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Executive summary

The purpose of this site assessment is to consider the identified sites within Sherston Parish to
determine whether they would be potentially appropriate for allocation of housing land in the
Sherston Neighbourhood Development Plan. The sites have been assessed in terms of their
conformity with national and local planning policies.

This report will help to guide the decision-making process in terms of selecting the sites that
best meet the housing requirements of the Parish and objectives of the Neighbourhood
Development Plan.

A total of 10 sites were assessed to consider whether they would be suitable for allocation, to
meet the indicative residual housing need of 30 dwellings. The sites were identified through the
Parish Council's Call for Sites exercise, as well those identified through Wiltshire SHELAA.

The site assessment has found that six sites are potentially suitable and available but have
constraints — some significant — which would need to be overcome. If these constraints are not
able to be resolved or mitigated the affected sites may not be appropriate for allocation.

The remaining four sites are considered to be not suitable for residential development and
therefore not appropriate for allocation in the Neighbourhood Plan.

This assessment is the first step in the consideration of site allocations for the Sherston
Neighbourhood Plan. From the shortlist of suitable sites identified in this report, the Parish
Council should engage with Wiltshire Council and the community to select sites in the
Neighbourhood Plan which best meet the objectives of the Neighbourhood Plan and the
housing need for the Neighbourhood Plan area.



1.1.

1.2.

1.3.

1.4

1.5.

1.6.

Introduction

Background

Master Land and Planning Limited have been instructed to complete a detailed and objective
site assessment for the Sherston Neighbourhood Development Plan Review on behalf of
Sherston Parish Council.

The purpose of this Site Assessment Report is to produce a clear assessment as to whether
the sites that have been identified as potential locations for development are appropriate for
allocation in the Neighbourhood Plan. The report will form part of the evidence base for the
Neighbourhood Plan and will identify a shortlist of potentially suitable sites which will assist
in the final selection of site allocations to meet the housing requirement of the Parish.

Locality' recommend that the site selection process should be carried out in an open and
transparent way, including consultation with the community. Evidence will be necessary to
support and justify the selected sites and the reasons why some sites have been selected over
others.

The Sherston Neighbourhood Plan is being prepared in the context of the emerging Wiltshire
Local Plan (LP), which will cover the period 2020 to 2038. The LP will set out the overarching
strategy for the Wiltshire area, setting out where development will take place and how the area
will change and grow across the plan period. The LP will provide a clear overall strategic
direction for development whilst finer detail in the Sherston neighbourhood area can be
determined through the neighbourhood planning process where appropriate. The preparation
of the LP began in 2017 and is scheduled to be adopted in Q3 2025%.

Wiltshire Council submitted their plan to the Secretary of State for examination on 28™
November 2024. The Submission version plan identifies an indicative housing requirement of
87 dwellings to be provided at the large village of Sherston between 2020 and 2038. Since the
start of the plan period, and as of 1t April 2022, there have been 57 completions/
commitments, leaving a residual net housing requirement of 30. This draft requirement may
change as the LP progresses through Examination. Neighbourhood Plans can add value to
the Local Plan policies for the Neighbourhood Plan area by including policies and proposals
to address local place-based issues. By allocating land for housing in the Neighbourhood Plan,
communities are able to shape development in their area, as well as communicate their
expectations and aspirations for where housing and other development should go, what it
should look like, and what infrastructure would be needed to support it.

Figure 1.1 below provides a map of the designated Sherston Neighbourhood Plan area.

Figure 1.7 Sherston Parish Boundary

T https://neighbourhoodplanning.org/toolkits-and-guidance/assess-allocate-sites-development
2 As set out in the Local Development Scheme March 2024 - hitps://www.wiltshire.gov.uk/planning-policy-Ids




1.7.

1.8.

Planning Policy Context
National Planning Policy Framework (2024)

National policy is contained within the National Planning Policy Framework (NPPF) (Dec
2024%) with more detailed guidance set out in the Planning Practice Guidance* (PPG). The
NPPF sets out the overarching framework for sustainable development and is the basis for
the detailed policies found within local and neighbourhood level plans.

Paragraph 30 confirms neighbourhood plans can shape, direct and help to deliver sustainable
development, by influencing local planning decisions as part of the statutory development
plan. Neighbourhood plans should not promote less development than set out in the strategic
policies for the area or undermine those strategic policies.

3 Available at https://www.gov.uk/government/publications/national-planning-policy-framework-2
4 Available at https://www.gov.uk/government/collections/planning-practice-guidance




1.9.

1.10.

1.74.

Paragraph 38 states neighbourhood plans must meet certain ‘basic conditions’and other legal
requirements® before they can come into force.

Paragraph 69 requires local planning authorities to establish a housing requirement for their
area. 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.

Paragraph 70 sets out that where it is not possible to provide a requirement figure for a
neighbourhood area, the local planning authority should provide an indicative figure, if
requested to do so by the neighbourhood planning body. This figure should take into account
factors such as the latest evidence of local housing need, the population of the neighbourhood
area and the most recently available planning strategy of the local planning authority.

Paragraph 74 states that neighbourhood planning groups should also give particular
consideration to the opportunities for allocating small and medium-sized sites (of a size
consistent with paragraph 69(a) suitable for housing in their area.

Paragraph 82 sets out that, in rural areas, planning policies and decisions should be
responsive to local circumstances and support housing developments that reflect local needs.

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

Paragraph 84 confirms that planning policies and decisions should avoid the development of
isolated homes in the countryside unless one or more of the stated circumstances apply.

Paragraph 89 sets out that planning policies and decisions should recognise that sites to meet
local business and community needs in rural areas may have to be found adjacent to or
beyond existing settlements, and in locations that are not well served by public transport. In
these circumstances it will be important to ensure that development is sensitive to its
surroundings, does not have an unacceptable impact on local roads and exploits any
opportunities to make a location more sustainable (for example by improving the scope for
access on foot, by cycling or by public transport). The use of previously developed land, and
sites that are physically well-related to existing settlements, should be encouraged where
suitable opportunities exist.

Paragraph 96 expects that planning policies and decisions should aim to achieve healthy,
inclusive and safe places which: promote social interaction; are safe and accessible; and
enable and support healthy lifestyles and reduce health inequalities.

Paragraph 188 states that plans should allocate land with the least environmental or amenity
value, where consistent with other policies in the NPPF. Footnote 65 confirms that where
significant development of agricultural land is demonstrated to be necessary, areas of poorer
quality land should be preferred to those of a higher quality. The availability of agricultural land

5 As set out in paragraph 8 of Schedule 4B to the Town and Country Planning Act 1990 (as amended)



1.19.

1.20.

1.21.

1.22.

1.23.

1.24.

used for food production should be considered, alongside the other policies in this Framework,
when deciding what sites are most appropriate for development.

The Protected Landscapes Duty

Section 245 (Protected Landscapes) of the Levelling-up and Regeneration Act 2023 (LURA)
sets out that within National Parks, National Landscapes and other Protected Landscapes,
relevant authorities have a duty to ‘seek to further’ the statutory purposes of the Protected
Landscapes. The duty is intended to facilitate better outcomes for England’'s Protected
Landscapes, which are in line with their statutory purposes and must be applied in the
preparation of Development Plans as well as other plans and spatial strategies which affect
these areas such as Neighbourhood Plans. Further Guidance has been published by DEFRA®

The Development Plan

The Sherston Neighbourhood Plan is being prepared in the context of the following documents
which make up the Development Plan for Wiltshire:

e Wiltshire Core Strategy (adopted January 2015)
e Wiltshire Housing Site Allocations Plan (adopted February 2020)
e North Wiltshire Local Plan 2011 — Saved Policies

Core Policy 1 of the Wiltshire Core Strategy sets out a settlement hierarchy for Wiltshire and
identifies four tiers of settlement, these being principal settlements, market towns, local
service centres and Large and Small villages.

Sherston sits within the Malmesbury Community Area and is defined by Core Policy 13
‘Malmsbury Community Area Strategy’ as a Large Village, where development will be limited
to that needed to help meet the housing needs of settlements and to improve employment
opportunities, services, and facilities. Within Core Policy 1, Large Villages are defined as:
"Settlernents with a limited range of employment, services and facilities” It is indicated that,
for large villages, “development will predominantly take the form of small housing and
employment sites within the settlement boundaries.”

Core Policy 2 ‘Delivery Strategy’ identifies Sherston within the North and West Wiltshire
Housing Market Area (HMA) where there is a minimum housing requirement for 24,740
dwellings in the period 2006 to 2026. The minimum housing requirement for Wiltshire is
42,000 dwellings with the majority envisaged to take place on Greenfield land. The policy
continues to establish that development will not be permitted outside settlement boundaries
unless justified as an exception, stating:

Other than in circumstances as permitted by other policies within this plan, identified in
paragraph 4.25, development will not be permitted outside the limits of development, as
defi ned on the policies map. The limits of development may only be altered through the

6 https://www.gov.uk/government/publications/the-protected-landscapes-duty/quidance-for-relevant-

authorities-on-seeking-to-further-the-purposes-of-protected-landscapes#the-protected-landscapes-duty

7



1.25.

1.26.

1.27.

1.28.

identification of sites for development through subsequent Site Allocations
Development Plan Documents and neighbourhood plans.

4.25 The Core Strategy also includes exception policies’ which seek to respond to local
clircumstance and national policy. In doing so these represent additional sources of
supply to those detailed at paragraphs 4.22 and 4.24. These policies are listed overleaft:

- Additional employment land (Core Policy 34)

- Military establishments (Core Policy 37)

- Development related to tourism (Core Policies 39 and 40)

- Rural exception sites (Core Policy 44)

- Specialist accommodation provision (Core Policies 46 and 47)

- Supporting rural life (Core Policy 48)

The settlement boundary for Sherston defined under Core Policy 2 was last updated in
February 2020 by the Wiltshire Housing Site Allocations Plan

In order to direct development at a strategic level to the most suitable, sustainable locations
and at appropriate times, the area strategies contain an indicative housing requirement for
each Community Area. Core Policy 13 states that approximately 510 homes will be provided
in the rest of the Community Area. The latest available monitoring by Wiltshire Council in the
Housing Land Supply Statement (base date April 2022) at Appendix 6’ identifies 492
completions in the Malmesbury Community Area Remainder in the period 2006 to 2022 and
199 developable commitments, resulting in an indicative remaining requirement for -181
dwellings to 2026.

Core Policy 34 ‘Additional Employment Land’ supports development outside of the Principal
Settlements, Market Towns and Local Service Centres that:

L. are adjacent to these settlerments and seek to retain or expand businesses currently
located within or adjacent to the settlernents

il. support sustainable farming and food production through allowing development
required to adapt to modern agricultural practices and diversification

ii. are for new and existing rural based businesses within or adjacent to Large and Small
Villages.

Iv. are considered essential to the wider strategic interest of the economic development
of Wiltshire, as deterrmined by the council will be supported where they:

V. meet sustainable development objectives as set out in the polices of this Core
Strategy

Vi. are consistent in scale with their location, do not adversely affect nearby buildings
and the surrounding area or detract from residential amenity

vil. are supported by evidence that they are required to benefit the local economic and
socilal needs

vili. would not undermine the delivery of strategic employment allocations

Ix. are supported by adequate infrastructure.

Core Policy 43 ‘Providing Affordable Homes' sets out when affordable housing provision will
be required as part of new development, taking into account evidence of local need and the

7 https://www.wiltshire.gov.uk/media/11329/Wiltshire-Housing-Land-Supply-Statement-
2022/pdf/Housing_Land_Supply_Statement_2022.pdf?m=638211383666230000
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1.30.

1.317.

1.32.

1.33.

viability of provision, whereby Sherston is within a 40% affordable housing zone. The policy is
fundamental to tackle disadvantage and inequality through providing everyone with access to
a decent and affordable home, which is an emphasis of CS Strategic Objective 3. Paragraph
6.42 outlines that 'it is anticipated that this strategy will deliver approximately 13,000
affordable homes within the plan period” equating to around 650 annually.

Core Policy 45 'Meeting Wiltshire's Housing Needs' requires the type, mix and size of both
market and affordable housing to be designed to address local housing needs to create mixed
and balanced communities. The policy requires the community within which the site is located
to be used as the basis for the assessment, as defined by the Wiltshire Strategic Housing
Market Assessment published March 2017 (SHMA)®. The SHMA at Table 9.5 identifies the
greatest needs for new market and affordable accommodation in Wiltshire is for 2- and 3-
bedroom properties.

Emerging Development Plan

While Neighbourhood Plans are not tested against the policies in an emerging local plan,
Locality advise® that the reasoning and evidence informing the local plan process is a relevant
consideration of the basic conditions against which a Neighbourhood Plan is tested.

The planning context within Wiltshire is evolving as Wiltshire Council are currently preparing
the Wiltshire Local Plan (LP) review which will cover the period up to 2038. The LP will set out
the overarching strategy for the Wiltshire area, setting out where development will take place
and how the area will change and grow across the plan period.

Wiltshire Council have submitted the draft Wiltshire Local Plan review to the Secretary of State
for independent examination on 28" November 2024, following the Regulation 19 Pre-
Submission Draft Plan consultation which took place 27" September to 22" November 2023.
The Local Development Scheme (published March 2024)'° expects the LP to be adopted by
Q4 2025. The evidence base prepared by WC as part of the LP review has been considered in
the site assessment process and any new material should be taken into account when it
becomes available.

The following proposed policies and documents within the Submission Version Local Plan are
of relevance:

e Policy 1 confirms Large Villages are defined as settlements with a limited range of
employment, services and facilities. Development at Large Villages will be limited to
that needed to help meet the housing needs of settlements and to improve
employment opportunities, services and facilities.

e Figure 3.1 defines Sherston within the Chippenham Housing Market Area (HMA).
e Policy 2 seeks to deliver development in Wiltshire between 2020 and 2038 in the most

sustainable manner by making provision for approximately 36,740 homes. New
housing development will be delivered in a way that prioritises the release of

9 Neighbourhood Planning PPG Paragraph: 009 Reference ID: 41-009-20190509
10 https://www.wiltshire.gov.uk/article/1086/L ocal-Development-Scheme




employment land, and the re-use of previously developed land to deliver regeneration
opportunities is supported to limit the need for development on Greenfield sites.

Policy 2 continues to state that development will be supported that helps sustain the
vitality of these communities where it is consistent with the scale, form and role of the
settlement and does not detract from its character or appearance. Neighbourhood
plans will provide a main means to help carry out this role. Housing, employment and
services and facilities are supported within defined Settlement Boundaries. Sites for
housing adjoining settlement boundaries will only be acceptable where identified by
neighbourhood plans, subsequent Site Allocations Plan or as rural housing exception
site or first home exception site. A scale of housing growth is set for each Local Service
Centre and Large Village, with Tables 4.1, 4.2 and 4.3 of the Area Strategies, that forms
the housing requirement for a neighbourhood area designation in whole or part.

Paragraphs 3.46 and 3.47 encourage communities to develop their own local vision
for their area and prepare neighbourhood plans. This includes planning positively to
meet local housing needs for their communities and by allocating sites for new homes
within them.

Paragraphs 3.48 to 3.51 summarise the definition of housing requirements for
designated neighbourhood areas. In the rural area, Policies support the important role
played by Local Service Centres and Large Villages because of the services and
facilities, and employment opportunities they provide to their community and
surrounding rural area. Requirements are therefore framed to also support these roles
by associating requirements to these rural settlements. A rural neighbourhood plan
area designation corresponds to the scale of growth proposed at all and any Large
Villages or Local Service Centres within a designation area. A neighbourhood plan's
general conformity with the Plan strategy therefore carries forward these settlements
as the appropriate focus for growth. In some instances, neighbourhood designated
areas include both a Market Town and Large Village, in these circumstances a
requirement for the whole plan area, with clarity on the requirement for each individual
settlement is provided.

Paragraphs 4.108 to 4.113 define the neighbourhood area designation housing
requirements for the Chippenham Rural Area.

Paragraph 4.111 states “/n general conformity with the Plan, neighbourhood planning
groups would be expected to look to accommoaate new homes to meet housing
requirements in full by identifying opportunities in their plans, where necessary, at
Large Villages themselves, where new homes could meet both local needs and
support the strategic role for such settlements set by the Plan.”

Table 4.4 defines the scales of housing growth between 2020 and 2038.
Neighbourhood planning groups, to calculate how many new homes they will need to
plan for, must deduct those homes built already and those in the pipeline with either
planning permission or estimated to build on sites already allocated in the
development plan. Housing growth of 87 dwellings is envisaged at Sherston, with a
residual of 30 dwellings taking into account completions and commitments to 15t April
2022. An updated figure with a base date of April 2023 can be requested from Wiltshire

10
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Council. The extract from the Rural Housing Requirements Topic Papers for Sherston
is enclosed at Appendix 1.

e Policy 64 states that proposals for employment development (within use classes B2,
B8 or E(g)(i-iii)) will be supported on unallocated sites within or adjacent to Principal
Settlements, Market Towns, Local Service Centres and Large and Small Villages where
they are appropriate to the role and function of the settlement. Employment
development proposals elsewhere will be supported that: i. are for farming; or ii.
diversify and support an existing rural based business; or iii. are considered essential
to the wider strategic interest of the economic development of Wiltshire, as
determined by the council.

e Policy 76 seeks affordable housing provision of at least 40% (net) on sites of ten or
more dwellings or 0.5ha or more (lower threshold applies) in areas that are not
designated as rural areas.

e The Rural Settlement Housing Requirements Topic Paper explains the process of
distributing the rural housing requirements to the Local Service Centres and Large
Villages. The document extract for Sherston is enclosed at Appendix A.

It is noted that the above draft policies are subject to change as the LP examination
progresses. The site selection process should have regard to the latest requirement figure;
whether established in strategic policies of the LP (NPPF paragraph 69) or an indicative figure
provided by the local planning authority (NPPF paragraph 70).

11



2.1.

2.2.

2.3.

2.4.

Methodology

The approach to the site assessment is based on the Government's Planning Practice
Guidance on Housing and Economic Land Availability Assessment' and Neighbourhood
Planning'?, as well as Locality's Neighbourhood Planning Site Assessment Toolkit'® (dated
06.10.2021). These all encompass an approach to assessing whether a site is appropriate for
allocation in a Neighbourhood Plan based on whether it is suitable, available, and achievable.
The methodology for identifying sites and carrying out the site appraisal is presented below.

Step 1: Identification of potential sites

Task 1 involved gathering a suite of potential sites for development within the Sherston
designated Neighbourhood area. The initial list of development site options was identified
through three key sources, these included:

e Sherston Neighbourhood Plan Call for Sites was undertaken over spring and
summer 2024. 8 sites were put forward as part of this process;

e Wiltshire Council Strategic Housing and Economic Land Availability Assessment
(SHELAA) identifies an additional 4 available sites as being included within their
SHELAA references 94, 107, 3206, and 3425. Site 107 was excluded from further
stages as planning permission has been granted and development completed. The
owners of site 3425 ‘Land south of Easton Town’ provided written confirmation to
the Parish Council that the site is no longer available for development, and therefore
the site has been excluded from consideration.

Step 2: Desk-based site assessment

The next task involved preparing the pro-forma to be used in the site assessment. The pro-
forma has been developed using the Locality neighbourhood planning site assessment
toolkit' and knowledge of the local area and current planning matters.

