have special regard to the desirability of preserving listed buildings and 

their setting or any features of special architectural or historic interest 

which they possess. Furthermore, Section 72 of the Act outlines that when 

considering whether to grant planning permission for development which 

affects a Conservation Area special attention shall be paid to the 

desirability of preserving or enhancing the character or appearance of that 

area. 

5.20 The NPPF includes the policies on conservation of the historic environment 

with the main underlying policy 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. It outlines that 

application for development should describe the significance of any heritage 

assets affected, including any contribution made by their setting. The level 

of detail should be proportionate to the assets’ importance and no more than 

is sufficient to understand the potential impact of the proposal on their 

significance (paragraph 207).  

5.21 The NPPF advises that for heritage policy, ‘significance’ means “the value 

of a heritage asset to this and future generations because of its heritage 

interest. The interest may be archaeological, architectural, artistic or 
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historic. Significance derives not only from a heritage asset’s physical 

presence, but also from its setting” (emphasis added). 

5.22 In terms of the key components lies above which give a heritage assets its 

interest, the Planning Practice Guidance (Paragraph: 006 Reference ID: 

18a-006-20190723) advises they can be interpreted as follows:- 

▪ archaeological interest: As defined in the Glossary to the National 

Planning Policy Framework, there will be archaeological interest in a 

heritage asset if it holds, or potentially holds, evidence of past human 

activity worthy of expert investigation at some point. 

▪ architectural and artistic interest: These are interests in the design 

and general aesthetics of a place. They can arise from conscious 

design or fortuitously from the way the heritage asset has evolved. 

More specifically, architectural interest is an interest in the art or 

science of the design, construction, craftsmanship and decoration of 

buildings and structures of all types. Artistic interest is an interest in 

other human creative skill, like sculpture. 

▪ historic interest: An interest in past lives and events (including pre-

historic). Heritage assets can illustrate or be associated with them. 

Heritage assets with historic interest not only provide a material 

record of our nation’s history but can also provide meaning for 

communities derived from their collective experience of a place and 

can symbolise wider values such as faith and cultural identity. 

5.23 In line with national heritage legislation and policy, the Local Plan 

 policies seeks to ensure new development protects, conserves, and 

 where possible enhances the historic environment. The policy requirement 

is for designated heritage assets to be conserved, and where appropriate 

enhance in a manner appropriate to their significance.  

5.24 The Council is of the opinion that the proposal originally presented for five 

dwelling on a larger site would harm the setting of Praters Farmhouse and 

its associated Threshing Barn (both Grade II listed) by introducing 

suburban built form into an open field that currently contributes to their 

historic farmstead character and rural context. This current application is 
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therefore supported by a detailed Heritage Assessment by Asset Heritage 

Consulting which considers the significance of these designated heritage 

asset and then the potential impact of the proposed development. The 

report also considers the impact on the Sherston Conservation Area and 

other listed buildings surrounding the site. 

5.25 The Heritage Assessment explains that “in response to the Council’s 

feedback on the pervious scheme, revised proposals have been drawn up. 

These seek permission in principle for the erection of up to three dwellings 

on the application site, with the indicative scheme being set at two storeys 

in height. As demonstrated by the indicative layout plan, these could 

realistically be accommodated on the north-western part of the site, close 

to but set back from the roadside boundary, leaving the south-eastern part 

of the site free from development. The indicative layout deliberately shows 

no proposed development south-east of a line running south-westwards 

from the north-eastern elevation of Praters Farmhouse, i.e. the whole area 

directly to the south-east of the farmhouse and barn would be left clear of 

development” (paragraph 4.6).  

