2026/01528 LBC & 2026/01343
Site Address: Carpenters Arms (The Burford Brown) Church Street Lacock 
Proposal: Construction of replacement outbuilding to create additional guest accommodation and restaurant dining area window repairs and new surfacing to forecourt
Officer: Alex Marsh 
________________________________________________________________________

Scope of comments: 
The following comments relate to the built historic environment and setting of designated heritage assets.

Site Description:  
The Carpenters Arms now known as The Burford Brown is a purpose-built inn dating from the 17th and 18th century. It is two storeys and built in rubble limestone with hipped stone slate roof. The main range was originally plastered, it has 5 early to mid C18 first floor, thick glazing bar sashes, in raised moulded surrounds. (One recently replaced without consent)

The ground floor has 4 squat 16 pane sashes inserted in flush cyma moulded frames originally for mullion windows under a drip course. The front door in the 4th bay is in raised moulded surround with large open pedimented head on scroll brackets. The left end is a lower projecting cross wing with 17th century details. The right end turns the corner to East Street has a south end stack and an upper sash and ground floor 2 light flush cyma moulded window. 

The list description advises the interior on the ground floor is wholly altered although having been on site it retains some elements of interest and evidence of the original cross passage and room plan. 

The rear outbuilding subject of this application has a structural mix of timber frame and use of the stone and brick party wall with adjoining property No. 14 East Street. It is timber horizontal cladding to the west gable onto the street and the courtyard elevation. It is open connection to the kitchen and toilet addition at the east end.

The Carpenters Arms (The Burford Brown) is located on Church Street at the junction with East Street in Lacock and makes a significant contribution to the character and appearance of this village. 
 
Heritage Assets: 
Carpenters Arms (No. 22) Church Street Lacock grade II 
King Johns Hunting Lodge (No. 21) Church Street grade II *
15 East Street, Lacock grade II 
No’s 8, 9, 10, 11, 12, 13, 23 and 24 Church Street Lacock grade II
Church of St Cyriac Lacock grade I

Lacock Conservation Area 
  
Relevant planning History:
2025/07651 LBC & 2025/07409 Demolition of existing outbuilding and replacement with a new outbuilding to create additional guest accommodation and restaurant dining area – The application was withdrawn by the applicant.

Relevant 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.  

Section 72(1) of the Planning (Listed Building and Conservation Areas) Act 1990 also requires the Council to pay special attention to the desirability of preserving or enhancing the character or appearance of designated Conservation Areas. 

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 -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. 

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.

[bookmark: _Hlk173932869]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.
Issues: Impact on the listed building significant architectural and historic interest and character and appearance of the Conservation Area.

Significance 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 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 Carpenters Arms (The Burford Brown) building is evident in the architecture. Its form, layout, materials, outbuildings and architectural expression/detailing which have significant aesthetic and architectural interest. In addition, the setting of the neighbouring listed buildings and the use and the architectural interest of the building makes a positive contribution to the Lacock Conservation Area. 

Assessment 
The Carpenter’s Arms (The Burford Brown) dates form the 17th century, and purpose built as a public house with the rear courtyard and associated activities including accommodation and brewing serving the local and passing trade.   

This application is part of an ongoing refurbishment of the Public House by the new owner and is well presented with good quality supporting statements and details. It follows a previous planning and listed building consent application withdrawn by the applicant Ref. 2025/07651 LBC & 2025/07409 Demolition of existing outbuilding and replacement with a new outbuilding to create additional guest accommodation and restaurant dining area. 

The replacement outbuilding will be taller with eaves raised from about 3.7 m to 4.5 m similar to the adjoining building 15 East Street, and ridge height of 6.4 m from existing 5.5 m to create additional attic space for two additional guest rooms to first floor and a restaurant dining area to the ground floor. 

The proposals incorporate the single storey stone building at the rear of the west end cross wing. This is to have the roof removed and a first floor added that extends over the gated opening in an arch with solid timber gates. 