The pro-forma allows a consistent and comprehensive evaluation of each site against an
objective set of criteria, which includes:

e General site information

e Site context

e Environmental constraints

e Physical constraints

e Accessibility

e Landscape and visual constraints

e Heritage constraints

e Planning policy constraints

e Assessment of the site availability and viability

1 https://www.gov.uk/quidance/housing-and-economic-land-availability-assessment

12 https://www.gov.uk/guidance/neighbourhood-planning--2

13 https://neighbourhoodplanning.org/toolkits-and-guidance/assess-allocate-sites-development

14 https://neighbourhoodplanning.org/wp-content/uploads/Appendix-A-Site-assessment-blank-template-including-
Una-tweak-FINAL-110220.docx

12



2.5.

2.6.

2.7.

2.8.

20.

2.10.

A range of sources of information have been used to assist the desk-based assessment,
including:

e Available information on sites from Call for Sites Forms

e  Wiltshire Council SHELAA

e DEFRA Magic Map

e Historic England heritage maps

e Heritage Gateway

e Agricultural Land Classification Maps

e Google Maps

e Definitive Map of the Public Rights of Way

e Environment Agency Flood Maps

e Wiltshire Council Planning History

e Wiltshire Council Core Strategy Mapping Portal

¢ National Map of Planning Data

e Wiltshire Council Landscape Character Assessment (2005)

e Wiltshire Council Local Nature Reserves and County Wildlife Sites Map

e National Habitat Network Maps 2020

e Bat Special Areas of Conservation (SAC) Planning guidance for Wiltshire
(September 2015)

e A Green and Blue Strategy for Wiltshire (February 2022)

e Chippenham Housing Market Area — Individual settlement and housing market
area profile November 2017.

Accessibility has been assessed using actual walking distances to a range of facilities as
identified on the figure 2.1 below. The measurements have been calculated using Google
maps.

In order to provide an objective and consistent comment on the landscape and visual impact
constraints, guidance set out in the Landscape Institute’s ‘Assessing Landscape Value outside
national designations’ technical guidance (February 2021) has been used, along with other
available evidence. At this stage, no sites have been assessed by a qualified landscape
consultant. The Parish Council may wish to seek the opinion of a qualified landscape
consultant to assess the sites at a later stage.

The site assessment proforma is designed to demonstrate that the site is suitable, available,
and economically viable, meaning there is a good chance the site could be delivered. Individual
proformas were developed to assess the suitability of sites for residential, commercial and
community uses.

Step 3: Site Visits

Following the desk-based assessment, all sites were then viewed from public vantage points
by Master Land and Planning Limited to ensure the facts identified in the assessment were
accurate. The site visits also allowed additional aspects to be considered where these relied
on a visual assessment, such as landscape amenity impacts and key views.

Any additional information was fed into the proformas before these were finalised.

13
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211.

212.

2.13.

2.14.

2.15.

Step 4 - RAG Rating

Following the completion of the proformas, all sites were given a ‘Red, Amber, Green’ (RAG)
rating based on their suitability to be considered for allocation in the Sherston Neighbourhood
Plan. This judgement was based on a consideration of all constraints and opportunities
collectively, which determine whether the site is:

e Suitable — sites can be considered suitable if it would provide an appropriate
location for development when considered against relevant constraints and their
potential to be mitigated’®;

e Available — a site is considered available when, on the best information available
(confirmed by the call for sites and information from landowners and legal searches
where appropriate), there is confidence that there are no legal or ownership
impediments to development’® (for example land controlled by a developer or
landowner who has expressed an intention to develop may be considered available),
and

e Achievable — A site is considered achievable for development where there is a
reasonable prospect that the development will be developed on the site at a
particular point in time. This is essentially a judgerment about the economic viability
of a site and the capacity of the developer to complete and let or sell the
development over a certain period””.

Green sites were identified as being ‘suitable, available and achievable’ for either housing,
commercial or community uses. These are sites that are free from constraints, or has
constraints that can be resolved, and therefore is suitable for development. The site is
appropriate for allocation for proposed use in a Neighbourhood Plan.

are those that are ‘potentially suitable, available and achievable’ for either housing,
commercial or community uses. These are sites that have some significant constraints that
would need to be resolved or mitigated.

Red sites are those that are 'not currently suitable, available and achievable’ for either housing,
commercial or community uses. These sites would conflict with existing spatial strategy or
other Local policy or have show-stopping constraints that mean they would not be appropriate
to allocate for the proposed use in the Neighbourhood Plan.

Based on the above, the conclusions of the site assessment report identify a shortlist of sites
that either suitable, available, and achievable, or potentially suitable, available and achievable
for development.

15 Housing and economic land availability assessment PPG Paragraph: 018 Reference ID: 3-018-20190722
16 Housing and economic land availability assessment PPG Paragraph: 019 Reference ID: 3-019-20190722
17 Housing and economic land availability assessment PPG Paragraph: 020 Reference ID: 3-020-20190722

15



2.76.

2.17.

2.18.

2.10.

2.20.

2.21.

Step 5 - Indicative Capacity

All sites were assessed for their potential housing capacity. The adopted Core Strategy does
not contain a specific policy for density, nor does the emerging LP. However emerging policy
98 requires development to make an efficient use of land whilst taking account of the local
context. Paragraph 130 of the NPPF requires that planning policies avoid homes being built at
low densities and ensures that developments make optimal use of the potential of each site.

An approximate calculation of the density of Sherston and the use of a 30 dwelling per hectare
figure have informed a lower and upper range of capacity.

It is recognised that the housing density across the rural parish varies between the character
areas, however for the purposes of this exercise, the average density within the adopted
Sherston Settlement Boundary has been calculated as 17dph. A density range of between 17
and 30dph has therefore been used within the methodology to illustrate the potential capacity.

Itis also recognised that on larger sites, more land needs to be allocated for non-housing uses
such as community facilities, open space, or other supporting infrastructure. Locality'®
therefore recommend that the developable area of the sites should be reduced in accordance
with the proportions set out in table 2.1 below. The amount of non-developable space needed
increases as the site increases as the infrastructure requirements will be greater. Additional
competing statutory land-use requirements such as Biodiversity Net Gain may further reduce
the developable area where this is being delivered on-site.

Where a planning application has been submitted, the maximum capacity has been based on
the number of dwellings put forward and the available evidence.

Table 2.1: Methodology for calculating housing capacity based on site size.

Total site area Ratio of developable area Net housing density
Up to 0.4ha 90% 17-30
0.4ha to 2ha 80% 17-30
2hato 10ha 75% 17-30
Over 10ha 50% 17-30

The calculated capacities are indicative only and are used to guide the process of site
selection where a housing requirement figure must be met. More detailed design work at a
later stage would allow greater consideration of site-specific opportunities and constraints to
inform the most appropriate capacities.

'8 page 34 - 35 of toolkit https://neighbourhoodplanning.org/toolkits-and-guidance/assess-allocate-
sites-development/
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3.1.

3.2.

3.3.

3.4.

3.5.

Site Assessment

Identified Sites

As highlighted in Section 2 above, the site options for the Sherston Neighbourhood Plan have
been identified through the Neighbourhood Plan Call for Sites, and Wiltshire Council SHELAA.

8 sites were submitted through the Call for Sites, and 2 further sites were identified in the
Wiltshire Council SHELAA.

A full list of the identified sites in Sherston is presented below in table 3.1.

Suggested capacity in Table 3.1 relates to that defined within the CfS forms or as stated in the
SHELAA. The CfS form takes precedence.

Table 3.7: Identified sites within Sherston designated neighbourhood area.

Site Site Name Source Suggested Residential
Reference Capacity (Dwellings)
GfS SHELAA
Site 1 Land east of Tetbury Road v unknown
Site 2 Paddock on Tetbury Road, v unknown
north of Fourways
Site 3 Land north of Easton Town v unknown
Site 4 Land to rear of 6 Easton v unknown
Town
Site 5 Land at Sandpits Lane v 25
Site 6 Land at Knockdown Road v unknown
Site 7 Land north of Sopworth Lane v unknown
Site 8 Land at Thompsons Hill v unknown
Site 9 Land at Hillberry Lodge v 16
Site 10 Land rear of 34 Easton Town v 16

Overall, a total of 10 site options were taken forward for detailed site assessment in this
report, and the three sites allocated in the made NDP were reviewed. These are shown in

figure 3.1.
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4.1.

4.2.

4.3.

Summary of site appraisals

10 sites in total were taken through the detailed site assessment to consider their suitability,
availability, and achievability for housing allocation in the Sherston Neighbourhood Plan.

Table 4.1 below set out the summary of the site assessments and shows the RAG rating which
has been identified for each site. These summaries should be read in conjunction with the full
detailed assessment set out in Appendix 2 of this report.

These RAG assessments are also shown spatially on figure 4.1.
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Table 4.1 Summary of site assessments — Residential sites

of Fourways

Site Site Name Indicative | RAG rating
Ref Capacity
Site 1 Land eastof | 35-61
Tetbury Road
Site 2 Paddock on 10-18
Tetbury
Road, north

Justification

This large greenfield site is separated from the settlement boundary by Tetbury Road. However, the site is adjacent
to existing residential development to the north and west, and commercial development to the south. The site is in
reasonable walking distance to the local centre, school and recreation options, with good pedestrian connectivity
via footways. There is good connectivity to the public transport options in the Parish with bus stops along Easton
Town.

Access to the site could be achieved from the B4040. The road here is subject to a 40mph speed limit.

The site does not contain ecological designations or priority habitat. The site contains boundary vegetation and
hedgerows, which contribute to the green infrastructure network of the parish. The site contains best and most
versatile agricultural land (Grade 1) to the south.

The site forms part of the open agricultural landscape to the northeast of the main settlement which contributes to
the rural setting of the village within the Cotswolds NL and is prominent when approaching the village from the
northeast. However, the site is bound by existing residential development to the north and west and by commercial
development to the south, which all provide some sense of enclosure and reduce the landscape sensitivity of the
site. Part of the boundary is defined by a dry-stone wall which is a distinctive and special quality of the NL. The site
has a high degree of openness when viewed from the eastern approach due to low boundary vegetation, and this
allows long distance views across the wider agricultural land across to Pinkney. Views into the site from the B4040
are interrupted by the existing residential development to the north on higher ground.

The site is within 100m of Grade Il Listed buildings, mitigation may be possible through a sensitively designed
scheme informed by understanding of the significance of the assets and their setting, although this is unlikely to
preclude development of the site.

Development of the site in full would be far in excess of the indicative housing requirement and would significantly
change the character of this part of the village. Only development of a smaller part of the site would be considered
acceptable.

The site was submitted as part of the call for sites and is available for development immediately.

This greenfield site is adjacent to the settlement boundary of Sherston, which borders the south and south-
western boundaries. The site is in reasonable walking distance to the local centre, school and recreation options.
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Site 3

Land north of
Easton Town

12-21

Pedestrian connectivity could be achieved onto Tetbury Road, the nearest footway is less than 50m from the site.
There is good connectivity to the public transport options in the Parish with bus stops along Easton Town.

Access to the site would be taken from Tetbury Road. This is a relatively narrow road although it is recognised that
there is existing residential use to the north.

The site does not contain ecological designations or priority habitat. The site contains boundary vegetation and
hedgerows, which contribute to the green infrastructure network of the parish.

The site has a strong landscape framework which limits the landscape and visual sensitivity. The southern section
of the site is enclosed by residential development to the east and south. However, a well-used public footpath runs
across the northern section of the site which increases the intervisibility of this greenfield site. The western
boundary is defined by a dry-stone wall which is a distinctive and special quality of the NL.

Development extending to the very north of the site may be uncharacteristic of the prevailing built form along
Easton Town which has a strong building line and frontage onto the main road.

The site was submitted as part of the call for sites and is available for development immediately.

This greenfield site is adjacent to the settlement boundary of Sherston, which borders the southern boundary. The
site is in reasonable walking distance to the local centre, school and recreation options. However, pedestrian
connectivity is only possible via the narrow public right of way onto Huntersfield. Pedestrian connectivity onto the
Highway (Tetbury Road) would require crossing third party land on site 2. There is good connectivity to the public
transport options in the Parish with bus stops along Easton Town.

There is no existing vehicle access onto this site directly from a highway. Current agricultural access is via a right
of access across third party land to the east. No viable proposal or agreement between landowners has been
presented.

The site does not contain ecological designations or priority habitat. The site contains boundary vegetation and
hedgerows, which contribute to the green infrastructure network of the parish.

The site has a good landscape framework to the north and east which limits the landscape and visual sensitivity,
and it is well enclosed by residential development to the south. The northern boundary is relatively open however
the site is well defined from the wider agricultural land. A well-used public footpath runs across the length of the
site which increases the intervisibility. The eastern and southern boundaries are defined by a dry-stone wall which
is a distinctive and special quality of the NL.

Backland development in these fields is uncharacteristic of this part of the village which has a relatively strong
building line of dwellings and gardens accessed from Easton Town.
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The site was submitted as part of the call for sites and is available for development immediately. However, given the
access issues, this site could only come forward in conjunction with Site 2 to the east, as has been identified in the
Call for Sites form.

Site 4

Land to rear
of 6 Easton
Town

This greenfield site is adjacent to the settlement boundary of Sherston on three sides to the east, south and
western boundaries. The site is in reasonable walking distance to the school and good walking distance to the
local centre, recreation options and public transport options in the Parish with bus stops along Easton Town. There
is good pedestrian connectivity via footways.

Access would be taken from the existing private drive to 6A directly off Easton Town. This is a narrow, single width
drive, which may be unsuitable for intensification and therefore further assessment will be required.

The site does not contain ecological designations or priority habitat. The site contains boundary vegetation and
hedgerows, which contribute to the green infrastructure network of the parish.

This small site is internally open and forms an undeveloped field within the conservation area behind frontage
development along Easton Town. There is no structural boundary to the north of the site however it is well
enclosed to the east and west by vegetation which limit the landscape intervisibility from the settlement. There are
no footpaths within or adjacent to the site.

The site is wholly within the Conservation Area. Mitigation may be possible through a sensitively designed scheme
informed by understanding of the significance of the site within the heritage asset.

The site was submitted as part of the call for sites and is available for development immediately.

Site 5

Land at
Sandpits
Lane

25-69

This greenfield site is adjacent to the settlement boundary of Sherston, which borders the eastern and southern
boundaries. The site is in reasonable walking distance to the local centre and good walking distance to the school,
recreation options, and public transport options within the Parish. There is the possibility for good pedestrian
connectivity if connection is made to the footway on North End Gardens.

Vehicle access would be taken from Knockdown Road, as is demonstrated on the submitted proposed site plan.

The site does not contain ecological designations or priority habitat. The site contains boundary vegetation and
hedgerows, which contribute to the green infrastructure network of the parish.

The site forms part of the open agricultural landscape to the northwest of the main settlement which contributes
to the rural setting of the village within the Cotswolds NL. The site is bound by existing residential development to
the east and south which development may read against. Views into the site from the Sandpits Lane over low
hedgerow however the vegetation along the sites northern boundary interrupt any long-distance views.
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The development of this site in full is significantly in excess of the indicative residual housing requirement and
would be large enough to significantly change the size and character of this part of the settlement. However, it is
recognised the proposal as put forward shows a lower capacity (25) and smaller developable area.

The site was submitted as part of the call for sites and is available for development immediately.

Site 6 Land at 25-45
Knockdown
Road

Site 7 Land north of | 38 — 68

Sopworth
Lane

This greenfield site is remote from the settlement boundary of Sherston. A single residential plot sits to the north
of the site and commercial kennels to the west. The site is in reasonable walking distance to the local centre,
school and public transport options although in good proximity to recreation options being approximately 200m
from the football club grounds and skatepark. However, there is very poor pedestrian connectivity with no footway
along this part of Knockdown Road. The nearest footway is approximately 300m from the site.

Access could be taken from Knockdown Road subject to assessment of visibility.

The site does not contain ecological designations or priority habitat. The site contains boundary vegetation and
hedgerows, which contribute to the green infrastructure network of the Parish.

The site is separated from the main settlement and forms part of the open agricultural landscape which
contributes to the rural setting of the village within the Cotswolds NL and is prominent when approaching the
village from the northwest along Knockdown Road. There is limited development to the northeast associated with
the boarding Kennels. There is a public footpath that runs through the centre of the site.

The development of this site in full is in excess of the indicative residual housing requirement and would be large
enough to significantly change the size and character of this area. Development of this site would be disconnected
from the village, with poor pedestrian connectivity and it is therefore unsuitable for allocation as part of the NDP.

This greenfield site is outside of and not connected to the settlement boundary of Sherston. The site abuts a
residential plot to the east, and it is recognised that the site is in close proximity to the site allocation in Policy 4 of
the made NDP, however no development has commenced at the time of this assessment. The site is in reasonable
walking distance to the local centre and public transport options in the Parish, although good walking distance to
the school and recreation options. Pedestrian connectivity is however poor as no footway exists on Sopworth
Road. The nearest footway is approximately 200m to the east.

Access to the site could be achieved from Sopworth Road.

The site does not contain ecological designations or priority habitat. The site contains boundary vegetation and
hedgerows, albeit limited.

The site forms part of the open agricultural landscape to the east of the main settlement which contributes to the
rural setting of the village within the Cotswolds NL. The site has a high degree of openness due to the topography
which rises towards the north, and low hedgerow at the boundaries. This means the site occupies a prominent
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position when entering the village from the west along Sopworth road. The site is divorced from the settlement
boundary and reads as part of the wider agricultural landscape.

The Sherston Conservation Area boundary lies approximately 40m south-east of the site. Mitigation may be
possible through a sensitively designed scheme informed by understanding of the significance of the asset and its
setting.

The development of this site in full is in excess of the indicative residual housing requirement and would be large
enough to significantly change the size and character of this area that is disconnected from the existing
settlement. The site is currently unsuitable for allocation in the NDP.

It is recognised that the context of the site may change significantly once the allocated site in Policy 4 is developed,
including the expansion of the built form of the village, and creation of a new footway. This may allow the site to be
re-assessed in the future, and a different conclusion to be found.

Site 8

Land at
Thompsons
Hill

19-34

This greenfield site is adjacent to the settlement boundary of Sherston, which borders the eastern boundary. The
site is in reasonable walking distance to the local centre, school, recreation options and public transport options in
the Parish, however there is very poor pedestrian connectivity with no footway along the length of Thompsons Hill,
Tanners Hill or Noble Street. There does not appear the opportunity to create a safe footway to the nearest
connection.

Access to the site would be taken from Thompsons Hill, however this is a narrow, single lane road and subject to a
60mph speed limit along the site boundaries.

The site does not contain ecological designations or priority habitat. The site contains boundary vegetation and
hedgerows which contribute to the green infrastructure network of the parish.

The site forms part of the open agricultural landscape to the south of the main settlement which contributes to the
rural setting of the village within the Cotswolds NL and is prominent when approaching the village from the south.
The site is bound by limited development along Thompsons Hill however the rising topography of the land in this
area means the site is visually prominent and reads part of the wider agricultural land. There are views across the
site and across the river valley to the built form along Grove Road and beyond. A public footpath runs along the
western boundary of the site.

Given the high landscape sensitivity and connectivity concerns the site is not considered suitable for allocation in
the NDP.

Site 9

Land at
Hillberry
Lodge

This small residential site is outside of and not connected to the settlement boundary of Sherston. It is recognised
that the site abuts the site allocation in Policy 4 of the made NDP, however no development has commenced at the
time of this assessment. The site is in reasonable walking distance to the local centre and public transport options
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in the Parish, although good walking distance to the school and recreation options. Pedestrian connectivity is
however poor as no footway exists on Sopworth Road. The nearest footway is approximately 200m to the east.

There is an existing residential access from Sopworth Road.

The site does not contain ecological designations or priority habitat. The site contains boundary vegetation and
hedgerows, albeit limited. However, the sites’ location, surrounded by open agricultural fields is noted.

