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Proof of Evidence: Summary 

1. My PoE has identified the relevant statutory duty, national policy, the Development 

Plan, and other guidance and advice, relevant to the Appeal and in relation to built 

heritage matters, which set out in Section 3. 

2. My Evidence has then established a proportionate appraisal of the baseline conditions 

in relation to the Site and built heritage assets, which is set out in Section 4. This is a 

description of the significance and heritage interests of each of the identified 

designated and non-designated heritage assets, including analysis of the setting of the 

asset and any contribution made by its setting (including the Site) to that significance. 

This work has been undertaken in accordance with best practice advice from DCMS 

and Historic England (HE), and accordingly meets the requirements of paragraphs 189-

190 of the Framework1. 

3. In Section 5, I undertake an assessment of the impacts of the Development on Site on 

the understanding and appreciation of the significance (and any contribution of 

setting) of each of the identified heritage assets as a whole. This assessment of 

development impacts is founded on my earlier analysis of the significance and setting 

of those assets (Section 4). The full Application material that describes this hybrid 

scheme has also been reviewed as part of this assessment of impacts in order to best 

understand and appreciate the nature and extent of proposed change.  

4. In undertaking this assessment of impacts and articulating them as part of my 

Evidence, I have had regard to the relevant statutory duty with regard to the setting of 

listed buildings, national policy and guidance set out in the Framework2 and also 

NPPG3, the Development Plan, and other national and local guidance and advice. I have 

also had regard for HE best practice guidance with regard to setting and views4, which 

sets out that an assessment of development impacts should address the attributes of 

the proposed development in terms of its: location and siting; form and appearance; 

wider effects; and also permanence (referred to as Step 3). 

5. It is my assessment that Development on Site would not result in harm to the 

understanding or appreciation of the significance (i.e. sustain or not affect the 

significance) of a number of designated heritage assets within the surrounding area. 

These heritage assets are listed in Table 1.1. 

Table 1.1: Designated Heritage Assets – Development Impacts 

Name / Address Heritage Asset Type Development Impact 

The Lynch House Listed Building Neutral / No Harm 

Wrightsbridge House 

Farmhouse and 

Listed Building Neutral / No Harm 

                                                           
1 Document Reference: CDE-1 
2 Document Reference: CDE-1 
3 Document Reference: CDE-3 
4 Document Reference: CDK-7 
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Coachhouse to east  

Moat Cottage  Listed Building Neutral / No Harm 

Lake Cottage  Listed Building Neutral / No Harm 

Liddington Conservation Area Neutral / No Harm 

Church of All Saints  Listed Building Neutral / No Harm 

Liddington Castle Scheduled Monument Neutral / No Harm 

Lower Wanborough Conservation Area Neutral or None / No Harm 

 

6. I have come to this assessment in light of the particular heritage interests, historical 

and present day physical and or functional context, and the relationship with their 

settings and views, for each of these designated heritage assets, and also the nature 

and extent of proposed change on the Site. 

7. It is my further assessment that the Development would cause a degree of harm to the 

significance of a number of other designated heritage assets within the surrounding 

area of the Site. Such impacts would arise from the proposed new use and associated 

built development on Site, which would change the existing character and experience 

of a part of the wider landscape within the shared setting of, including some views to 

and from, these heritage assets. Such a change would diminish to some degree the 

understanding and appreciation of the historically more extensive rural agricultural 

countryside context and isolation of the settlement of Upper Wanborough, including a 

local landmark place of worship and group of vernacular domestic buildings within this 

village. Such impacts would primarily effect an aspect of the historic interest, and to a 

lesser degree the architectural interest, of these designated heritage assets. These so 

impacted heritage assets are listed in Table 1.2.  

8. In making this assessment, and also in calibrating the magnitude of harm to 

significance, I have given due regard to the degree to which the envisioned layout and 

design of the hybrid scheme has been informed by, and has also responded to, the 

Site’s historic context, and the existing settlement pattern and landscape character of 

the local area. Including the use of an environmental colour palette, bespoke design 

features of the proposed buildings, and substantial site-wide landscape mitigation 

measures, which demonstrate efforts made to look to minimise harmful impacts. 

