APPLICATION FOR LISTED BUILDING CONSENT 
OFFICER DELGATED REPORT

	APPLICATION REFERENCE:
	PL/2025/07348

	APPLICATION TYPE:
	Listed building consent (Alt/Ext)

	SITE ADDRESS:
	Home Farmhouse, 2 Kington St Michael, Chippenham, SN14 6HX

	DESCRIPTION OF WORKS:
	Proposed replacement of an internal wall, replacement of two external doors, and the painting of external windows and doors

	RECOMMENDATION:
	Approve with Conditions



SITE DESCRIPTION/CONTEXT

The list entry, for means of identification purposes only, provides the following description:

KINGTON ST MICHAEL KINGTON ST MICHAEL VILLAGE ST 9077 (east side)

13/111 No 2 (Home Farmhouse)

20.12.60 II

Farmhouse, late C17 or early C18, coursed rubble stone with ashlar dressings and steep hipped stone slate roof. North end stack and large rear stack. Two storeys and attic, double fronted with stone cyma-moulded recessed mullion-and-transom windows with hoodmoulds, two 2-lights above, two 3-lights below. Central door in ashlar surround. Ashlar fronted gabled porch with stone slates, finial and Tudor arched entry. Straight joints in walling suggest that fenestration may have been altered. South end has one-window range of similar 2-light windows, dormer and 2-light basement window. North east rear wing with coped east gable and east end stack, and one window range of similar windows to south. 1½ storey addition with imitation stone slate roof beyond. Interior: ground floor south room has large flat-headed moulded stone fireplace.

Listing NGR: ST9048677272

PROPOSAL

Retention works of recently undertaken to rebuild internal partition wall

RELEVANT PLANNING HISTORY

	[bookmark: _bc9eaa23_7b84_4e11_8860_67eb8bbe0c9e]

	Proposal / Summary

	19/00778/ENF - Alleged unauthorised development - Home Farmhouse 2 Kington St Michael Chippenham Wiltshire SN14 6HX – 

	ENF/2025/00416 - Unauthorised works to a listed building - HOME FARMHOUSE, 2, KINGTON ST MICHAEL, CHIPPENHAM, SN14 6HX – 

	N/03/00648/FUL - Full planning permission Decision - Approve with Conditions Date: 28/5/2003 – CONVERSION OF EXISTING OUTBUILDING TO ANCILLARY RESIDENTIAL ACCOMMODATION FOR USE WITH HOME FARM HOUSE

	N/87/00512/FUL - Full planning permission Decision - Approve with Conditions Date: 28/5/1987 – CHANGE OF USE AND CONVERSION  OF CARPORT TO ANCILLARY       RESIDENTIAL ACCOMMODATION

	N/02/00639/LBC - Listed building consent Decision - Approved Date: 14/5/2002 – REPLACE MODERN JOINERY IN ONE AND A HALF STOREY RANGE WITH FRENCH DOORS INCLUDING LOWERING OF CILL TO ONE OPENING AND REMOVAL OF INTERNAL CONCRETE PARTITION

	N/11/01882/TCA - Work to Trees in a Cons Area Decision - Approved Date: 12/8/2011 – 20% Reduction to Two Ash Trees

	N/02/02172/LBC - Listed building consent Decision - Approve with Conditions Date: 15/11/2002 – SKY DISH AERIAL

	N/03/00649/LBC - Listed building consent Decision - Approve with Conditions Date: 28/5/2003 – CONVERSION OF EXISTING OUTBUILDING TO ANCILLARY RESIDENTIAL ACCOMMODATION FOR USE WITH HOME FARM HOUSE

	N/89/01780/OUT - Outline Planning Decision - Approve with Conditions Date: 29/8/1989 – OUTLINE - CONSTRUCTION OF     DOMESTIC GREEN HOUSES

	20/01987/TCA - Work to Trees in a Cons Area Decision - NOOBJECT Date: 28/4/2020 – Fell 1 Acer (T2) and 1 Cedar (T4)

	20/09302/LBC - Listed building consent Decision - Refuse Date: 30/7/2021 – Retrospective repairs to existing stone boundary wall and lintel.

	20/02374/LBC - Full planning permission Decision - Withdrawn Date: 21/10/2020 – Maintenance completed to existing stone boundary wall and stone lintel added over stream.