The site is very well enclosed by vegetation to the boundaries, however the existing development on site is low in
profile and consists of a single dwelling. The site is currently separated from the settlement boundary and a public
right of way runs parallel to the eastern boundary, although it is well defined from the wider agricultural land. The
existing development on site may offer some opportunity for a limited development.

The Sherston Conservation Area boundary lies less than 20m south-east from the site. Mitigation may be possible
through a sensitively designed scheme informed by understanding of the significance of the asset and its setting.

The availability of the site is unknown as it has been identified through the Wiltshire Council SHELAA. No
confirmation on its availability has been provided by the landowner.

Site 10

Land rear of
34 Easton
Town

6-11

This greenfield site is adjacent to the settlement boundary of Sherston, which borders the southern and western
boundary. The site is in reasonable walking distance to the local centre, school and recreation options. However,
there is currently no pedestrian connectivity to the site. There appears to be a possibility to the connect to the
public right of way onto Huntersfield. There is good connectivity to the public transport options in the Parish with
bus stops along Easton Town.

There is no existing vehicle access onto this site directly from a highway. No information has been put forward on
the existing access arrangements. Access to the site from Easton Town would require demolition of a dwelling
and third-party land.

The site does not contain ecological designations or priority habitat. The site contains boundary vegetation and
hedgerows, albeit residential in character.

The site has a good landscape framework to the east and west which limits the landscape and visual sensitivity,
and it is well enclosed by residential development to the south. The northern boundary is relatively open however
the site is well defined from the wider agricultural land. A public footpath runs adjacent to the site to the south-
west corner. Dense backland development in these fields is uncharacteristic of this part of the village which has a
relatively strong building line of dwellings and gardens accessed from Easton Town.

The Sherston Conservation Area boundary lies adjacent to the site. Mitigation may be possible through a
sensitively designed scheme informed by understanding of the significance of the asset and its setting.
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The availability of the site is unknown as it has been identified through the Wiltshire Council SHELAA. No
confirmation on its availability has been provided by the landowner.

Given the significant access concerns, and lack of information available to demonstrate a viable proposal, this site
is not considered suitable for allocation in the NDP.
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5. Review of Existing Allocations

o.1.

5.2.

The made Sherston October 2021 designates three sites for housing allocation, at the
Sopworth Lane, The Vicarage and The Elms, which together would deliver approximately 52
homes. Planning Practice Guidance states that when updating the neighbourhood plan, it will
be important to ensure that sites identified for years 1-5 are deliverable in line with the NPPF®.

Since the NDP was made, updates have been made to National Planning Policy, and the local
context has changed through the emerging Wiltshire Local Plan. Tables 5.1, 5.2 and 5.3 below
therefore provide a review of the existing allocations to ensure they remain deliverable in the
plan period and appropriate to be retained as allocations in the Sherston NDP Review.

Table 5.7 Review of Policy 4

Site Name

Site boundary

Land off Sopworth Road

Suitability

There have been no substantive changes to the suitability of the site. The
Greenfield site is adjacent to the settlement boundary, in good proximity
to the services and amenities of the village, including the school and
recreation opportunities. Pedestrian and vehicle access is good onto
Sopworth Road, with opportunity for footway connection to Knockdown
Road and it is noted that the Highways Authority have no objection the
access arrangement under pending application PL/2024/00865.

The site is located within the Cotswold NL and a footpath runs the length
of the western boundary. However, the site has a strong visual and
physical relationship with the existing settlement. There is no in principle
objection from the Landscape officer to pending application
PL/2024/00865, and no objection from the Cotswold NL Conservation
Board.

The site lies within the setting of the Sherston Conservation Area and a
Scheduled Monument. Mitigation would be possible through a sensitively
designed scheme, as confirmed by the Conservation comments to
application PL/2024/00865, which did not object.

19 paragraph: 099 Reference ID: 41-099-20190509
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The previous evidence base prepared for the development of the site is
considered to remain reflective of the current situation.

There remains a need for a new GP surgery and no alternative site has
been put forward for this purpose.

Availability

The site is subject to a current application PL/2024/00865 for the
‘Residential development for 45 dwellings, vehicular and pedestrian
access including a new footway to Sopworth Lane, associated parking,
open space, landscaping, and associated infrastructure.’

Planning Permission has also been granted for the erection of a GP
surgery, car park and associated works (PL/2021/10696) in February
2022.

It is considered the site is therefore available now.

Deliverability

A planning application has been made on the site, with the expectation
that development could be delivered within the plan period. As such, there
are no substantive reasons to propose its de-allocation in the NDP
Review. The policy will continue to be relevant until the development has
been implemented.

Table 5.2 Review of Policy 5

Site Name

Site boundary

Suitability

There have been no substantive changes to the suitability of the site. The
site is within the settlement boundary, in good proximity to the services
and amenities of the village, including the school, recreation opportunities,
High Street and bus stops. There is existing pedestrian and vehicle
access onto Green Lane.

The site is located within the Cotswold NL and within the Sherston
Conservation Area. The site contains the remains of a Grade Il listed
medieval churchyard cross and is situated close to the Grade | listed Holy
Cross Church and immediately adjacent to the churchyard. The previous
Heritage Statement concluded that a sensitive design and the
implementation of appropriate landscape mitigation measures, would
significantly reduce the impact of new houses on the setting of the
heritage assets so that they will only represent peripheral elements in
established views and would not detract from the integrity or coherence
of the assets.
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There has been no change to the physical context of the site to alter this
conclusion. There remains a need for additional burial space.

Availability No planning application has yet been made for the development of site.
There are no reasons to conclude the site is unavailable within the plan
period to 2038.

Deliverability While no planning application has yet been forthcoming, there remains a

possibility of housing in the revised plan period. As such, there are no
substantive reasons to propose its de-allocation in the NDP Review.

Table 5.3 Review of Policy 6

Site Name

Site boundary

Suitability

There have been no substantive changes to the suitability of the site. The
residential site is within the settlement boundary, in good proximity to the
services and amenities of the village, including the school, recreation
opportunities and bus stops. There is an existing access onto Sandpits
Lane with opportunity for new access on Green Lane as demonstrated
through application PL/2023/08493 which the Highways Authority had no
objection to.

The site is located within the Cotswold NL and is immediately adjacent to
the Sherston Conservation Area. Given the site’'s location within the
settlement boundary and the existing bult form on the site, development
would not adversely impact on the special qualities or scenic beauty of
the NL. Sensitive design and suitable mitigation can ensure no harm
arises to the conservation area.

Availability

Full planning permission for the redevelopment of the site to provide 4No
detached dwellings has recently been approved in March 2024 under
reference PL/2023/08493. It is considered the site is therefore available
now. No development has yet commenced.

Deliverability

Planning permission has been granted on the site, with the expectation
that development could be delivered within the plan period. As such, there
are no substantive reasons to propose its de-allocation in the NDP
Review. The policy will continue to be relevant until the development has
been implemented.
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6.1.

6.2.

6.3.

6.4.

6.5.

6.6.

6.7.

6.8.

Conclusions

A total of 10 sites were taken through a comprehensive desktop site assessment and
subsequent site visit to consider whether they may be appropriate for allocation in the
Neighbourhood Plan for residential use. The outcome of this exercise has been summarised
above in table 4.1.

The assessment has concluded that there are no sites currently identified in the Sherston
Neighbourhood area that are considered to be free of any substantive constraints and
therefore immediately suitable, available, and achievable for housing allocation. This is due to
the location of the Parish within the Cotswolds NL.

Six sites are considered to be potentially suitable, available, and achievable for housing
allocation either in full or in part, and subject to the resolution or mitigation of identified
constraints. These sites are:

e Site 1 — Land east of Tetbury Road

e Site 2 — Paddock on Tetbury Road, north of Fourways
e Site 3 — Land North of Easton Town

e Site 4 — Land to rear of 6 Easton Town

e Site 5 — Land at Sandpits Lane

e Site 9 — Land at Hillberry Lodge

The remaining four sites are currently unsuitable for housing allocation in the Neighbourhood
Plan. This is based on significant accessibility/ connectivity issues with the village or hamlets,
being contrary to Wiltshire Councils spatial strategy, significant landscape sensitivities and
access and connectivity constraints. These are sites are 6, 7, 8 and 10.

The three existing allocations in the made NDP are recommended to be retained.

Paragraph 65 of the NPPF sets out that in designated rural areas, which include National
Landscapes policies may set out a lower threshold for affordable housing of 5 units or fewer.
All sites have the capacity to accommodate 5 dwelling above. Emerging Wiltshire Policy 76
seeks to add this requirement.

Paragraph 189 of the NPPF place great weight on conserving and enhancing landscape and
scenic beauty in National Landscapes and states that the scale and extent of development
within these designated areas should be limited. Paragraph 190 goes on to say that planning
permission should be refused for major developments, other than in exceptional
circumstances. The definition of major development within the AONB is not defined and is a
matter of planning judgement which can be based on local context, size of the settlement, and
relative to the requirement/needs. From a preliminary judgment, it is considered that sites 2,
4 and 9 are unlikely to constitute major development in the NL. Further assessment on how
the remaining sites are to be considered in respect of the designated landscape area is a
matter for a future stage in the process.

Next Steps

This assessment forms only the first step in the consideration of potential site allocations for
the Sherston Neighbourhood Plan.
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6.9.

6.10.

6.11.

Locality advise that it is important that the preferred site allocations reflect the community’s
shared ambition and that everyone has had a chance to have their say?°. The Parish Council
should therefore engage with the residents of Sherston, stakeholders and Wiltshire Council to
select sites which will best meet the objectives of the Neighbourhood Plan and the housing
requirement for the Neighbourhood Plan area.

Technical input should be sought where necessary to assist the site selection process.

Overall, the selection of the preferred sites for allocation should be based on the following:

The conclusions of this Site Assessment Report.

Discussions with Wiltshire Council, including on the results of a Strategic
Environmental Assessment and Habitats Regulations Assessment as well as
discussions around site viability.

Discussions and consultation with the community and stakeholders.

Further discussion with landowners and developers / promoters of the sites where
there are constraints that have been identified.

The extent to which the site(s) support the vision and objectives of the Sherston
Neighbourhood Plan.

The potential for the preferred site(s) to meet the housing requirement identified by
Wiltshire Council; and

The potential for the site(s) to meet any identified infrastructure needs of the
community.

20 https://neighbourhoodplanning.org/toolkits-and-guidance/assess-allocate-sites-development/
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Appendix 1: Extract of Rural Settlement Housing
Requirements Topic Paper
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Stage 2: Assessment of constraints and issues

the designation.

A range of environmental constraints serve to limit the developability of land at and
adjoining Sherston. Sherston is located fully within the Cotswolds Area of
Outstanding Natural Beauty (AONB), which will be a consideration in determining
suitable design and layout of future developments to minimise potential impacts on

There are areas of flood zone around the southern extend of the settlement, and
areas of priority habitat. A number of County Wildlife Sites are also located to the
immediate south of the village (river, neutral grassland, calcareous grassland).
County Wildlife Sites can be vulnerable to recreational pressure if located on public

Local Plan Pre-Submission Review (Regulation 19 version September 2023)
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rights of way. Also, to the southwest of the village is a designated Regionally
Important Geological Site (RIGS).

There are a number of listed buildings within the village, predominantly clustered
within the conservation area which covers most of the southern half of the
settlement. The conservation area, while not a constraint to development in
principle, would require careful design consideration with respect to setting. An
earthworks scheduled monument is also located on the western side of the village.
The Sherston Neighbourhood Plan allocates several Local Green Spaces, and
protected open areas which are valued for their character and appearance.

The southeastern parts of the village are constrained by a fly/odour impact zone
around the nearby sewage treatment works.

Sherston is fully situated within Source Protection Zone 2, which would require
consultation with the Environment Agency through the site selection process.

Land around Sherston is classified as a mix of Grade 1, 3 and 4 Agricultural Land. The
loss of Best and Most Versatile (BMV) Agricultural Land should be avoided or
minimised through any subsequent site selection process.

The Wiltshire Strategic Flood Risk Assessment (2019) indicates variable levels of
groundwater flood risk at Sherston, with some areas at potentially higher risk than
others. Site selection and allocation of sites for development at the settlement will be
required to carry out detailed assessment at a local scale, addressing the sequential
test and exceptions tests, where appropriate.

Overall, while some parts of the settlement are constrained there are some less
constrained areas within and around Sherston that are likely to be capable of
accommodating the scale of future development set by the Local Plan. No
adjustment has been made to the requirement for Sherston because of
environmental constraints.

Sherston benefits from a limited range of everyday essential services and facilities
which support the resident population of the settlement. This includes the Sherston
Post Office and Stores and a public house (The Rattlebone Inn). Additional housing
development at Sherston has the potential to support the ongoing vitality and
viability of the services and facilities at the settlement.

Stage 3a: Consideration of education capacity

There are surplus places available at Sherston Church of England Primary School
which could accommodate the level of growth at Sherston. There are sufficient
places available at the local secondary school. There is no pre-school provision within
the village, and financial contributions would be sought towards expansion of places
in Malmesbury.

Stage 3b: Consideration of healthcare capacity

Significant NHS capacity issues have been raised in this location which mean that
additional housing development in the short term is unlikely to be supportable in the
short term from the perspective of healthcare providers. No adjustments to the
settlement’s requirement have been applied because of NHS healthcare constraints.

Stage 4: Assessment of past and projected rates of delivery

Sherston has seen a moderate level of growth in the past 15 years. Overall, 17 net
new dwellings were delivered between the years 2007-2022, equating to

Local Plan Pre-Submission Review (Regulation 19 version September 2023) 73



approximately 1.1 dwellings per annum. This has slowed within the last 5 years, with
approximately 0.6 dwellings delivered per annum between the years 2017-2022.
Sherston is the subject of existing allocations for housing through the Sherston
Neighbourhood Plan. As of 31 March 2022, these had not been delivered and are
therefore accounted for as commitments.

Deducting completions (2020-2022) from the Local Plan requirement figure would
see an annualised rate of delivery over the remainder of the plan period (2022-2038)
of approximately 5.2 dwellings. This represents an increase on past rates of delivery,
in part reflecting allocations made through the neighbourhood plan, and reflecting
opportunities for further growth.

Deducting completions (2020-2022) from the Local Plan requirement figure would
see a rate of delivery equating to approximately 5.2 dwellings per annum over the
remainder of the plan period 2022-38. This represents an increase on past rates of
delivery, in part reflecting allocations made through the neighbourhood plan, and
reflecting opportunities for further growth.

Conclusion

Overall, while there are some environmental constraints at Sherston, there are some
less constrained areas within and around the settlement which may be capable of
accommodating further development.

The Sherston Neighbourhood Plan sets out significant housing allocations which
mean that, together with planning permissions already granted, a significant part of
the requirement for the village over the Local Plan period has already been met. The
planned level of growth can be accommodated from an education perspective and
could help to support local services and businesses.

The Local Plan therefore proposes to set a requirement of 88 homes, with a residual
figure of 30 still to be planned for over the remainder of the plan period to 2038.
However, due to the limited options available to address NHS healthcare capacity in
the short term, planned development may not be achievable until the latter end of
the Local Plan period.
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Appendix 2 - Site Assessment Proformas

Site 1 — Land east of Tetbury Road

Date Site Visited

12.12.2024

Site Reference / Name

1 — Land east of Tetbury Road

Site Address / Location

Land east of Tetbury Road and north of B4040,
Sherston, SN16 0LU

Gross Site Area (Hectares)

2.75

SHELAA Reference (if applicable)

N/A

Existing land use

Agricultural (grazing)

Land use being considered Residential
Development capacity (as proposed by Landowner N/A

in CfS or SHELAA)

Site identification method / source Call for Sites

Planning history

No planning history available

Neighbouring uses

Residential, Agricultural land, Commercial and
Paddock
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Environmental Constraints

Site is predominantly, or wholly, within or adjacent to
the following statutory environmental designations:

=  Ancient Woodland

= Area of Qutstanding Natural Beauty (NL)

» Biosphere Reserve

= Local Nature Reserve (LNR)

= National Nature Reserve (NNR)

*= National Park

= Ramsar Site

= Site of Special Scientific Interest (SSSI)*

= Special Area of Conservation (SAC)

= Special Protection Area (SPA)

*Does the site fall within a SSSI Impact Risk Zone
and would the proposed use/development trigger
the requirement to consult Natural England?

Yes/ No/ Partially or adjacent

Yes — site is within the Cotswolds NL. Great weight
should be given to conserving and enhancing
landscape and scenic beauty.

Site is predominantly, or wholly, within or adjacent to
the following non statutory environmental
designations:

»  Green Infrastructure Corridor

= Local Wildlife Site (LWS)

=  Public Open Space

= Site of Importance for Nature Conservation

(SINC)

= Nature Improvement Area

» Regionally Important Geological Site

= Other

Yes/ No/ Partially or adjacent/ Unknown

No

Site falls within a habitats site which may require
nutrient neutrality, or is likely to fall within its
catchment?

Yes/ No

No

Site is predominantly, or wholly, within Fluvial Flood
Zones 2 or 3?
* Flood Zone 1: Low Risk
=  Flood Zone 2: Medium Risk
*  Flood Zone 3 (less or more vulnerable site
use): Medium Risk
=  Flood Zone 3 (highly vulnerable site use):
High Risk

Low Risk

Site is at risk of surface water flooding?

» Lessthan 15% of the site is affected by
medium or high risk of surface water
flooding — Low Risk

=  >75% of the site is affected by medium or
high risk of surface water flooding —
Medium Risk

Low Risk — approximately 13% of the site is subject
to low risk of surface water flooding, and 5% is
subject to medium and high risk located towards the
south-eastern corner of the site.

Is the land classified as the best and most versatile
agricultural land (Grades 1, 2 or 3a)
Yes / No / Unknown

Yes - the southern half of the site comprises Grade
1 agricultural land.
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Site contains habitats with the potential to support
priority species? Does the site contain local wildlife-
rich habitats? Is the site part of:
= A wider ecological network (including the
hierarchy of international, national and
locally designated sites of importance for
biodiversity);
= wildlife corridors (and stepping stones that
connect them); and/or
»= An area identified by national and local
partnerships for habitat management,
enhancement, restoration or creation?
Yes / No / Unknown

Yes — vegetation to the site boundaries which has
the potential to support bats and breeding birds and
forms part of the wider ecological network of the
parish.

Site is predominantly, or wholly, within or adjacent to

an Air Quality Management Area (AQMA)? No
Yes / No / Unknown
Are there any sources of noise or odour in proximity No

to the site that may result in amenity concerns?
Yes / No / Unknown

Physical Constraints

Is the site:
Flat or relatively flat/
Steeply sloping

Is there existing vehicle access, or potential to
create vehicle access to the site?
Yes / No / Unknown

Yes — there is an existing field access on the corner
of Tetbury Road and B4040. Subject to further
assessment, there is potential for creation of new
access. Access from the B4040 would be within the
40mph zone.

Is there existing pedestrian access, or potential to
create pedestrian access to the site?
Yes / No / Unknown

Yes — pedestrian access could be created to connect
to the existing footway on the northern side of the
B4040 and Easton Town.

Is there existing cycle access, or potential to create
cycle access to the site?
Yes / No / Unknown

Yes — cycle access could be provided.

Are there any known Tree Preservation Orders on
the site?
/ No / Unknown

No

Are there veteran/ancient trees within or adjacent to
the site?
Yes, within / / No / Unknown

No

Are there other significant trees within or adjacent to
the site?
/ / No / Unknown

Are there any Public Rights of Way (PRoW) crossing
the site?
/ No / Unknown

No

Is the site likely to be affected by ground
contamination?
/ No / Unknown

No

Is there any utilities infrastructure crossing the site
i.e., power lines/pipe lines, or is the site in close
proximity to hazardous installations?