The new building and link is proposed to be built in local stone with traditional detailing including stone quoins, stone window surrounds and mullions and a natural slate roof.

The existing outbuilding is a service building with a construction referred to as “Agricultural” in the Surveyors report. It is a mostly timber frame but utilises and masonry party wall with the neighbouring property 15 East Street. The timber frame to the west gable and the courtyard north elevations sit on a low brick plinth. 

There are cross beams that sit in the masonry party wall and are connected to the timber frame. There are 1980’s small, fixed casement windows and a door to the courtyard set between the timber uprights.

The East Street end has a 20-pane fixed light from the 1980’s alterations replacing a garage door. Prior to the 1980’s restaurant conversion the building was formerly subdivided into two roughly equal spaces for store and garage.

The current floor is laid on a simple timber joist on lime mortar base with several layers of flooring above. 

Evidence for a loft floor is based on the substantial cross beams and blocked in loft door/window to East Street and multi pane fixed light to the west gable. The building is open to the loft ceiling which is subdivided by trusses, the base of which are evident at the current ceiling with the cross beam’s visible features in the space.  

A photograph of the roof structure in the Heritage Statement above the ceiling suggests a consistent 19th century structure with trusses, rafters and purlins and under boarded below the external roof cladding.

The timber frame is clad externally to each gable and courtyard elevation in horizontal boarding. The roof has Roman clay roof tiling. 

The application has been submitted with a Structural Report dating from February 2024 

Structural Engineers Report summarises the timber frame building at para. 4.6 The former garage and store converted for use as a Restaurant is of a sub-standard form off construction with the external wall construction of timber studding and weatherboarding offering inadequate resistance to static and dynamic (wind) loads.

It recommends that Area ‘F’ is of an “agricultural” standard and is therefore structurally inadequate for habitable personnel use. Its outer skin of weather boarding together with the timber support posts are particularly in poor condition…. Our findings and conclusions to the structure of this former garage and store provides a strong argument for its demolition and replacement.

The application includes a Review of the Outbuilding Structure which has uninformed commentary by the Structural Engineer based on a lack of thorough assessment of the evidence. It suggests the previous building was substantially demolished and it was rebuilt reusing some of the materials in 1985. Its conclusions are incoherent, not based on evidence and conclude the building lacks historic integrity and therefore significance.

Whilst the simple building has gone through various repairs and uses that would be expected of a building of this form this does not mean it lacks integrity or significance. The building fabric especially the timber frame and roof are evidently 19th century. A photograph from 1860 in the Heritage Statement Section 2. Has the outbuilding is visible through the cross passage to the rear courtyard  and appears much as it does today with the horizontal boarded and a multi paned window good evidence that as the Heritage Statement suggests the current building dates from the mid-19th century reinforcing the age and interest of this building. 

The outbuilding to the rear is believed to have some 19th century origins although this is largely rebuilt and remodeled. This is evidenced within the Lacock Tithe Map, dated 1840 (shown top right) shows the outbuilding substantially smaller and set back away from East Street. 

The 1886 OS Map shows the outbuilding in a slightly different position with it now fronting East Street and not extending quite so far into the site. The laundry building lean to was also constructed at this point. 

This evidence suggests the building was first substantially altered / extended between 1840-1885. Development in the site to the rear of the site is seen again in the 1900 OS Map publication which shows extensions adjoining the main building.

The significance of the Outbuilding was discussed on site with the applicants Heritage advisor, and it was agreed that the existing building has architectural and historic significance through its fabric, construction and service use as an important part of the whole complex. 

The applicant has included a good quality existing building drawing with floorplan, section and elevation that is a much more through and effective appraisal of the buildings structure and materials use and a record of its evolution since its origins in the early 19th century based on mapping evidence.

