2026/03416 Permission in Principle
Site: Land to the North East of Rodbourne Road, Corston, Malmesbury, SN16 0HB
Proposal: Permission in Principle for residential development of a minimum of 7 dwellings and a maximum of 9 dwellings.
________________________________________________________________________

Recommendations:

	X
	Comment

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

	
	Support subject to conditions (as set out below)

	
	Object (for reasons set out below)

	
	No objections 




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

Site Description:  
The PIP application site is a rectangular agricultural field roughly 100 m x 100 m with the housing site about half the field to the south about 0.5 ha with the other half of the field proposed as Biodiversity Land. 

The field site is located on the opposite side of Rodbourne Raod and to the north west of Fir Farmhouse and farm buildings. It is understood the land historically formed part of the Fir Farm holding. 

The field has a street frontage to the south east onto Rodbourne Road and the low hedgerow bank with some stone set into the bank. 

To the south east boundary is a layby and at the rear of Rodbourne Road cul de sac of public housing estate of Cornish style red tile roof semi-detached dwellings set back from the lane behind grass swathes and built probably in the 1950’s.

The south east boundary onto Rodbourne Road estate is an established trees that was a drove track on 1880 OS mapping leading into the fields to the north and east. The other boundaries are established hedgerows
 
Heritage Assets: 
Fir Farmhouse boundary wall and railings Rodbourne Road Corston grade II 
All Saints Church Rodbourne Road grade II *

Relevant planning History:
N/A

The Proposal: Permission in Principle (PIP) for the Proposed Erection of  a minimum of 7 dwellings and a maximum of 9 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. 

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 Fir Farmhouse comes from symmetrical architectural appearance, form, layout and architectural expression/detailing and use of local design approaches and materials including dry stone walling to boundaries which have significant aesthetic and architectural interest. 

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 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 could be overridden by this legal duty to protect any heritage assets affected. 

Fir Farmhouse is orientated toward Rodbourne Lane roughly north east opposite a dwelling Old Forge house which retains some walling of the earlier 19th century or early forge building.
All Saints Church a grade II * is 15th century with a low bell turret. is located about 100m further west and around the bend in Rodbourne Road so that while the field is in its wider setting its contribution to this setting is minimal and there are no significant views to or from the Church to the application field.

The existing development to the south east Rodbourne Road public housing estate also has an influence on the development of this site.

The site is an established rectangular field and it is understood has historic connections to Firs Farmhouses holding. The field acts as a important agricultural backdrop to the edge of the village with the Rodbourne Road Estate housing seen as an island of development beyond the village. 

The proposal site could equally be seen as an infill extension to the village with the established Rodbourne housing estate to the south east forming a new village edge. 

However, the current field gap does form part of the established semi-rural setting of the village edge and provides views toward and across the site to Firs Farmhouse that has a significant status and relationship with the field. 

On this basis the development of the site for housing albeit with the north half proposed as a natural habitat would change the existing setting of Firs Farmhouse and introduce a level of less than substantial harm to this established setting.

In my opinion, the setting impact on Firs Farmhouse is toward the low end of attributable harm and the level of harm would be better assessed with a detailed design scheme that could be developed to assist in mitigating some of the perceived harm to setting through design and layout. 

Any application for a proposal of a minimum of seven and maximum of 9 dwellings on this land requires detailed and specific assessment of the impact on setting of the listed building by the applicants and I consider should be assessed in a fully detailed planning application. 

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 dependent on an assessment of the level of harm could mean the standard assessment for a PIP is overridden by this legal duty to protect the heritage assets affected. 

In my opinion, the setting impact on Firs Farmhouse from the proposed 7 – 9 dwelling on the field to the north east is toward the low end of attributable harm and the level of harm would be better assessed with a detailed design scheme that could be developed to assist in mitigating some of the perceived harm to setting through design and layout. 

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