Although such harmful impacts would be minimised to some degree in this way, they 

would not be removed entirely and the positive contribution to significance made by 

an area of open green land within the wider landscape setting of the historic village of 

Upper Wanborough would be diminished.  

9. My further assessment of the magnitude of harm for each of these heritage assets also 

takes into account the fact that the impacts of Development would be non-direct, i.e. 

would not occur within the boundary of the Upper Wanborough Conservation Area, 

and also would not physically affect the form, fabric or features of each of these listed 
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buildings within this designated area, which is where their significance is primarily 

invested in each case. Change would occur within one smaller part of a more extensive 

countryside setting for each of these heritage assets; where setting itself makes a 

comparably lesser contribution to their significance overall. The greater part of the 

positively contributing rural character landscape setting to the south, east and also to a 

degree northwards of the Upper Wanborough Conservation Area would remain intact 

and unchanged. Overall, the legibility of the conservation area as a once rural 

settlement with a traditional mix of uses, development pattern and building stock at its 

core, and also the legibility of its historic relationship with its landscape setting, and 

similarly the heritage interests of each of the listed buildings within this designated 

area, would be retained. 

10. On this basis, I have assessed that the harmful impact for each heritage asset to be of 

the category of “less than substantial”, and not anywhere near to the high test of 

“substantial” in terms of the Framework5 (paragraphs 194-196) and NPPG6. The non-

direct nature of the development impacts and also the lesser contribution of setting to 

the understanding and appreciation of the significance of each asset relative to their 

physical forms and fabric, the Site’s role as only one smaller part of a much more 

extensive area of their landscape settings and shared views, and the inherent 

mitigation measures of the scheme design, are all considerations that inform my 

assessment that harm to significance in each case does not fall in the middle but 

towards the lower end of the spectrum within “less than substantial”; again in terms of 

the Framework7 (paragraphs 194-196) and NPPG8. 

Table 1.2: Designated Heritage Assets – Development Impacts 

Name / Address Heritage Asset Type Development Impact 

Upper Wanborough Conservation Area Harm 

LTS* & towards the lower end of scale 

Church of St Andrew  Listed Building Harm 

LTS* & towards the lower end of scale 

Disney Cottage  Listed Building Harm 

LTS* & towards the lower end of scale 

The White House  Listed Building Harm 

LTS* & towards the lower end of scale 

 

11. As part of my assessment I have also identified that a degree of harm would be caused 

to the local significance of a number of non-designated heritage assets identified at 

                                                           
5 Document Reference: CDE-1 
6 Document Reference: CDE-3 
7 Document Reference: CDE-1 
8 Document Reference: CDE-3 
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Appeal stage by the LPA; again in light of a diminishing of the legible historic interest of 

the Site as part of wider setting and rural agricultural context of these established 

farmstead sites. These other heritage assets are listed in Table 1.3. I have further 

assessed the harmful impact for each heritage asset to be relatively minor in scale; in 

light of non-direct nature of these impacts, the Site’s role as only one smaller part of a 

wider landscape area of each of their settings, the inherent mitigation measures of the 

scheme design, and also the limited local historic (and some lesser architectural) 

interest of each of these three farmstead sites, in terms of the Framework9 (paragraphs 

197). 

Table 1.3: Non-designated Heritage Assets – Development Impacts  

Name / Address Heritage Asset Type Development Impacts 

Underdown Farm N/A Harm 

minor 

Kings Lane Farm N/A Harm 

minor 

Sharps Farm N/A Harm 

minor 

 

                                                           
9 Document Reference: CDE-1 
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Declaration  

12. The evidence, which I have prepared and provide for this Appeal (PINS Reference 

APP/U3935/W/21/3269667), in this Proof of Evidence, is true and has been prepared 

and is given in accordance with the guidance of my professional institutions. 

13. I confirm that the opinions expressed are my true and professional opinions. 

14. I confirm that I am not instructed under any conditional or other success-based fee 

arrangement. 

