PL/2026/02097 Planning and PL/2026/02517/LBC  
Site: The Holford Arms, Knockdown, Tetbury, GL8 8QY
Proposal: Redevelopment of ancillary barn and function building, together with works to the public house, to provide spa and gym facilities in association with the pub's enhanced attraction.
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)

	X
	Object (for reasons set out below)

	
	No objections 



Scope of comments: the following comments relate to the built historic environment.  

Site Description:  
The Holford Arms formerly the New Inn is a roadside Inn dating from the 17th century with 18th century and later alterations. It is two storeys with colour washed render elevations and a hipped stone slate roof. 

There is a prominent stair tower projection to the front elevation that also has a 3 light casement fenestration to the ground floor with 16 pane hornless sashes to first floor and horned version to the stair tower. 

The rear south elevation has two lateral stacks. The interior has interest with beams and inglenook fireplace in the ground floor public house single room plan. 

The Public House is located to the south of the A433. Set back about 15 m with open parking to the front and garden. The frontage had established trees to the east side behind railing and dry-stone walling. 

To the west is a single storey 18th or early 19th century former stable block, subject of the application and to the south a defined curtilage with dry stone walling and small stone outbuilding and pigsty.


Heritage Assets: 
The Holford Arms, Knockdown. Tetbury, grade II.

Relevant planning History:
19/3888/FUL & 19/4528/LBC Works to curtilage listed building replacement of temporary outside bar with permanent outside bar election of demountable canopy over beer garden (retrospective)

19/07189/FUL & 19/07331/LBC Conversion of skittle alley to form staff accommodation and ancillary storage space to the public house (retrospective) 

19/08744 & 19/09298 To Regularise Deviations from Works to Convert the Upper Floors to Guest Accommodation and Consent for a Replacement Porch

PL/2024/08465 Proposal: Variation of condition 6 of 19/03888/FUL - To enable retention of existing beer garden canopy for an additional temporary period of 3no. years.

The Proposal: : Redevelopment of ancillary barn and function building, together with works to the public house, to provide spa and gym facilities in association with the pub's enhanced attraction.

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. 

210. In determining applications, local planning authorities should take account of: a) the desirability of sustaining and enhancing the significance of heritage assets and putting them to viable uses consistent with their conservation; b) the positive contribution that conservation of heritage assets can make to sustainable communities including their economic vitality; and c) the desirability of new development making a positive contribution to local character and distinctiveness

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 219 seeks Local Planning Authorities to look for opportunities for new development with Conservation Areas and ….within the setting of Heritage Assets to enhance or better reveal their significance.

National Planning Practice Guidance provides guidance on interpreting the NPPF.
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 Advice Note 3 – The Setting of Heritage Assets set out advice for managing change within the setting of heritage assets.


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.”

Historic England Guidance on Adapting Traditional Farm Buildings 

Historic England website The Public Houses of England 

England Conservation Principles Policies and Guidance 2008

Issues: Impact on listed building and curtilage listed building and setting of the listed buildings, and 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. 

Holford Arms significance comes from its vernacular architecture, building form, layout and architectural expression/detailing and use of high-quality design materials which have significant aesthetic and architectural interest. 

The former Stable block is a linear building with a lean to addition to the west end. It is evident on 1840 Tithe mapping and 1880 OS mapping It is built in rubble stone with tiles roof cladding. Internally it is subdivided by rubble stone walls into three rooms relating to the openings. The east end has two bays a small central single bay and room and three bays to west end. The majority of the roof trusses and purlins are original and the building is considered a curtilage listed buildings along with the dry stone walls and small outbuilding.

