PL/2026/00981 LBC PL/2026/00787 Planning 
Site: Granary, Showell Farm, Showell, Chippenham, SN15 2NU
Proposal: Conversion of The Old Granary to dwelling, including a glazed link to existing building and the demolition of former dairy building.
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.  

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 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 Guidance on Adapting Traditional Farm Buildings 

Heritage Assets: 
Showell Farmhouse Chippenham Road Lacock grade II 
Granary South of Showell Farmhouse grade II 
Barn to South East of Showell Farmhouse grade II



Site and assets considered:
Showell Farmhouse dates from the 17th century. It is set back from the road on a large plot. It is two storeys plus attic in red brick with ashlar dressings and a low-pitched slate roof, coped gables and end stacks, and has some later single storey rear extension. It has a formal 2 storey 3 window front with ashlar plinth, flush quoins, moulded cornice parapet and flush window surrounds. 

The windows are 20 pane outer windows with 12 panes to the first floor centre over ashlar doorcase which has a broad elliptical arched surround with keystone framing a full width fanlight. 

The farmhouse dates from 1820 with a late 17th century attached wing. There is also a late 18th century granary and a barn to the south east of the house. 

The application Cart barn is located adjoining the granary to south side of the house. It is a traditional open sided agricultural structure with stone walling to three sides and 7 bays of timber posts on stone pads to the open side facing south.  The Cart Shed has been converted in the 20th century to stables by setting back timber doors and cladding about 1m back form the timber posts. The roof has King post trusses half hipped and clad in clay roman tiles.

Set between the Granary and Cart Shed is a former Dairy now store dating form about mid 1920’s and curtilage listed.

The farmhouse is located about 350 m north of the roundabout on the A 350 that serves the Wiltshire College and University at Lackham House. Recent development includes a new Siemens Factory and Rowden Park Urban Extension housing development around the east side of the B4528 

Proposal:  NB – The application should have amended Description to Part Retrospective - as in June 2023 works to stabilise and structural alteration were made without consent. 

Conversion of Cart Shed to dwelling and the demolition of former dairy building.
Relevant planning history: 
2022/03334 Proposed alterations to dwelling including a replacement roof, fenestration alterations and internal works

2024/00048 Proposed removal of section of wall between 2 doors on the ground floor with insertion of rolled steel joist below kitchen beam.

2026/00269 Householder PL/2026/00421 LBC, Conversion of Cart Shed to dwelling and the demolition of former dairy building
Issues: The impact of alterations on the listed Granary building and setting of Farmhouse 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 Showell Farmhouse and outbuildings including the listed Granary and Barn are found in their form, layout, materials, function and associated historic outbuildings, architectural expression/detailing all of which have significant aesthetic and architectural and historical interest.


Assessment: 

The Granary has had substantial repairs undertaken in July 2023 that were undertaken without the required Listed Building Consent. These works are detailed in a submission by the Oak framers and Joiners who undertook the work and amounts to around a third of new timber to the frame, and stabilising the timber structure on the original straddle stones.

The Heritage Statement was undertaken prior to these works and both this and the Joiners details show the Granary, and it condition prior to the repairs. 

The Granary prior to the works was unstable due to subsidence caused by a sunken staddle stone and a rotten floor plate. 

The works were undertaken to good Conservation principles based on the submission by the joiners and a site visit by Conservation Officer. The works looked to preserve any sound timber framing and replace only as required in new oak to the same dimensions as the existing. 

The existing timber structure was erected in Elm which has a specific colour and appearance, and it is understanding the works could not be completed in Elm. 

What is not identified in the joiners report is the preservation and reuse of non-structural historic fabric such as the loft ladder and elm boards that lined part of the loft and east wall on the lower floor. It is not known whether these elements are still on site but an understanding of these features to significance needs to be considered in any reinstatement of the Granary through conversion and finishes. 

The Structural Report with the application has assessed the structure post the works to stabilise the building and so is able to confirm   ‘The conversion of the Granary can be, in our opinion, be carried out without major construction of structural elements’ 

The second part of the proposal is for conversion of the Granary 

The existing layout of the granary is a two storey timber frame structure raised on the stone straddles about 350 mm above ground level. The ground floor is a rectangular plan 4m x 4.8 m with a timber joists 145 x 60 mm set at 350 mm spacing and a first floor on similar joists. 