/ No / Unknown

Would development of the site result in a loss of
social, amenity or community value?
/ No / Unknown

No
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Accessibility

Distances to community facilities and services should be measured using walking routes from the centre of
each site to each facility. Additional facilities can be added to the list. The distances assume that 400m is

equal to approximately 5 minutes’ walk.

Town / local centre / shop <400m/ 400-1200m/ >1200m 400-1200m
Bus /Tram Stop <400m/ 400-800m/ >800m <400m
Train station <400m/ 400-1200m/ >1200m >1200m
Primary School <400m/ 400-1200m/ >1200m 400-1200m
Secondary School <1600m/ 1600-3900m/ >3900m >3900m
Open Space / recreation facilities <400m/ 400-800m/ >800m 400-800m
GP Surgery <400m/ 400-1200m/ >1200m 400-1200m

Landscape and Visual Constraints

Is the site low, medium or high sensitivity in terms
of landscape?

» [ow sensitivity: the site has few or no
valued features, and/or valued features that
are less susceptible to development and
can accommodate change.

= Medium sensitivity: the site has many
valued features, and/or valued features that
are susceptible to development but could
potentially accommodate some change
with appropriate mitigation.

» High sensitivity: the site has highly valued
features, and/or valued features that are
highly susceptible to development. The site
can accommodate minimal change.

High sensitivity

The site forms part of the open agricultural
landscape to the northeast of the main settlement
which contributes to the rural setting of the village
within the NL, as you approach from the northeast
along the B4040. Internally, the site is open with
landscape features restricted to the boundaries. The
northern section of the west boundary is defined by
a dry-stone wall which is a distinctive and special
quality of the national landscape recognised by the
Cotswolds National Landscape Management Plan
2023 - 2025.

The site is bound by some existing residential
development to the north and west, and the
commercial Hortico Plant Centre the south of the
B4040 which all provide some sense of enclosure
and limit the landscape sensitivity of the site. The
site is in the NL where the scale and extent of
development should be limited.

Site is within the Cotswolds National Character Area
and Dip-Slope Lowland character area as identified
by the Cotswolds NL LCA.
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Is the site low, or high sensitivity in terms
of visual amenity?

= Low sensitivity: the site is visually enclosed
and has low intervisibility with the
surrounding landscape, and/or it would not
adversely impact any identified views.

. - the site is somewhat
enclosed and has some intervisibility with
the surrounding landscape, and/or it may
adversely impact any identified views.

» High sensitivity: the site is visually open and
has high intervisibility with the surrounding
landscape, and/or it would adversely impact

any recognised views.

Heritage Constraints

Would the development of the site cause harmto a
designated heritage asset or its setting?

Directly impact and/or mitigation not possible

Limited or no impact or no requirement for
mitigation

Would the development of the site cause harm to a
non-designated heritage asset or its setting?

Directly impact and/or mitigation not possible

Limited or no impact or no requirement for
mitigation

Limited or no impact or no requirement for
mitigation

Planning Policy Constraints

Is the site in the Green Belt?

/ No / Unknown o
Is the site allocated for a particular use (e.g.,
housing / employment) or designated as open NG
space in the adopted and / or emerging Local Plan?
/ No / Unknown
Are there any other relevant planning policies n/a
relating to the site?
Is the site:
Greenfield/ Greenfield

Previously developed land?

Is the site within, adjacent to or outside the existing
built-up area?
Within/

connected to

Outside and not

Is the site within, adjacent to or outside the existing
settlement boundary (if one exists)?
Within/

not connected to

Outside and

Outside and not connected to

Would development of the site result in
neighbouring settlements merging into one
another?

/ No / Unknown
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Is the size of the site large enough to significantly
change the size and character of the existing
settlement?

Yes / No / Unknown

Is the site available for development?
Yes / No / Unknown.

Yes — development of this site in full would have the
potential to significantly change the character of this
part of the settlement. Development at the upper end

of the capacity is significantly in excess of the

indicative housing requirement.

Yes — submitted as part of call for sites

Are there any known legal or ownership problems
such as unresolved multiple ownerships, ransom
strips, tenancies, or operational requirements of
landowners?

Yes / No / Unknown.

No

Is there a known time frame for availability?
Available now / 0-5 years / 6-10 years / 11-15 years.

Is the site subject to any abnormal costs that could
affect viability, such as demolition, land remediation
or relocating utilities? What evidence is available to

support this judgement?

Yes / No / Unknown.

What is the estimated development capacity of the
site?

Available now

Unknown.

35-61
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What is the likely timeframe for development?

Unk
(0-5/6-10/11-15/ 15+ years) nknown

Eastern end of the village is not currently linked to
the existing foul drainage network. Early engagement
may be required with Wessex Water regarding
capacity and potential for connections.

Other key information

Overall rating (Red/ /Green)
= The siteis available, suitable and achievable
= The site

= The siteis not currently available, suitable
and achievable

Are there any known viability issues?
Yes/ No

No

Summary of justification for rating

This large greenfield site is separated from the settlement boundary by Tetbury Road. However, the site is
adjacent to existing residential development to the north and west, and commercial development to the
south. The site is in reasonable walking distance to the local centre, school and recreation options, with
good pedestrian connectivity via footways. There is good connectivity to the public transport options in the
Parish with bus stops along Easton Town.

Access to the site could be achieved from the B4040. The road here is subject to a 40mph speed limit.

The site does not contain ecological designations or priority habitat. The site contains boundary vegetation
and hedgerows, which contribute to the green infrastructure network of the parish. The site contains best
and most versatile agricultural land (Grade 1) to the south.

The site forms part of the open agricultural landscape to the northeast of the main settlement which
contributes to the rural setting of the village within the Cotswolds NL and is prominent when approaching
the village from the northeast. However, the site is bound by existing residential development to the north
and west and by commercial development to the south, which all provide some sense of enclosure and
reduce the landscape sensitivity of the site. Part of the boundary is defined by a dry-stone wall which is a
distinctive and special quality of the NL. The site has a high degree of openness when viewed from the
eastern approach due to low boundary vegetation, and this allows long distance views across the wider
agricultural land across to Pinkney. Views into the site from the B4040 are interrupted by the existing
residential development to the north on higher ground.

The site is within 100m of Grade Il Listed buildings, mitigation may be possible through a sensitively
designed scheme informed by understanding of the significance of the assets and their setting, although
this is unlikely to preclude development of the site.

Development of the site in full would be far in excess of the indicative housing requirement and would
significantly change the character of this part of the village. Only development of a smaller part of the site
would be considered acceptable.

The site was submitted as part of the call for sites and is available for development immediately.
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Site 2 — Paddock on Tetbury Road, north of Fourways

Date Site Visited

12.12.2024

Site Reference / Name

2 — Paddock on Tetbury Road, North of Fourways

Paddock north of Fourways, Tetbury Road, Sherston

Site Address / Location SN16 OLU
Gross Site Area (Hectares) 0.78

SHELAA Reference (if applicable) 93

Existing land use Horse paddock
Land use being considered Residential
Development capacity (as proposed by Landowner N/A

in CfS or SHELAA)

Site identification method / source Call for Sites

Planning history

No relevant planning history.

Neighbouring uses

Residential, Agricultural land, and Paddocks
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Environmental Constraints

Site is predominantly, or wholly, within or adjacent to
the following statutory environmental designations:

=  Ancient Woodland

= Area of Qutstanding Natural Beauty (NL)

» Biosphere Reserve

= Local Nature Reserve (LNR)

= National Nature Reserve (NNR)

*= National Park

= Ramsar Site

= Site of Special Scientific Interest (SSSI)*

= Special Area of Conservation (SAC)

= Special Protection Area (SPA)

*Does the site fall within a SSSI Impact Risk Zone
and would the proposed use/development trigger
the requirement to consult Natural England?

Yes/ No/ Partially or adjacent

Yes - site is within the Cotswolds NL. Great weight
should be given to conserving and enhancing
landscape and scenic beauty.

Site is predominantly, or wholly, within or adjacent to
the following non statutory environmental
designations:

»  Green Infrastructure Corridor

= Local Wildlife Site (LWS)

=  Public Open Space

= Site of Importance for Nature Conservation

(SINC)

= Nature Improvement Area

» Regionally Important Geological Site

= Other

Yes/ No/ Partially or adjacent/ Unknown

No

Site falls within a habitats site which may require
nutrient neutrality, or is likely to fall within its
catchment?

Yes/ No

No

Site is predominantly, or wholly, within Fluvial Flood
Zones 2 or 3?
* Flood Zone 1: Low Risk
=  Flood Zone 2: Medium Risk
*  Flood Zone 3 (less or more vulnerable site
use): Medium Risk
=  Flood Zone 3 (highly vulnerable site use):
High Risk

Low Risk

Site is at risk of surface water flooding?

» Lessthan 15% of the site is affected by
medium or high risk of surface water
flooding — Low Risk

=  >75% of the site is affected by medium or
high risk of surface water flooding —
Medium Risk

Low Risk — Approximately 12% of the site is subject
to low risk of surface water flooding, and 3% is
subject to medium and high risk located towards the
centre of the site and along Tetbury Road.

Is the land classified as the best and most versatile
agricultural land (Grades 1, 2 or 3a)
Yes / No / Unknown

Unknown — Grade 3, subgrade unknown.
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Site contains habitats with the potential to support
priority species? Does the site contain local wildlife-
rich habitats? Is the site part of:
= A wider ecological network (including the
hierarchy of international, national and
locally designated sites of importance for
biodiversity);
= wildlife corridors (and stepping stones that
connect them); and/or
»= An area identified by national and local
partnerships for habitat management,
enhancement, restoration or creation?
Yes / No / Unknown

Yes — vegetation to the site boundaries which has
the potential to support bats, breeding birds and
other protected species.

Site is predominantly, or wholly, within or adjacent to

an Air Quality Management Area (AQMA)? No
Yes / No / Unknown
Are there any sources of noise or odour in proximity No

to the site that may result in amenity concerns?
Yes / No / Unknown

Physical Constraints

Is the site:
Flat or relatively flat/
Steeply sloping

Is there existing vehicle access, or potential to
create vehicle access to the site?
Yes / No / Unknown

Yes — there is an existing field access from Tetbury
Road. Subject to further assessment, there is
potential for creation of new access.

Is there existing pedestrian access, or potential to
create pedestrian access to the site?
Yes / No / Unknown

Yes — there is no existing pedestrian access onto the
highway. Subject to further assessment it may be
possible to provide connection to the existing
footway on Easton Town via the verge on Tetbury
Road.

Is there existing cycle access, or potential to create
cycle access to the site?
Yes / No / Unknown

Yes — cycle access could be provided.

Are there any known Tree Preservation Orders on

the site? No
/ No / Unknown
Are there veteran/ancient trees within or adjacent to
the site? No
Yes, within / / No / Unknown
Are there other significant trees within or adjacent to
the site?
/ / No / Unknown
Are there any Public Rights of Way (PRoW) crossing
the site?
/ No / Unknown
Is the site likely to be affected by ground No

contamination?
/ No / Unknown

Is there any utilities infrastructure crossing the site
i.e., power lines/pipe lines, or is the site in close
proximity to hazardous installations?

/ No / Unknown
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Would development of the site result in a loss of
social, amenity or community value?
/ No / Unknown

No

Accessibility
Distances to community facilities and services should be measured using walking routes from the centre of
each site to each facility. Additional facilities can be added to the list. The distances assume that 400m is
equal to approximately 5 minutes’ walk.

Town / local centre / shop <400m/ >1200m

Bus /Tram Stop <400m/ >800m <400m
Train station <400m/ >1200m >1200m
Primary School <400m/ >1200m

Secondary School <1600m/ >3900m >3900m
Open Space / recreation facilities <400m/ >800m

GP Surgery <400m/ >1200m

Landscape and Visual Constraints

Is the site low, or high sensitivity in terms
of landscape?

Low sensitivity: the site has few or no
valued features, and/or valued features that
are less susceptible to development and
can accommodate change.

- the site has many
valued features, and/or valued features that
are susceptible to development but could
potentially accommodate some change
with appropriate mitigation.

High sensitivity: the site has highly valued
features, and/or valued features that are
highly susceptible to development. The site
can accommodate minimal change.
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Is the site low,
of visual amenity?
= Low sensitivity: the site is visually enclosed
and has low intervisibility with the
surrounding landscape, and/or it would not
adversely impact any identified views.

. - the site is somewhat
enclosed and has some intervisibility with
the surrounding landscape, and/or it may
adversely impact any identified views.

» High sensitivity: the site is visually open and
has high intervisibility with the surrounding
landscape, and/or it would adversely impact
any recognised views.

or high sensitivity in terms

Heritage Constraints

Would the development of the site cause harmto a
designated heritage asset or its setting?

Directly impact and/or mitigation not possible

Limited or no impact or no requirement for
mitigation

Limited or no impact or no requirement for
mitigation

Would the development of the site cause harm to a
non-designated heritage asset or its setting?

Directly impact and/or mitigation not possible

Limited or no impact or no requirement for
mitigation

Limited or no impact or no requirement for
mitigation

Planning Policy Constraints

Is the site in the Green Belt?
/ No / Unknown

No

Is the site allocated for a particular use (e.g.,

housing / employment) or designated as open

space in the adopted and / or emerging Local Plan?
/ No / Unknown

No

Are there any other relevant planning policies
relating to the site?

n/a

Is the site:
Greenfield/
Previously developed land?

Greenfield

Is the site within, adjacent to or outside the existing
built-up area?
Within/

not connected to

Outside and

Is the site within, adjacent to or outside the existing
settlement boundary (if one exists)?
Within/

not connected to

Outside and

Would development of the site result in
neighbouring settlements merging into one
another?

/ No / Unknown

No
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Is the size of the site large enough to significantly
change the size and character of the existing
settlement?

Yes / No / Unknown

Is the site available for development?
Yes / No / Unknown.

Yes - site submitted as part of call for sites

Are there any known legal or ownership problems
such as unresolved multiple ownerships, ransom
strips, tenancies, or operational requirements of
landowners?

Yes / No / Unknown.

Is there a known time frame for availability?
Available now / 0-5 years / 6-10 years / 11-15 years.

Is the site subject to any abnormal costs that could
affect viability, such as demolition, land remediation
or relocating utilities? What evidence is available to

support this judgement?

Yes / No / Unknown.

What is the estimated development capacity of the
site?

Available now
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What is the likely timeframe for development?

Unk
(0-5/6-10/11-15/ 15+ years) nknown

Eastern end of the village is not currently linked to
the existing foul drainage network. Early engagement
may be required with Wessex Water regarding
capacity and potential for connections.

Other key information

Overall rating (Red/ /Green)
= The siteis available, suitable and achievable
= The site

= The siteis not currently available, suitable
and achievable

Are there any known viability issues?
Yes/ No

No

Summary of justification for rating

This greenfield site is adjacent to the settlement boundary of Sherston, which borders the south and south-
western boundaries. The site is in reasonable walking distance to the local centre, school and recreation
options. Pedestrian connectivity could be achieved onto Tetbury Road, the nearest footway is less than 50m
from the site. There is good connectivity to the public transport options in the Parish with bus stops along
Easton Town.

Access to the site would be taken from Tetbury Road. This is a relatively narrow road although it is
recognised that there is existing residential use to the north.

The site does not contain ecological designations or priority habitat. The site contains boundary vegetation
and hedgerows, which contribute to the green infrastructure network of the parish.

The site has a strong landscape framework which limits the landscape and visual sensitivity. The southern
section of the site is enclosed by residential development to the east and south. However, a well-used public
footpath runs across the northern section of the site which increases the intervisibility of this greenfield site.
The western boundary is defined by a dry-stone wall which is a distinctive and special quality of the NL.

Development extending to the very north of the site may be uncharacteristic of the prevailing built form
along Easton Town which has a strong building line and frontage onto the main road.

The site was submitted as part of the call for sites and is available for development immediately.
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Site 3 — Land north of Easton Town

Moo o o
- B P e

Date Site Visited

12.12.2024

Site Reference / Name

3 — Land north of Easton Town

Land north of Easton Town, to the rear of 36-46

Site Address / Location Easton Town, Sherston SN16 0LS
Gross Site Area (Hectares) 0.90
SHELAA Reference (if applicable) 93 (in part)

Existing land use

Agricultural (meadow for Hay)

Land use being considered Residential
Development capacity (as proposed by Landowner N/A

in CfS or SHELAA)

Site identification method / source Call for Sites

Planning history

No planning history available.

Neighbouring uses

Residential, Agricultural land, Commercial and
Paddock
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Environmental Constraints

Site is predominantly, or wholly, within or adjacent to
the following statutory environmental designations:

=  Ancient Woodland

= Area of Qutstanding Natural Beauty (NL)

» Biosphere Reserve

= Local Nature Reserve (LNR)

= National Nature Reserve (NNR)

*= National Park

= Ramsar Site

= Site of Special Scientific Interest (SSSI)*

= Special Area of Conservation (SAC)

= Special Protection Area (SPA)

*Does the site fall within a SSSI Impact Risk Zone
and would the proposed use/development trigger
the requirement to consult Natural England?

Yes/ No/ Partially or adjacent

Yes - site is within the Cotswolds NL. Great weight
should be given to conserving and enhancing
landscape and scenic beauty.

Site is predominantly, or wholly, within or adjacent to
the following non statutory environmental
designations:

»  Green Infrastructure Corridor

= Local Wildlife Site (LWS)

=  Public Open Space

= Site of Importance for Nature Conservation

(SINC)

= Nature Improvement Area

» Regionally Important Geological Site

= Other

Yes/ No/ Partially or adjacent/ Unknown

No

Site falls within a habitats site which may require
nutrient neutrality, or is likely to fall within its
catchment?

Yes/ No

No

Site is predominantly, or wholly, within Fluvial Flood
Zones 2 or 3?
* Flood Zone 1: Low Risk
=  Flood Zone 2: Medium Risk
*  Flood Zone 3 (less or more vulnerable site
use): Medium Risk
=  Flood Zone 3 (highly vulnerable site use):
High Risk

Low Risk

Site is at risk of surface water flooding?

» Lessthan 15% of the site is affected by
medium or high risk of surface water
flooding — Low Risk

=  >75% of the site is affected by medium or
high risk of surface water flooding —
Medium Risk

Low Risk — Approximately 29% of the site is subject
to low surface water flooding, although only 5% is
subject to medium and high risk.

Is the land classified as the best and most versatile
agricultural land (Grades 1, 2 or 3a)
Yes / No / Unknown

Unknown — Grade 3, subgrade unknown.

51




Site contains habitats with the potential to support
priority species? Does the site contain local wildlife-
rich habitats? Is the site part of:
= A wider ecological network (including the
hierarchy of international, national and
locally designated sites of importance for
biodiversity);
= wildlife corridors (and stepping stones that
connect them); and/or
» An area identified by national and local
partnerships for habitat management,
enhancement, restoration or creation?
Yes / No / Unknown

Yes — vegetation to the site boundaries which has
the potential to support bats, breeding birds and
other protected species.

Site is predominantly, or wholly, within or adjacent to

an Air Quality Management Area (AQMA)? No
Yes / No / Unknown
Are there any sources of noise or odour in proximity No

to the site that may result in amenity concerns?
Yes / No / Unknown

Physical Constraints

Is the site:
Flat or relatively flat/
Steeply sloping

Flat or relatively flat

Is there existing vehicle access, or potential to
create vehicle access to the site?
Yes / No / Unknown

No — there is no existing vehicle access directly to
the highway. Access is achieved via a right of access
across the land to the east. Provision of an access
would require third party land.

