
Ref: 2026/02160
Site: Land at Studley Grange Farm Landfill Site Hay Lane SN4 9QT 
Proposal: EIA Screening Opinion – Solar Farm with associated infrastructure 
________________________________________________________________________

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.  

Relevant Policies 
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.

Paragraph 212 When considering the impact of a proposed development on the significance of a designated heritage asset, great weight should be given to the assets conservation. 

Paragraphs 219 of the NPPF require the LPA to look for opportunities for new development …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.

Paragraphs 213 – 215 seek a balanced approach with any harm which would be caused to the designated heritage asset being weighed against the potential public benefits which might be achieved. 

Planning Practice Guidance Historic Environment provides context to 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.”

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.

Heritage Assets
Studley Grange Farmhouse Lydiard Tregoze Hay Lane grade II 
Great Chaddington Farmhouse grade II
Great Chaddington Barn grade II 
Can Court Farmhouse grade II 
Site Background and Description 
Studley Grange Farmhouse is located in open countryside now a reclaimed landscape following landfill operations. The former farmhouse is late 18th century or early 19th century built in rubble limestone with Roman tiles to the roof. It is two storey with 3 bays and gable stacks and a two bay extension to the right hand.
The front elevation is exposed rubble limestone – the listing suggests it was whitewashed when listed in 1985. The existing timber casement windows and door under segmental brick arches were blocked up at time of visit. 
The front (east elevation) of the farmhouse includes a driveway and front boundary wall with block work modern outbuilding including double garage. To the side and rear is former gardens now overgrown and some trees form an existing relatively screened curtilage area. There is a pond on plans to the north west edge of the curtilage. A former well was located to the north end of the farmhouse on the 1880 OS 1st Ed mapping.
Planning History:
ENQ/2024/10078 Motorsports complex including a speedway oval, karting track, and motorsport leisure development, along with associated garages and storage. 
Information considered:
The Scoping Letter Heritage Statement, Planning Statement, Site Location and Illustrative Plans 
Significance:  In this case significance of Studely Grange Farmhouse comes from its vernacular architecture, its form, layout and architectural expression/detailing and use of local design and materials and setting which have significant historic and architectural interest.
Great Chaddington Farm house and Barn and Can House are considered for the impact on setting.
Setting: The development of the site will have impacts on the setting of the significance of the listed building (s)  