15. I confirm that I have no conflicts of interest. 



 

1 

1. Qualifications and Experience 

1.1 I am Richard Brookes BSc (Hons) MTP (UC) MRTPI IHBC and Director in Turley’s 

specialist built heritage team. After graduating from Newcastle upon Tyne University 

with distinction in 2002 with a Master’s degree in Town Planning (Urban Conservation), 

I worked in the public sector and local planning authority design and conservation 

sections for six years. My first role in this field was as Assistant Conservation Officer at 

Guildford Borough Council, followed by appointment as Conservation Officer at London 

Borough of Richmond upon Thames for almost five years (part sponsored by English 

Heritage London Region as it was then). It is during this time that I gained an extensive 

knowledge and experience working with a diverse range of historic buildings and areas 

within both the development control and planning policy sections, within those 

authority areas.  

1.2 I moved into the private sector in 2007, with my appointment as Principal Consultant 

within the specialist heritage team at planning consultancy DPP. This new role 

expanded my experience working in the sector; working for a diverse range of clients 

to provide heritage planning advice for development schemes and other projects 

affecting heritage assets. And also now working across the country on an even more 

varied range of project types and heritage assets. I then joined Turley, where I am 

currently employed, in 2010. First as Senior Planner in the heritage team and later 

promoted to Associate Director and then Director in the London office, as part of a 

now combined built heritage and townscape / landscape / visual impact assessment 

(VIA) service. 

1.3 I am a full member of both the RTPI and IHBC. I have worked in heritage planning for 

nearly twenty years, in both the public and private sectors. I am also a member of my 

local conservation area advisory panel. I now lead a team in London providing specialist 

heritage advice and reporting for our clients within the planning and development 

process. My knowledge and experience captures the diversity of the historic 

environment, range of projects, and locations across the country, and working with our 

private or public sector clients, as well as local planning authorities and other key 

stakeholders. I have participated in numerous appeals; both written representations 

and hearing procedures, as well as examinations in public for plan making. I have also 

acted as expert witness in built heritage matters at a number of public planning 

inquiries; representing both local planning authorities and commercial clients. 
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2. Background to My Instructions and Scope of 

Evidence 

Application and Appeal Background 

2.1 This Proof of Evidence (herein referred to as ‘PoE’) relates to built heritage matters, 

and also with regard to an appeal made under Section 78 of the Town and Country 

Planning Act 1990 (as amended)10 by Wasdell Properties Ltd (herein referred to as the 

‘Appellant’) against the refusal of Swindon Borough Council (herein referred to as ‘the 

LPA’) on 26th August 2020 to grant planning permission for the development of a new 

science park at Inlands Farm, The Marsh, Wanborough, Swindon, SN4 0AS (herein 

referred to as ‘the Site’). 

2.2 A description of the Site and its surroundings, and its planning history, is set out in the 

full application material, and the (draft) joint Statement of Common Ground (‘SoCG’)11, 

and is therefore not repeated here. 

2.3 The timeline of the planning application forming the subject of this appeal is outlined 

within of the Appellant’s Statement of Case (herein referred to as ‘SoC’)12. Accordingly, 

I provide a more focussed summary of the relevant context to my evidence.  

2.4 The planning application was validated by the LPA on 14th December 2018 and given 

the application reference S/OUT/18/1943 (herein referred to as ‘the Application’). The 

agreed description of development with the LPA was as follows: 

“A Hybrid Planning Application for a Science Park and associated works to include full 

details of 33,507 sqm (GIA) of Use Class B1c (light industrial), with associated access, 

parking, landscaping and drainage and an outline proposal for up to 32,281 sqm (GIA) of 

Use Class B1b (research and development) and up to 16,400 sqm (GIA) B1c (light 

industrial), with associated access, parking, landscaping and drainage (all matter 

reserved).” 

2.5 For the avoidance of doubt, where this PoE discusses the ‘Development’ it is referring 

to both the full (which will form Phase 1) and outline (which will form Phase 2) 

elements of the Application.  