Is there existing pedestrian access, or potential to
create pedestrian access to the site?
Yes / No / Unknown

Yes — there is potential to provide pedestrian
connection to Easton Town via the Public Footpath.

Is there existing cycle access, or potential to create
cycle access to the site?
Yes / No / Unknown

No — there is no existing cycle access. Provision of a
cycle access would require crossing third party land.

Are there any known Tree Preservation Orders on

the site? No
/ No / Unknown
Are there veteran/ancient trees within or adjacent to
the site? No
Yes, within / / No / Unknown
Are there other significant trees within or adjacent to
the site?
/ / No / Unknown
Are there any Public Rights of Way (PRoW) crossing
the site?
/ No / Unknown
Is the site likely to be affected by ground
contamination? No
/ No / Unknown
Is there any utilities infrastructure crossing the site i
i.e., power lines/pipe lines, or is the site in close
proximity to hazardous installations?
/ No / Unknown
Would development of the site result in a loss of No

social, amenity or community value?
/ No / Unknown
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Accessibility
Distances to community facilities and services should be measured using walking routes from the centre of
each site to each facility. Additional facilities can be added to the list. The distances assume that 400m is
equal to approximately 5 minutes’ walk.

Town / local centre / shop <400m/ >1200m

Bus /Tram Stop <400m/ >800m <400m
Train station <400m/ >1200m >1200m
Primary School <400m/ >1200m

Secondary School <1600m/ >3900m >3900m
Open Space / recreation facilities <400m/ >800m

GP Surgery <400m/ >1200m

Landscape and Visual Constraints

Is the site low, or high sensitivity in terms
of landscape?

Low sensitivity: the site has few or no
valued features, and/or valued features that
are less susceptible to development and
can accommodate change.

- the site has many
valued features, and/or valued features that
are susceptible to development but could
potentially accommodate some change
with appropriate mitigation.

High sensitivity: the site has highly valued
features, and/or valued features that are
highly susceptible to development. The site
can accommodate minimal change.
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Is the site low,
of visual amenity?
= Low sensitivity: the site is visually enclosed
and has low intervisibility with the
surrounding landscape, and/or it would not
adversely impact any identified views.

" - the site is somewhat
enclosed and has some intervisibility with
the surrounding landscape, and/or it may
adversely impact any identified views.

= High sensitivity: the site is visually open and
has high intervisibility with the surrounding
landscape, and/or it would adversely impact
any recognised views.

or high sensitivity in terms

Heritage Constraints

Would the development of the site cause harm to a
designated heritage asset or its setting?

Directly impact and/or mitigation not possible

Limited or no impact or no requirement for
mitigation

Limited or no impact or no requirement for
mitigation

Would the development of the site cause harm to a
non-designated heritage asset or its setting?

Directly impact and/or mitigation not possible

Limited or no impact or no requirement for
mitigation

Limited or no impact or no requirement for
mitigation

Planning Policy Constraints

Is the site in the Green Belt?

/ No / Unknown o
Is the site allocated for a particular use (e.g.,
housing / employment) or designated as open NG
space in the adopted and / or emerging Local Plan?
/ No / Unknown
Are there any other relevant planning policies n/a
relating to the site?
Is the site:
Greenfield/ Greenfield

Previously developed land?

Is the site within, adjacent to or outside the existing
built-up area?
Within/

connected to

Outside and not

Is the site within, adjacent to or outside the existing
settlement boundary (if one exists)?
Within/

not connected to

Outside and
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Would development of the site result in
neighbouring settlements merging into one
another?

Yes / No / Unknown

No

Is the size of the site large enough to significantly
change the size and character of the existing
settlement?

Yes / No / Unknown

Is the site available for development?
Yes / No / Unknown.

No — although it is noted that development at the
upper end of the capacity would result in significant
backland development.

Yes — site submitted as part of call for sites.

Are there any known legal or ownership problems
such as unresolved multiple ownerships, ransom
strips, tenancies, or operational requirements of
landowners?

Yes / No / Unknown.

No

Is there a known time frame for availability?
Available now / 0-5 years / 6-10 years / 11-15 years.

Is the site subject to any abnormal costs that could
affect viability, such as demolition, land remediation
or relocating utilities? What evidence is available to

support this judgement?

Yes / No / Unknown.

What is the estimated development capacity of the
site?

Available now

No

12-21
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What is the likely timeframe for development?

Unk
(0-5/6-10/11-15/ 15+ years) nknown

Eastern end of the village is not currently linked to
the existing foul drainage network. Early engagement
may be required with Wessex Water regarding
capacity and potential for connections.

Other key information

Overall rating (Red/ /Green)
= The siteis available, suitable and achievable
= The site

= The siteis not currently available, suitable
and achievable

Are there any known viability issues? Unknown — viability of crossing the third-party land
Yes/ No has not been determined.

Summary of justification for rating

This greenfield site is adjacent to the settlement boundary of Sherston, which borders the southern
boundary. The site is in reasonable walking distance to the local centre, school and recreation options.
However, pedestrian connectivity is only possible via the narrow public right of way onto Huntersfield.
Pedestrian connectivity onto the Highway (Tetbury Road) would require crossing third party land on site 2.
There is good connectivity to the public transport options in the Parish with bus stops along Easton Town.

There is no existing vehicle access onto this site directly from a highway. Current agricultural access is via a
right of access across third party land to the east. No viable proposal or agreement between landowners
has been presented.

The site does not contain ecological designations or priority habitat. The site contains boundary vegetation
and hedgerows, which contribute to the green infrastructure network of the parish.

The site has a good landscape framework to the north and east which limits the landscape and visual
sensitivity, and it is well enclosed by residential development to the south. The northern boundary is
relatively open however the site is well defined from the wider agricultural land. A well-used public footpath
runs across the length of the site which increases the intervisibility. The eastern and southern boundaries
are defined by a dry-stone wall which is a distinctive and special quality of the NL.

Backland development in these fields is uncharacteristic of this part of the village which has a relatively
strong building line of dwellings and gardens accessed from Easton Town.

The site was submitted as part of the call for sites and is available for development immediately. However,
given the access issues, this site could only come forward in conjunction with Site 2 to the east, as has been
identified in the Call for Sites form.
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Site 4 — Land to rear of 6 Easton Town

Date Site Visited

12.12.2024

Site Reference / Name

4 — Land to rear of 6 Easton Town

Site Address / Location

Land to rear of 6 Easton Town, Sherston SN16 OLS

Gross Site Area (Hectares) 0.22
SHELAA Reference (if applicable) N/A
Existing land use Car park/ Arable cropping

Land use being considered

Residential — small one- or two-bedroom houses
only.

Development capacity (as proposed by Landowner
in CfS or SHELAA)

N/A

Site identification method / source

Call for Sites

Planning history

N/88/02544/0UT — Two detached dwellings with
garages (rear of 4 & 6 Easton Town)
Refused 31.10.1988

Neighbouring uses

Residential to east, south and west. Agricultural to
north.
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Environmental Constraints

Site is predominantly, or wholly, within or adjacent to
the following statutory environmental designations:

=  Ancient Woodland

= Area of Qutstanding Natural Beauty (NL)

» Biosphere Reserve

= Local Nature Reserve (LNR)

= National Nature Reserve (NNR)

*= National Park

= Ramsar Site

= Site of Special Scientific Interest (SSSI)*

= Special Area of Conservation (SAC)

= Special Protection Area (SPA)

*Does the site fall within a SSSI Impact Risk Zone
and would the proposed use/development trigger
the requirement to consult Natural England?

Yes/ No/ Partially or adjacent

Yes - site is within the Cotswolds NL. Great weight
should be given to conserving and enhancing
landscape and scenic beauty.

Site is predominantly, or wholly, within or adjacent to
the following non statutory environmental
designations:

»  Green Infrastructure Corridor

= Local Wildlife Site (LWS)

=  Public Open Space

= Site of Importance for Nature Conservation

(SINC)

= Nature Improvement Area

» Regionally Important Geological Site

= Other

Yes/ No/ Partially or adjacent/ Unknown

No

Site falls within a habitats site which may require
nutrient neutrality, or is likely to fall within its
catchment?

Yes/ No

No

Site is predominantly, or wholly, within Fluvial Flood
Zones 2 or 3?
* Flood Zone 1: Low Risk
=  Flood Zone 2: Medium Risk
*  Flood Zone 3 (less or more vulnerable site
use): Medium Risk
=  Flood Zone 3 (highly vulnerable site use):
High Risk

Low Risk

Site is at risk of surface water flooding?

» Lessthan 15% of the site is affected by
medium or high risk of surface water
flooding — Low Risk

=  >75% of the site is affected by medium or
high risk of surface water flooding —
Medium Risk

Low Risk — an area of surface water flood risk (low)
exists to the immediate north of the site however the
site itself is not at risk.

Is the land classified as the best and most versatile
agricultural land (Grades 1, 2 or 3a)
Yes / No / Unknown

Unknown — Grade 3, subgrade unknown.
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Site contains habitats with the potential to support
priority species? Does the site contain local wildlife-
rich habitats? Is the site part of:
= A wider ecological network (including the
hierarchy of international, national and
locally designated sites of importance for
biodiversity);
= wildlife corridors (and stepping stones that
connect them); and/or
» An area identified by national and local
partnerships for habitat management,
enhancement, restoration or creation?
Yes / No / Unknown

Yes — Site is surrounded by mature trees to east and
west which have the potential to support bats other
protected species.

Site is predominantly, or wholly, within or adjacent to

an Air Quality Management Area (AQMA)? No
Yes / No / Unknown
Are there any sources of noise or odour in proximity No

to the site that may result in amenity concerns?
Yes / No / Unknown

Physical Constraints

Is the site:
Flat or relatively flat/
Steeply sloping

Flat or relatively flat

Is there existing vehicle access, or potential to
create vehicle access to the site?
Yes / No / Unknown

Yes — vehicle access is provided via the drive to
number 6a Easton Town. This is a single lane drive
which may be unsuitable for intensification.

Is there existing pedestrian access, or potential to
create pedestrian access to the site?
Yes / No / Unknown

Yes — there is no existing pedestrian connection
however connection could be provided to the
footway on Easton Town via the existing driveway.

Is there existing cycle access, or potential to create
cycle access to the site?
Yes / No / Unknown

Yes — cycle access could be provided.

Are there any known Tree Preservation Orders on

the site? No
/ No / Unknown

Are there veteran/ancient trees within or adjacent to

the site? No

Yes, within / / No / Unknown

Are there other significant trees within or adjacent to

the site?

/ / No / Unknown

Are there any Public Rights of Way (PRoW) crossing

the site? No
/ No / Unknown

Is the site likely to be affected by ground

contamination? No
/ No / Unknown

Is there any utilities infrastructure crossing the site

i.e., power lines/pipe lines, or is the site in close

proximity to hazardous installations?
/ No / Unknown

Would development of the site result in a loss of No

social, amenity or community value?
/ No / Unknown
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Accessibility
Distances to community facilities and services should be measured using walking routes from the centre of
each site to each facility. Additional facilities can be added to the list. The distances assume that 400m is
equal to approximately 5 minutes’ walk.

Town / local centre / shop <400m/ >1200m <400m
Bus /Tram Stop <400m / >800m <400m
Train station <400m/ >1200m >1200m
Primary School <400m/ >1200m

Secondary School <1600m/ >3900m >3900m
Open Space / recreation facilities <400m/ >800m <400m
GP Surgery <400m/ >1200m

Landscape and Visual Constraints

Is the site low, or high sensitivity in terms
of landscape?

Low sensitivity: the site has few or no
valued features, and/or valued features that
are less susceptible to development and
can accommodate change.

- the site has many
valued features, and/or valued features that
are susceptible to development but could
potentially accommodate some change
with appropriate mitigation.

High sensitivity: the site has highly valued
features, and/or valued features that are
highly susceptible to development. The site
can accommodate minimal change.

Is the site low, or high sensitivity in terms
of visual amenity?

Low sensitivity: the site is visually enclosed
and has low intervisibility with the
surrounding landscape, and/or it would not
adversely impact any identified views.

- the site is somewhat
enclosed and has some intervisibility with
the surrounding landscape, and/or it may
adversely impact any identified views.

High sensitivity: the site is visually open and
has high intervisibility with the surrounding
landscape, and/or it would adversely impact
any recognised views.

Low sensitivity

The site is very well enclosed by residential
development and the settlement boundary to the
east, south and west. There are no footpaths within
or adjacent to the site and development would not
impact on any recognised views.
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Heritage Constraints

Would the development of the site cause harm to a
designated heritage asset or its setting?

Directly impact and/or mitigation not possible Directly impact and/or mitigation not possible — the
Some impact, and/or mitigation possible site is wholly within the Sherston Conservation Area
Limited or no impact or no requirement for

mitigation

Would the development of the site cause harmto a
non-designated heritage asset or its setting?

Directly impact and/or mitigation not possible Limited or no impact or no requirement for
Some impact, and/or mitigation possible mitigation

Limited or no impact or no requirement for

mitigation

Planning Policy Constraints
Is the site in the Green Belt?

Yes / No / Unknown No

Is the site allocated for a particular use (e.g.,

housing / employment) or designated as open NoO

space in the adopted and / or emerging Local Plan?

Yes / No / Unknown

Are there any other relevant planning policies n/a
relating to the site?

Is the site:

Greenfield/ A mix of greenfield and previously Greenfield

developed land/ Previously developed land?

Is the site within, adjacent to or outside the existing
built-up area?

Within/ Adjacent to and connected/ Outside and not
connected to

Is the site within, adjacent to or outside the existing
settlement boundary (if one exists)?

Within/ Adjacent to and connected to/ Qutside and
not connected to

Would development of the site result in
neighbouring settlements merging into one

Adjacent to and connected

Adjacent to and connected

another? o
Yes / No / Unknown

Is the size of the site large enough to significantly

change the size and character of the existing No

settlement?
Yes / No / Unknown

. - >
Is the site available for development? Yes — site submitted as part of call for sites
Yes /No / Unknown.

Are there any known legal or ownership problems
such as unresolved multiple ownerships, ransom
strips, tenancies, or operational requirements of No
landowners?

Yes / No / Unknown.

Is there a known time frame for availability?
Available now / 0-5 years / 6-10 years / 11-15 years.

Available now
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Is the site subject to any abnormal costs that could
affect viability, such as demolition, land remediation

or relocating utilities? What evidence is available to
support this judgement?
Yes / No / Unknown.

What is the estimated development capacity of the
site?

What is the likely timeframe for development?
(0-5/6-10/11-15/ 15+ years)

Other key information n/a

3-6

Unknown

Overall rating (Red/Amber/Green)
» The siteis available, suitable and achievable
» The site is potentially available, suitable and
achievable
= The siteis not currently available, suitable
and achievable
Are there any known viability issues?
Yes/ No

Summary of justification for rating

potentially available, suitable and achievable

No

This greenfield site is adjacent to the settlement boundary of Sherston on three sides to the east, south and
western boundaries. The site is in reasonable walking distance to the school and good walking distance to
the local centre, recreation options and public transport options in the Parish with bus stops along Easton
Town. There is good pedestrian connectivity via footways.

Access would be taken from the existing private drive to 6A directly off Easton Town. This is a narrow,
single width drive, which may be unsuitable for intensification and therefore further assessment will be
required.

The site does not contain ecological designations or priority habitat. The site contains boundary vegetation
and hedgerows, which contribute to the green infrastructure network of the parish.

This small site is internally open and forms an undeveloped field within the conservation area behind
frontage development along Easton Town. There is no structural boundary to the north of the site however it
is well enclosed to the east and west by vegetation which limit the landscape intervisibility from the
settlement. There are no footpaths within or adjacent to the site.

The site is wholly within the Conservation Area. Mitigation may be possible through a sensitively designed
scheme informed by understanding of the significance of the site within the heritage asset.

The site was submitted as part of the call for sites and is available for development immediately.
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Site 5 — Land at Sandpits Lane

Date Site Visited

12.12.2024

Site Reference / Name

5 - Land at Sandpits Lane

Site Address / Location Land at Sandpits Lane, Sherston, SN16 ONN
Gross Site Area (Hectares) 3.10

SHELAA Reference (if applicable) N/A

Existing land use Agricultural

Land use being considered Residential

Development capacity (as proposed by Landowner
in CfS or SHELAA)

25 (as per the proposed site plan submitted)

Site identification method / source

Call for Sites

Planning history

No planning history available

Neighbouring uses

Residential to south and east. Agricultural to north
and west.
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Environmental Constraints

Site is predominantly, or wholly, within or adjacent to
the following statutory environmental designations:

=  Ancient Woodland

= Area of Qutstanding Natural Beauty (NL)

» Biosphere Reserve

= Local Nature Reserve (LNR)

= National Nature Reserve (NNR)

*= National Park

= Ramsar Site

= Site of Special Scientific Interest (SSSI)*

= Special Area of Conservation (SAC)

= Special Protection Area (SPA)

*Does the site fall within a SSSI Impact Risk Zone
and would the proposed use/development trigger
the requirement to consult Natural England?

Yes/ No/ Partially or adjacent

Yes - site is within the Cotswolds NL. Great weight
should be given to conserving and enhancing
landscape and scenic beauty.

Site is predominantly, or wholly, within or adjacent to
the following non statutory environmental
designations:

»  Green Infrastructure Corridor

= Local Wildlife Site (LWS)

=  Public Open Space

= Site of Importance for Nature Conservation | No
(SINC)
= Nature Improvement Area
» Regionally Important Geological Site
= Other
Yes/ No/ Partially or adjacent/ Unknown
Site falls within a habitats site which may require
nutrient neutrality, or is likely to fall within its
No
catchment?
Yes/ No
Site is predominantly, or wholly, within Fluvial Flood
Zones 2 or 3?
= Flood Zone 1: Low Risk
=  Flood Zone 2: Medium Risk Low Risk
*  Flood Zone 3 (less or more vulnerable site
use): Medium Risk
=  Flood Zone 3 (highly vulnerable site use):
High Risk
Site is at risk of surface water flooding?
» Lessthan 15% of the site is affected by
medium or high risk of surface water ,
Low Risk

flooding — Low Risk

=  >75% of the site is affected by medium or
high risk of surface water flooding —
Medium Risk

Is the land classified as the best and most versatile
agricultural land (Grades 1, 2 or 3a)
Yes / No / Unknown

Unknown — Grade 3, subgrade unknown.
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Site contains habitats with the potential to support
priority species? Does the site contain local wildlife-
rich habitats? Is the site part of:
= A wider ecological network (including the
hierarchy of international, national and
locally designated sites of importance for
biodiversity);
= wildlife corridors (and stepping stones that
connect them); and/or
»= An area identified by national and local
partnerships for habitat management,
enhancement, restoration or creation?
Yes / No / Unknown

Yes — vegetation to the site boundaries which has
the potential to support bats, breeding birds and
other protected species.

Site is predominantly, or wholly, within or adjacent to
an Air Quality Management Area (AQMA)?
Yes / No / Unknown

No

Are there any sources of noise or odour in proximity
to the site that may result in amenity concerns?
Yes / No / Unknown

Yes — site is adjacent to the Sherston Town Football
Club which may give rise to occasional noise
concerns.

Physical Constraints

Is the site:
Flat or relatively flat/
Steeply sloping

Flat or relatively flat

Is there existing vehicle access, or potential to
create vehicle access to the site?
Yes / No / Unknown

Yes — there is an existing field access, with potential
for new access to be created subject to further
assessment. Submitted proposals show a new
access onto Knockdown Road.

Is there existing pedestrian access, or potential to
create pedestrian access to the site?
Yes / No / Unknown

Yes — there is no existing pedestrian access,
however connection could be provided to the
footway at North End Gardens.