	20/04242/PDENQ - PD Enquiries Decision - PP Not Required Date: 25/9/2020 – Repairs to Stone Wall

	15/11691/TCA - Work to Trees in a Cons Area Decision - NOOBJECT Date: 22/12/2015 – See Works Schedule

	20/00153/TCA - Work to Trees in a Cons Area Decision - NOOBJECT Date: 16/4/2020 – Fell 1 Yew (T1), and  Tree Group of Buddleia, Pear and Sorbus (TG1)

	ENQ/2024/00054 - Pre-Application enquiry Decision - Pre-App Response Date: 26/4/2024 – Erection of timber stable block and change of use to equestrian

	19/03639/TCA - Work to Trees in a Cons Area Decision - NOOBJECT Date: 10/5/2019 – Fell 1 Oak and 1 Ash Tree (T1 & T2) fell 3 Conifer Trees (G3) Fell 2 Ash Trees (T4 & T5)  Fell 1 Willow Tree (T6)

	20/10033/PREAPP - Pre-Application enquiry Decision - Pre-App Response Date: 27/1/2021 – Proposed solar farm of up to 49MW and battery storage

	N/06/01979/LBC - Listed building consent Decision - Approve with Conditions Date: 14/9/2006 – Replace All Existing Windows And French Doors

	N/80/0034/LB - Historic apps 1974 to 1983 Decision - Approve Date: 3/3/1980 – Alterations

	N/81/0521/LB - Historic apps 1974 to 1983 Decision - Refuse Date: 11/5/1981 – Introduction of two roof lights to Grade ll listed building, re roofing of main building in stone tiles

	N/82/0347/LB - Historic apps 1974 to 1983 Decision - Approve Date: 6/5/1982 – Re roofing of Grade ll listed building with introduction of 1 no skylights in rear part of roof

	N/83/1150/F - Historic apps 1974 to 1983 Decision - Approve Date: 19/1/1984 – Construction of dormer window

	N/83/1183/LB - Historic apps 1974 to 1983 Decision - Refuse Date: 30/1/1984 – Alteration to Grade ll listed building

	N/84/1097/LB - Historic apps 1974 to 1983 Decision - Approve Date: 31/7/1984 – Alterations to Grade ll listed building - installation of dormer window and other works

	N/84/1281/OL - Historic apps 1974 to 1983 Decision - Refuse Date: 13/8/1984 – Residential development

	N/87/01028/LBC - Listed building consent Decision - Approved Date: 24/6/1987 – ALTERATIONS TO LISTED BUILDING(CONVERSION OF EXISTING        CAR-PORT TO ACCOMMODATION)

	N/88/03630/LBC - Listed building consent Decision - Approved Date: 11/4/1989 – ALTERATIONS TO LISTED BUILDING(CONVERSION OF BARN TO        DWELLING)

	N/88/03636/FUL - Full planning permission Decision - Approved Date: 11/4/1989 – CONVERSION OF EXISTING BARN   TO RESIDENTIAL

	N/89/00725/LBC - Listed building consent Decision - Approved Date: 2/6/1989 – ALTERATIONS TO LISTED BUILDING(ROOF LIGHTS IN LIEU OF       WINDOWS)

	N/89/01781/FUL - Full planning permission Decision - Withdrawn Date: 25/8/1989 – CHANGE OF USE TO DOMESTIC     GARDEN

	N/89/02550/FUL - Full planning permission Decision - Withdrawn Date: 4/1/1990 – CHANGE OF USE TO DOMESTIC     GARDEN

	N/90/02890/REM - Reserved Matters Decision - Withdrawn Date: 13/9/1991 – DETAILS OF GREENHOUSE

	PL/2025/07348 - Listed building consent (Alt/Ext) – Proposed replacement of an internal wall, replacement of two external doors, and the painting of external windows and doors

	

	




RELEVANT LEGISLATION, POLICIES AND GUIDANCE
Legislation
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.  Section 16 requires 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.  

Section 72(1) of the Planning (Listed Building and Conservation Areas) Act 1990 also requires the Council to pay special attention to the desirability of preserving or enhancing the character or appearance of designated Conservation Areas. 

[bookmark: _Hlk192696406]National Policy and Guidance
The National Planning Policy Framework (NPPF) sets out government policy, including 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 to 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.

Wiltshire Core Strategy:
Whilst not directly relevant to listed building consent applications, the below policies give an indication of the Council’s approach to development affecting heritage assets:

· Core  Policy 57 ‘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.

· Core Policy 58 ‘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.”

ISSUES

Impact upon the preservation of the listed building or its setting or any features of special architectural and/or historic interest.

CONSULTATION RESPONSES

No objection form the Parish Council

REPRESENTATIONS 

In accordance with the requirements of Section 5(3)(a) of the Planning (Listed Buildings and Conservation Areas) Regulations 1990 (as amended) publicity is not required for listed building consent to carry out works affecting only the interior of a Grade II (unstarred) listed building.

