Ref. PL/2026/01159 LBC and 2026/00997 Planning 
Site: Upper Studley Farm, Swindon Road, Royal Wootton Bassett, Swindon, SN4 8ET
Proposal. Rebuilding and refurbishment of the existing Dairy Barn (no extension) and change of use into a 2 bedroom holiday let.
________________________________________________________________________

Recommendations:

	
	No comment

	X
	Support in principle subject to additional information (as set out below) 

	X
	Or 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.”

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.


Historic England guidance Adapting Traditional Farm Buildings



Heritage Assets: 
Upper Studley Farmhouse Lydiard Tregoze grade II 

Site Description:  
Upper Studley Farmhouse dates from 1625 and us built in coursed limestone rubble with ashlar quoins and was a roman tiled roof when listed in 1985. It is 2 storey 3 bay on an L shaped Plan. Originally 2 bays with added third bay with attached agricultural space in 17th century. 

The windows to the east principal elevation are 3 light ovolo moulded windows ground floor replaced with early hornless 19th century 9 over 9 pane sashes to left hand side. There is a moulded string course at first floor level. The north gables has a single light ovolo moulded windows. 

The property has 20th century rear additions. 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 subject of this application remains in a poor condition and part collapsed. 

The application site adjoins the existing commercial (former agricultural use) buildings 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: Rebuilding and refurbishment of the existing Dairy Barn (no extension) and change of use into a 2 bedroom holiday let.
     
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

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

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.

2025/09748 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




Issues: Impact on the fabric of the curtilage listed building, setting of listed building, design, and materials. 
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 set out 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.
The Dairy Barn is part of the 18th or 19th century outbuildings to the Farmhouse and has its own character using local materials expressing local vernacular traditions for agricultural buildings. 
 Issues: The impact of alterations on the curtilage listed Dairy barn and setting of listed building. 
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. 
Dairy Building:
The deterioration of this building, which is curtilage listed, is of concern. At pre application I advised the need for bringing the building back to a weathertight and secure condition and a timetable should be submitted. Following the stabilisation of this building an application will be welcomed for its rebuild and reuse. 
The Dairy Barn in question is a simple stone structure with a slate roof located close to the main farmhouse. No rainwater goods are present. Part of the structure has collapsed and the building is in an extremely poor state of repair.
The applicant has chosen to convert the building as part of the repair and refurbishment in order to support the works of repair and reinstatement.
The applications Design and Access Statement highlight the Design aims as: 

• Retain and repair the historic fabric of the building.
• Preserve the agricultural character and appearance of the farmstead. 
• Introduce minimal, sensitive interventions to support a viable new use. 
• Ensure the building remains legible as a former agricultural structure.

I would support this statement and forms and integral part of the Historic England guidance on Adapting Traditional Farm Buildings advises in the key issues p17 ‘Retention of as much significant historic fabric as possible is a fundamental part of any good adaption.’  

However, the application lacks substantial detail and information that I would expect from an application for the repair of a building in this condition. 

Firstly, there is no Structural Assessment of the existing fabric and a specific Schedule of Repairs that would support the Design principles expressed. 

There is good will in the language but there is a lack of details. Whilst some of this can be provided by conditions for a building in this condition and with this background of neglect, I would want to see more evidence that the extensive structural issues are identified, and appropriate repair strategies are proposed to resolve these matters. 

There is a particular issue relating to the condition of the stone works like the east elevation where the face of the stone work has been lost and exposed core is collapsing and is held by temporary propping, similarly the level of stone loss from the east gable elevation and how the rebuilding is proposed at a level of detail sufficient to be confident that the repair and reinstatement of the stone work is not going to involve extensive taken down and demolition or is to be undertaken in traditional stone mass walling in lime mortar and not a block wall with stone cladding. 

In the same way there is no assessment for the existing structural timbers floor beams, trusses, purlins, rafters, and lintels and their preservation and use of additional timber structure alongside preservation of existing timber structures. 

There is also some substantial loss of fabric proposed such as the existing external stone steps and their rebuilding in new stone which is not justified and appears unnecessary with the new internal staircase.

The Heritage Statement has a bullet point list of works but again is too vague to progress this application. 

· Rebuilding of existing roof and stone structure – this needs a lot more support tin terms of assessment and detail for what is to be rebuilt and what is to be repaired in respect to the existing fabric. At face value this could mean the taking down of the existing structure and rebuilding. Therefore, we need substantial more detail and refining information. As a statement it is not acceptable. 

The First Floor Plans comments on the new stonework to the east gable – Rebuild       existing walls like for like using stone form the site. But no detail as to how this works into the existing stone work whether it is traditional solid mass stone walling in lime mortar or block work and stone cladding.  

· Reinstate the existing first floor – There appears to be  first floor structural beams and joists through most of the building but no indication of what is to be preserved and the structural approach to achieving this retention of fabric or justification for any loss of timber fabric.
· New metal handrail to existing stone steps – this contradicts the Proposed First Floor Plan that comments ‘Replace the Existing Stone steps to match door width. New Metal Handrail.’
Further comments add more uncertainty – The Heritage Statement comments – Due to the structural instability of the building and internal inspection was not safe to carry out to review any internal features although a floor is visible.

The current applications lack sufficient information and detail to progress the proposal. As advised at Pre application we need to achieve a structural integrity of the existing structure first to form the framework for the proposed Holiday Let conversion. 

The Holiday Let conversion as suggested in the submitted plans a relatively low impact on the plan form of the building and utilises existing openings to correspond to floor plans. The main modern intervention proposed as the new gable end in modern aluminium framed glazing system integrated into new stone walling repair to the ends of the existing walls to reform the east gable wall. 

The principle of these works of conversion is in principle acceptable, but the applications lacks all the required information to explain the detailed work to achieve the structural works required to stabilise and preserve the fabric. It requires full detailed drawings of any new east gable wall and glazing at larger scale sections as well as details required for the alteration and any new windows and doors and structural interventions. These cannot be left to conditions.

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 current application lacks sufficient information and detail to progress the proposal. As advised at Pre application we need to achieve a structural integrity of the existing structure first to form the framework for the proposed Holiday Let conversion. 

The principle of conversion to a Holiday Let is in principle acceptable, but the application lacks all the required information to explain the detailed work to achieve the structural works required to stabilise and preserve the fabric. It requires a detailed Structural Assessment of the existing fabric and a specific Schedule of Repairs including detailed drawings that would support the Design principles expressed and full detailed drawings of any new works such as east gable wall and glazing at larger scale sections as well as details required for the alteration and any new windows and doors and structural interventions. These cannot be left to conditions.

As this stage the applications cannot progress without the appropriate level of information. I would advise the application is withdrawn and the required background assessments and detailed drawing be undertaken before resubmitting.