Is there existing cycle access, or potential to create
cycle access to the site?
Yes / No / Unknown

Yes — cycle access could be provided.

Are there any known Tree Preservation Orders on
the site?
/ No / Unknown

No

Are there veteran/ancient trees within or adjacent to
the site?
Yes, within / / No / Unknown

No

Are there other significant trees within or adjacent to
the site?
/ / No / Unknown

Are there any Public Rights of Way (PRoW) crossing
the site?
/ No / Unknown

No

Is the site likely to be affected by ground
contamination?
/ No / Unknown

No

Is there any utilities infrastructure crossing the site
i.e., power lines/pipe lines, or is the site in close
proximity to hazardous installations?

/ No / Unknown

Would development of the site result in a loss of
social, amenity or community value?
/ No / Unknown

No
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Accessibility

Distances to community facilities and services should be measured using walking routes from the centre of
each site to each facility. Additional facilities can be added to the list. The distances assume that 400m is

equal to approximately 5 minutes’ walk.

Town / local centre / shop <400m/ >1200m

Bus /Tram Stop <400m/ >800m <400m
Train station <400m/ >1200m >1200m
Primary School <400m/ >1200m <400m
Secondary School <1600m/ >3900m >3900m
Open Space / recreation facilities <400m/ >800m <400m
GP Surgery <400m/ >1200m

Landscape and Visual Constraints

Is the site low,
of landscape?

» Low sensitivity: the site has few or no
valued features, and/or valued features that
are less susceptible to development and
can accommodate change.

. - the site has many
valued features, and/or valued features that
are susceptible to development but could
potentially accommodate some change
with appropriate mitigation.

» High sensitivity: the site has highly valued
features, and/or valued features that are
highly susceptible to development. The site
can accommodate minimal change.

or high sensitivity in terms

High sensitivity

This large open agricultural site forms part of the
agricultural landscape to the northwest of the main
settlement which contributes to the rural setting of
the village within the NL and contributes to the
strong, structured and mixed arable productive
farmland character of the Dip-Slope Lowlands of the
Cotswolds NL.

Internally, the site is open with landscape features
restricted to the boundary hedgerows only. The site
is bound by existing residential development to the
east and south which development may be read in
conjunction with. The site is in the NL where the
scale and extent of development should be limited.

Site is within the Cotswolds National Character Area
and Dip-Slope Lowland character area as identified
by the Cotswolds NL LCA.

Is the site low,
of visual amenity?

» [ow sensitivity: the site is visually enclosed
and has low intervisibility with the
surrounding landscape, and/or it would not
adversely impact any identified views.

. - the site is somewhat
enclosed and has some intervisibility with
the surrounding landscape, and/or it may
adversely impact any identified views.

= High sensitivity: the site is visually open and
has high intervisibility with the surrounding
landscape, and/or it would adversely impact
any recognised views.

or high sensitivity in terms
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Heritage Constraints

Would the development of the site cause harm to a
designated heritage asset or its setting?

Directly impact and/or mitigation not possible
Some impact, and/or mitigation possible
Limited or no impact or no requirement for
mitigation

Limited or no impact or no requirement for
mitigation

Would the development of the site cause harmto a
non-designated heritage asset or its setting?

Directly impact and/or mitigation not possible
Some impact, and/or mitigation possible
Limited or no impact or no requirement for
mitigation

Limited or no impact or no requirement for
mitigation

Planning Policy Constraints

Is the site in the Green Belt?

Yes / No / Unknown No

Is the site allocated for a particular use (e.g.,

housing / employment) or designated as open NoO

space in the adopted and / or emerging Local Plan?

Yes / No / Unknown

Are there any other relevant planning policies n/a
relating to the site?

Is the site:

Greenfield/ A mix of greenfield and previously Greenfield

developed land/ Previously developed land?

Is the site within, adjacent to or outside the existing
built-up area?

Within/ Adjacent to and connected/ Outside and not
connected to

Adjacent to and connected

Is the site within, adjacent to or outside the existing
settlement boundary (if one exists)?

Within/ Adjacent to and connected to/ Qutside and
not connected to

Adjacent to and connected

Would development of the site result in
neighbouring settlements merging into one
another?

Yes / No / Unknown

No

Is the size of the site large enough to significantly
change the size and character of the existing
settlement?

Yes / No / Unknown

Is the site available for development?
Yes / No / Unknown.

Yes — the development of this site in full is
significantly in excess of the indicative residual
housing requirement and would be large enough to
significantly change the size and character of this
part of the settlement. However, it is recognised the
proposal as put forward shows a lower capacity and
smaller developable area.

Yes — site submitted in call for sites.

Are there any known legal or ownership problems
such as unresolved multiple ownerships, ransom
strips, tenancies, or operational requirements of
landowners?

Yes / No / Unknown.

No
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Is there a known time frame for availability?

Available now / 0-5 years / 6-10 years / 11-15 years. Available now

Is the site subject to any abnormal costs that could
affect viability, such as demolition, land remediation
or relocating utilities? What evidence is availableto | No
support this judgement?
Yes / No / Unknown.

What is the estimated development capacity of the | 39 — 69 (proposal shown as 25)
site?

What is the likely timeframe for development?

K
(0-5/6-10/11-15/ 15+ years) Unknown

Other key information n/a

Overall rating (Red/Amber/Green)

» The siteis available, suitable and achievable

» The site is potentially available, suitable and
achievable

= The siteis not currently available, suitable
and achievable

potentially available, suitable and achievable

Are there any known viability issues?
Yes/ No

No

Summary of justification for rating

This greenfield site is adjacent to the settlement boundary of Sherston, which borders the eastern and
southern boundaries. The site is in reasonable walking distance to the local centre and good walking
distance to the school, recreation options, and public transport options within the Parish. There is the
possibility for good pedestrian connectivity if connection is made to the footway on North End Gardens.

Vehicle access would be taken from Knockdown Road, as is demonstrated on the submitted proposed site
plan.

The site does not contain ecological designations or priority habitat. The site contains boundary vegetation
and hedgerows, which contribute to the green infrastructure network of the parish.

The site forms part of the open agricultural landscape to the northwest of the main settlement which
contributes to the rural setting of the village within the Cotswolds NL. The site is bound by existing
residential development to the east and south which development may read against. Views into the site
from the Sandpits Lane over low hedgerow however the vegetation along the sites northern boundary
interrupt any long-distance views.

The development of this site in full is significantly in excess of the indicative residual housing requirement
and would be large enough to significantly change the size and character of this part of the settlement.
However, it is recognised the proposal as put forward shows a lower capacity (25) and smaller developable
area.

The site was submitted as part of the call for sites and is available for development immediately.




Site 6 — Land at Knockdown Road

Date Site Visited

12.12.2024

Site Reference / Name

6 — Land at Knockdown Road

Land adjacent Kennel Lodge, Knockdown Road,

Site Address / Location Sherston, SN16 ONJ
Gross Site Area (Hectares) 2.01
SHELAA Reference (if applicable) N/A

Existing land use

Agricultural and commercial (in association with the
Kennels)

Land use being considered Residential
Development capacity (as proposed by Landowner N/A

in CfS or SHELAA)

Site identification method / source Call for Sites

Planning history

N/99/01101/0UT - Industrial units with detailing of
siting and access.
Refused 24.08.1999

Neighbouring uses

Commercial and residential to north-west corner.
Agricultural.
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Environmental Constraints

Site is predominantly, or wholly, within or adjacent to
the following statutory environmental designations:

=  Ancient Woodland

= Area of Qutstanding Natural Beauty (NL)

» Biosphere Reserve

= Local Nature Reserve (LNR)

= National Nature Reserve (NNR)

*= National Park

= Ramsar Site

= Site of Special Scientific Interest (SSSI)*

= Special Area of Conservation (SAC)

= Special Protection Area (SPA)

*Does the site fall within a SSSI Impact Risk Zone
and would the proposed use/development trigger
the requirement to consult Natural England?

Yes/ No/ Partially or adjacent

Yes - site is within the Cotswolds NL. Great weight
should be given to conserving and enhancing
landscape and scenic beauty.

Site is predominantly, or wholly, within or adjacent to
the following non statutory environmental
designations:

»  Green Infrastructure Corridor

= Local Wildlife Site (LWS)

=  Public Open Space

= Site of Importance for Nature Conservation | No
(SINC)
= Nature Improvement Area
» Regionally Important Geological Site
= Other
Yes/ No/ Partially or adjacent/ Unknown
Site falls within a habitats site which may require
nutrient neutrality, or is likely to fall within its
No
catchment?
Yes/ No
Site is predominantly, or wholly, within Fluvial Flood
Zones 2 or 3?
= Flood Zone 1: Low Risk
=  Flood Zone 2: Medium Risk Low Risk
*  Flood Zone 3 (less or more vulnerable site
use): Medium Risk
=  Flood Zone 3 (highly vulnerable site use):
High Risk
Site is at risk of surface water flooding?
» Lessthan 15% of the site is affected by
medium or high risk of surface water ,
Low Risk

flooding — Low Risk

=  >75% of the site is affected by medium or
high risk of surface water flooding —
Medium Risk

Is the land classified as the best and most versatile
agricultural land (Grades 1, 2 or 3a)
Yes / No / Unknown

Unknown — Grade 3, subgrade unknown.
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Site contains habitats with the potential to support
priority species? Does the site contain local wildlife-
rich habitats? Is the site part of:
= A wider ecological network (including the
hierarchy of international, national and
locally designated sites of importance for
biodiversity);
= wildlife corridors (and stepping stones that
connect them); and/or
»= An area identified by national and local
partnerships for habitat management,
enhancement, restoration or creation?
Yes / No / Unknown

Yes — vegetation to the site boundaries which has
the potential to support bats, breeding birds and
other protected species.

Site is predominantly, or wholly, within or adjacent to
an Air Quality Management Area (AQMA)?
Yes / No / Unknown

No

Are there any sources of noise or odour in proximity
to the site that may result in amenity concerns?
Yes / No / Unknown

Yes — siteis in close proximity to the Sherston Town
Football Club which may give rise to occasional
noise concerns.

Physical Constraints

Is the site:
Flat or relatively flat/
Steeply sloping

Flat or relatively flat

Is there existing vehicle access, or potential to
create vehicle access to the site?
Yes / No / Unknown

Yes - there is an existing field access taken from
Knockdown Road. Subject to further assessment,
there is potential for creation of new access.

Is there existing pedestrian access, or potential to
create pedestrian access to the site?
Yes / No / Unknown

No — there is no existing pedestrian access. The
nearest footway is over 250m away, with narrow
verges along knockdown road.

Is there existing cycle access, or potential to create
cycle access to the site?
Yes / No / Unknown

Yes — cycle access could be provided.

Are there any known Tree Preservation Orders on

the site? No
/ No / Unknown
Are there veteran/ancient trees within or adjacent to
the site? No
Yes, within / / No / Unknown
Are there other significant trees within or adjacent to
the site?
/ / No / Unknown
Are there any Public Rights of Way (PRoW) crossing
the site?
/ No / Unknown
Is the site likely to be affected by ground
contamination? No
/ No / Unknown
Is there any utilities infrastructure crossing the site
i.e., power lines/pipe lines, or is the site in close
proximity to hazardous installations?
/ No / Unknown
Would development of the site result in a loss of No

social, amenity or community value?
/ No / Unknown
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Accessibility

Distances to community facilities and services should be measured using walking routes from the centre of
each site to each facility. Additional facilities can be added to the list. The distances assume that 400m is

equal to approximately 5 minutes’ walk.

Town / local centre / shop <400m/ >1200m

Bus /Tram Stop <400m/ >800m

Train station <400m/ >1200m >1200m
Primary School <400m/ >1200m

Secondary School <1600m/ >3900m >3900m
Open Space / recreation facilities <400m/ >800m <400m
GP Surgery <400m/ >1200m

Landscape and Visual Constraints

Is the site low,
of landscape?

» Low sensitivity: the site has few or no
valued features, and/or valued features that
are less susceptible to development and
can accommodate change.

. - the site has many
valued features, and/or valued features that
are susceptible to development but could
potentially accommodate some change
with appropriate mitigation.

» High sensitivity: the site has highly valued
features, and/or valued features that are
highly susceptible to development. The site
can accommodate minimal change.

or high sensitivity in terms

High sensitivity

This large open site is distant from the existing
settlement and has a strong visual connection to the
wider agricultural landscape to the northwest of the
main settlement which contributes to the rural
setting of the village within the NL. The site is in the
NL where the scale and extent of development
should be limited.

Internally, the site is open with landscape features
restricted to the boundary hedgerows and vegetation
only. There is some limited development
surrounding the site to the north and west
associated with the kennels business.

Site is within the Cotswolds National Character Area
and Dip-Slope Lowland character area as identified
by the Cotswolds NL LCA.

Is the site low,
of visual amenity?

» [ow sensitivity: the site is visually enclosed
and has low intervisibility with the
surrounding landscape, and/or it would not
adversely impact any identified views.

. - the site is somewhat
enclosed and has some intervisibility with
the surrounding landscape, and/or it may
adversely impact any identified views.

= High sensitivity: the site is visually open and
has high intervisibility with the surrounding
landscape, and/or it would adversely impact
any recognised views.

or high sensitivity in terms

High sensitivity

The site has a high degree of openness due to the
low hedgerow along Knockdown Road, which allow
views across and beyond the field. It therefore has a
high intervisibility with the surrounding landscape.
There is a footpath that runs through the centre of
the site.
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Heritage Constraints

Would the development of the site cause harm to a
designated heritage asset or its setting?

Directly impact and/or mitigation not possible
Some impact, and/or mitigation possible
Limited or no impact or no requirement for
mitigation

Limited or no impact or no requirement for
mitigation

Would the development of the site cause harmto a
non-designated heritage asset or its setting?

Directly impact and/or mitigation not possible
Some impact, and/or mitigation possible
Limited or no impact or no requirement for
mitigation

Limited or no impact or no requirement for
mitigation

Planning Policy Constraints

Is the site in the Green Belt?

Yes / No / Unknown No

Is the site allocated for a particular use (e.g.,

housing / employment) or designated as open NoO

space in the adopted and / or emerging Local Plan?

Yes / No / Unknown

Are there any other relevant planning policies n/a
relating to the site?

Is the site:

Greenfield / A mix of greenfield and previously Greenfield

developed land/ Previously developed land?

Is the site within, adjacent to or outside the existing
built-up area?

Within/ Adjacent to and connected/ Outside and not
connected to

Outside and not connected to

Is the site within, adjacent to or outside the existing
settlement boundary (if one exists)?

Within/ Adjacent to and connected to/ Qutside and
not connected to

Outside and not connected to

Would development of the site result in
neighbouring settlements merging into one
another?

Yes / No / Unknown

No

Is the size of the site large enough to significantly
change the size and character of the existing
settlement?

Yes / No / Unknown

Is the site available for development?
Yes / No / Unknown.

Yes — the development of this site in full is in excess
of the indicative residual housing requirement and
would be large enough to significantly change the
size and character of this area that is disconnected
from the existing settlement.

Yes — submitted as part of call for sites.

Are there any known legal or ownership problems
such as unresolved multiple ownerships, ransom
strips, tenancies, or operational requirements of
landowners?

Yes / No / Unknown.

No — although a current tenancy in place.

Is there a known time frame for availability?
Available now / 0-5 years / 6-10 years / 11-15 years.

0-5 years
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Is the site subject to any abnormal costs that could
affect viability, such as demolition, land remediation

or relocating utilities? What evidence is available to
support this judgement?
Yes / No / Unknown.

What is the estimated development capacity of the
site?

25-45

What is the likely timeframe for development?

Unk
(0-5/ 610/ 11-15/ 15+ years) nrnown

Other key information n/a

Overall rating (Red/Amber/Green)
» The siteis available, suitable and achievable
» The site is potentially available, suitable and
achievable
= The siteis not currently available, suitable
and achievable

not currently available, suitable and achievable

Are there any known viability issues?
Yes/ No

No

Summary of justification for rating

This greenfield site is remote from the settlement boundary of Sherston. A single residential plot sits to the
north of the site and commercial kennels to the west. The site is in reasonable walking distance to the local
centre, school and public transport options although in good proximity to recreation options being
approximately 200m from the football club grounds and skatepark. However, there is very poor pedestrian
connectivity with no footway along this part of Knockdown Road. The nearest footway is approximately
300m from the site.

Access could be taken from Knockdown Road subject to assessment of visibility.

The site does not contain ecological designations or priority habitat. The site contains boundary vegetation
and hedgerows, which contribute to the green infrastructure network of the Parish.

The site is separated from the main settlement and forms part of the open agricultural landscape which
contributes to the rural setting of the village within the Cotswolds NL and is prominent when approaching
the village from the northwest along Knockdown Road. There is limited development to the northeast
associated with the boarding Kennels. There is a public footpath that runs through the centre of the site.

The development of this site in full is in excess of the indicative residual housing requirement and would be
large enough to significantly change the size and character of this area. Development of this site would be
disconnected from the village, with poor pedestrian connectivity and it is therefore unsuitable for allocation
as part of the NDP.
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Site 7 — Land north of Sopworth Road

Date Site Visited 12.12.2024

Site Reference / Name 7 — Land north of Sopworth Road

Site Address / Location Iég%d to the north of Sopworth Road, Sherston SN16
Gross Site Area (Hectares) 3.04

SHELAA Reference (if applicable) 653(b)

Existing land use Agricultural

Land use being considered Residential

Development capacity (as proposed by Landowner

in CfS or SHELAA) N/A

Site identification method / source Call for Sites

PL/2024/03432 — Change of use from agricultural
land to a secure dog walking site, including the
Planning history erection of secure fencing and hardstanding car
parking.

Approved 14.11.2024

Neighbouring uses Residential to east. Agricultural.
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Environmental Constraints

Site is predominantly, or wholly, within or adjacent to
the following statutory environmental designations:

=  Ancient Woodland

= Area of Qutstanding Natural Beauty (NL)

» Biosphere Reserve

= Local Nature Reserve (LNR)

= National Nature Reserve (NNR)

*= National Park

= Ramsar Site

= Site of Special Scientific Interest (SSSI)*

= Special Area of Conservation (SAC)

= Special Protection Area (SPA)

Yes - site is within the Cotswolds NL. Great weight
should be given to conserving and enhancing
landscape and scenic beauty.

*Does the site fall within a SSSI Impact Risk Zone
and would the proposed use/development trigger
the requirement to consult Natural England?

Yes/ No/ Partially or adjacent
Site is predominantly, or wholly, within or adjacent to
the following non statutory environmental
designations:

»  Green Infrastructure Corridor

= Local Wildlife Site (LWS)

=  Public Open Space No — although Manor Farm Meadows County
» Site of Importance for Nature Conservation | Wildlife site lies on the opposite side of Sopworth
(SINC) Road.

= Nature Improvement Area
» Regionally Important Geological Site
= Other

Yes/ No/ Partially or adjacent/ Unknown

Site falls within a habitats site which may require
nutrient neutrality, or is likely to fall within its
catchment?

Yes/ No

Site is predominantly, or wholly, within Fluvial Flood
Zones 2 or 3?

= Flood Zone 1: Low Risk

=  Flood Zone 2: Medium Risk Low Risk

*  Flood Zone 3 (less or more vulnerable site
use): Medium Risk

=  Flood Zone 3 (highly vulnerable site use):
High Risk

Site is at risk of surface water flooding?

