APPLICATION FOR LISTED BUILDING CONSENT 
OFFICER DELGATED REPORT

	APPLICATION REFERENCE:
	PL/2026/02165

	APPLICATION TYPE:
	Listed building consent (Alt/Ext)

	SITE ADDRESS:
	Cart Shed at Westfield Farm, Down Ampney, Cirencester, GL7 5QQ

	DESCRIPTION OF WORKS:
	Removal of roof, vegetation and debris to allow full structural inspection of building.

	RECOMMENDATION:
	



SITE DESCRIPTION/CONTEXT
Westfield Farmhouse and attached Carthouse and store are located on a narrow strip of land between the Cirencester Road and the A419, with a lake to the east edge of the Cotswold Water Park that wraps around the farm buildings to the north, west and south. Cirencester is about 7 km to the north west of the farmstead.

The Farmhouse and attached Farm buildings date from the early 19th century. Both two storey, the house is 3 bay symmetrical designed Farmhouse with central gabled porch. The windows are timber casement with segmental heads and gable stakes. The roof to the house is tiles. Attached to right is the Carthouse two storey built in rubble stone with stone slates. The Cartshouse has three segmental headed cart entrances and through passage against house with to the right hand has external stone steps to a first-floor granary. It has two ground floor windows and a rear lean to.

The Carthouse is in poor condition following several years of neglect with a significant loss of stone slates and deterioration of the wall tops and timber roof structure. This has been slowed by the scaffolding supported temporary roof structure.

PROPOSAL
Removal of roof, vegetation and debris to allow full structural inspection of building.

RELEVANT PLANNING HISTORY

	[bookmark: _bc9eaa23_7b84_4e11_8860_67eb8bbe0c9e]

	Proposal / Summary

	17/00101/ENF - Alleged unauthorised lorries through village of Latton and Down Ampney (N/10/03814/WCM) - Areas 6 & 1 (Part Only) North of Latton Wiltshire – 

	14/01149/ENF - Unauthorised agricultural works - Latton Silt Ponds  Land adjacent to Westfield Farm, Down Ampney, Wiltshire – 

	15/00935/ENF - Alleged caravan used for residential use and blocked footpath - Land West of Westfield Farm Down Ampney Wiltshire – 

	ENF/2021/00282 - Alleged unauthorised fishing lake - LAND ADJACENT TO WESTFIELD FARM, , DOWN AMPNEY – 

	ENF/2026/00040 - Listed building at risk - Westfield Farmhouse, Ermin Street, Latton – 

	N/11/00463/LBC - Listed building consent Decision - Refused Date: 18/4/2011 – Replace Stone Tiles with Reconstituted Stone Tiles, Replace Battens and Some Rafters, Plus Addition of Breathable Membrane.

	15/08621/PREAPP - Pre-Application enquiry Decision - Pre-App Response Date: 15/10/2015 – 1) Conversion of Existing Buildings to Residential Use at Manor Farm. 2) Proposed Rural Business Park at The Creamery Cirencester Road.

	15/09791/PREAPP - Pre-Application enquiry Decision - Pre-App Response Date: 15/10/2015 – Proposed residential development.

	N/07/02628/LBC - Listed building consent Decision - Withdrawn Date: 1/11/2007 – Strip off natural stone tiles from barn and replace with recon tiles

	PL/2026/02165 - Listed building consent (Alt/Ext) – Removal of roof, vegetation and debris to allow full structural inspection of building.

	

	





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) August 2026 sets out government policy, including in respect of the historic environment. 

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 England Advice Note 2 – Making changes to Heritage Assets (2025)

 
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
Latton Parish Council have no objection to this application.

REPRESENTATIONS 
In accordance with the requirements of Section 5(1) of the Planning (Listed Buildings and Conservation Areas) Regulations 1990 (as amended) the application for listed building consent was publicised by way of:

· 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 representations were received during the consultation period. In accordance with the provisions of the Planning (Listed Buildings and Conservation Areas) Act 1990, only matters relevant to the consideration of the building’s special architectural or historic interest have been taken into account in the assessment of this Listed Building Consent application.

