PL/2026/02505 Full   
Site: Midge Hall Coped Hall Royal Wootton Bassett SN4 8ER
Proposal: Construction of a wooden garage, access track, partial removal of boundary wall for the relocation of existing field access
Officer: Alex Marsh 
________________________________________________________________________
Recommendations:

	
	No comment

	X
	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.

Paragraph 219 Local Planning Authorities should look for opportunities for new development ,,, within the setting of heritage assets to enhance or better reveal their significance.

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]
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 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 Advice Note 3 – The Setting of Heritage Assets set out advice for managing change within the setting of heritage assets.



Heritage Assets: 
Midge Hall Purton Road grade II 

Site and assets considered: 

Midge Hall is a former farmhouse on a private drive shared by modern agricultural units that are now in separate commercial ownership to the south and a nursery business to the west. The property rear garden backs onto the the M4 motorway about 80 m to the north. 

The farmhouse is two storey 18th century built in rubble limestone with a concrete tile roof. Th main block was refaced in the late 18th or early 19th century with 16 pane sash windows and a circa 1910 bay window. The plan form is two room deep with 3 bays with central stair hall. There is a 2 bay rear wing to the right with gable stack and single storey to addition to the left. 
Internally there is a open well staircase with turned baluster. 

The site includes the Moat of a former Manor House part filled in for the motorway construction.

Midge Hall is located 650 m north of the edge of Royal Wootton Basset.

Proposal: Construction of a wooden garage, access track, partial removal of boundary wall for the relocation of existing field access
Relevant planning history: 
ENQ/2023/01567 pre app Conversion of former piggery to Air BnB accommodation. Replace entrance gates. Erection of cart lodge with accommodation above. Construction of car barn. (Addition of Two New Velux Rooflights to Dwelling)   includes this Car Barn.

2024/07493 Construction of a wooden garage and associated hardstanding’s

Issues: The impact of new curtilage building and landscaping on setting of listed buildings and works to curtilage listed boundary brick wall. 

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 Midge Hall Farmhouse is provided in the list description. It is a good example of an 18th century vernacular farmhouse and refaced in early 19th century architectural styles using good quality materials and craftmanship expressing local vernacular traditions. Its plan form has remained mostly intact and includes good quality internal and external features including a boundary brick wall that illustrate the historic development of the building. 

Assessment: 
The application seeks to erect a new garage block in a barn style with timber frame and horizontal timber boarding clad on a brick plinth with clay roof tiles. The siting is to the east side of the farmhouse adjoining a curtilage front and side garden brick boundary wall.

A previously approved proposal Ref. 2024/07493 for a garage barn was approved with frontage facing east and the building gable side on, when viewed from the south with the frontage of the Farmhouse. 

The current proposal has the garage barn orientated so the garage doors and principal frontage is facing south. The front wall of the new building is located set behind and partly subservient to the Farmhouses frontage.

The new barn /garage building has a footprint of is 9.9 m x 6m for the main building with 5 m to the ridge and 2.5 m to eaves. There is a lean-to extension to the rear (west) of 3 m x 9.5 m and a further north side lean to of 3 m by 5.5 m. 

In addition, the materials palate reflects some of the earlier former agricultural barns to the former farmstead to the south with salvaged brick plinth and horizontal boarded timber cladding and clay tile roof. The double garage /barn doors are ledged and braced timber vertical boarded, and the timber windows are casement style. The side and rear lean-to extension are in timber cladding with corrugated sheet roofs that assists in breaking up the volume. 

The east side of the farmhouse includes a single storey extension and outbuilding to side courtyard and brick and slate former piggery outbuildings in a neglected condition (although subject to consent to repair and convert)  located just to the north edging the rear garden.   

There is a gravel driveway, parking area and a pair of established trees including one outside the walled front lawned garden area and directly to the south of the proposed garage. These trees form an established setting to the front of the farmhouse.

These existing trees do not appear in the application existing or proposed drawing and need to be included as they make appositive contribution to the setting of the Farmhouse and should be integrated into any proposed landscaping/tree planting scheme. 

The revised garage barn siting is outside the formal curtilage garden boundaries but adjoining and will be accessed with an extension of the existing gravel driveway to the house with a new opening in the curtilage listed brick boundary wall and the existing opening of a similar size to be blocked just south of the brick Piggeries buildings.

The wider context and setting are of commercial sheds (former agricultural steel frame and timber frame and clad barns) and proximity to the M4 motorway that have partly compromised the setting of the listed building. Although it still retains within the brick and stone boundary walls to front and back gardens an intimate setting and relationship with its outbuildings, driveway garden and established trees.

This application lacks sufficient contextual work and more developed landscaping that integrates the existing trees.  

A drawing and photomontage are needed to show the existing and proposed views form the south including the established trees retained as these provide a foil and make a significant contribution to the setting of the listed building from views to the south in relation to the principal frontage (south) of the farmhouse, with its outbuildings and boundary treatments that provide the established setting. 

The proposed tree planting species and the representation of the trees in the landscape drawing need revision as they don’t show the extent of the tree canopy and roots. They appear as presented too close together and the trees species are small and ornamental species such as Rowan, Cherry and Crab apple that will offer limited ecological benefit. In this location outside the domestic curtilage. It would be better to plant fewer traditional and more substantive trees Oak, Beech, Chestnut Ash etc that should be integrated with existing tree established trees. 

The works to the boundary wall are to be in reclaimed/salvaged red bricks and would balance each other out with the shift of opening but with about the same length of boundary wall. The wall is to have a new timber field gate between brick piers. 

With a revised and improved landscaping/ tree planting scheme the proposed barn like garage block would have a minor impact on setting of the farmhouse however as the applicant is looking to invest in a listed farmhouse in a compromised location and setting it is on balance considered acceptable. 

Conservation Balancing 
NPPF Paragraph 212 seeks Local Planning Authorities should look for opportunities for new development… within the setting of heritage assets to enhance or better reveal their significance.

With a revised and improved landscaping/ tree planting scheme the proposed barn like garage block would have a minor impact on setting of the farmhouse however as the applicant is looking to invest in a listed farmhouse with a level of compromise location it is on balance considered acceptable subject to getting details of material by condition. 

