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	Wiltshire Council Planning Consultation Response

	26th August 2026 
	

Officer’s Name: Alex Marsh 
Officer’s Title:  Senior Planning Officer


	 
	

	Application No:
	PL/2026/03708 
Description of Works: Conversion and alteration of existing dwelling to ancillary accommodation and erection of replacement/self-build dwelling together with associated ancillary development.

	Proposal:
	

	Site Address:
	Address: Knockdown Farm, Knockdown, Tetbury, GL8 8QY


	
	

	On Behalf of:
	



Please find following comments in respect of the above application(s).

Recommendations:

	
	Support requires amendments to the scheme (as set out below)

	
	Support subject to conditions (as set out below)

	X
	Object (for reasons set out below)

	X
	Comments



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

National Policy and guidance: 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.  

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. 

The NPPF (August 2026) sets out Government planning policy for England. Chapter 20, Conserving and enhancing the historic environment, recognises heritage assets as an irreplaceable resource. Heritage assets should be conserved in a manner appropriate to their significance, with harm avoided unless there is a clear and convincing justification. Decision-makers are required to apply a balanced approach, giving substantial weight to the conservation of heritage assets and weighing any harm to significance against the public benefits of the proposal.

Chapter 5 of the NPPF sets out policies for “Meeting the challenge of climate change” and gives substantial weight to the benefits of improving the energy efficiency of existing buildings and/or drawing energy from district heat networks, renewable and low carbon sources (including through the installation of heat pumps and solar panels where these do not already benefit from permitted development rights). 

National Planning Practice Guidance provides guidance on interpreting the NPPF.

Historic England’s Conservation Principles, Policies and Guidance (2008) provides policy and guidance for the “sustainable management of the historic environment”. Additional guidance on the application of policies set out in the NPPF is contained within their publications:  
· Historic Environment Good Practice Planning Advice Note 2 – Managing Significance in Decision-Taking in the Historic Environment (2015)
· Historic Environment Good Practice Planning Advice Note 3 – The Setting of Heritage Assets 2nd edition (2017) 
· Historic England Advice Note 2 – Making changes to Heritage Assets (2025)
· Historic England Advice Note 18 – Adapting Historic Buildings for Energy and Carbon Efficiency (2026)


Local Policy: 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.” It is also required that distinctive elements of Wiltshire’s historic environment, including non-designated heritage assets, which contribute to a sense of local character and identity will be conserved, and where possible enhanced. 
[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.”

Heritage Assets: 
The Holford Arms Knockdown grade II 
Avenue Farm Knockdown grade II
Knockdown Farmhouse NDHA 
Knockdown Farm Cottage NDHA

Site and assets considered: 
Knockdown Farm is located to the south of the A433 and is part of a loose linear settlement of a handful of dwellings that include Holford Arms a grade II listed public house and Avenue Farm and Avenue Farm Cottage (formerly Knockdown Farm) on the opposite side of the road from the site and Knockdown Farm and Knockdown Farm Cottage the application site.  

Knockdown Cottage has been separated from the Farmhouse and it located so that the north elevation forms part of the north boundary of the site onto the A433 with the 2m plus high boundary wall attached either end of the cottage. 

The existing site curtilage is linear in form about 20 m deep and includes a number of associated outbuildings including a stable block and attached two storey stores, a large modern agricultural shed and new build ancillary building to the cottage approved in 2021. The Knockdown Cottage group of buildings are discretely and modest and set protected behind a tall dry stone wall. 

Proposal: Conversion and alteration of existing dwelling to ancillary accommodation and erection of replacement/self-build dwelling together with associated ancillary development.

Relevant planning history: 
ENQ/2024/01738 Erection of a replacement dwelling together with conversion and alteration of existing dwelling to form ancillary accommodation / garaging and associated works.


Issues: impact on the NDHA and on the setting of neighbouring NDHA and listed buildings

Information considered/provided: Policy HE5 of the NPPF requires applicants to assess the significance of any heritage assets affected by a proposal, including the contribution made by their setting, and to identify the likely effects of the development on that significance. Sufficient information should be provided to enable a clear understanding of the significance of the heritage asset and its setting, and the impact of the proposal upon it.