2.6 During the lifetime of the Application amended material was submitted to the LPA 

(April 2020), with the principle objective to demonstrate how potential areas of 

concern raised by the LPA were capable of being addressed. 

2.7 The Development is described in the full Application material at submission, and for 

both the original and the revised scheme. This material includes the parameter plans 

for Phase 213, detailed plans for Phase 114, accurate visual representations (AVRs) 

                                                           
10 Document Reference: CDD-1 
11 Document Reference: CDC-TBC 
12 Document Reference: CDC-2 
13 Document Reference: CDA-3 
14 Document Reference: CDA-3 



 

3 

prepared by Troopers Hill15, CGIs prepared by Oxford Architects16, the design principles 

included in the Design and Access Statement (DAS) 17, and the Landscape Strategy 

prepared by Turley18. All of the plans, documents and reports relied upon in support of 

this Appeal are listed in the (draft) SoCG19 and contained in the material submitted to 

the Planning Inspectorate. 

2.8 The Application was refused by the LPA at the Swindon Borough Council Planning 

Committee held on 25th August 2020, where Members resolved to refuse planning 

permission in line with the Case Officer’s recommendation. 

2.9 The LPA’s Decision Notice20 dated 26th August 2020 sets out eight reasons for refusal in 

relation to those parts of the Proposal where full planning permission was sought and 

eleven reasons for refusal in relation to those parts of the Proposal where outline 

planning permission was sought. It should be noted that several reasons for refusal are 

the same across the full and outline elements of the Proposal. 

2.10 As set out in the Decision Notice21, reason for refusal number 2 for the full Application 

relates to built heritage matters.  

2.11 Reason for refusal number 2 for the outline Application also relates to built heritage 

matters. This is very similar to the equivalent reason for refusal for the fully detailed 

aspects of this hybrid Application.  

2.12 The LPA’s Committee Report22 for the application determination provides further 

information on the positon of the LPA with regard to built heritage impacts. The 

Committee Report is referred to in my PoE accordingly and as relevant. 

2.13 This Appeal has been made against this decision to refuse this application by the LPA. 

Background to My Instruction 

2.14 I was first involved in this project in January 2018, when my specialist built heritage 

team and I were instructed by the now Appellant to provide expert advice and also to 

prepare material to input to ongoing design work, and also in advance of an envisioned 

future application submission for development of the Site, with regard to these 

matters.  

2.15 A preliminary desk study was undertaken to establish the particular historical, physical 

and functional components or aspects of the Site and also its wider landscape and or 

townscape surroundings. Both historical and current Ordnance Survey (OS) maps were 

utilised to identify these features, supplemented by aerial photography. An initial Study 

Area was defined, to include the Site and its surroundings at a two kilometre radius. 

Our study has included review of relevant published landscape / townscape 

                                                           
15 Document Reference: CDA-10 
16 Document Reference: CDA-2 
17 Document Reference: CDA-2 
18 Document Reference: CDA-15 
19 Document Reference: CDC-TBC 
20 Document Reference: CDB-3 
21 Document Reference: CDB-3 
22 Document Reference: CDB-1 
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characterisation studies, conservation area appraisals, as well the identification of built 

heritage assets using Historic England’s National Heritage List for England and other 

Wiltshire County / LPA web resources. A first site visit was made on 1 February 2018 by 

myself, including visual survey of the wider built and landscape surroundings of the Site 

and identified built heritage assets; during which the conditions were good. This site 

visit was accompanied by a colleague from Turley’s specialist LVIA team. Key 

settlement and landscape features of the Site and surrounding area, and in particular 

the location and extent of the identified built heritage assets, and also relationship of 

setting and views for each of these assets, to each other and with the Site, were 

confirmed and explored. This study also involved travelling throughout the local area 

and producing a working photographic record. 

