PL/2025/09645 CLUED
Site: Restrop Farm, Restrop, Purton, Swindon, SN5 4LW
Proposal: Change of use of agricultural land to residential garden
________________________________________________________________________

Recommendations:

	X
	Comment

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

	
	Support subject to conditions (as set out below)

	
	Object (for reasons set out below)

	
	No objections 




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

Site Description:  
Restrop Farmhouse is a 17th and 18th century farmhouse, two storey with cellar, built in limestone rubble and clad in diaper brickwork. It has a half hipped stone slate roof with brick on edge dentilled eaves. 

It has a lobby entry plan form and a 4-bay frontage to the south with two rear two storey pitched roof wings. The front door is in a pitched brick porch, and the frontage includes to the left side a two-storey canted bay window to a gable. The windows are 16 pane sashes either side of the porch with 19th century casements under segmental brick arches elsewhere.

Restrop Farmhouse is located in the hamlet of Restrop with Restrop Manor House to the north on the Restrop Road. It is located directly south of Mud Lane a bridleway that runs east west off Respriop Road and provides the historic route to the Iron age Kingsbury Hillfort about 350 m to the west of the property.


Heritage Assets: 
Restrop Farmhouse Mud Lane Restrop grade II 

Relevant planning History:

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

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

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

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

National Planning Practice Guidance provides guidance on interpreting the NPPF.

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

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

Issues: Impact on the setting of the Listed Buildings. 

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

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

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

In this case the significance of the listed building comes from its historic vernacular architecture - its form, layout and architectural expression/detailing and use of local design approaches and materials which have some significant aesthetic and architectural interest. 

Assessment: 
The land subject of the CLU application is parcel of land to the north of the listed building Restrop Farmhouse. 

Based on historic mapping the site is part of two linked field the boundary north, south is opposite the house. The east field is evident as an Orchard in the 1880 First Edition OS map and 1898 – 1939 3rd Edition OS mapping. 

The site is located on the north side of Mud Lane that runs directly east west to the north side of the farmhouse form the Restrop Road to Kingsbury Camp Hill Fort an Iron Age settlement and a Scheduled Monument. 

The current site has been formed from these two fields and the orchard removed. The aerial view submitted as evidence in the Statutory Declaration from 2002 appears to have the historic two fields with field hedgerow boundaries and agricultural in appearance. There is a hedgerow on Mud Lane with only a field entrance of Mud Lane adjacent the farmhouse. 

On the aerial view evidence it is not until 2014 the site is evident as a separate enclosed space and the use to domestic use /character has occurred.


The only other map source I have investigated is 2019 which suggests that Mud Lane has been broken for the extent of the application land and forms a continuous strip of land to the north of the house. Mud Lane forms the entrance to the Farmhouse and continues to the west of the application site toward the Schedule Monument. 

I also note that there is currently a Public Bridleway (PURT104) on the historic alignment of Mud Lane through the site edge on the original alignment of Mud Lane. I understand there is a separate application by the applicant to divert this public footpath.

The applicant has provided a Statutory Declaration and a Planning Statement highlighting the background to Certificate of Lawfulness. 

(Planning Practice Guidance Paragraph: 006 Reference ID: 17c-006-20140306). Specifically, the Planning Practice Guidance above outlines that; ‘In the case of applications for existing use, if a local planning authority has no evidence itself, nor any from others, to contradict or otherwise make the applicant’s version of events less than probable, there is no good reason to refuse the application, provided the applicant’s evidence alone is sufficiently precise and unambiguous to justify the grant of a Certificate on the balance of probability’. The essential question is therefore whether the use is lawful and that requires a simple question of law to be assessed and determined’

The applicant comments that they have owned the property since 2002 and the site was a levelled lawned area prior to their purchase and they have contributed to the domestic use including enclosure of fencing and hedging and garden paraphernalia including tree house, trampoline, cricket net and football goal posts. 

However, as commented above the appearance in 2002 aerial view is as historic mapping as two separate fields with established hedgerow boundaries and Mud Lane is defined by its historic hedgerow enclosure. 

This physical evidence suggests no domestic use prior to 2002 and that this has slowly evolved since 2002 and that based on the applicants evidence the continuous domestic use has been ongoing since about 2012 to 2014 or when domestic paraphernalia was incorporated and fencing introduced to separate the site. There was also a profound loss of hedgerow enclosure to Mud Lane to link the site to the garden areas to the south and west of the site that has had a negative impact on the setting of the listed building.

However, it is understood that this change to setting is subjective and cannot form a consideration in respect to the facts of the case relating to the use and separation of the field to form an enclosed garden extension around 2012 – 2014. 
With respect the loss of the Bridleway across the land and direct access on Mud Lane between Restrop Road and Kingsbury Hill Fort this is not for consideration in this application. 
However, I consider its diversion would have a more pronounced impact on the setting of the listed building and the public context of views and benefits derived from access in close proximity to the farmhouse as part of the historic route toward the Hillfort.
Heritage Conclusion and Balancing: The NPPF confirms that when considering the impact of a proposed development on the significance of a designated heritage asset, great weight should be given to the asset’s conservation (and the more important the asset, the greater the weight should be). It makes clear that any harm to a designated heritage asset requires clear and convincing justification. 
The applicant comments that they have owned the property since 2002 and the site has been levelled, enclosed and used for domestic purposes and contributed to the domestic use since based on aerial evidence since about 2014.

The setting of Restrop Farmhouse the listed building has changed through this domestication of the land use. The land has been defined and separated out form the two field since about 2014 based on the aerial evidence and incorporated as domestic paraphernalia. 

This domestic use of the land has altered the character of the site and in particular the extensive loss of historic  hedgerow enclosure to Mud Lane to link the site to the garden areas to the south and west of the site has had a negative impact on the setting of the listed building.

However, it is understood that this change to setting is subjective and cannot form a consideration in respect to the facts of the case relating to the evidence of the change in use and separation of the fields to form an enclosed garden. 