Decision-makers must be satisfied that assessments accurately reflect the effects on heritage assets caused by development proposals and in this case the applications are accompanied by a “Design and Heritage Statement” which provides sufficient information to understand the impact of the proposals and is proportionate to their scope. The requirements of the NPPF are therefore met in this respect.  

Decision-makers must be satisfied that assessments accurately reflect the effects on heritage assets caused by development proposals. In this case, although the application is accompanied by a Design, Access and Heritage Statement, the document provides limited information about the building and fails to include an objective assessment of the affected fabric, its date, significance, or the impact of the proposed works. Consequently, it does not meet the requirements of the NPPF. The following heritage recommendations are therefore made on the basis of the local planning authority's own assessment of the significance of the heritage asset and the impact of the proposals.

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 archaeological, architectural, artistic 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. 

The interest of a building may be architectural, or historic as set out in the Town and Country Planning (Listed Building and Conservation Areas) Act 1990 S 1. 

In this case the significance of the Knockdown Farm Cottage, stone outbuilding and stone walls is a good example of a late 18th or early 19th century small farmstead. The building is evident in tithe mapping of 1840 and 1st Edition OS mapping 1880. It is a vernacular cottage building using good quality materials and craftmanship expressing local vernacular traditions. It retains external features that illustrate the historic original use as farm cottage associate with Knockdown Farmhouse. It has a local vernacular appearance, affording local distinctiveness and use of materials that makes a positive contribution to the local Cotswold National Landscape.

Assessment: 
Policy HE4 requires that heritage assets be conserved in a manner appropriate to their significance and harm avoided unless this has a clear and convincing justification. 

Policies HE6 (designated assets) and HE7 (non-designated assets) of the NPPF require a balanced approach with substantial weight given to the asset’s conservation and harm caused being weighed against the potential public benefits which might be achieved. 

The proposals follow a pre application ENQ/2024/01738. The Planning Officer summary of the response to the pre application advised ‘The current proposal is considered to be unacceptable as it would be in conflict with the policies of the development plan. Based on the information available at this time, it is not demonstrated that the material circumstances in support of the proposal are sufficient to outweigh the identified harm and conflict between the principle of the development and the development plan. This response explains the reasons why the development is considered to be unacceptable.’

As part of the response the Planning Officer commented. ‘There is further policy conflict on the basis that there is an intention to retain the existing dwelling. On this point it is relevant to note a number of appeal cases which maintain the principle that where a dwelling is allowed on the basis of replacement policies it is essential for authorities to secure that the dwelling is replaced, and demolished. The need being to ensure that new dwellings are only permitted in sustainable locations (or where supported by exception policies) to avoid undermining the council's housing strategy which directs new development to urban areas and designated settlements. 

The reason for this requirement also relates to the need to mitigate other harms for example where development results in loss of countryside/encroachment and other visual, landscape or heritage harm. The applicant has indicated a willingness to enter a legal agreement to prevent independent occupation of the original house which could go some way to alleviate concerns on sustainability grounds. 

However, a legal agreement (or condition) would not address other heritage and landscape related harm resulting from a proliferation of development within a sensitive CNL location and/or other harm to historical elements of the landscape character. Furthermore, the LPA would need to be satisfied that there is appropriate justification for further ancillary/incidental buildings taking into account the range of buildings already on site. This includes the existing detached building which already provides self-contained living accommodation.

It is noted that the existing Knockdown Cottage is considered to be a Non-Designated Heritage Asset within the Pre application it comments ‘The Conservation Team indicate that as a pre 1850’s building the building, which is an example of vernacular development in relatively unaltered form it is also likely to be considered a non designated heritage asset. 

Replacing a perfectly habitable building of some potential heritage significance would generally be considered as an unsustainable form of development which does not comply with policy H4. In relation to point c) The proposed new dwelling has a larger footprint than the existing dwelling and is repositioned on land outside of the existing curtilage and not well related to the footprint of the original house. ‘ 

I see that the planning application has not properly responded to the issues raised in the Pre application and the applicant has simply reproduced the same scheme without addressing the substantive issues. 

On the Heritage element this proposal is harmful as it substitutes the Non Designated Heritage Asset Knockdown Cottage for a larger new dwelling. No attempt has been made to reuse or extend through alterations the existing building which would preserve the existing character and the hierarchy of the cottage on the site as the primary building with ancillary residential store and stables.

