PL/2026/00878 LBC 2026/01145 Householder 
Site: 7 Dairy Farm, Gosditch, Ashton Keynes, Swindon, SN6 6NZ
[bookmark: _Hlk155787652]Proposal: Erection of rear canopy, installation of ASHP, fenestration alterations and replacements, repoint exterior, internal alterations, alterations and addition of roof-mounted solar panels to detached garage, and landscaping operations
Conservation Officer: Alex Marsh 
[bookmark: _Hlk214446236]________________________________________________________________________

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:  
The original Farmhouse has been divided into two dwellings. No 7 Dairy Farm is the three bay single storey with attic section of the former Farmhouse which is built in rubble stone and stone slated roofs. No. 6 is two storey and attic has a left bay entrance and includes a 19th century two storey and attic wing on left. The windows to No. 7 are modern storm profile late 20th century timber windows Those to No. 6 are six pane 3/3 sash windows with segmental heads.

The property is located on Gosditch a lane to the west edge of Ashton Keynes linking High Road to Aston Road to the west, and in the Ashton Keynes Conservation Area. 

Heritage Assets: 
7 Dairy Farm Gosditch Ashton Keynes grade II 
Ashton Keynes Conservation Area  

Relevant Planning History: 
N/A

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 - 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.

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 on Extending your Home 

Issues: Impact on the significance of the 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. 

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 significance of Dairy Farmhouse comes from its historic and architectural interest. It is a distinctive late 17th and 19th century vernacular building with plan form, layout and architectural expression/detailing and use of local design materials which have aesthetic and architectural interest and make a positive contribution to the Ashton Keynes Conservation Area.

Assessment: 

[bookmark: _Hlk157608866]The farmhouse has been split into two separate dwellings. This proposal relates to the storey and attic section to the right hand side. It has a double frontage with slightly offset central porch and front door with three light casement either side ot eh corresponding principal rooms either side of the entrance lobby. The first floor has hipped dormers with two light casements with stone tile roof.

The property has undergone alterations including a flat roof rear extension to the rear range and use of inappropriate materials including cement pointing external stonework and gypsum plaster internally in the 1980’s and the proposals are looking to redress interventions. The main plan form and principle structural elements are intact.

To the ground floor principle rooms, the proposed alterations include changing the internal flow by blocking one of the doors of the entrance lobby to the living room with a stud partition and to the back side of the chimney stack remove a fitted cupboard to provide circulation between the two rooms. The central chimney stack has a fireplace to each main room and it is proposed to extend the stone hearths about 500 mm in front to the stack. The gypsum plaster to ground and first floor rooms is to be replace with lime based plaster.  

Insulation is proposed to be installed between the exposed joists clad in woodfibre board to level with the joists and the ceiling lime plastered.

Externally the alteration include new windows and external doors. The existing windows are modern storm proof casement windows with single horizontal glazing bars. These are proposed to be replaced with new hardwood timber windows flush fitting in a traditional style however the proposed windows do not accord to the Historic England guidance on the Care, Repair and Upgrade of the windows.

The details include standard 24 mm double glazed units which are too thick and have influenced the overly thick glazing bars without traditional mouldings. The proposed window details are not acceptable and need revising to accord with the guidance to slim double glazed nits 12 – 14 mm and traditional moulded glazing bars of about 20 mm thickness. These detail need to be at least 1:10 in scale and 1:2 for glazing bar details. 

The new doors to the front and back are proposed as boarded appearance but again the glazing should be slim double glazed and the glazing bars narrower to match the windows. The detail of the doors needs to be at the same scale as the windows 1:10 and should show the construction /materials of the door to be solid timber and not a composite material. 

The other external alterations include repointing the stone work in lime mortar, introducing French drains to rear and side elevations and an Air Source Heat pump to the rear modern extension. A rear open sided lean-to timber frame with corrugated sheet roof is proposed to the back wall of the main house. This is a temporary structure which will have a neutral impact on the significance of the property. 

Subject to receiving amended window and door details the proposal are generally improvements to historic fabric, and minor alterations both internalin external to modernise thermal performance and heating system. The minor alteration to plan form flow which can be easily reverted and would have a neutral impact on the plan form significance.
 
[bookmark: _Hlk79578624]Summary: 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. 

Subject to receiving amended window and door details the proposal are generally improvements to historic fabric, and minor alterations both internal and external to modernise thermal performance and heating system. The minor alterations to plan form flow which can be easily reverted and would have a neutral impact on the plan form significance.