5.26 When considering the impact of the designated heritage assets within 

focus it explains that the proposal “will not have a material impact on how 

the listed buildings of Praters Farm are experienced. Indeed, … the site in 

its current form makes little contribution to how these are experienced, with 

the core elements of their setting comprising the relationship of the 

buildings with one another and the domestic gardens within which they 

now sit. One does not strongly experience the application site alongside 

the listed buildings or vice versa. The relegation of proposed development 

to the north-western part of the site, away from the listed buildings and the 

existing boundaries around these, will ensure that this experience remains 

essentially unaffected. The proposed development will relate more closely 

to existing residential development on Easton Town (road) than the listed 

buildings, while a continuous line of open space (broken, as now, by 

boundary treatments) will remain running between the listed buildings and 

the open field parcel outside the site boundaries to the south-east. The 
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south-eastern edge of the site, which historically incorporated the track 

that provided field access to the farmstead from the south, will remain clear 

of development” (paragraph 4.9).  

5.27 In line with the conclusion of the Heritage Assessment, the proposed 

development is considered to be consistent with both local and national 

policy on the conservation and enhancement of the historic built 

environment, including the guidance set out in the NPPF and its 

accompanying PPG and, most importantly of all in heritage planning terms, 

pass the statutory test set by Section 66 of the Planning (Listed Buildings 

& Conservation Areas) Act 1990. Furthermore, the proposed development 

will result in significant public social and economic benefits through 

housing delivery to meet a defined local needs in addition to conserving 

the historic environment.  

 

6.0 HOUSING NEED & STATUS OF THE LOCAL PLAN  

 Housing Need & Land Supply 

6.1  The NPPF states it is important that a sufficient amount and variety of 

land can come forward where it is needed to support the Government’s 

objective of significantly boosting the supply of homes” (emphasis 

added) (paragraph 61). The level of need identified within the 

development plan should not be seen an upper limit, and new 

development that is otherwise sustainable should not automatically be 

refused, in particular in the context of the most recent NPPF updates and 

the Council’s housing land supply position.  

6.2 The Council’s most up to date Housing Land Supply Statement details 

that it has 2.42 years of deliverable housing land supply. A copy of the 

document can be seen in Appendix C. The intention of the WLP was to 

identify future levels of need for new homes and employment land over 

the period 2020-2038, however, the evidence that underpins the draft 

WLP was prepared in accordance with the now superseded December 
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2023 version of the NPPF, and critically it has been found to be unsound 

and will not proceed beyond the Examination process.   

6.3 The Council will not therefore be able to demonstrate a five year Housing 

Land Supply position for years to come and therefore its previous Briefing 

Note (No.24-20 – December 2024) (available to view in Appendix D), 

which set out the implications of the new NPPF and revisions to the 

standard methodology on its housing land supply position, comes into 

greater focus and carries even greater weight when considering 

applications for residential development. It explains that due to the 

change to the standard methodology, which is used to calculate local 

housing need, the number of homes the Council must plan for on an 

annual basis has increased from 1,917 to 3,525 (the annual Local 

Housing Need figure), an increase of 84%.  

6.4 The Council therefore confirms that the tilted balance should be applied 

to housing applications and highlights that “the magnitude of the 

shortfall in supply is now substantial and the weight to be given to 

improving housing supply greater compared to when the council 

had a more marginal supply” (emphasis added). The Council also 

advises within the Briefing Note that the application of the presumption in 

favour of sustainable development should be considered within the 

national aim of radically boosting the supply of housing.    

6.5 The Director of Planning clearly advises within the Briefing Note that “the 

council will need to continue to approve planning applications to 

ensure a sufficient housing land supply can continue to be met at, 

and beyond, this date” (emphasis added). 

 Status of the Local Plan  

6.6 The Spatial Strategy of the WCS is now out of date and the Council has 

a significant housing land supply shortfall as noted above. The Council’s 

Housing Land Supply position and the weight to be attributed to the 

Spatial Strategy of the WCS was under focus at an appeal for a 

residential development scheme on Land at Glenmore Farm, The 
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Ham/Hawkeridge Road, Westbury (reference 3345598) early last year. 