» Lessthan 15% of the site is affected by
medium or high risk of surface water
flooding — Low Risk

=  >75% of the site is affected by medium or
high risk of surface water flooding —
Medium Risk

Is the land classified as the best and most versatile
agricultural land (Grades 1, 2 or 3a)
Yes / No / Unknown

No

Low Risk

Unknown — Grade 3, subgrade unknown.
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Site contains habitats with the potential to support
priority species? Does the site contain local wildlife-
rich habitats? Is the site part of:
= A wider ecological network (including the
hierarchy of international, national and
locally designated sites of importance for
biodiversity);
= wildlife corridors (and stepping stones that
connect them); and/or
»= An area identified by national and local
partnerships for habitat management,
enhancement, restoration or creation?
Yes / No / Unknown

Yes — vegetation to the site boundaries which has
the potential to support bats, breeding birds and
other protected species.

Site is predominantly, or wholly, within or adjacent to

an Air Quality Management Area (AQMA)? No
Yes / No / Unknown
Are there any sources of noise or odour in proximity No

to the site that may result in amenity concerns?
Yes / No / Unknown

Physical Constraints

Is the site:
Flat or relatively flat/
Steeply sloping

Flat or relatively flat

Is there existing vehicle access, or potential to
create vehicle access to the site?
Yes / No / Unknown

Yes — there is an existing field access to the south-
west corner of the site. Permission has recently been
granted by WC for intensification of the use in
connection with a dog-walking site. Subject to
further assessment, there may be potential for a new
access.

Is there existing pedestrian access, or potential to
create pedestrian access to the site?
Yes / No / Unknown

Yes — there is no existing pedestrian access however
it may be possible to provide connection within the
highway verge to the footpath proposed under
application PL/2024/00865 at the Sopworth Road
allocation in the made NDP.

Is there existing cycle access, or potential to create
cycle access to the site?
Yes / No / Unknown

Yes — cycle access could be provided.

Are there any known Tree Preservation Orders on

the site? No
/ No / Unknown

Are there veteran/ancient trees within or adjacent to

the site? No

Yes, within / / No / Unknown

Are there other significant trees within or adjacent to

the site?

/ / No / Unknown

Are there any Public Rights of Way (PRoW) crossing

the site? No
/ No / Unknown

Is the site likely to be affected by ground No

contamination?
/ No / Unknown
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Is there any utilities infrastructure crossing the site

i.e., power lines/pipe lines, or is the site in close No
proximity to hazardous installations?

/ No / Unknown
Would development of the site result in a loss of No

sacial, amenity or community value?
/ No / Unknown

Accessibility

Distances to community facilities and services should be measured using walking routes from the centre of
each site to each facility. Additional facilities can be added to the list. The distances assume that 400m is

equal to approximately 5 minutes’ walk.

Town / local centre / shop <400m/ >1200m

Bus /Tram Stop <400m/ >800m

Train station <400m/ >1200m >1200m
Primary School <400m/ >1200m <400m
Secondary School <1600m/ >3900m >3900m
Open Space / recreation facilities <400m/ >800m <400m
GP Surgery <400m/ >1200m

Landscape and Visual Constraints

Is the site low,
of landscape?
= Low sensitivity: the site has few or no
valued features, and/or valued features that
are less susceptible to development and
can accommodate change.

" - the site has many
valued features, and/or valued features that
are susceptible to development but could
potentially accommodate some change
with appropriate mitigation.

» High sensitivity: the site has highly valued
features, and/or valued features that are
highly susceptible to development. The site
can accommodate minimal change.

or high sensitivity in terms

Medium sensitivity

This large open agricultural site forms part of the
agricultural landscape to the west of the main
settlement which contributes to the rural setting of
the village within the NL and contributes to the
strong, structured and mixed arable productive
farmland character of the Dip-Slope Lowlands of the
Cotswolds NL.

Internally, the site is open with landscape features
restricted to the boundary hedgerows only. There is
currently limited existing residential development to
the east of the site however the allocated site under
Policy 4 of the made NDP extends the settlement
towards the site. The site is in the NL where the
scale and extent of development should be limited.

The southern boundaries are defined by a dry-stone
wall which is a distinctive and special quality of the
national landscape recognised by the Cotswolds
National Landscape Management Plan 2023 — 2025.

Site is within the Cotswolds National Character Area
and Dip-Slope Lowland character area as identified
by the Cotswolds NL LCA.
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Is the site low,
of visual amenity?
= Low sensitivity: the site is visually enclosed
and has low intervisibility with the
surrounding landscape, and/or it would not
adversely impact any identified views.

. - the site is somewhat
enclosed and has some intervisibility with
the surrounding landscape, and/or it may
adversely impact any identified views.

» High sensitivity: the site is visually open and
has high intervisibility with the surrounding
landscape, and/or it would adversely impact
any recognised views.

or high sensitivity in terms

High sensitivity

The site has a high degree of openness due to the
topography which rises towards the north, and low
hedgerow at the boundaries. This means the site
occupies a prominent position when entering the
village from the west along Sopworth road. There
are no footpaths within or immediately adjacent to
the site.

Heritage Constraints

Would the development of the site cause harmto a
designated heritage asset or its setting?

Directly impact and/or mitigation not possible

Limited or no impact or no requirement for
mitigation

Would the development of the site cause harm to a
non-designated heritage asset or its setting?

Directly impact and/or mitigation not possible

Limited or no impact or no requirement for
mitigation

Limited or no impact or no requirement for
mitigation

Planning Policy Constraints

Is the site in the Green Belt?

/ No / Unknown o
Is the site allocated for a particular use (e.g.,
housing / employment) or designated as open NG
space in the adopted and / or emerging Local Plan?
/ No / Unknown
Are there any other relevant planning policies n/a
relating to the site?
Is the site:
Greenfield/ Greenfield

Previously developed land?

Is the site within, adjacent to or outside the existing
built-up area?
Within/

connected to

Outside and not

Outside and not connected to

Is the site within, adjacent to or outside the existing
settlement boundary (if one exists)?
Within/

not connected to

Outside and

Outside and not connected to

Would development of the site result in
neighbouring settlements merging into one
another?

/ No / Unknown

No
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Is the size of the site large enough to significantly
change the size and character of the existing
settlement?

Yes / No / Unknown

Is the site available for development?
Yes / No / Unknown.

Yes — the development of this site in full is in excess
of the indicative residual housing requirement and
would be large enough to significantly change the
size and character of this area that is currently
disconnected from the existing settlement.

Yes — submitted as part of call for sites.

Are there any known legal or ownership problems
such as unresolved multiple ownerships, ransom
strips, tenancies, or operational requirements of
landowners?

Yes / No / Unknown.

No — although a determinable agricultural tenancy in
place.

Is there a known time frame for availability?

Is the site subject to any abnormal costs that could
affect viability, such as demolition, land remediation
or relocating utilities? What evidence is available to

support this judgement?

Yes / No / Unknown.

What is the estimated development capacity of the
site?

Available now / 0-5 years / 6-10 years / 11-15 years.

0-5 years

No

38-68
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What is the likely timeframe for development?

Unk
(0-5/6-10/11-15/ 15+ years) nknown

Other key information n/a

Overall rating (Red/ /Green)

» The siteis available, suitable and achievable
= Thesite potentially available, suitable and achievable

» The site is not currently available, suitable
and achievable

Are there any known viability issues?
Yes/ No

No

Summary of justification for rating

This greenfield site is outside of and not connected to the settlement boundary of Sherston. The site abuts a
residential plot to the east, and it is recognised that the site is in close proximity to the site allocation in
Policy 4 of the made NDP, however no development has commenced at the time of this assessment. The
site is in reasonable walking distance to the local centre and public transport options in the Parish, although
good walking distance to the school and recreation options. Pedestrian connectivity is however poor as no
footway exists on Sopworth Road. The nearest footway is approximately 200m to the east.

Access to the site could be achieved from Sopworth Road.

The site does not contain ecological designations or priority habitat. The site contains boundary vegetation
and hedgerows, albeit limited.

The site forms part of the open agricultural landscape to the east of the main settlement which contributes
to the rural setting of the village within the Cotswolds NL. The site has a high degree of openness due to the
topography which rises towards the north, and low hedgerow at the boundaries. This means the site
occupies a prominent position when entering the village from the west along Sopworth road. The site is
divorced from the settlement boundary and reads as part of the wider agricultural landscape.

The Sherston Conservation Area boundary lies approximately 40m south-east of the site. Mitigation may be
possible through a sensitively designed scheme informed by understanding of the significance of the asset
and its setting.

The development of this site in full is in excess of the indicative residual housing requirement and would be
large enough to significantly change the size and character of this area that is disconnected from the
existing settlement. The site is currently unsuitable for allocation in the NDP.

It is recognised that the context of the site may change significantly once the allocated site in Policy 4 is
developed, including the expansion of the built form of the village, and creation of a new footway. This may
allow the site to be re-assessed in the future, and a different conclusion to be found.
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Site 8 — Land at Thompsons Hill

MANAS

Date Site Visited 12.12.2024

Site Reference / Name 8 — Land at Thompsons Hill

Site Address / Location Land at Thompsons Hill. Sherston SN16 0PZ
Gross Site Area (Hectares) 1.43

SHELAA Reference (if applicable) N/A

Existing land use Agricultural

Land use being considered Residential

Development capacity (as proposed by Landowner N/A

in CfS or SHELAA)

Site identification method / source Call for Sites

PL/2022/03345 — Permission in principle application
for development of 1 self-built dwelling.

Refused 27.10.2022

Planning history PL/2023/04942 - Stage 1 Permission in principle
application for development of 1 self-built dwelling.
Resubmission of PL/2022/03345

Refused 24.07.2023 Dismissed at Appeal 08.03.2024
Residential to the north-east. Agricultural. River
valley/grass land.

Neighbouring uses
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Environmental Constraints

Site is predominantly, or wholly, within or adjacent to
the following statutory environmental designations:

=  Ancient Woodland

= Area of Qutstanding Natural Beauty (NL)

» Biosphere Reserve

= Local Nature Reserve (LNR)

= National Nature Reserve (NNR)

*= National Park

= Ramsar Site

= Site of Special Scientific Interest (SSSI)*

= Special Area of Conservation (SAC)

= Special Protection Area (SPA)

*Does the site fall within a SSSI Impact Risk Zone
and would the proposed use/development trigger
the requirement to consult Natural England?

Yes/ No/ Partially or adjacent

Yes - site is within the Cotswolds NL. Great weight
should be given to conserving and enhancing
landscape and scenic beauty.

Site is predominantly, or wholly, within or adjacent to
the following non statutory environmental
designations:

»  Green Infrastructure Corridor

= Local Wildlife Site (LWS)

=  Public Open Space

= Site of Importance for Nature Conservation

(SINC)

= Nature Improvement Area

» Regionally Important Geological Site

= Other

Yes/ No/ Partially or adjacent/ Unknown

Partially or adjacent — the site lies immediately
adjacent to the New House Farm Meadows County
Wildlife Site.

Site falls within a habitats site which may require
nutrient neutrality, or is likely to fall within its

catchment? o
Yes/ No
Site is predominantly, or wholly, within Fluvial Flood
Zones 2 or 3?
= Flood Zone 1: Low Risk
=  Flood Zone 2: Medium Risk Low Risk
*  Flood Zone 3 (less or more vulnerable site
use): Medium Risk
=  Flood Zone 3 (highly vulnerable site use):
High Risk
Site is at risk of surface water flooding?
» Lessthan 15% of the site is affected by
medium or high risk of surface water ,
flooding — Low Risk Low Risk
=  >75% of the site is affected by medium or
high risk of surface water flooding —
Medium Risk
Is the land classified as the best and most versatile No

agricultural land (Grades 1, 2 or 3a)
Yes / No / Unknown
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Site contains habitats with the potential to support
priority species? Does the site contain local wildlife-
rich habitats? Is the site part of:
= A wider ecological network (including the
hierarchy of international, national and
locally designated sites of importance for
biodiversity);
= wildlife corridors (and stepping stones that
connect them); and/or
» An area identified by national and local
partnerships for habitat management,
enhancement, restoration or creation?
Yes / No / Unknown

Yes — vegetation to the site boundaries which has
the potential to support bats, breeding birds and
other protected species.

Site is predominantly, or wholly, within or adjacent to

an Air Quality Management Area (AQMA)? No
Yes / No / Unknown
Are there any sources of noise or odour in proximity No

to the site that may result in amenity concerns?
Yes / No / Unknown

Physical Constraints

Is the site:
Flat or relatively flat/
Steeply sloping

Flat or relatively flat

Is there existing vehicle access, or potential to
create vehicle access to the site?
Yes / No / Unknown

Yes — there is an existing field access to the south of
the site. Subject to further assessment, there is
potential for creation of new access.

Is there existing pedestrian access, or potential to
create pedestrian access to the site?
Yes / No / Unknown

No — There is no existing pedestrian connection and
no footway along the length of Thompsons Hill or
Tanners Hill.

Is there existing cycle access, or potential to create
cycle access to the site?
Yes / No / Unknown

Yes — Cycle access could be provided.

Are there any known Tree Preservation Orders on

the site? No
/ No / Unknown
Are there veteran/ancient trees within or adjacent to
the site? No
Yes, within / / No / Unknown
Are there other significant trees within or adjacent to
the site?
/ / No / Unknown
Are there any Public Rights of Way (PRoW) crossing
the site?
/ No / Unknown
Is the site likely to be affected by ground
contamination? No
/ No / Unknown
Is there any utilities infrastructure crossing the site
i.e., power lines/pipe lines, or is the site in close
proximity to hazardous installations?
/ No / Unknown
Would development of the site result in a loss of No

social, amenity or community value?
/ No / Unknown
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Accessibility

Distances to community facilities and services should be measured using walking routes from the centre of
each site to each facility. Additional facilities can be added to the list. The distances assume that 400m is

equal to approximately 5 minutes’ walk.

Town / local centre / shop <400m/ >1200m

Bus /Tram Stop <400m/ >800m

Train station <400m/ >1200m >1200m
Primary School <400m/ >1200m

Secondary School <1600m/ >3900m >3900m
Open Space / recreation facilities <400m/ >800m

GP Surgery <400m/ >1200m

Landscape and Visual Constraints

Is the site low,
of landscape?

» Low sensitivity: the site has few or no
valued features, and/or valued features that
are less susceptible to development and
can accommodate change.

. - the site has many
valued features, and/or valued features that
are susceptible to development but could
potentially accommodate some change
with appropriate mitigation.

» High sensitivity: the site has highly valued
features, and/or valued features that are
highly susceptible to development. The site
can accommodate minimal change.

or high sensitivity in terms

High Sensitivity

The site comprises a parcel of agricultural land that
contributes to the strong, structured and mixed
arable productive farmland character of the Dip-
Slope Lowlands of the Cotswolds NL, as well as the
rural setting of the village. Internally, the site is open
with landscape features restricted to the boundary
hedgerows only.

The site is in the NL where the scale and extent of
development should be limited.

Site is within the Cotswolds National Character Area
and Dip-Slope Lowland character area as identified
by the Cotswolds NL LCA.

Is the site low,
of visual amenity?
= Low sensitivity: the site is visually enclosed
and has low intervisibility with the
surrounding landscape, and/or it would not
adversely impact any identified views.

. - the site is somewhat
enclosed and has some intervisibility with
the surrounding landscape, and/or it may
adversely impact any identified views.

» High sensitivity: the site is visually open and
has high intervisibility with the surrounding
landscape, and/or it would adversely impact
any recognised views.

or high sensitivity in terms

High sensitivity

The southern part of the site occupies a very
prominent position due to the rising topography.
There are views across the site and across the river
valley to the built form along Grove Road and
beyond. The site is bordered by some residential
built form to the north-east which offer a limited
scope for development, which could be viewed in
context with the existing settlement, however due to
the high visual sensitivity of the southern part of the
site, development of the site in full would erode the
scenic qualities of the site within the Cotswolds NL.
A public right of way runs along the western
boundary of the site.

85




Heritage Constraints

Would the development of the site cause harmto a
designated heritage asset or its setting?

Directly impact and/or mitigation not possible Limited or no impact or no requirement for
Some impact, and/or mitigation possible mitigation

Limited or no impact or no requirement for

mitigation

Would the development of the site cause harmto a
non-designated heritage asset or its setting?

Directly impact and/or mitigation not possible Limited or no impact or no requirement for
Some impact, and/or mitigation possible mitigation

Limited or no impact or no requirement for

mitigation

Planning Policy Constraints
Is the site in the Green Belt?

Yes / No / Unknown No

Is the site allocated for a particular use (e.g.,

housing / employment) or designated as open NoO

space in the adopted and / or emerging Local Plan?

Yes / No / Unknown

Are there any other relevant planning policies n/a
relating to the site?

Is the site:

Greenfield/ A mix of greenfield and previously Greenfield

developed land/ Previously developed land?

Is the site within, adjacent to or outside the existing
built-up area?

Within/ Adjacent to and connected/ Outside and not
connected to

Is the site within, adjacent to or outside the existing
settlement boundary (if one exists)?

Within/ Adjacent to and connected to/ Qutside and
not connected to

Would development of the site result in
neighbouring settlements merging into one

Adjacent to and connected

Adjacent to and connected

another? o
Yes / No / Unknown

Is the size of the site large enough to significantly

change the size and character of the existing No

settlement?
Yes / No / Unknown

Is the site available for development? Ves — submitted as part of call for sites
Yes / No / Unknown.

Are there any known legal or ownership problems
such as unresolved multiple ownerships, ransom
strips, tenancies, or operational requirements of No
landowners?

Yes / No / Unknown.

Is there a known time frame for availability?
Available now / 0-5 years / 6-10 years / 11-15 years.

Available now
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Is the site subject to any abnormal costs that could
affect viability, such as demolition, land remediation

or relocating utilities? What evidence is available to
support this judgement?
Yes / No / Unknown.

What is the estimated development capacity of the
site?

What is the likely timeframe for development?
(0-5/6-10/11-15/ 15+ years)

Other key information n/a

19-34

Unknown

Overall rating (Red/Amber/Green)

= Thesiteis available, suitable and achievable

» The site is potentially available, suitable and
achievable

= The siteis not currently available, suitable
and achievable

Are there any known viability issues?
Yes/ No

Summary of justification for rating

not currently available, suitable and achievable

No

This greenfield site is adjacent to the settlement boundary of Sherston, which borders the eastern boundary.
The site is in reasonable walking distance to the local centre, school, recreation options and public transport
options in the Parish, however there is very poor pedestrian connectivity with no footway along the length of
Thompsons Hill, Tanners Hill or Noble Street. There does not appear the opportunity to create a safe
footway to the nearest connection.

Access to the site would be taken from Thompsons Hill, however this is a narrow, single lane road and
subject to a 60mph speed limit along the site boundaries.

The site does not contain ecological designations or priority habitat. The site contains boundary vegetation
and hedgerows which contribute to the green infrastructure network of the parish.

The site forms part of the open agricultural landscape to the south of the main settlement which contributes
to the rural setting of the village within the Cotswolds NL and is prominent when approaching the village
from the south. The site is bound by limited development along Thompsons Hill however the rising
topography of the land in this area means the site is visually prominent and reads part of the wider
agricultural land. There are views across the site and across the river valley to the built form along Grove
Road and beyond. A public footpath runs along the western boundary of the site.

