PL/ 2026/01490 LBC and 2026/01212 VAR
Site: Pound Farmhouse Eastcourt Malmesbury SN16 9HN 
[bookmark: _Hlk155787652]Proposal: Oak Garden Room, Oak Garden Room - Amendment to Truss Details only of the application PL/2025/05925
Conservation Officer: Alex Marsh 
________________________________________________________________________

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:  
Pound Farmhouse is a late 17th century Farmhouse with associated separately listed large Barn in cruciform plan with midstreys to the north west and in different ownership. Other minor curtilage outbuildings. 

The Farmhouse is a two storey, three room L shaped plan built in coursed rubble stone with stone dressings and gabled stone slate roofs, with lateral stacks. The principal North West elevation has a gable left hand and right-hand range. 

A three-window range with 3 light chamfered mullion windows with hoodmoulds some with small leaded pane casements and a central boarded door with left hand two light mullion window. The rear elevation to the south east has a lean-to addition to a rear courtyard enclosed by the inner side of the L shaped plan.

The property Is located to the south east corner of the village of Eastcourt a loose collection of small farmsteads around a crossroads around 2 km east of Crudwell and which is not designated a Conservation Area. 

Heritage Assets: 
Pound Farmhouse Eastcourt grade II 
Barn North West of Pound Farmhouse grade II 

Relevant Planning History: 
2025/05854 - Oak Garden Room, Oak Conservatory to replace existing, demolition of modern bin store, and relocation of oil tank

The Proposal: 
Oak Garden Room - Amendment to Truss Details only of the application PL/2025/05925

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 Pound Farmhouse comes from its historic and architectural interest. It is a distinctive late 17th century vernacular building with L shape plan form, layout and architectural expression/detailing and use of local design materials which have aesthetic and architectural interest. In addition, the associated listed Barn to NW of the farmhouse is a significant curtilage building that along with the smaller outbuildings make a positive contribution to the setting of the listed Farmhouse.

Assessment: 

[bookmark: _Hlk157608866]I had previously objected to the Oak Frame Garden room due to its design, siting and materials and installation of French doors to the principle elevation, that conflict with dominance of the front door are harmful to the significance of the simple vernacular architecture of this farmhouse and its L shape plan form, layout and architectural expression/detailing and use of local design materials which have aesthetic and architectural interest.  Irrespective of this view the application 2025/05854 and 2025/05925 were approved. 

The applicants now through these applications wish to alter the truss arrangement to the garden room from simple vertical posts on a bottom chord supporting rafters to a king post structure with a central vertical post on a bottom chord and two angled rafters connecting the bottom chord to the rafters. 

The kingpost truss is common feature in residential and agricultural buildings such as barns from the 19th century and is acceptable as a minor alteration to the approved Garden room.

[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. 

The kingpost truss is common feature in residential and agricultural buildings such as barns from the 19th century and is acceptable as a minor alteration to the approved Garden room.