The use of Planning condition or Legal agreement to try and secure the existing building as unrequired further storage and ancillary accommodation is not comprehensible. The existing Cottage is inhabited and very capable of being extended and improved to satisfy the domestic future requirement on the site. 

The applicant has no case for the new dwelling so has tried to find a planning solution. However, as advised in the pre application the relevant policy H4 does not support replacing a habitable building of some potential heritage significance with any dwelling let alone a substantially larger new dwelling. This is considered an unsustainable form of development contrary to the principles of the NPPF and planning system. 


The suggestion of a legal agreement or condition ignores these sustainable development principals. It will only create addition an unnecessary additional ancillary accommodation on the site. 
This expansion of development without justification on this site would also be contrary to Policy HE7 (non-designated assets) of the NPPF that require a balanced approach with substantial weight given to the heritage asset’s conservation, this conservation of significance includes the assets residential use and function within the site.  

Removing or replacing this domestic occupation from the Cottage buildings is substantial harm to its architectural and historic interest so that its significance is fundamentally undermined or lost. There are no apparent public benefits from the proposed Condition or Legal Agreement suggestion that might be achieved to overcome this harm, and the proposal is contrary to policy HE7.
  .
The loss of the existing residential dwelling on the site and the historic and architectural significance that this has, compared to a proposed use for additional ancillary accommodation is not acceptable and as described the pre application contract to planning policy. 

The applicant provided a Heritage Statement however the analysis considers that the impact of the new dwelling of the setting and significance of the existing cottage and outbuildings is neutral. This assessment is not supported. 

It comments that the new building will ensure the historic farmstead setting is preserved and sustained and the spatial arrangement will preserve the significance of the existing buildings. 

This assessment is not evidenced by the supporting text that acknowledges the significance of the existing buildings rest in their age, collective group value and historic interest and suggests that none of these would be impacted by the proposed new dwelling. 

I consider the evidence is that the harm from the proposed dwelling is overwhelming to the existing buildings and their simple vernacular character through its substantially out of scale, massing, footprint, domestic design and poor-quality inferior materials and siting. 

In addition, the siting outside the historic curtilage that has been consistent from earliest mapping evidence in the 19th century further undermines the current physical and spatial relationships, and functions of the Knockdown Cottage as the principle building and dwelling house in the curtilage and on site.

The proposed overwhelmingly large new dwelling is harmful to the significance and setting of the existing heritage assets that includes the cottage and the existing outbuildings.  The new dwelling is excessive, out of character, lacks local distinctiveness in design and conflicts with the established buildings on the site and their simple vernacular architecture, their scale, massing, footprint, traditional design and siting that provide significance to the existing setting of buildings on site.

Summary & conclusion: The NPPF confirms that when considering the potential impact of a development proposal on the significance of a designated heritage asset, substantial 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 be a matter of considerable importance and weight which requires clear and convincing justification. 

This expansion of development without justification on this site is contrary to Policy HE7 (non-designated assets) of the NPPF that requires a balanced approach with substantial weight given to the heritage asset’s conservation, this conservation of significance includes the assets residential use and function within the site.  

Removing or replacing this domestic occupation from the Cottage buildings is substantial harm to its architectural and historic interest so that its significance is fundamentally undermined or lost. There are no apparent public benefits from the proposed Condition or Legal Agreement suggestion that might be achieved to overcome this harm, and the proposal is contrary to policy HE7. 
  .
The loss of the existing residential dwelling on the site and the historic and architectural significance that this has, compared to a proposed use for additional ancillary accommodation is not acceptable and as described the pre application contract to planning policy. 

In addition, the siting outside the historic curtilage that has been consistent from earliest mapping evidence in the 19th century further undermines the current physical and spatial relationships, and functions of the Knockdown Cottage as the principle building and dwelling house in the curtilage and on site.

The proposed overwhelmingly large new dwelling is harmful to the significance and setting of the existing heritage assets that includes the cottage and the existing outbuildings.  The new dwelling is excessive, out of character, lacks local distinctiveness in design and conflicts with the established buildings on the site and their simple vernacular architecture, their scale, massing, footprint, traditional design and siting that provide significance to their existing setting.
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