It highlights the tapering floor plan, mix of materials and structural evidence. The plinth (which includes some stone work to the lower courses /foundation) is brick work with a mix of lime mortar and cement pointing. The brick work shows a mix of periods of build and is in an English Bond. The front street plinth was evidently built-in 1980’s as conversion from a garage and includes a DPM.

The main timber framing for walls and roof is evident in the section drawings and includes the upright framing, beams at former ceiling level (ceiling now raised to allow natural light form loft level windows) inserted into the top of the stonework of the party wall with neighbour No. 15 East Street. Above the stonework the wall is made up in brick work. The roof trusses from 4 bays are also shown in a photograph Section 3 of the Heritage Statement are 19th century in appearance.

Whilst, it does not have the architectural or historic interest of the main buildings as a modest service building it has its own significance, and it is these simpler structures are often under most threat from development proposals. As the Heritage Statement adds it contributes to the street scene and makes a positive contribution to the Conservation Area.

However, I disagree with the Heritage Statement view that the alteration made to the building over time have a negative impact on the main public house. On the contrary I consider it is an important contextual building and one that adds significance to the understanding of the former uses of the site and has an important physical presence, with a scale, massing, construction  and materials that reflect its simple service use that support its positive contribution to framing the rear courtyard and gate entrance and the rear of the public house.

The proposal would be to demolish this existing building and replace with a substantially larger two storey building built in rubble limestone connected in matching stone link building at first floor on the existing stone single storey outbuilding with an arch and solid timber door enclosing the courtyard from the street. 

The demolition of the outbuilding is recognised by the applicant to be harmful with the loss of the building and historic fabric. 

No substantive case has been made for this demolition and the proposed connection with rear cross wing of the main public house. 

The replacement building will have raised height, raised eaves in relation to the listed neighbour No. 15 East Street and a physical connection to the rear cross wing south gable end at two storeys. 

The building will have an extension of the pub’s restaurant accommodation on the ground floor including bi folding doors onto the courtyard and two bedrooms to the first floor. The return link will provide the new access with a half landing staircase and an ensuite to a bedroom. 

The applicant has provided a Planning Statement with a justification based on ‘the importance of the proposals to the future of The Carpenters as a business and its contribution to Lacock Village and environs in environmental, social and economic sustainability terms’

Whilst it is acknowledged that the Carpenters Arms (Burford Brown) has a very important role in the environmental, social, and economic sustainability of Lacock I do not consider that the benefits directly related to the application effectively the provision of two additional bedrooms are sufficient public benefit to outweigh the identified considerable harm to heritage value.

This revised application has not provided any new evidence or public benefit that would justify demolition and rebuilding this outbuilding. Especially as the existing building is quite capable of being retained and converted into very similar uses. This may require raising of the existing truss roof to create the headroom for the two bedrooms to the first floor but this would be much less harmful than demolition. Careful design could incorporate a staircase possibly across the middle serving bedrooms either side accessed from the existing courtyard.

The proposals would also be due to the loss of the existing building, alteration to  the  single storey stone addition, loss of the metal gates and arch and the scale, massing, design and materials of the new building create a substantial change in hierarchy of buildings and spaces in the  streetscape that would have a significant harm to the character and appearance of the street scene and Conservation Area. 

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. 

The proposal to demolish the existing mid-19th country outbuilding and its replacement with a new larger in scale and mass building with a different heavy rubble stone architectural appearance with additions at first floor incorporating the existing single storey stone and brick building onto the East Street are considered  harmful to the listed building due to the loss of the buildings and associated structures and historic fabric, and their contribution to the historic and architectural narrative of the public house and its setting. 

In addition, due to the loss of the existing building, and related alterations and the scale, massing, design and materials of the new building create a substantial change in streetscape building hierarchy and spaces that would have significant harm to the character and appearance of the street scene and Conservation Area. 

The proposal offers no justification through public or conservation benefits to the long-term use of the public house to overcome the identified harm and ignores the potential for reuse and conversion of the existing buildings.

The proposal is therefore contrary to national and local planning policies listed above.