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 20: 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
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. In this case the application information includes Site Location and Block, Existing Plans and Elevations, Heritage and Design and Access Statement and Window and Door details 

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.


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.

The significance of the Westfield Farmhouse and barn include historic fabric and architectural interest, comes from its vernacular architecture, its form, layout and architectural expression/detailing and use of local design and materials which have significant historic and architectural interest.

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 199–208 of the National Planning Policy Framework (NPPF), and relevant local heritage policies and guidance.

The dilapidated state of the building has prevented a full structural inspection to be safely undertaken. A phased approach has been recommended by the Structural Engineer, as follows: (1) Removal of roof, vegetation and debris – this will allow the roof to be removed from the cartshed and store building to allow entry into the building. (2) Once the roof has been removed and the building made safe from debris, safe entry can be made into the building, and a full structural inspection can be commenced.
 
This application seeks to facilitate the first phase of this process for the removal of the roof cladding, vegetation and minor or loose roof timber elements preserving in situ through strapping and bracing the principal A frame trusses and main beams. 

This loose fabric, including the former first floorboards and stone slates and significant timbers pieces that are removed or have fallen into the building are to be stored on site for reuse during later repair phase. 

This removal of loose material and stabilising the trusses will allow full structural inspection of the Carthouse and Store to support the appropriate steps to safeguard the building.

It is proposed that a subsequent listed building consent application will be made to recommend steps to secure and protect the heritage asset. 

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?
	Y

	(b)
	If yes, has a protected species survey been submitted?
	Y

	(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?
	Y



Comments: An Ecological Assessments has been sought and its recommendation is that mitigation measures are not required as ‘no bats were recorded emerging from building Westfield Farm during the emergence surveys. Bats do not constitute an ecological constraint to the proposed works to building Westfield Farm. ‘


CONCLUSION
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 overall impact of the proposed works, (to take down the remaining roof stone tiles and minor timbers, remove the collapsed debris within the Cart House building for storage on site, and the preservation in situ of the roof trusses through strapping and bracing), on the heritage asset will be neutral and facilitate the surveys to enable the subsequent repair phase for the barns. 

It is also noted that the Ecology Survey advises no mitigation is necessary and  ‘Bats do not constitute an ecological constraint to the proposed works to building Westfield Farm. ‘

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.
  
WA5 	LISTED BUILDING CONSENT - COMMENCEMENT 3 YEARS
1.The works for which Listed Building Consent is hereby granted shall be begun before the expiration of three years from the date of this consent.
REASON:  To comply with the provisions of Section 18 of the Planning (Listed Buildings and Conservation Areas) Act 1990 as amended by the Planning and Compulsory Purchase Act 2004.

PLANS LIST
2. The development hereby permitted shall be carried out in accordance with the following approved plans and documents.
REASON: For the avoidance of doubt and in the interests of proper planning.
WL15	RETAIN ROOF TIMBERS 

3. The existing principal roof trusses shall be retained, uncut and unaltered in situ. 

	REASON:  In the interests of preserving the character and appearance of the listed building and its setting.
WL22	RE-USE MATERIALS
4. All stone tiles and significant timber sections from the existing building shall be carefully dismantled and stored in a dry and secure place for re-use in the works to the listed building. The materials shall not be disposed of or otherwise taken off-site without the prior written approval of the Local Planning Authority.
REASON: In the interests of preserving the character and appearance of the listed building and its setting.
WL23	SAFEGUARD EXISTING BUILDING(S)

5. The works hereby granted consent shall be carried out in such a manner as to ensure that the existing Cart House building is preserved and not structurally or superficially altered in any way whatsoever, save in accordance with the approved plans and the said building shall be structurally supported and weatherproofed at all times during the deconstruction period in accordance with established building practice.

REASON: To preserve the special architectural and historic interest of the listed building.



