PL/2026/00127 LBC 2025/09956 Planning REVISION – ADDITIONAL INFORMATION 
Site: Wootton Fields Farm, Marlborough Road, Royal Wotton Bassett, Swindon, SN4 7SA
Proposal: Retrospective approval for the conversion of an existing coach house into residential use to allow for it's continued use as a holiday let business.
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.  

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 2024 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. 

The Councils Core Policy CP 39 -  Tourist Development in the countryside should be located in existing or preplacement buildings.  

The Councils Core Policy CP 48 – Supporting Rural Life – Conversion and reuse of rural buildings for employment, tourism cultural and community uses where: 
· The building is structurally capable of conversion without major rebuilding and with only necessary extension or modification which preserves the character of the original building.
· The conversion or reuse of a heritage asset would lead to its viable long term safeguarding. .
The Council’s Core Strategy CP 57: Ensuring high quality design requires a high quality of design in all new developments. Proposals are required to “demonstrate how the proposal will make a positive contribution to the character of Wiltshire through (amongst other things) “enhancing local distinctiveness by responding to the value of the natural and historic

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]
environment, relating positively to its landscape setting and the existing pattern of development” and “responding positively to the existing townscape and landscape features in terms of building layouts, built form, height, mass, scale, building line, plot size, elevational design, materials, streetscape and rooflines to effectively integrate the building into its setting.”

Historic England Guidance on Adapting Traditional Farm Buildings 

Heritage Assets: 
Wootton Fields Farmhouse Broad Town Road grade II 
Barn on Roadside South West of Wootton Fields Farmhouse grade II 

Site and assets considered:
Wootton Farmhouse early 19th century two storey farmhouse, built in incised render on brick elevations with a slate roof. The Farmhouse has two bay frontages with a dividing stack with a left hand two bay cross wing with attic level and decorative barge board to frontage forming an L plan. 

The front door is to the main block at junction with the side cross wing has a 6 panelled door in a stone doorcase with gabled pediment. The entrance continues through to a 20th century stair block in the angle between the two wings. The windows are margin glazed sashes with major windows with sidelights. The first-floor right was formerly a cheese store.

The application barn is located to the left-hand side of the Farmhouse between it and the converted barn dated 1804, a 3 bay timber frame structure with weatherboarding on brick plinth and hipped slate roof. 

The application barn is a single storey Coach House outbuilding in red brick with slate roof. It has double cart door in shallow round headed timber door frame to right and simple boarded door to the left hand. Either side of the cart doors are small high-level windows with lower half louvres and round headed brick surround. It is curtilage listed.

Wootton Fields Farmhouse is located on Marlborough Road just north of the junction with Broad Town Road and Withy Bed and about 2.5 km south of the centre of Royal Wootton Bassett.

Proposal:  Retrospective approval for the conversion of an existing coach house into residential use to allow for its continued use as a holiday let business.

Relevant planning history: 
N/A

Issues: The impact of alterations on the curtilage listed building and setting of a listed building.

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. 

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 building is evident in the architecture. Its form, layout, materials, outbuildings and architectural expression/detailing which have significant aesthetic and architectural interest. 

Assessment: 
This is a retrospective application for the conversion and use as a holiday let the small curtilage listed Coach House barn adjoining the listed Wootton Fields Farmhouse and converted large barn. The barn is indicated to have been converted in 2023 and 2024 and was formerly used as a smoke house in the1980’s and was unused after this.

These are further revised and additional information proposal following previous comments on the retrospective application that requested further information to properly assess the impact of the alteration and works to this Coach House. The additional information now includes

Additional Floor plans for Pre 1988, following works in 1988, and for works circa 1992, 2021 and as exists. These additional plans show the evolution of works and alteration to the Coach House and add to the revised a heritage statement to address these comments.

The new details include full details of the new external doors, a timber ledge and brace boarded double doors with glazing to the upper half to the main opening to the west frontage, details of the timber ledge and brace single new door to the left hand side of this front elevation and the half glazed new timber ledge and brace door to the rear elevation. 

In addition, detail of the new rooflights were provided.

The Heritage Statement provided a brief schedule of works as recollected by the owner in 1988, 1992/93, 2021 and 2024 and the additional plans now form a comprehensive set of changes to the building over 50 years that can reviewed including the alteration to a Holiday Let.

In brief:
Pre 1988 The Coach House had what appears an original as-built plan and elevations three room plan that follows the bays of the trusses. A larger left-hand (south) room of two bays and two smaller rooms of a single bay. There is a rear store lean to. The openings relate to the bays and room plan. There is a mezzanine floor except for the left-hand end bay. Doors are simple boarded with top half glazed lights to the double doors and iron framed rooflight. 

In 1988 the building was altered for use as a Smokehouse. This involved introducing a walk-in freezer with new partition walls to the back of the larger room with the removal of the other cross subdivision partitions creating a single large space and the removal of the mezzanine floor so open volume to the roof with trusses and beams.

1992 The Smoke house use finished, and freezer walls were removed leaving a single large volume with exposed trusses and beams.

2021 Some repairs were undertaken to stabilise the building, including to the roof corrugated sheet coated in bitumen replaced by slate roof with new rooflights. The replacement timber boarded doors with double door with glazed lights. The render to the brick work was removed.

 2024 The single space has been part subdivided with a small shower room to the right hand front corner (north east) with a kitchen behind and a staircase to the back wall up to a new mezzanine floor of half the volume (right hand - north end) the rest f the space is left as two open bays to the roof /trusses exposed.

The revised submission has provided a complete set of evolution changes to the plan form and elevations, explained in the Heritage Statement providing a comprehensive understanding for how the current plan and elevation was achieved. It is now possible to respond to the alteration on harm caused by the changes since 1988. Essentially the major changes have been the loss of the internal subdivision and plan form. The changs to roofing material land doors and rooflights have been related to maintenance and repair of the building. 
The substantial change to plan form appears to have occurred in 1988 when the building was changed to a Smokehouse and as a commercial use of the building it would have likely be considered a reasonable trade off in balancing the conservation harm against the justification. 
The changes since then and the new use holiday let have involved minor alterations and it is considered the public benefits of a holiday let use which will assist in maintaining the building in use and repair, are sufficient benefits to approve the proposal.



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 revised submission has provided a complete set of evolution changes to the plan form and elevations, explained in the Heritage Statement providing a comprehensive understanding for how the current plan and elevation was achieved.
The substantial change to plan form appears to have occurred in 1988 when the building was changed to a Smokehouse and as a commercial use of the building it would have likely be considered a reasonable trade off in balancing the conservation harm against the justification. 
The changes since then and the new use holiday let have involved minor alterations and it is considered the public benefits of a holiday let use which will assist in maintaining the building in use and repair, are sufficient benefits to approve the proposal.

