PL?2026/00119 Planning
Site: Conversion of redundant farm buildings Manor Farm Rodbourne, Malmesbury 
Proposal: Conversion of redundant farm buildings into a single dwelling
________________________________________________________________________

Recommendations:

	
	No comment

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

	
	Support subject to conditions (as set out below)

	
	Object (for reasons set out below)

	
	No objections 




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

Site Description:  
The site is made up of a group of former farm buildings to Manor Farm from late 18th or early 19th century around a courtyard. 

The principal farm building is a stone Threshing Barn oriented roughly north south with midstrey and large central opposing threshing barn doors. This barn has a date to the brick midstrey addition of 1849, but it appears on the 1840 Tithe Map and is likely to be late 18th or early 19th century.

A former Cow Barn with a rear stone wall and pantile roof forming the boundary to The Street. On to the courtyard, it originally had seven open bays fronting south onto the courtyard with circular brick pillars. Some of these bays now infilled with brick. There is also a partially collapsed stone barn attached to the Threshing Barn and a small barn with loft.

The Farmyard also includes a few modern sheds including 2x steel frame Dutch barns to the east side and a large low ridge steel framed shed to the Courtyard.

The courtyard is separated from the farmhouse buy a 2 m plus high brick boundary wall with gate connection. The Manor House is located to the south of The Street opposite the Holy Rood Church and junction with Church Lane.

The Street has a strong character with boundary walls set back about 10 m of the road giving a formal green swathe either side of The Street with established trees. The property is in the Rodbourne Conservation Area.

Heritage Assets: 
Church of The Holy Rood The Street Rodbourne grade II* 
Rodbourne Conservation Area

The Manor House and Threshing Barn and Cow Byre are considered to be non-designated heritage assets that make a positive contribution to the Conservation Area.

Relevant planning History: 
16/12349/FUL Change of Use of agricultural buildings to provide 4 x holiday lets with associated alterations and erection of a new building to provide 1 x holiday let including demolition and associated works.

The Proposal: Conversion of redundant farm buildings into a single dwelling
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. 

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.

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. 

216. The effect of an application on the significance of a non-designated heritage asset should be taken into account in determining the application. In weighing applications that directly or indirectly affect non-designated heritage assets, a balanced judgement will be required having regard to the scale of any harm or loss and the significance of the heritage asset

219. Local planning authorities should look for opportunities for new development within Conservation Areas and World Heritage Sites, and within the setting of heritage assets, to enhance or better reveal their significance. Proposals that preserve those elements of the setting that make a positive contribution to the asset (or which better reveal its significance) should be treated favourably. 

220. Not all elements of a Conservation Area or World Heritage Site will necessarily contribute to its significance. Loss of a building (or other element) which makes a positive contribution to the significance of the Conservation Area or World Heritage Site should be treated either as substantial harm under paragraph 214 or less than substantial harm under paragraph 215, as appropriate, taking into account the relative significance of the element affected and its contribution to the significance of the Conservation Area or World Heritage Site as a whole.

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. 

Historic England guidance Adapting Traditional Farm Buildings 

Issues: Impact on the Non-Designated Heritage assets, setting of listed building, design and materials, character and appearance of the Conservation Area. 

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 former Farm Buildings lies largely with their historic fabric and vernacular architecture their form, layout and architectural expression/detailing and use of local design approaches and materials have some significant aesthetic and architectural interest and make a positive contribution to the character and appearance of the Conservation Area.

Assessment: 
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. 

The application proposal is for a mix of demolition of the existing modern Dutch and Steel frame barns and conversion and new build to form a single dwelling house centred around the Threshing Barn.

Threshing Barn 
With respect to the Threshing Barn this is considered the most significant heritage asset in the group of buildings and at the highest end of Non-Designated Heritage Assets making a substantial contribution to the character and appearance of the Conservation Area. 

The conversion proposal has a number of issues that are harmful to the Threshing Barn. The approach to the conversion needs substantial revising. 

