PL/2025/09748  
Site: Upper Studley Farm Swindon Road RWB SN4 8ET 
Proposal: Retrospective change of use of barns from agricultural to use class E(d) (indoor sport/recreation), E(g) (Site Office/Welfare) and B8 for both commercial and private purpose
Conservation Officer: Alex Marsh 	
________________________________________________________________________
Recommendations:

	X
	Comment

	
	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.  

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 – 215 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.

Paragraph 219 Local Planning Authorities should look for opportunities for new development …..within the setting of heritage assets to enhance or better reveal their significance.


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]
The Council’s Core Strategy CP 57: Ensuring high quality design requires a high quality of design in all new developments. Proposals are required to “demonstrate how the proposal will make a positive contribution to the character of Wiltshire through (amongst other things) “enhancing local distinctiveness by responding to the value of the natural and historic environment, relating positively to its landscape setting and the existing pattern of development” and “responding positively to the existing townscape and landscape features in terms of building layouts, built form, height, mass, scale, building line, plot size, elevational design, materials, streetscape and rooflines to effectively integrate the building into its setting.”

Historic England Advice Note 3 – The Setting of Heritage Assets set out advice for managing change within the setting of heritage assets.


Heritage Assets: 
Upper Studley Farmhouse Lydiard Tregoze grade II 


Site and assets considered: 
Upper Studley Farmhouse dates from 1625 and is built in coursed limestone rubble with ashlar quoins and had a Roman tiled roof when listed in 1985. It is 2 storey and originally 2 bay on an L shaped Plan. A third bay was added with attached agricultural space in 17th century. 

The windows to the east principal elevation have been replaced with modern mullion style  windows to ground and first floor. There is a moulded string course at first floor level. 

Internally there are cross beam with barred run out stops and large blocked fireplaces. The staircase is in the re-entrant angle and the roof has a 5 bay double purlin structure. 

The 1880 OS mapping has courtyard of farm buildings to the north of the farmhouse now only the Dairy Parlour remains which is in a poor condition and part collapsed. 

The application buildings are an attached group of modern 20th century steel framed and Dutch Barn style buildings with recent updating including plinth clad in local stone.

Upper Studley Farmhouse is located 500 m south west of Junction 16 of the M4 and 2km east of Royal Wootton Bassett.

Proposal: 

Relevant planning history: 
N/12/03540/FUL The curtilage barn was proposed to be converted to holiday cottages which includes a structural report attached with some photos at that time of the farmhouse and barn  - this consent was not implemented

19/04283/FUL The Modern agricultural steel framed shed /Dutch barn upgraded to commercial sheds.

2024/09273 Change of Use to Gym

ENQ/2025/01184 Pre App relates to the Listed Buildings on the site and their proposed restoration and repair only (subject of enforcement ENF/2024/00978).

ENF/2024/00978 is extant and the issues related to the works to the farmhouse and old dairy are still being investigated.

Issues: The impact of new uses on setting of listed building. 

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. 

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 Upper Studley Farmhouse is provided in the list description. It is a good example of an early 17th century vernacular farmhouse architectural style using good quality materials and craftmanship expressing local vernacular traditions. Its plan form has remained mostly intact and includes good quality internal and external features that illustrate the historic development of the building. 


Assessment: 
The group of 6 steel frame modern farm buildings are located about 20 – 25 m to the north east of the Farmhouse. 

A previous application 19/04283/FUL was for the upgrading of the farm sheds to commercial sheds. Two and a half of the existing sheds were converted for use as a Gym under PL/2024/09273. 

This proposal looks to retrospectively seek approval for the change of use of the other building the group of steel frame buildings.

The west end building is used for Class B8 commercial use. The smaller barn and attached office are used under Class E(d) Indoor Sport and Recreation and the east end barn is for B8 Commercial use.

The buildings have already been upgraded and now appear as commercial sheds with stone plinth and timber cladding and metal sheet roof. The central barn is a former Dutch Barn with a curved roof the others have shallow pitched or mono pitch roofs. 

Car parking and access are to the north side of the commercial units away and screened form the listed building and its setting.

The uses of the other barns will have a neutral impact on the setting of the listed buildings and curtilage listed Dairy Parlour. It is understood the commercial uses for these buildings will assist in providing income to invest in the refurbishment works to the listed farmhouse.
 
Conservation Balancing 
NPPF Paragraph 212 seeks Local Planning Authorities should look for opportunities for new development…. within the setting of heritage assets to enhance or better reveal their significance.

The uses of the other barns will have a neutral impact on the setting of Upper Studley Farmhouse the listed building and curtilage listed Dairy Parlour. It is understood the commercial uses for these buildings will assist in providing income to invest in the refurbishment works to the listed farmhouse. 

The related Enforcement case ENF/2024/00978 is extant and the issues related to the works to the farmhouse and old dairy are still being investigated.