2.16 In order to meet the requirements of paragraphs 189-190 of the National Planning 

Policy Framework (herein referred to as the ‘Framework’)23, and also to accord with 

best practice guidance and advice established by DCMS and Historic England, an 

appraisal of the baseline conditions of the Site and surrounding area with regard to 

built heritage assets was subsequently undertaken. This included the identification of 

built heritage assets within the surrounding area of the Site; the heritage significance 

of which has the potential to be affected by the Development, as then still emerging. 

Other heritage assets within the Study Area or wider were scoped out of analysis on 

the basis of an assessment of the likelihood, or not, of the understanding or 

appreciation of their significance being effected by the Development. This process of 

identifying the scope of potential built heritage effects continued and evolved up to 

the point that the parameters of the Development were fixed for Application. 

Proportionate statements of heritage significance for each of the identified built 

heritage assets were prepared in order to describe the particular heritage interests of 

each asset, including any contribution of setting and the Site itself to their significance 

overall.  

2.17 This appraisal of the built heritage baseline conditions of the Site was first set out in 

the Heritage Statement dated November 201824, and also Chapter 10 (Built Heritage) 

of the Environmental Statement (ES) to which this report was appended (10.1)25, which 

was submitted with the original Application. A revised Heritage Statement dated March 

202026, and also revised Chapter 8 (Built Heritage)27 to the ES, were prepared to 

accompany proposed amendments to that Application. These documents also included 

an assessment of the likely impacts / effects of the Development on the significance of 

heritage assets. 

2.18 Baseline work was prepared in accordance with the relevant statutory duty of the 

Planning (Listed Buildings and Conservation Areas) Act 1990 (herein referred to as the 

‘Planning (LBCA) Act 1990’)28; the requirements of the Framework29; local Development 

                                                           
23 Document Reference: CDE-1 
24 Document Reference: CDA-10 
25 Document Reference: CDA-9 
26 Document Reference: CDA-10 
27 Document Reference: CDA-9 
28 Document Reference: CDD-3 
29 Document Reference: CDE-1 



 

5 

Plan policy; and, national best practice guidance and advice. Accordingly, the relevant 

legislative and policy context is set out in full in Section 3 to my PoE. 

Scope of My Evidence 

2.19 I have prepared the PoE in order to assist the Inspector, and in relation to built heritage 

matters, and the potential impacts of Development on Site on the significance of 

heritage assets. This will address the relevant reasons for refusal on this matter. This 

will assess: 

• The significance of the identified likely affected heritage assets, and the 

contribution of their respective settings and the Site to that significance; 

• The nature and extent of the impact of the Development on the understanding 

and appreciation of the significance  of any identified likely affected 

Conservation Area, arising from the change in the character of the Site as relates 

to setting and views; 

• The impact of the scheme on the significance of any identified likely affected 

statutory Listed Building and their setting; 

• The impact of the scheme on the significance of any identified likely affected 

Scheduled Monument and their setting, albeit only in so far as this relates to 

built heritage matters and not the archaeological resource; and 

• The impact of the scheme on the significance of any identified likely affected 

non-designated heritage assets. 

2.20 This evidence should be read in conjunction with the Appellant’s SoC30, (draft) SoCG31, 

and also each of the other topic based PoEs, in relation to the overall planning material 

considerations and balance. In particular, my PoE should be read in conjunction with 

that of: 

• Archaeology: Mr Roy King of Foundations Heritage; 

• Design: Mr Tony Mullin of Oxford Architects; 

• Landscape and Visual: Ms Joanna Ede of Turley; 

• Planning: Mr Peter Lawson of Turley; 

  

                                                           
30 Document Reference: CDC-2 
31 Document Reference: CDC-TBC 



 

6 

Structure of My Proof of Evidence 

2.21 Section 3 of my PoE identifies the relevant statutory duties, national and local planning 

policy and other guidance and advice, relevant to the Appeal and in relation to built 

heritage matters. 

2.22 Section 4 establishes the baseline conditions by first confirming the heritage assets, 

which require consideration at Inquiry. In overview the Heritage Assets Plan at 

Appendix 1 identifies the designated heritage assets within our defined Study Area and 

also beyond around the Site. Appendix 2 provides further information as a gazetteer to 

help identify each of the identified (i.e. scoped-in) heritage assets; including 

conservation area boundary maps (provided by the LPA), List Entries (provided by 

Historic England), and extracted data from the Wiltshire and Swindon Historic 

Environment Record (herein referred to as the ‘HER’), as relevant.  