The following issues are harmful:

· The subdivision of the internal volume and to each floor.
· New floors with two bedrooms on first floor off a central double height space with staircase and cross landing. The proposals have a section through the barn which confirms the harm through current approach. More detailed sections are necessary with a revised approach to show how subdivision both vertical and horizontal is achieved with respect to existing fabric, roof structure and the double height space.
· The proposal includes a large new double door opening to the ground floor to the principal courtyard (west) elevation and the addition of a new flat roof porch /lobby and W.C extension in the corner. 
· Two new contemporary styles window openings that cut across the eaves to form combined rooflights to the Threshing Barn with two new openings windows to each side elevation. 
· A more considered approach to new openings to the conversion of the Threshing barn is required. New openings minimised and preservation of arrow slot openings etc 
· In addition, the proposal includes a first-floor opening link to the attached barn to the south through the gable wall. 
· The internal lining out with insulated stud work to all the walls. This is harmful to internal character and appearance of the Threshing Barn. 
· The loss of the existing historic door and opening to the side of the porch /midstrey. 
· More care with the large threshing barn door openings and new glazing should be set well back into the reveals – up to 1m to reduce the impact of the glazing on the external appearance of these large openings. In addition, retention  of existing timber threshing barn doors as shutters should be considered.

All these features are harmful to the significant existing external envelope and or he internal space and fabric of the Threshing barn and appear incongruous in the conversion of a Threshing Barn. The proposal needs a substantial reviewing, and the applicant is advised to review the proposal taking on the advice in The Historic England Guidance on Adaption of Farm Buildings.

In addition, the applicant is advised to consider the Historic England guidance on internal wall insulation advises that installing internal wall insulation always led to an increased moisture risk in case studies and that targeting a vapour permeable system such as insulating lime plaster directly onto interior wall surfaces has a lower risk of moisture accumulation. The U values of around 0.8 rather than 0.3 achieved energy savings while lowering risk or moisture accumulation. I would suggest the internal wall insulation approach be modified to insulated lime plaster. 

Cow Barn 
The proposed works to the Cow Byre in the same way as the Threshing Barn need to be reviewed. The significance of the structure especially the circular brick columns need to be responded to. 

The proposed infill of the kitchen and utility needs to set back behind the columns so that they are left as visible features below the overhanging roof. The three open bays are considered beneficial and preserve original character and appearance and balance the proposed infill bays. 

The applicant advises that they are looking to raise the roof of the Cow Byrne but no section or details on how high the roof is proposed to be raised and how this will work be undertaken especially in context of the brick columns, wall plate and trusses has been provided. The proposed ridge line and eaves look substantially taller than the existing low ranging Cow Byre and this raising my need to be reduced as at this time it appears to unbalance the buildings appearance  

As the only doors are to each end how much raising is necessary is questioned and the use of double door opening to the gable end stone wall needs to be reduced to a single door opening. 

The issue with insulation needs to be carefully considered to not over domesticate the external appearance of this simple structure.

Demolition
The Dutch Barns were proposed to be retained in the 2016 approved holiday let scheme and it is considered that especially the Dutch Barn on the boundary with the Street is a significant feature in the street scene and adds the rustic contribution to the character and appearance of the Conservation Area. Their retention would create a better balance rather than the overtly domestic approach to the buildings and landscape currently proposed. The Dutch Barn could be used for a swimming pool building /cover.

New Build 
· Remove the porch /lobby to principal elevation of the Threshing Barn and remove the single storey flat roof link to the swimming pool and changing rooms.  
· Minimise any roof eaves and ridge raising of the Cow Byre and provide detail for how this is to be achieved
· Reuse the existing Dutch Barn rather than create a new build swimming pool shelter.

The principle of conversion of the existing barns is accepted however the architectural approach needs to better reflect and reveal the existing architectural and historic interest of the group of buildings. The proposed conversion is harmful to the significance of the barns especially the Threshing Barn and the applicant needs to review the proposal and amend so that it better reflects the guidance from Historic England Adapting Traditional Farm Buildings 

The current proposal for the conversion of this group of barns and associated landscaping would result in an over domestic character and appearance harmful to the significance of the Conservation Area. 

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 principle of conversion of the existing barns is accepted, however the proposed architectural approach with substantial new elements, lack of value for the existing external elevations and openings, significant architectural fabric and internal volumes of the buildings is harmful to the significance of the barns especially the Threshing Barn and the applicant needs to review the proposal and amend so that it better reflects the guidance from Historic England Adapting Traditional Farm Buildings and advice on internal insulation. 

The current proposal for the conversion of this group of barns and associated landscaping would result in an over domestic character and appearance harmful to the significance of the Conservation Area. 