Assessment: 
This application is premature and has complex planning history including significant unauthorised works combined with some temporary structures and proposed works to the listed building.
This background needs a thorough assessment prior to any consideration of the application, and it would be advisable to withdraw this application and submit a pre application to resolve the issues.
· First there is a need to open an Enforcement Case for the demolition and removal of the dry stone walling and metal railings to the street front and rear garden curtilage and the part demolition of the lean to building to the west end of the stable range. These walls and railings are significant features and define the curtilage of the Public House.
· Previous application for 19/4528/LBC Works to curtilage listed building replacement of temporary outside bar with permanent outside bar election of demountable canopy over beer garden (retrospective) this was subject to a pre-recommencement condition  
‘4. Notwithstanding the approved drawings, no works shall commence until details of the following have been submitted to and approved in writing by the Local Planning Authority: I. II. III. IV. Large scale details of proposed windows and doors. A full schedule of internal finishes to walls, ceilings and floors. Full details of external decoration to render, joinery and metalwork; Full details and samples of external materials. The works shall be carried out in accordance with the approved details. REASON: The application contained insufficient information to enable this matter to be considered prior to granting listed building consent.’ 
The works to take down part of the stable block if they are related to implementation of the Listed Building Consent have been undertaken prior to discharge of this condition and are therefore unlawful.
· In addition, parallel planning permission 19/03888/FUL & Condition 6 The event structure/outside beer garden cover hereby permitted will be removed and the land restored to its former condition by 30/11/2022. REASON: To ensure the harm caused by the structure is not permeant. 
· This has been updated by PL/2024/08465 Proposal: Variation of condition 6 of 19/03888/FUL - To enable retention of existing beer garden canopy for an additional temporary period of 3no. years. This expires in under Condition 3 of this permission - The event structure/outside beer garden cover hereby permitted will be removed and the land restored to its former condition by 15/12/2026. REASON: To ensure the harm caused by the structure is not permeant. 
· The associated Beer Garden Bar temporary canopy structure has been removed. 
The current proposals are for:
Alteration to Public House - Replacement Windows.
Most of the windows in the property are either original or traditional in details and style and are of significance. The exceptions being WF 01 sprung load sash WF03 to the rear east bedroom. And WG 06, 07, 08, 10 and WG 11 to the rear single storey extensions. 
The application includes no condition schedule or assessment of significance or details of the replacements. The replacement of windows is considered based on the Historic England’s publication ‘Traditional Windows – Their Care, Repair and Upgrading (2017)’ This guidance encourages the retention of windows that contribute to the significance of listed buildings but sets also out their approach to the alteration/replacement of windows where this is acceptable in principle:

1. Where historic windows, whether original or later insertions, make a positive contribution to the significance of a listed building they should be retained and repaired where possible. If beyond repair they should be replaced with accurate copies.
2. Where historic windows have already been replaced with windows whose design follows historic patterns, these usually make a positive contribution to the significance of listed buildings. When they do, they should therefore be retained and repaired where possible. If beyond repair they should be replaced with accurate copies.
3. Where historic windows or replacement windows of historic pattern survive without historic glass it may be possible to introduce slim-profile double-glazing without harming the significance of the listed building. There are compatibility issues to consider as the introduction of double-glazing can require the renewal of the window frame to accommodate thicker glazing, thereby harming significance. These issues are covered in Section 4 of this guidance.
4. Where historic windows have been replaced with ones whose design does not follow historic patterns, these are unlikely to contribute to the significance of listed buildings. Replacing such windows with new windows of a sympathetic historic pattern, whether single-glazed or incorporating slim-profile double-glazing, may cause no additional harm. It also provides an opportunity to enhance the significance of the building, which is the desired outcome under national policy.
5. Where a new window or re-glazing is agreed, the reflective properties of secondary and double-glazing as compared to modern, polished single-glazing, do not usually harm the significance of the building. But when new multi-paned windows are proposed, the desirability of reproducing broken reflections by individually glazing each pane should be considered. Where the aesthetic value of the building is high, then the impact on the whole of the relevant elevation should be considered, including the desirability of accurately matching other windows.

So, we would only consider a significant window for replacement where they are beyond reasonable repair based on evidence. On my recent site visit I witnessed that most of the windows were in good or repairable condition. The exact replication of any replacement of these significant windows would include single glazing with secondary glazing advised for thermal improvement. 

The windows identified above as not of significant may be eligible for slim double glazing under the guidance if the proposed new windows are appropriate and traditional in form and details. Full details of each replacement window would be required including horizontal and vertical section in context at 1:10 and through glazing bars at 1:2 would be required as part of the application detail and not left to condition. 
  
Alteration to Public House - External Elevations 
Other changes to the Public House include attached timber framed pergola structures to the  side garden (east) and a new timber framed covered walkway to the rear wing (kitchens and accommodation in former skittle alley.  Whilst the pergola structures to the east garden maybe acceptable there is no reason for them to be attached to the building and should be amended to self-standing structures. 