How ever in this case 

· A site notice displayed near the site;
· An advertisement placed in the local press.

These methods were used to inform interested parties and to allow a statutory consultation period of 21 days for representations to be submitted.

No public comments were received.



ASSESSMENT
In accordance with Section 16(2) of the Planning (Listed Buildings and Conservation Areas) Act 1990, special regard has been given to the significance of the listed building, including its architectural and historic interest, and the desirability of preserving both the building and its setting. Relevant policies within the National Planning Policy Framework (NPPF), particularly Section 16: Conserving and Enhancing the Historic Environment, have also been taken into account. These policies require that any harm to the significance of a designated heritage asset must be clearly justified and weighed against the public benefits of the proposal.

In order to be acceptable, the application needs to be assessed against the following criteria:

Information considered/submitted
Paragraph 207 requires that applicants describe the significance of any heritage assets affected, including any contribution made by their setting. This should include sufficient information to provide a clear understanding of the significance of the heritage asset and its setting and the potential impact of any proposals on that significance.

Paragraph 208 also provides for the local planning authority to make its own assessment of impact and the following heritage recommendations are offered on this basis. 


Assessment of significance: 
According to the National Planning Policy Framework (NPPF), significance is defined as: 

“The value of a heritage asset to this and future generations because of its heritage interest. The interest may be archaeological, architectural, artistic or historic. Significance derives not only from a heritage asset’s physical presence, but also from its setting.” 

Historic England further categorises significance into four key values:

· Evidential – the potential of the asset to yield evidence about past human activity.
· Historic – the ways in which the asset illustrates aspects of history.
· Aesthetic – the sensory and design qualities of the asset.
· Communal – the meanings and associations attached to the asset by people.

In this case the significance of the building lies traditional appearance with the street scape of Kington St Michael, and the tradition appearance of the building as a Farmhouse within the village centre.


Impact of proposals on the significance and setting of the building/structure:
Understanding the impact of proposed works on a listed building requires a careful and proportionate assessment of how those changes affect the asset’s heritage significance and its setting. This includes both the physical alterations to the building itself and any changes to its spatial or visual relationship with surrounding structures or spaces.

The significance of a heritage asset is not static; it is shaped by its architectural, historic, and communal values, and by how these are experienced in context. Therefore, any intervention must be considered in light of the asset’s identified significance, with attention given to both potential harm and benefits. Benefits may include repairs that support the long-term conservation of the building, improved energy performance, or enhanced public access and understanding.

This assessment is grounded in the statutory duty under Section 16 of the Planning (Listed Buildings and Conservation Areas) Act 1990, which requires special regard to be given to the desirability of preserving the building and its features of special interest. It is also informed by national policy, particularly paragraphs 212-221 of the National Planning Policy Framework (NPPF), and relevant local heritage policies and guidance.

Having inspected the building the materials used in the works are considered comparable with quality and finish of the existing built fabric the works are therefore considered to be sympathetic. The works in the wider context of the building and its significance are considered to be minor and have a neutral impact.


Impact on Ecology 
While Sections 16 and 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 do not explicitly reference protected species, Local Planning Authorities have a statutory duty to consider potential impacts on protected species when determining applications. This responsibility arises from broader environmental legislation and national planning policy, and must be taken into account where relevant.

	[bookmark: _eca03b1d_d44b_4219_86b2_4f942b1775ec][bookmark: _3da55a7a_6ec5_447d_ba42_52c23e1884e6]Does the site or proposed development possess/impact on any of the features where
protected species are likely to be present (assessed against Natural England’s standing
advice) and where species are likely to be found?
	
	

	
	Y / N / NA

	(a)
	Does the site or proposed development possess/impact on any of the features where protected species are likely to be present (assessed against Natural England’s standing advice) and where species are likely to be found?
	N

	(b)
	If yes, has a protected species survey been submitted?
	N/A

	(c)
	If yes, does the survey show a detailed consideration of ecological impacts, wildlife mitigation and the creation, restoration and enhancement of wildlife corridors to preserve and enhance biodiversity in accordance with the standing advice?
	N



Comments (if any):


CONCLUSION

The overall impact of the proposals on heritage assets will be neutral given the works are of a discrete format and complimentary to the architecture of the host building. On this basis no specific justification is required however it is considered the works will assist in securing the future use of a heritage asset in support of its long-term conservation. The requirements of current conservation legislation, policy or guidance are considered to be met. 

.  

RECOMMENDATION:
That Listed Building Consent be GRANTED, subject to the following conditions:

