PL/2026/00243 Planning    
Site: Midge Hall Coped Hall Royal Wootton Bassett SN4 8ER
Proposal: Construction of a wooden garage, access track, and associated hardstanding’s replacing existing extant permission (2024/07493)
Conservation Officer: Alex Marsh 
________________________________________________________________________
Recommendations:

	
	Comment

	
	Amendments to the scheme (as set out below)

	
	Support subject to conditions (as set out below)

	X
	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 2024 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: 
Midge Hall Purton Road grade II 

Site and assets considered: 
Midge Hall is a former farmhouse on a private drive shared by a mix of modern and historic agricultural units that are now in separate, commercial ownership to the south and a nursery business to the west. The property rear garden backs onto the M4 motorway about 80 m to the north. 

The farmhouse is a two storey, 18th century built in rubble limestone with a concrete tile roof. The main block was refaced in the late 18th or early 19th century with 16 pane sash windows and a circa 1910 bay window. 

The plan form is two room deep with 3 bays with central stair hall. There is a 2 bay rear wing to the right with gable stack and single storey to addition to the left. 

Internally there is an open well staircase with turned baluster. 

The application is for a new Car Garage in a traditional barn style located to the east side of the farmhouse adjoining the  front garden boundary.

The site includes the Moat of a former Manor House part filled in for the motorway construction.

Midge Hall is located 650 m north of the edge of Royal Wootton Basset.

Proposal: Construction of a wooden garage, access track, and associated hardstandings

Relevant planning history: 
ENQ/2023/01567 pre app Conversion of former piggery to Air BnB accommodation. Replace entrance gates. Erection of cart lodge with accommodation above. Construction of car barn. (Addition of Two New Velux Rooflights to Dwelling).
2024/10709 & 2024/10408 The conversion of an outbuilding (Piggeries) to annexe accommodation.
2024/09607 Proposed domestic garden swimming pool building.
2024/07493 Construction of a wooden garage and associated hard standings.
2025/02565 Construction of a wooden garage, access track, and associated hardstanding’s
Issues: The impact of alterations 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. 

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 Midge Hall Farmhouse is provided in the list description. It is a good example of an 18th century vernacular farmhouse and refaced early 19th century architectural styles 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: 
A recent application 2025/02565 for a Barn style car garage, workshop and hardstanding to the south east side of the listed farmhouse was refused for the following reason: 

‘The proposed development, by reasons of the site location, the nature of the proposed use and location, scale and design of the proposed garage and associated hard-standing, would erode the distinctively rural character of the site causing harm to the setting of the Grade II listed farmhouse at Midge Hall with no public benefits to outweigh the identified harm’
This refused proposal had pushed the Barn 30 m to the south east of the house and in front of a significant established tree just beyond the curtilage low brick wall of the Farmhouse. Its conspicuous and open position was considered harmful through competing with setting of the front of the listed farmhouse. 
Previously a proposed Barn style car garage 2024/07493 was approved that was set back tight to the east boundary wall and the barn was orientated to the east and side on  to the views of the front of the Farmhouse and although positioned slightly in front of the building line of the house its impact on setting was sufficiently reduced in impact to permit. 
This proposal is for a purpose designed car barn as previously approved under 2024/07493  to be used by the applicant for general garaging of cars and personal use to pursue his hobby of renovating classic cars, and cars of interest. 
The car barn will be constructed in a timber frame clad in weatherboard above a brick plinth under a half hipped clay tile roof. There is a cat-slide, extension to the rear under corrugated metal roof. The barn is to be sited on a new concrete slab and a new access hardstanding with driveway access through the existing Midge Hall driveway to the front of the house and then through the curtilage boundary wall and into the open field beyond the garden. 
The issue of siting and orientation of the timber frame building so that it integrates with the existing building on the site is fundamental and guidance should be had from the extant permission 2024/07493. 

This application has rotated the barn so that its principal elevation 13 m in length and would be located facing south in the same orientation as the house but set about 1 m behind the front building line on the house. 

This would be connected to a large hard surface area about the same footprint as the barn and accessed from a new opening through a new vehicle opening to the low brick wall to the inner curtilage of the Farmhouse. The previous permission had an access that went to the north of the small outbuilding between the farmhouse and the site.

This revised proposal is harmful to the setting of the listed building with the Barn orientation, so the principal elevation is competing with front of the Farmhouse although set slightly back form the building line of the farmhouse. 

The other harm is the loss of a section of brick boundary wall about 4 m in length for the new access. The application provides no detail of this new opening and how the wall would be finished at each end of the opening and the new gate. In addition, this boundary wall is protected as curtilage listed and any demolition of a section of the boundary wall and works of alterations to install brick piers and gates would need listed building consent which has not been applied for to include a thorough justification to support the proposal.

This intimate relationship of the Farmhouse and its outbuildings and boundary wall is significant and the siting of the proposed car barn building orientated with-it principal elevation directly competing in to the side of the Farmhouse is considered to harm this established intimate setting and relationship with its outbuildings, driveway garden and established trees and hierarchy of the farmhouse and outbuildings.
The applicant has not addressed or looked to provide justification for the change in orientation or the loss of the section of curtilage boundary wall in their supporting statements or provide any mitigation to this harm 
I have considered Historic England guidance on setting that ‘the degree to which these settings and views make a contribution to the significance of the heritage asset(s) or allow significance to be appreciated’ to ‘assess the effects of the proposed development, whether beneficial or harmful, on the significance or on the ability to appreciate it’  It is required by the Local Planning Authority to explore ways to maximise enhancement and avoid or minimise harm.
As with the previous refused application 2025/02565 I advise the applicant reconsider the siting and orientation of the Car Barn to either proceed with the permitted scheme under 2024/07493 or find taking the permitted orientation side onto the south and find a location further behind the front buidlng line of the listed farmhouse to the east side closer to the Piggeries so that it is better integrated with the other outbuildings and away from and obscuring the frontage of the farmhouse. 
In addition, the significance of the brick boundary wall and established trees that form the intimate setting of the listed building has not been properly considered and the applicant needs to review how access is achieved and if any section of brick boundary wall proposed to be demolished and altered that a Listed Building Consent is submitted so that this element of the proposal can be properly considered.    
Conservation Balancing 
The NPPF paragraph 213 advises any harm to or loss of the significance of a designated heritage asset (from its alteration or destruction or from development within its setting) should require clear and convincing justification 

And Paragraph 219 advises Local Authorities when considering new development …. within the setting of heritage assets should seek opportunities to enhance or better reveal their significance.

I advise the applicant to withdraw the proposal and reconsider the siting of the Car Barn or to proceed with the extant permission. 
This revised proposal is harmful to the setting of the listed building with the Barn orientation, so the principal elevation is competing with front of the Farmhouse although set slightly back form the building line of the farmhouse. 
The other harm is the loss of a section of curtilage listed brick boundary wall about 4 m in length for the new access. The application provides no detail of this new opening and how the wall would be finished at each end of the opening and the new gate. In addition, this boundary wall is protected as curtilage listed and any demolition of a section of the boundary wall and works of alterations to install brick piers and gates would need listed building consent which has not been applied for to include a thorough justification to support the proposal.