The proposed covered walkway to the rear courtyard is a pitch roof timber frame structure with glazed roof. 
The walkway feature appears oversized. It is a cranked feature with timber posts and frame with glazed roof attached onto the existing rear addition being taller than the side (west) elevation with the junction of the roof slope, with the east roof resting on the flat roof of the modern addition. This feature is overwhelming and incongruous to the rear additions and Skittle Alley and lacks a justification. 
The corresponding modern extension to the former skittle alley is currently rendered and is proposed to be clad in timber framing as part of this element of the proposal. 
The cladding of the rendered elevation and new windows to the rear addition to the Skittle Alley, now used as a staff accommodation appears acceptable in principle subject to material details.
The porch to the front of the Public House is a discrete and appropriately scale and designed small hood with possibly later single post and timber boarded panel. The front door is plain boarded in a large opening, that has been reduced in size with a side panel in timber boarding. 
The proposal is advised to be influenced by a poor-quality consent under (19/08744 & 19/09298 To Regularise Deviations from Works to Convert the Upper Floors to Guest Accommodation and Consent for a Replacement Porch) for a large, covered veranda style addition lean to structure with slate roof on oak posts. Extending to the front of the property from the stair tower to the northwest corner. 

This was approved under a permission that inappropriately combined retrospective works to the Public House and was approved without advice form the Conservation Officer. 

The approved design and scale of this veranda lack the quality and deign suitable for the significant frontage of the Public House.  I do not consider it should be considered a precedent.
The new proposal is to replace the Hood porch with a large lean-to porch with slate roof on oak timber post and bracing on saddle stone plinths. The design looks incongruous standard porch feature against the vernacular buidlng. It detracts and is harmful to the significance of the simple front elevation of the Public House with its prominent stair tower, boarded door and traditional windows and would require the loss of the existing hood porch to the front door.   
The existing hood is a significant feature on the front of the listed Public House and should be retained and repaired. 
The front door is to be replaced with a single boarded door to fill the existing wide opening – this would respond to the original dimensions of the opening and is subject to details is likely to be acceptable.
The Stable Block 
The former Stable block is a linear building with a lean-to addition to the west end. It is evident on 1840 Tithe mapping and 1880 OS mapping. It is built in rubble stone with tiles roof cladding. Internally it is subdivided by rubble stone walls into three rooms relating to the openings. The east end has two bays a small central single bay and room and three bays to west end. It is considered curtilage listed.
The Stable Block conversion is based on a previous approval not implemented under a pre commencement condition.
I consider this previous consent should not be judged as a precedent as it was based on the planning officer balancing the justification based on the contribution it would have to the Public House continued business. 
This decision was made in the exceptional Covid pandemic period and in hindsight I do not consider the appropriate weight was given to the harm the fabric of the building as against the benefits form the alterations to provide for a new extended use of the Public House in the Stable block. 
While a well-considered conversion of the Stable block based on Historic England guidance on Adapting Historic Farm Buildings is likely to be supported this would require a much less invasive and harmful approach retaining the partitions walls and features, the roof structure and not extended with a lean-to, to the rear courtyard. 
The Stable barn extension off the altered attached lean-to needs additional justification as to its need, however if this can be shown then subject to detail it may be reasonable proposal.
The proposed alterations to the Stable barn lacks details and based on what is presented the alterations are harmful for a number of reasons
· Loss of internal solid stone wall partitions. While small door openings may be considered acceptable to improve movement and connection between the existing significant plan form rooms of the stable block the complete removal of the partition stone wall is harmful and without justification.
· Lack of detail for the existing roof structure – existing and proposed detail section drawings are required to show the existing roof structure and its retention with a schedule of any repairs proposed and details of insulation and finishes internally. 
I suggest that while a Conservation based conversion of the Stable block can be discussed with a simple and sympathetic approach based on the Historic England guidance maybe developed this is better through a pre application process.
Camping Barn Events Building
The Camping Functions Building is related intrinsically to the neighbouring Camping use. It  is outside the site and proposed to be transferred to an extension of the Public House site.
It was built specifically to support the separate Camping function in the adjoining land. This is a separate planning unit and needs to be considered on this basis.
The proposal is for a massive extension would add an additional 60 sq m floor area. This would be extending the existing Camping Function room building to the west and north to adjoining the listed building stone wall curtilage. (The curtilage of the Stone wall has been removed without consent and needs to be subject of Enforcement considerations)
The existing building is over large and is impacting harmfully on the setting of the listed buildings. However, would have been balanced against the benefits from the Function building contribution to a viable Camping use, a separate use from the Public House adjoining and to the south. 
The current proposal would look to remove this building from benefitting the Camping use and its massive extension would be in connection with extension of the curtilage of the Public House into this neighbouring land use.
The loss of the Camping Function Building to the Camping use has not been assessed but is likely to be substantial. 
The proposed enlarged Function Building to be used in conjunction with and integrated into an extension of the historic curtilage of the Public House would be extremely harmful to the setting of the listed Holford Arms and there are no justification or public benefits provided that can outweigh this harm 
In addition, the temporary timber frame building in the rear yard curtilage of the listed building is to be removed in a few months December 2026 when the temporary permission under condition expires.  This removal will benefit the setting of the listed building. 
The extension and integration of the already overly large shed of the Function room into the curtilage of the Holford Arms is extremely harmful to setting of the listed building. 
It is also harmful to the viable use of the existing Camping use and or puts substantial pressure for more development to compensate for any loss of the existing Function Room building from the Camping site.
Heritage Conclusion and Balance: 
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 will require a clear and convincing justification. 

