PL/2026/10016 Planning
Site: Church Farm, Lower Seagry, SN15 5EP
Proposal: Conversion of Class Q into Full Planning Permission for one new self build  dwelling
________________________________________________________________________

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 site is located at the end of a No Through road Lower Seagry that runs south from the centre of the village of Lower Seagry. The River Avon valley is located a 250 m south and the M4 a further 650m to the south 

The site is opposite the village Church St Mary the Virgin and Church Farm including the Farmhouse and Tithe Barn as welcome as numerous agricultural buildings. 

The application site is one of these former agricultural buildings. The buildings formed from two attached blocks. The two-storey west block constructed of painted concrete block with timber trusses and corrugated asbestos roof with large south facing double height doors. 

The attached single-storey eastern range is open sided to south on steel columns on concrete plinth with the other elevations in block work. The roof has light weight steel tube trusses and a corrugated sheet roof.

Heritage Assets: 
St Marys Church Lower Seagry and Monuments to grave yard grade II 
Tithe Barn Lower Seagry grade II 

Relevant planning History: 
Ref. PL/2023/10825 Class Q Prior notification of a change of use from 1 No. agricultural building to 1 No. residential dwelling (Class C3) as defined in the Town and Country Planning (Use Classes) Order 1987 (as amended) to include operational development

The Proposal: Conversion of Class Q into Full Planning Permission for one new self-build  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. 

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 setting of listed buildings, design and materials, character and appearance. 

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 St Mary the Virgin Church lies with the Victorian Early English style architecture form, layout and architectural expression/detailing and use of local design approaches and materials and includes historic interior features reused form the earlier 12th century Church. It has significant aesthetic and architectural interest.

The significance of the Tithe Barn is its 15th century 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.

The cumulative setting of these two listed buildings that are is also significant and the proposed dwelling site is in their immediate setting. 

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. 

Conservation Officer comments on Part Q 

‘Given the development would be confined to the shell of the existing buildings I observe that there would be not significance change to the setting of either the Tithe Barn or Church. There the significance of these assets would not affected provided the works do not protrude beyond the existing built envelop.
 
The impact of the proposals on heritage assets will be neutral and the requirements of current conservation legislation, policy or guidance are considered to be met and there is therefore no objection to the approval of the application.’ 

This application is for the conversion of a Class Q conversion granted in (Ref. PL/2023/10825) into a full permission for a single self-build dwelling, including conversion of outbuilding to ancillary domestic uses (such as office, workshop, gym, garage, hobby space etc). 

The applicant advises that the proposal provides betterment in terms of design, amenity and heritage. The approved Part Q building conversion is to be converted to a planning permission for a single dwelling. This planning proposal will have very similar layout and design.

The main alterations from theh Part Q permission are for an:
· Air Source Heated Pump 
· On Site Battery
· Small flue to woodburner
· A defined garden and patio not covered by prior approval.
· New windows openings to east facing elevation. 

Based on the very limited changes to the external appearance of the Barn it is considered the impact on what is a sensitive historic setting of the medieval based Church yard and the Church rebuilt by an Architect in the mid-19th century and a 15th century Tithe Barn is neutral in respect the building already has a Part Q permission.

I therefore would confirm the previous Conservation comments on the Part Q ‘The impact of the proposals on heritage assets will be neutral and the requirements of current conservation legislation, policy or guidance are considered to be met and there is therefore no objection to the approval of the application.’ 


  



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 impact of the proposals on heritage assets will be neutral and the requirements of current conservation legislation, policy or guidance are considered to be met and there is therefore no objection to the approval of the application. 