Given the high landscape sensitivity and connectivity concerns the site is not considered suitable for
allocation in the NDP.
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Site 9 — Land at Hillberry Lodge

No access within the site

Date Site Visited

12.12.2024

Site Reference / Name

Site 9 — Land at Hillberry Lodge

Site Address / Location Hillberry Lodge, Sopworth Road, Sherston, SN16 0QB
Gross Site Area (Hectares) 0.36

SHELAA Reference (if applicable) 3206

Existing land use Residential

Land use being considered Residential

Development capacity (as proposed by Landowner 16

in CfS or SHELAA)

Site identification method / source SHELAA

Planning history

No relevant planning history

Neighbouring uses

Agricultural.
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Environmental Constraints

Site is predominantly, or wholly, within or adjacent to
the following statutory environmental designations:

=  Ancient Woodland

= Area of Qutstanding Natural Beauty (NL)

» Biosphere Reserve

= Local Nature Reserve (LNR)

= National Nature Reserve (NNR)

*= National Park

= Ramsar Site

= Site of Special Scientific Interest (SSSI)*

= Special Area of Conservation (SAC)

= Special Protection Area (SPA)

Yes - site is within the Cotswolds NL. Great weight
should be given to conserving and enhancing
landscape and scenic beauty.

*Does the site fall within a SSSI Impact Risk Zone
and would the proposed use/development trigger
the requirement to consult Natural England?

Yes/ No/ Partially or adjacent
Site is predominantly, or wholly, within or adjacent to
the following non statutory environmental
designations:

»  Green Infrastructure Corridor

= Local Wildlife Site (LWS)

=  Public Open Space No — although Manor Farm Meadows County
» Site of Importance for Nature Conservation | Wildlife site lies on the opposite side of Sopworth
(SINC) Road.

= Nature Improvement Area
» Regionally Important Geological Site
= Other

Yes/ No/ Partially or adjacent/ Unknown

Site falls within a habitats site which may require
nutrient neutrality, or is likely to fall within its
catchment?

Yes/ No

Site is predominantly, or wholly, within Fluvial Flood
Zones 2 or 3?

= Flood Zone 1: Low Risk

=  Flood Zone 2: Medium Risk Low Risk

*  Flood Zone 3 (less or more vulnerable site
use): Medium Risk

=  Flood Zone 3 (highly vulnerable site use):
High Risk

Site is at risk of surface water flooding?

» Lessthan 15% of the site is affected by
medium or high risk of surface water
flooding — Low Risk

=  >75% of the site is affected by medium or
high risk of surface water flooding —
Medium Risk

Is the land classified as the best and most versatile
agricultural land (Grades 1, 2 or 3a)
Yes / No / Unknown

No

Low Risk

Unknown — Grade 3, subgrade unknown.
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Site contains habitats with the potential to support
priority species? Does the site contain local wildlife-
rich habitats? Is the site part of:
= A wider ecological network (including the
hierarchy of international, national and
locally designated sites of importance for
biodiversity);
= wildlife corridors (and stepping stones that
connect them); and/or
»= An area identified by national and local
partnerships for habitat management,
enhancement, restoration or creation?
Yes / No / Unknown

Yes — vegetation to the site boundaries which has
the potential to support bats and breeding birds.

Site is predominantly, or wholly, within or adjacent to

an Air Quality Management Area (AQMA)? No
Yes / No / Unknown
Are there any sources of noise or odour in proximity No

to the site that may result in amenity concerns?
Yes / No / Unknown

Physical Constraints

Is the site:
Flat or relatively flat /
Steeply sloping

Flat or relatively flat

Is there existing vehicle access, or potential to
create vehicle access to the site?
Yes / No / Unknown

Yes — there is an existing residential access to
Hillberry Lodge.

Is there existing pedestrian access, or potential to
create pedestrian access to the site?
Yes / No / Unknown

Yes — there is no existing pedestrian access however
it may be possible to provide connection within the
highway verge to the footpath proposed under
application PL/2024/00865 at the Sopworth Road
allocation in the made NDP.

Is there existing cycle access, or potential to create
cycle access to the site?
Yes / No / Unknown

Yes — cycle access could be provided.

Are there any known Tree Preservation Orders on

the site? No
/ No / Unknown
Are there veteran/ancient trees within or adjacent to No

the site?
Yes, within / / No / Unknown

Are there other significant trees within or adjacent to
the site?
/ / No / Unknown

Are there any Public Rights of Way (PRoW) crossing
the site?
/ No / Unknown

No — although footpath SHER22 runs near the
eastern boundary of the site.

Is the site likely to be affected by ground
contamination?
/ No / Unknown

No

Is there any utilities infrastructure crossing the site
i.e., power lines/pipe lines, or is the site in close
proximity to hazardous installations?

/ No / Unknown

No

Would development of the site result in a loss of
social, amenity or community value?
/ No / Unknown

No
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Accessibility
Distances to community facilities and services should be measured using walking routes from the centre of
each site to each facility. Additional facilities can be added to the list. The distances assume that 400m is
equal to approximately 5 minutes’ walk.

Town / local centre / shop <400m/ >1200m

Bus /Tram Stop <400m/ >800m

Train station <400m/ >1200m >1200m
Primary School <400m/ >1200m <400m
Secondary School <1600m/ >3900m >3900m
Open Space / recreation facilities <400m/ >800m <400m
GP Surgery <400m/ >1200m

Landscape and Visual Constraints

Is the site low, or high sensitivity in terms
of landscape?

Low sensitivity: the site has few or no
valued features, and/or valued features that
are less susceptible to development and
can accommodate change.

- the site has many
valued features, and/or valued features that
are susceptible to development but could
potentially accommodate some change
with appropriate mitigation.

High sensitivity: the site has highly valued
features, and/or valued features that are
highly susceptible to development. The site
can accommodate minimal change.

Is the site low, or high sensitivity in terms
of visual amenity?

Low sensitivity: the site is visually enclosed
and has low intervisibility with the
surrounding landscape, and/or it would not
adversely impact any identified views.

- the site is somewhat
enclosed and has some intervisibility with
the surrounding landscape, and/or it may
adversely impact any identified views.

High sensitivity: the site is visually open and
has high intervisibility with the surrounding
landscape, and/or it would adversely impact
any recognised views.
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Heritage Constraints

Would the development of the site cause harm to a
designated heritage asset or its setting?

Directly impact and/or mitigation not possible
Some impact, and/or mitigation possible
Limited or no impact or no requirement for
mitigation

Some impact, and/or mitigation possible — the
Sherston Conservation Area boundary lies less than
20m south-east from the site

Would the development of the site cause harmto a
non-designated heritage asset or its setting?

Directly impact and/or mitigation not possible
Some impact, and/or mitigation possible
Limited or no impact or no requirement for
mitigation

Limited or no impact or no requirement for
mitigation

Planning Policy Constraints

Is the site in the Green Belt?

relating to the site?

Yes / No / Unknown No
Is the site allocated for a particular use (e.g.,

housing / employment) or designated as open NoO
space in the adopted and / or emerging Local Plan?

Yes / No / Unknown

Are there any other relevant planning policies n/a

Is the site:
Greenfield/ A mix of greenfield and previously
developed land/ Previously developed land?

A mix of greenfield and previously developed land

Is the site within, adjacent to or outside the existing
built-up area?

Within/ Adjacent to and connected/ Outside and not
connected to

Outside and not connected to

Is the site within, adjacent to or outside the existing
settlement boundary (if one exists)?

Within/ Adjacent to and connected to/ Qutside and
not connected to

Outside and not connected to

Would development of the site result in
neighbouring settlements merging into one

settlement?
Yes / No / Unknown

Is the site available for development?
Yes / No / Unknown.

another? o
Yes / No / Unknown

Is the size of the site large enough to significantly

change the size and character of the existing No

Unknown — site within the Wiltshire SHELAA

Are there any known legal or ownership problems
such as unresolved multiple ownerships, ransom

Available now / 0-5 years / 6-10 years / 11-15 years.

strips, tenancies, or operational requirements of Unknown.
landowners?
Yes / No / Unknown.
Is there a known time frame for availability?
Unknown.
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Is the site subject to any abnormal costs that could
affect viability, such as demolition, land remediation
or relocating utilities? What evidence is available to
support this judgement?

Yes / No / Unknown.

Unknown — existing house may require demolition to

allow redevelopment of the site.

What is the estimated development capacity of the
site?

5-9

What is the likely timeframe for development?

Unknown.
(0-5/ 610/ 11-15/ 15+ years) nrnown

Other key information n/a

Overall rating (Red/Amber/Green)

= Thesiteis available, suitable and achievable

» The site is potentially available, suitable and
achievable

= The siteis not currently available, suitable
and achievable

potentially available, suitable and achievable

Are there any known viability issues?
Yes/ No

Unknown

Summary of justification for rating

This small residential site is outside of and not connected to the settlement boundary of Sherston. It is
recognised that the site abuts the site allocation in Policy 4 of the made NDP, however no development has
commenced at the time of this assessment. The site is in reasonable walking distance to the local centre
and public transport options in the Parish, although good walking distance to the school and recreation
options. Pedestrian connectivity is however poor as no footway exists on Sopworth Road. The nearest
footway is approximately 200m to the east.

There is an existing residential access from Sopworth Road.

The site does not contain ecological designations or priority habitat. The site contains boundary vegetation
and hedgerows, albeit limited. However, the sites’ location, surrounded by open agricultural fields is noted.

The site is very well enclosed by vegetation to the boundaries, however the existing development on site is
low in profile and consists of a single dwelling. The site is currently separated from the settlement boundary
and a public right of way runs parallel to the eastern boundary, although it is well defined from the wider
agricultural land. The existing development on site may offer some opportunity for a limited development.

The Sherston Conservation Area boundary lies less than 20m south-east from the site. Mitigation may be
possible through a sensitively designed scheme informed by understanding of the significance of the asset
and its setting.

The availability of the site is unknown as it has been identified through the Wiltshire Council SHELAA. No
confirmation on its availability has been provided by the landowner.
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Site 10 — Land rear of 34 Easton Town

Access to site not possible photo taken from
neighbouring land (ProW) to east.

Date Site Visited

12.12.2024

Site Reference / Name

Site 10 — Land rear of 34 Easton Town

Land rear of 34 Easton Town and Hunters Field

Site Address / Location SN16 OLS

Gross Site Area (Hectares) 0.49

SHELAA Reference (if applicable) 94

Existing land use Paddock/ Grassland
Land use being considered Residential
Development capacity (as proposed by Landowner 16

in CfS or SHELAA)

Site identification method / source SHELAA

Planning history

No planning history available

Neighbouring uses

Residential, Agricultural
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Environmental Constraints

Site is predominantly, or wholly, within or adjacent to
the following statutory environmental designations:

=  Ancient Woodland

= Area of Qutstanding Natural Beauty (NL)

» Biosphere Reserve

= Local Nature Reserve (LNR)

= National Nature Reserve (NNR)

*= National Park

= Ramsar Site

= Site of Special Scientific Interest (SSSI)*

= Special Area of Conservation (SAC)

= Special Protection Area (SPA)

*Does the site fall within a SSSI Impact Risk Zone
and would the proposed use/development trigger
the requirement to consult Natural England?

Yes/ No/ Partially or adjacent

Yes - site is within the Cotswolds NL. Great weight
should be given to conserving and enhancing
landscape and scenic beauty.

Site is predominantly, or wholly, within or adjacent to
the following non statutory environmental
designations:

»  Green Infrastructure Corridor

= Local Wildlife Site (LWS)

=  Public Open Space

= Site of Importance for Nature Conservation

(SINC)

= Nature Improvement Area

» Regionally Important Geological Site

= Other

Yes/ No/ Partially or adjacent/ Unknown

No

Site falls within a habitats site which may require
nutrient neutrality, or is likely to fall within its
catchment?

Yes/ No

No

Site is predominantly, or wholly, within Fluvial Flood
Zones 2 or 3?
* Flood Zone 1: Low Risk
=  Flood Zone 2: Medium Risk
*  Flood Zone 3 (less or more vulnerable site
use): Medium Risk
=  Flood Zone 3 (highly vulnerable site use):
High Risk

Low Risk

Site is at risk of surface water flooding?

» Lessthan 15% of the site is affected by
medium or high risk of surface water
flooding — Low Risk

=  >75% of the site is affected by medium or
high risk of surface water flooding —
Medium Risk

Low Risk — Approximately 33% of the site is subject
to low surface water flooding.

Is the land classified as the best and most versatile
agricultural land (Grades 1, 2 or 3a)
Yes / No / Unknown

Unknown — Grade 3, subgrade unknown.
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Site contains habitats with the potential to support
priority species? Does the site contain local wildlife-
rich habitats? Is the site part of:
= A wider ecological network (including the
hierarchy of international, national and
locally designated sites of importance for
biodiversity);
= wildlife corridors (and stepping stones that
connect them); and/or
»= An area identified by national and local
partnerships for habitat management,
enhancement, restoration or creation?
Yes / No / Unknown

Yes — vegetation to the site boundaries and within
the site which has the potential to support bats,
breeding birds and other protected species.

Site is predominantly, or wholly, within or adjacent to

an Air Quality Management Area (AQMA)? No
Yes / No / Unknown
Are there any sources of noise or odour in proximity No

to the site that may result in amenity concerns?
Yes / No / Unknown

Physical Constraints

Is the site:
Flat or relatively flat/
Steeply sloping

Flat or relatively flat

Is there existing vehicle access, or potential to
create vehicle access to the site?
Yes / No / Unknown

No — there is no existing vehicle access directly to
the highway. Provision of an access would require
third party land, crossing both sites 2 and 3, or
demolition of an existing dwelling to the south. No
viable proposal has been put forward.

Is there existing pedestrian access, or potential to
create pedestrian access to the site?
Yes / No / Unknown

Yes — there is potential to provide pedestrian
connection to Easton Town via the Public Footpath.
However, there is currently no connection to this.

Is there existing cycle access, or potential to create
cycle access to the site?
Yes / No / Unknown

No — there is no existing cycle access. Provision of a
cycle access would require crossing third party land.

Are there any known Tree Preservation Orders on

the site? No
/ No / Unknown
Are there veteran/ancient trees within or adjacent to No

the site?
Yes, within / / No / Unknown

Are there other significant trees within or adjacent to
the site?
/ / No / Unknown

Are there any Public Rights of Way (PRoW) crossing
the site?
/ No / Unknown

No — however footpath SHER30 runs adjacent to the
south-eastern corner of the site.

Is the site likely to be affected by ground
contamination?
/ No / Unknown

No

Is there any utilities infrastructure crossing the site
i.e., power lines/pipe lines, or is the site in close
proximity to hazardous installations?

/ No / Unknown

Unknown

Would development of the site result in a loss of
social, amenity or community value?
/ No / Unknown

No
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Accessibility
Distances to community facilities and services should be measured using walking routes from the centre of
each site to each facility. Additional facilities can be added to the list. The distances assume that 400m is
equal to approximately 5 minutes’ walk.

Town / local centre / shop <400m/ >1200m

Bus /Tram Stop <400m/ >800m <400m
Train station <400m/ >1200m >1200m
Primary School <400m/ >1200m

Secondary School <1600m/ >3900m >3900m
Open Space / recreation facilities <400m/ >800m

GP Surgery <400m/ >1200m

Landscape and Visual Constraints

Is the site low, or high sensitivity in terms
of landscape?

Low sensitivity: the site has few or no
valued features, and/or valued features that
are less susceptible to development and
can accommodate change.

- the site has many
valued features, and/or valued features that
are susceptible to development but could
potentially accommodate some change
with appropriate mitigation.

High sensitivity: the site has highly valued
features, and/or valued features that are
highly susceptible to development. The site
can accommodate minimal change.

Is the site low, or high sensitivity in terms
of visual amenity?

Low sensitivity: the site is visually enclosed
and has low intervisibility with the
surrounding landscape, and/or it would not
adversely impact any identified views.

- the site is somewhat
enclosed and has some intervisibility with
the surrounding landscape, and/or it may
adversely impact any identified views.

High sensitivity: the site is visually open and
has high intervisibility with the surrounding
landscape, and/or it would adversely impact
any recognised views.
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Heritage Constraints

Would the development of the site cause harm to a
designated heritage asset or its setting?

Directly impact and/or mitigation not possible
Some impact, and/or mitigation possible
Limited or no impact or no requirement for
mitigation

Some impact, and/or mitigation possible — site is
immediately adjacent to the boundary of the
Sherston Conservation Area.

Would the development of the site cause harmto a
non-designated heritage asset or its setting?

Directly impact and/or mitigation not possible
Some impact, and/or mitigation possible
Limited or no impact or no requirement for
mitigation

Limited or no impact or no requirement for
mitigation

Planning Policy Constraints

Is the site in the Green Belt?

developed land/ Previously developed land?

Yes / No / Unknown No

Is the site allocated for a particular use (e.g.,

housing / employment) or designated as open NoO

space in the adopted and / or emerging Local Plan?

Yes / No / Unknown

Are there any other relevant planning policies n/a
relating to the site?

Is the site:

Greenfield/ A mix of greenfield and previously Greenfield

Is the site within, adjacent to or outside the existing
built-up area?

Within/ Adjacent to and connected/ Outside and not
connected to

Adjacent to and connected/

Is the site within, adjacent to or outside the existing
settlement boundary (if one exists)?

Within/ Adjacent to and connected to/ Qutside and
not connected to

Adjacent to and connected/

Would development of the site result in
neighbouring settlements merging into one

settlement?
Yes / No / Unknown

Is the site available for development?
Yes / No / Unknown.

another? o
Yes / No / Unknown

Is the size of the site large enough to significantly

change the size and character of the existing No

Unknown — site within the Wiltshire SHELAA

Are there any known legal or ownership problems
such as unresolved multiple ownerships, ransom

Available now / 0-5 years / 6-10 years / 11-15 years.

strips, tenancies, or operational requirements of Unknown.
landowners?
Yes / No / Unknown.
Is there a known time frame for availability?
Unknown.
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Is the site subject to any abnormal costs that could
affect viability, such as demolition, land remediation

or relocating utilities? What evidence is available to | Unknown.
support this judgement?
Yes / No / Unknown.

What is the estimated development capacity of the
site?

What is the likely timeframe for development?
(0-5/6-10/11-15/ 15+ years)

Other key information n/a

6-11

Unknown.

Overall rating (Red/Amber/Green)
» The siteis available, suitable and achievable
» The site is potentially available, suitable and
achievable
= The siteis not currently available, suitable
and achievable
Are there any known viability issues?
Yes/ No

Summary of justification for rating

not currently available, suitable and achievable

Unknown

This greenfield site is adjacent to the settlement boundary of Sherston, which borders the southern and
western boundary. The site is in reasonable walking distance to the local centre, school and recreation
options. However, there is currently no pedestrian connectivity to the site. There appears to be a possibility
to the connect to the public right of way onto Huntersfield. There is good connectivity to the public transport
options in the Parish with bus stops along Easton Town.

There is no existing vehicle access onto this site directly from a highway. No information has been put
forward on the existing access arrangements. Access to the site from Easton Town would require
demolition of a dwelling and third-party land, alternative access would require crossing sites 2 and 3 which
has not been identified as a viable option.

The site does not contain ecological designations or priority habitat. The site contains boundary vegetation
and hedgerows, albeit residential in character.

The site has a good landscape framework to the east and west which limits the landscape and visual
sensitivity, and it is well enclosed by residential development to the south. The northern boundary is
relatively open however the site is well defined from the wider agricultural land. A public footpath runs
adjacent to the site to the south-west corner. Dense backland development in these fields is
uncharacteristic of this part of the village which has a relatively strong building line of dwellings and gardens
accessed from Easton Town.

The Sherston Conservation Area boundary lies adjacent to the site. Mitigation may be possible through a
sensitively designed scheme informed by understanding of the significance of the asset and its setting.

The availability of the site is unknown as it has been identified through the Wiltshire Council SHELAA. No
confirmation on its availability has been provided by the landowner.

Given the significant access concerns, and lack of information available to demonstrate a viable proposal,
this site is not considered suitable for allocation in the NDP.
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