The Council did not defend the appeal due to its Housing Land Supply 

Position, and the Inspector stated the following within the decision notice 

dated 21 January 2025 (the appeal decision can be seen in full at 

Appendix E):- 

 “41. Aside from the emerging Local Plan, which has only just been 
submitted for Examination, there is no other obvious remedy to the 
shortfall in the short or medium term. This overall position indicates that 
the development plan is failing to meet its strategic challenges. 
Thus, its settlement strategy and limits of development are not 
working effectively. These policies are therefore of limited weight, 
as is the conflict with them.” (emphasis added) 

6.7 The weight to be attributed to the Local Plan has further diminished 

following the withdrawal of the draft WLP from the examination process. A 

recent appeal (3374421) for a residential scheme in Melksham highlighted 

the perilous position the Council finds itself in and the extreme need to 

support and deliver new housing schemes. A full copy of the appeal 

decision (dated 09 April 2026) can be seen in Appendix F but the Inspector 

noted the following about the housing need position: 

“12 … the minimum housing target expressed in the CS of 42,000 homes 
over the plan period was not met, with a shortfall of around 1000 homes. 
Exacerbating this is the Council’s five-year housing land supply shortfall of 
over 9,500 dwellings and a separate affordable housing need of over 
1,200. It is inevitable and accepted by the Council, that permission 
for housing will need to be granted on unallocated greenfield sites 
even though that will conflict with CS Policies CP2 and CP15. (emphasis 
added) 

 

6.8 The Inspector went on to outline the implications of the withdrawal of the 

 draft Wiltshire Local Plan from Examination: 

 14. The implication of this is that there will not be a strategic plan in place 
to lead development in Wiltshire for the foreseeable future. Importantly 
there will be no plan led mechanism to rectify the housing land supply 
shortfall, thus making it ever more pressing that housing continues to come 
forward in a timely manner in sustainable locations such as Melksham. 
The appeal site is well related to the existing built-up area and would form 
a logical extension to this part of the town. 
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6.9 It was also significant that the appeal site was within an area with an up-

to-date Neighbourhood Plan yet the Inspector still allowed the appeal due 

to the Council’s chronic housing land supply shortfall: 

43. Regardless of the parties’ contrary positions on the application of 
Framework paragraph 69, in the parlance of Framework paragraph 14 
‘likely’ does not and cannot mean ‘absolute’. It does not place a firm bar 
against development going ahead even if counter to a Neighbourhood 
Plan that meets the tests in Framework paragraph 14. I acknowledge that 
the JMNP2 has relatively recently been made and reflects the wishes of 
those who supported it at referendum. I also note that development has 
been coming forward in Melksham, but the Council’s housing land supply 
shortfall is acute and county-wide. Action to address that needs to be taken 
now through the provision of housing on suitable sites. 

6.10 In light of the above, due to the age of the WCS and the substantial 

shortfall in housing land supply, it is considered that limited weight should 

be attributed to any perceived conflict with the Spatial Strategy of the 

WCS, which as noted above is not working effectively and is failing to 

deliver housing in a strategic plan-led way. This conclusion is important 

and is considered further below within the Planning Balance section. 

7.0 PLANNING BALANCE  

The Presumption in Favour of Sustainable Development 

7.1 The NPPF specifies that “So that sustainable development is pursued in 

a positive way, at the heart of the Framework is a presumption in favour 

of sustainable development (paragraph 11)” (Paragraph 10). The 

relevant extract from Paragraph 11 is included below for clarity:-  
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7.2 The policies which are the most important for determining the current 

planning application (Core Policies 1, 2 and 13) are out of date due to the 

age and status of the WCS. Furthermore, the Council is unable to 

demonstrate a 5 Year Housing Land Supply as noted above. As a result, 

the presumption in favour of sustainable development as set out at 

Paragraph 11d of the Framework is engaged, so permission should be 

granted unless 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. 

7.3 There are no policies within the NPPF, which aim to protect areas or 

assets of particular importance, that provide a strong reason for refusing 

the proposed development. The tilted balance is therefore engaged and 

is considered below.  