Discussion of impact of proposals on the identified significance 
The EIA Scoping proposal is for a solar farm and associated infrastructure.
What is not provided with this screening is the wider land in the ownership of the applicant which is normally identified in outlined in Blue. This is required at this stage to understand the wider land ownership and the inclusion of Studley Grange Farmhouse.
With respect the Studley Grange Farmhouse pre application Screening Report ENQ/2024/011078 for Speedway Track and associated development Conservation advice included that: 
‘The current condition of the farmhouse is poor and it should be considered a building at risk. 
It is apparent that it has been unoccupied for several years and has been badly neglected by the existing owners. The buildings openings have been boarded up. 
There is an immediate need for repair to the roof, including replacement of missing tiles around the right hand gable chimney stack, new lead flashings to stacks and new rainwater goods. These temporary measures should maintain the shell in a watertight condition during consideration of pre app, planning applications and development of the site.’ 
The EIA Screening Letter from that application advises: 
‘The site is not located within or adjacent to any areas of particular significance in relation to natural resources nor will it affect the absorption capacity of any of the areas listed with the exception of (c) (viii). The grade II listed property is a two- storey building of rubble limestone construction, dating from the late eighteenth or early nineteenth- century, with a lower nineteenth-century extension on the eastern side. 
The Farmhouse has an intact pantiled roof, but does display some structural evidence of long-term change and adaptation……. 
Although extensively overgrown, the surrounding garden plot of the farmhouse, on the northern side, is still largely legible, with hedgerow boundaries. In heritage terms, this would reasonably constitute a building curtilage. 
The Farmhouse is currently boarded up and not in beneficial use. The building does appear to be weatherproof but has remained unoccupied for a long period and now displays evidence of structural deterioration, particularly on its rear, north elevation. 
Therefore, the listed building clearly constitutes a Building at Risk, which is a building which is at risk of being lost because of decay. The proposal includes provisions to repair and conserve the Farmhouse as part of the proposals which include measures for stabilising and further weatherproofing the building, to prevent further decay. 
The repair and viable reuse of the Farmhouse represents an important heritage and public benefit. The proposal would have an impact on the setting of the heritage asset, however, the scheme seeks to retain an aspect of openness around the asset associated with its existing curtilage. The impact on the setting is not considered to be significant and would be balanced against the benefit of bringing the asset back into beneficial use and protecting it from further decay.’
It is recognised that Studley Grange Farmhouse needs immediate attention to preserve the building fabric and prevent further deterioration while a planning process is being undertaken for the wider site. 
The mechanism to secure the works outside formal Listed Building Consent would involve serving of Urgent Work Notice. However, it is preferable to work with the applicants to secure the immediate repairs and reuse of the building through a Planning application for the Solar Panel, compound and access and specific Listed Building Consent for the repairs and stabilisation for the Farmhouse and curtilage.   
The application for screening opinion should require that the full ownership of land is indicated on the site location plans with the land not within the scope of the application but in the same ownership of the same applicant be identified outlined in blue on the site location plans.
The submitted Screening Opinion should not be responded to without this land ownership plan site location plan. 
This will allow further discussion in respect to the best approach for providing a Schedule of Repairs for the Listed Farmhouse considered a Building At Risk and that the repairs should be linked to the development with a Condition or S106 agreement so that the works of repair and maintenance are undertaken within a specified period prior or during to installation of any approved solar farm. 
In addition, an appropriate curtilage and landscape plans are required to achieve a sympathetic setting for the Farmhouse within the wider development in relation to the Solar Farm site, its plant compound and access. 
It is evident form the historic mapping and site visit that the farmhouse has a defined curtilage to the principal front (east elevation) which the farmhouse is orientated toward which is about 20 m to a boundary wall and gate. 
It includes a driveway and front boundary wall/gate with block work modern outbuilding including a double garage and second block work outbuilding to the north edge of the curtilage of the farmhouse.
The informality of this courtyard with existing small trees and boundary treatments to this east front is important to its setting and needs protection /enhancement through the application process.
To the south side are former gardens and rear (west) fields now overgrown and there are some established tree belts to this area. The north has some modern outbuildings and hardstanding.  There is a need to better define these soft boundaries to west and south and to protect this area as informal garden to provide a domestic setting and privacy to the setting of the farmhouse.
The setting of the farmhouse needs an assessment of the harm to setting from the development. 
The Heritage Statement with the Screening Report comments:
Given the local topography created by landfilling, and the influences of infrastructure such as the GWR and M4, a study area of 750m from designated assets was considered appropriate. Three Grade II listed buildings sit within 750m. 
Upper Studley Farmhouse, 500m to the north, is separated from the Site by the GWR.
 Can Court Farmhouse sits within a context of modern farmbuildings that block the view towards the Site, a distance of 575m north west.
 Distance would ensure that there could be no effect upon their setting. 
Studley Grange Farmhouse is an unoccupied farmhouse, dating to the late 18th or early 19th century, that sits 100m north of the solar park, and 40m north of the control compound, The immediate setting of the listed building has been significantly degraded over a period of 40 years. The land within the Site has landfilled and restored at a higher level. The Farmhouse is orientated to the east. There are no views from the listed building of either the proposed solar park or the proposed control buildings due to trees and vegetation. The proposed control buildings will be constructed adjacent to an existing gas installation. There would be no effect upon appreciation of the significance of the asset, the test set by NPPF. 6.3 
CONCLUSION Paragraph 207 of NPPF 2024 ‘requires an applicant to describe the significance of any heritage assets affected, including any contribution made by their setting…. and where a site on which development is proposed includes, or has the potential to include, heritage assets with archaeological interest, local planning authorities should require developers to submit an appropriate desk-based assessment.’ This assessment has concluded that there would be no adverse effects upon the significance of designated heritage assets. The planning application for the proposed development therefore satisfies Paragraph 207 of NPPF and policy EN10 of the Swindon Borough Local Plan.
The principal issue here is the responsibility of the owner towards the Listed Building Studley Grange Farmhouse which is a Building at Risk. It is appropriate for this Solar Farm development to include repair, maintenance and reuse of the heritage asset historically linked to this former farmland to this Farmhouse and it is therefore intrinsically linked to the Solar Farm development. 
In addition, I do not accept the view of the Heritage Statement that there would no setting impact from the Solar Farm development on Studley Grange Farmhouse and its former farmland.
The Screening Opinion application includes an improved access track and vehicle movements around the edge of the Farmhouse curtilage and a site compound development is with in 40 m to the south of the curtilage. While the wider site has been compromised to some extent by the former Landfill works the farmhouse still sits in open countryside area that formed its former farmland and setting. 
It is essential that the landscape setting of the farmhouse is carefully assessed, and that positive landscape works are proposed to better reveal the significance and setting of the Farmhouse. 
This should include retention of the existing trees to the boundaries within the curtilage and additional screening landscaping measures sympathetic to the vernacular informality of the farmhouse to enable the preservation and screening of the existing farmhouse while integrating it into a new land use in the surrounding area. 
The small garage /outbuilding. Trees and the front wall of the farmhouse curtilage to the east need to from a part of a landscaping scheme and to help preserve the farmhouse setting.
I would add that the previous proposals on the northern part of the site for a Speedway and associated uses commented in their Screening letter the recognition of the Farmhouse and its repair and reuse.
We should request that any planning Solar Farm application include the Studley Grange  Farmhouse in the  red line providing the ability to attach appropriate conditions or legal agreement for the repair of the farmhouse integrated to the solar farm development and Listed Building Consent for its repair implementation to enable its reuse and landscape improvements to better reveal its setting 
I am not opposed to the principal of a new land use on the application site and its associated structures and landscaping. However more emphasis on both the preservation of the listed building and its setting are important and need to be more sensitively integrated into any new site arrangements. 
The current indicative proposed plan does not achieve these ambitions of both preserving the privacy and better revealing and integrating the farmhouse into the development. However in terms of and EIA I do consider the potential impacts including cumulative impacts on setting of the listed building associated with the development and the local area at of a scale and nature which cannot be mitigated through sensitive design, and the repair and reuse of the farmhouse and enhancement to its landscape setting as highlighted in my comments. 
Summary 
I broadly support the approach for the site however, due to the immediate concerns about the condition of Studley Grange Farmhouse I would seek to agree a process within the Solar Farm application and recognised at this Screening stage that the applicants need to integrate the Studley Grange Farmhouse into the application process as a ‘Building At Risk’ and that its repair, protection and reuse including associated curtilage structures and landscaping form part of any planning proposal for a Solar Farm on this site. 
Any planning application will therefore require an extension of the site red line to include the Studley Grange Farmhouse and will require a parallel Listed Building Consent application for the works to repair the Farmhouse.