There is a central structural frame with corner and central posts 160 x 140 mm above straddle stones and floor plate. The central posts support a beam spanning the 4m shorter span from north to south elevations. This beam comprises part of the main support with the single central truss supporting the roof to about 6.5 m. Access to the first floor was by a loft ladder but has been removed during the repair works. 

The only opening in the cladding were the entrance doors centrally located between the secondary framing on the narrower east elevation. The Granary had been clad in a mixture of elm boards and modern softwood. These have in the most part been removed. The roof has a plywood sheathing.

The significance of the Granary comes from it being a freestanding timber frame structure on straddle stones, a rectangular open plan form and upper floor volume, the interior and exterior cladding, the ladder access to ground and first floors, the orientation of the structure, roof truss and half hipped roof all combine to form part of the significance of the Granary building. 

The second aspect of the application is the proposal to convert the Granary to the separate residential unit as this will be the only use to enable the completion of the conversion works. 

This proposal includes an extension link to the neighbouring single store building and its conversion and extension. The store is attached to the boundary wall forming the south end of the Farmhouse single storey addition.

The floor area of the two floors of the Granary is 35 sqm. The Nationally prescribed Space Standards guidance suggests a 1 bed two storey dwelling must be 58 sq m. hence the need to extend the Granary by adding a link addition and convert and extend the neighbouring single storey store to achieve a sufficient size unit. 

However, just in simple space standards the proposal floor area achieved is around 56 sq m. 

This floor area is achieved with substantial alterations to the Granary including to the elevation cladding, extensive new openings, change to its plan form orientation, and the need to extend and link to another curtilage listed buildings with level changes and further extension of the store. 

In addition, the conversion details include insulation between the existing studs of the Granary with reinstatement of horizontal boarding externally and internal plasterboard finish between timber frame to expose the framing. 

This internal finish does not follow the tradition of this simple building which has evidently wide boards for internal cladding. These at least in part need to be reinstated in any refurbishment.

The openings to the original Granary building were limited to the door entry between the stud to the east elevation. A later 20th century window was introduced to the south elevation. 

The proposal includes extensive new openings which follow the timber framing would have significant impact and harm on the elevations especially the south elevation with 4 full hight windows to the ground floor and two above to the upper floor so that there is more glazing than cladding on this elevation which would have been a timber clad elevation. 

The other openings are to the two former door locations at each end and first floor above these and new connection to the new link with an opening split by the framing. 

The significance of the Granary comes in a large part from its design and purpose as an isolated raised structure that creates its form and setting as an independent structure this needs special consideration. The Historic England Guidance on Adapting of Traditional Farm Buildings comments ‘Any adaption will need to strike a balance between the practical requirements of a new use and protection of the historic character of the existing farm buildings and its setting’

It advises ‘Avoid the construction of extensions that compromise the character and setting of the farm building’ ….that ‘if a significant extension is required for adapting the building to a new use that use may not be the most suitable one for the building’.
I therefore consider that the proposed use may not be the most suitable use for the Granary buildings as the Granary significance would be substantially harmed from the impact of the conversion and extension as proposed. 

I note that the adjoining Cart Shed is proposed for conversion to a separate dwelling which is supported subject to details. I would advise that the Granary be either used as ancillary accommodation for the Farmhouse or incorporated into a new curtilage of the Cart Shed to provide additional ancillary accommodation. 

That said it would need to be a light touch conversion without additional new openings and careful consideration of internal and externa cladding, preservation of the open plan form and upper loft volume to preserve the significance and specific character and appearance of the building. 

The Granary is not suitable for conversion to a separate dwelling as the impact on significance would be at the high end of less than substantial harm. 


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 Historic England Guidance on Adapting of Traditional Farm Buildings comments ‘Any adaption will need to strike a balance between the practical requirements of a new use and protection of the historic character of the existing farm buildings and its setting’

It advises ‘Avoid the construction of extensions that compromise the character and setting of the farm building’ ….that ‘if a significant extension is required for adapting the building to a new use that use may not be the most suitable one for the building.

I therefore consider that the proposed use may not be the most suitable use for the Granary buildings as the Granary significance would be substantially harmed from the impact of the conversion and extension as proposed. 