 The Tilted Balance 

7.4 It is considered that there would be no adverse impacts associated with 

the approval of the PiP application that would significantly and 

demonstrably outweigh the benefits. In terms of the benefits, the proposed 

development would result in the provision of up to three new dwellings that 

would contribute towards the substantial deficit in the Council’s five-year 

housing land supply, which is a significant benefit that should be given 

substantial positive weight.   

7.5 The NPPF recognises that “Small and medium sized sites can make an 

important contribution to meeting the housing requirement of an area, are 

essential for Small and Medium Enterprise housebuilders to deliver new 

homes, and are often built-out relatively quickly.” (paragraph 73). The 

proposal is deliverable within a short timeframe which will ensure it 

contributes to the substantial shortfall in the Council’s housing land supply. 

7.6 The development would also produce short term benefits to the 

construction industry and the development would also generate ongoing 

revenue for the Council from Council Tax etc.. There will also be further 

modest benefits that would result from the additional support to the vitality 
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of the local community from the future occupiers of the development. 

These benefits should also be given moderate weight in favour of the 

proposed development. The development would also deliver ecological 

benefits associated with the requirement to deliver 10% Biodiversity Net 

Gain that will be considered during the technical details stage.   

7.7 In terms of the harms, it is recognised the proposed development does not 

strictly align with the Spatial Strategy of the WCS due to the location of the 

site, however only limited weight should be attributed to this factor within 

the overall planning balance because Core Policies 1, 2 and 13 are now 

out of date and are not working effectively, as concluded by the Planning 

Inspectorate. It is also important to recognise that the site is within a 

settlement which is identified as being suitable for small scale growth by 

the Local Plan, and it has good access to local facilities and is an 

accessible location benefiting from a good bus service to wider services 

and facilities in surrounding higher tier settlements. The site is well 

contained and it will be demonstrated during the technical details stage 

that the development would not result in any site specific harms, or to the 

wider environment that cannot be adequately mitigated. 

7.8 The proposed development would contribute towards the Government’s 

aim of significantly boosting the supply of homes in a sustainable location 

and it is contended that when considering the overall tilted balance, which 

includes regard to the key policies for directing development to sustainable 

locations, making effective use of land, and securing well-designed places,  

there would be no adverse impacts that stem from the development that 

would significantly and demonstrably outweigh the benefits, when 

assessed against the policies in this Framework taken as a whole. The 

moderate to substantial benefits that weight in favor of the proposed 

development clearly outweigh the limited harm associated with the lack of 

a plan-led approach.  

7.9 The contribution made by the approval of minor developments and single 

dwellings throughout the Wiltshire Council area towards addressing 

housing need should not be underestimated and now has greater 
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importance considering the Council’s substantial housing land supply 

deficit and the Government’s objective to radically boost the supply of 

housing, as identified by the Council within the aforementioned Briefing 

Note  

7.10 The proposed development would contribute towards the Government’s 

aim of significantly boosting the supply of homes in a sustainable location 

and it is considered that when considering the overall tilted balance, there 

would be no adverse impacts that stem from the development that would 

significantly and demonstrably outweigh the benefits, when assessed 

against the policies in this Framework taken as a whole. 

 The Neighbourhood Planning Process 

7.11 The NPPF advises, at Paragraph 14, that “In situations where the 

presumption (at paragraph 11d) applies to applications involving the 

provision of housing, the adverse impact of allowing development that 

conflicts with the neighbourhood plan is likely to significantly and 

demonstrably outweigh the benefits, provided the following apply:  

 a) the neighbourhood plan became part of the development plan five years 

or less before the date on which the decision is made; and  

 b) the neighbourhood plan contains policies and allocations to meet its 

identified housing requirement (see paragraphs 69-70).” 

7.12 The SNP contains allocations to meet the identified need within the WCS, 

as explained within section 4 above, and was adopted in March 2019. As 

such, due to the age of the SNP and out of date nature of the WCS, the 

strategic plan which underpins the SNP, the development currently 

proposed within this PiP application does not conflict with Paragraph 14 of 

the NPPF.  