The proposals have been poorly developed without consultation or pre application with local planning authority.

The Holford Arms has undergone significant authorised temporary construction related to supporting the Public House during and immediately after the Covid Pandemic, these temporary buildings have either been removed or will be removed by the end of this year.

There was also a period of some poor decisions some without Conservation advice and inappropriately combined with proposals for regularizing works retrospectively. This has complicated the decision process and allowed additional weight to the commercial uses during the recent pandemic. 

What we are now considering has been partly influenced by the above issues and are poorly developed and would add extreme harm to the Holford Arms and its outbuildings and curtilage walls and to its setting.

The Windows 
The application includes no condition schedule or assessment of significance or details of the replacements. The replacement of windows is considered based on the Historic England’s publication ‘Traditional Windows – Their Care, Repair and Upgrading (2017)’ This guidance encourages the retention of windows that contribute to the significance of listed buildings but sets also out their approach to the alteration/replacement of windows where this is acceptable in principle. 

The window proposals lack any justification for replacement or appropriate details for the replacement windows. On my recent site visit I witnessed that most of the windows were original and/or traditional in form and details, and in good or repairable condition. Therefore, none of the existing significant windows should be replaced as this would be harmful and contrary to national guidance and policy and I have identified the few non-traditional windows which may be considered suitable for replacement subject to appropriate details.  

The external alteration to Holford Arms 
In addition, other than the replacement windows proposals the application includes proposals for a covered walkway in timber frame with pitch glazed roof to the rear of the building attached to the single storey former Skittle Alley range. This is an overly large and incongruous structure without reasoned justification.

The associated cladding to the modern extension with flat roof to the former Skittle Alley would be neutral in impact.

The east pub garden pergolas should not be attached to the former Skittle Alley but might be considered favourably if stand alone structures in the garden.

The proposed removal of the existing modest and well-proportioned hood porch is harmful and its poorly designed replacement porch a large lean to with slate roof on oak post on saddle stone  would be out of scale and an inappropriate design and materials harmful to the significant existing modest frontage of the Holford Arms competing with and the principal features of the Stair tower and porch front door and traditional /original windows. 
The front door replacement with a single boarded door to fill the existing wide opening would respond to the original dimensions of the opening and is subject to details is likely to be acceptable. 
Stable Barn
The proposed alterations to the Stable barn lacks details and based on what is presented the alterations are harmful for several reasons: 
The loss of internal solid stone wall partitions. While small door openings may be considered acceptable to improve movement and connection between the existing plan form rooms of the stable block the complete removal of the partition stone wall is harmful and without justification.
The lack of details for the existing roof structure – As a minimum existing and proposed detailed section drawings are required to show the existing roof structure and its retention with a schedule of any repairs proposed and details of insulation and finishes internally. 
While a well-considered conversion of the Stable block based on Historic England guidance on Adapting Historic Farm Buildings is likely to be supported this would require a much less invasive and harmful approach retaining the partitions walls and features, the roof structure and not extended with a lean-to, to the rear courtyard. 
The Stable barn extension off the altered attached lean-to needs additional justification as to its need, however if this can be shown then subject to detail it may be reasonable proposal.

Function Event Building – Extension and extenso of Curtilage 
The proposed enlarged Function Building to be used in conjunction with and integrated into an extension of the historic curtilage of the Public House would be extremely harmful to the setting of the listed Holford Arms and there are no justification or public benefits provided that can outweigh this harm 
The extension and integration of the already overly large shed of the Function room into the curtilage of the Holford Arms is extremely harmful to setting of the listed building. 
It is also harmful to the viable use of the existing Camping site and/or puts substantial pressure for more a replacement development to compensate for any loss of the existing Function Room building from the Camping site.
Summary 
The proposals are unacceptable and harmful to the fabric and setting of the listed building.
The unauthorised works to remove the curtilage dry stone walls and railings need to be added as Enforcement Cases.
In addition, the temporary timber frame building in the rear yard curtilage of the listed building is to be removed in a few months December 2026 when the temporary permission under condition expires.  This would improve the immediate setting of the listed building. 