7.13 The NPPF advises at Paragraph 69 that “Strategic policy-making 

authorities should establish a housing requirement figure for their whole 

area, which shows the extent to which their identified housing need (and 
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any needs that cannot be met within neighbouring areas) can be met over 

the plan period. The requirement may be higher than the identified housing 

need if, for example, it includes provision for neighbouring areas, or 

reflects growth ambitions linked to economic development or infrastructure 

investment. Within this overall requirement, strategic policies should also 

set out a housing requirement for designated neighbourhood areas which 

reflects the overall strategy for the pattern and scale of development and 

any relevant allocations”.  

7.14 The current level of housing need is identified within the Wiltshire Local 

Housing Needs Assessment by Opinion Research Services which is a key 

piece of evidence which underpinned the WLP. The evidence base round 

housing need was however found to be unsound. The associated WLP 

Rural Housing Requirements 2023 (September 2023) set out the 

requirement for rural communities and neighbourhood plan areas. It stated 

that at 2022 there was a residual of 30 dwellings for Sherston.  

7.15 It is recognised that work is underway to review the SNP and the Parish 

Council and associated Neighbourhood Plan Working Group is exploring 

options to deliver the figure identified by Wiltshire Council, and due to 

recent events are now considering allocating a higher number of dwellings. 

The applicant has previously engaged with the Parish Council and has 

sought to promote the application site through the plan making process, 

however, unfortunately it has not been accepted or included as part of the 

neighbourhood plan review to date.   

7.16 The current PiP application therefore seeks to establish the principle of the 

proposed development on the application site on its own merits, however 

it is considered that the proposal will not impact the plan making process. 

It must be stressed that there has been an 84% uplift in housing need 

within Wiltshire since the draft WLP was published and it is the Council’s 

own strategy to approve speculative applications which have no site 

specific harms in order to contribute towards the current substantial 

shortfall in housing land supply.  
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7.17 In addition to the above, the NPPF advises that “in the context of the 

Framework – and in particular the presumption in favour of sustainable 

development – arguments that an application is premature are unlikely to 

justify a refusal of planning permission other than in the limited 

circumstances”. The review of the SNP is not at an advanced stage and 

the current PiP proposal is for a minor development therefore its approval 

will not undermine the plan-making process. The application should be 

assessed against the current NPPF and Local Plan as it exists, however 

the applicant’s desire to further engage with the Neighbourhood Plan 

Working Group remains.  

  Wiltshire Council ‘Tilted Balance’ Example 

7.18 Whilst it is recognised that all cases should be considered on their own 

merits there are a number of very recent decisions on applications where 

the Council’s current housing land supply shortfall has been considered 

and the tilted balance applied. Permission in Principle, reference 

PL/2024/08878, for a single dwelling on land at No 1, Lamberts Marsh, 

Southwick, was granted following an earlier refusal due to the location of 

the site outside the defined Limits of Development for the Large Village. 

The Case Officer noted that “in the absence of adverse impacts that would 

significantly and demonstrably outweigh the benefits, when assessed 

against the NPPF as a whole, officers in acting reasonably and mindful of 

the difficulties a refusal of this PIP would present, the application is 

recommended for approval”.  

7.19 A more recent example is Permission in Permission, reference 

PL/2025/00407, for a single dwelling on Land at School Lane, Lea, 

Malmesbury, SN16 9PQ granted on the 10 April 2025, which was again 

granted following an earlier refusal. The Case Officer noted that 

considering the reduced weight that must be given to the harm arising from 

the technical breach in planning policy, “it is not considered in this case 

that the adverse impacts of permitting the development proposed would 

significantly and demonstrably outweigh the benefits. Following the 

process required in the tilted balance, therefore, it is recommended that 
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the principle of development of a single dwelling at this site should not be 

resisted.”. It is considered that the same conclusion should be reached for 

the development the subject of this current application.    

7.20 There are also many recent decisions by the Planning Inspectorate which 

are material to the consideration of this current application. One recent 

appeal example is against the decision of the Council to refuse PiP for 2 

No. Dwellings on Land at West Street, Great Somerford, Chippenham, 

Wiltshire, SN15 5EH (appeal ref APP/Y3940/W/24/3345527). The site is 

located outside, but adjoining, the defined Limits of Development for the 

Large village of Great Somerford.  

7.21 The appeal was however allowed on the 19th November 2024 (a copy of 

the Decision Notice can be seen in Appendix G). The Inspector stated 

there would be conflict with Core Policies 1 and 2 of the WCS because the 

site lies outside the defined settlement boundary and therefore in the 

countryside for planning purposes. However, the development of rural 

homes in an accessible location which would help to support rural 

communities, services and facilities is a positive aspect of the scheme that 

weighs in its favour. The tilted balance was applied and the following 

conclusions reached: 

 “When assessed against the policies in the Framework as a whole, the 
adverse impact does not significantly and demonstrably outweigh the 
benefits of two additional homes on a windfall site. Consequently, the 
presumption in favour of sustainable development indicates that 
permission should be granted.” (paragraph 31).  

7.22 These examples demonstrate that any conflict with the Spatial Strategy of 

the Local Plan is given limited weight within the overall planning/tilted 

balance, which certainly does not demonstrably outweigh the benefits of 

housing delivery, especially when considering the current national 

planning policy position which seeks to boost the supply of housing and 

the local shortfall in housing delivery to meet the minimum need. These 

examples and the precedent set weight heavily in favour of granting PiP 

for the current application.   



 

LPC.5976 Planning Statement                                              33 
Land at Praters Farm, Sherston 
June 2026 
 

8.0 CONCLUSION    

8.1 The application seeks Permission in Principle (PiP) for the construction of 

up to three detached dwellings on land at Praters Farm, Easton Town, 

Sherston, Malmesbury, Wiltshire, SN16 0PS. The application is the re-

submission of a previously refused PiP application, however the site area 

has been reduced, the proposed number of dwellings reduced, and 

detailed heritage and landscape assessments carried out to demonstrate 

the proposed location, land use and amount of development is 

acceptable in principle. The current proposal is materially different to the 

original scheme and this application is supported by further evidence and 

technical assessments to address the previous concerns of the Council.   

8.2 The site lies adjacent to the defined Limits of Development for Sherston 

which is a settlement identified as being suitable for small scale 

developments by the Spatial Strategy of the Local Plan. The site is also 

accessible on foot to public transport services which connect the site to 

higher tier settlements with a greater range of facilities. The proposal would 

result in the provision of up to three dwellings tailored towards meeting 

local need and would respect the layout, height and appearance of 

neighbouring houses along Easton Town Road. The site can be developed 

without unacceptable harm to landscape character, visual amenity, the 

historic environment or highway safety.   

8.3   Section 38(6) of the Planning and Compulsory Purchase Act 2004 states 

that applications for planning permission must be determined in 

accordance with the development plan, unless material considerations 

indicate otherwise. The proposal benefits from the presumption of 

sustainable development (Paragraph 11.d.ii of the NPPF), due to the 

Council’s current 2.42 years housing land supply position, and therefore 

permission should be granted unless 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. 
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8.4 The proposed development would deliver both social and economic 

benefits and there would be no planning harms, apart from the speculative 

nature of the application thus not aligning with the plan-led approach as 

outlined within the Wiltshire Core Strategy. However, due to the age of the 

Local Plan and the Council’s substantial housing land supply shortfall the 

weight to be given to the harm is limited. It is considered that significant 

weight should be placed on the benefits of the proposed development and 

therefore any adverse impacts of granting permission would clearly not 

significantly and demonstrably outweigh the benefits. 

8.5 In light of the above, having considered the individual planning merits of 

the proposal, it is considered that the material considerations indicate that 

permission should be granted. It is therefore respectfully requested that 

PiP be granted. 

 