2.23 I have previously assessed the significance of each of these heritage assets, and also 

any contribution of setting to that significance, in light of relevant national criteria and 

best practice guidance / advice. As part of this proportionate appraisal of the built 

heritage baseline conditions of the Site, a summary description of the historical 

development of the Site has been undertaken in the context of the evolved wider 

settlement pattern, and changing relationship with the wider countryside landscape. I 

take the opportunity within this PoE to re-present and also update my description of 

the baseline conditions of the Site and surrounding area in relation to built heritage 

assets as appropriate. 

2.24 Section 5 reviews and describes the impact of the Development on the particular 

significance of each of the identified built heritage assets. This assessment of heritage 

impacts also has also considered the Development as a whole in light of the relevant 

statutory duty of the Planning (LBCA) Act 1990 32, national policy within the 

Framework33 and supporting NPPG34, and also local planning policy and guidance, for 

change within the historic environment (the Development Plan). 

2.25 A summary is found within Section 6 of this PoE.  

                                                           
32 Document Reference: CDD-1 
33 Document Reference: CDE-1 
34 Document Reference: CDE-3 
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3. Statutory and Planning Policy Context 

Introduction 

3.1 This section sets out the statutory duties, national and local planning policy and other 

guidance and advice relevant to the Appeal and also in relation to development 

affecting the significance of built heritage assets. 

Statutory Duties 

The Planning (Listed Buildings and Conservation Areas) Act 199035 

3.2 Section 66 of the Planning (LBCA) Act 1990 imposes a general duty as respects listed 

buildings in the exercise of planning functions. Subsection (1) provides that: 

“In considering whether to grant planning permission for development which affects a 

listed building or its setting, the local planning authority or, as the case may be, the 

Secretary of State shall have special regard to the desirability of preserving the building 

or its setting or any features of special architectural or historic interest which it 

possesses.” 

3.3 It has been confirmed36 that Parliament’s intention in enacting Section 66(1) was that 

decision-makers should give “considerable importance and weight” to the desirability 

of preserving the setting of listed buildings when carrying out any balancing exercise, 

where “preserve” means to “to do no harm” This duty must be borne in mind when 

considering any harm that may accrue and the balancing of such harm against public 

benefits as required by national planning policy. Generally a decision maker who works 

through paragraphs 193 to 196 in the NPPF will have complied with the section 66(1) 

duty.37 

National Policy 

National Planning Policy Framework (NPPF or the Framework) 201938 

3.4 The new Framework provides a full statement of the Government’s planning policies. It 

is noted that subsequent to the application determination, but prior to submitting this 

appeal, the Framework has been revised. Although the requirements of these relevant 

policy paragraphs have not materially changed. Chapter 12 of the Framework outlines 

the Government’s guidance regarding requiring good design. Chapter 16 - conserving 

and enhancing the historic environment, then sets out the Government’s policies 

regarding planning and the historic environment. 

3.5 Paragraph 189 requires the significance of the heritage assets, which may be affected 

by the proposals to be described by the applicant as part of any submission, ideally as 

part of a Heritage Statement report. The level of detail should be proportionate to the 

                                                           
35 Document Reference: CDD-1 
36 Document Reference: CDO-3 - (Barnwell Manor Wind Energy Limited and (1) East Northamptonshire District Council (2) English 

Heritage (3) National Trust (4) The Secretary of State for Communities and Local Governments, [2014] EWCA Civ 137  at paragraph 

29) 
37 Document Reference: CDO-10 - (Jones v Mordue [2015] EWCA Civ 1243 at paragraph 28, and Document Reference: CDO-11 - 

(City and Country Bramshill v. Secretary of State [2021] EWCA Civ 320 at paragraph 72) 
38 Document Reference: CDE-1 
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importance of the assets and sufficient to understand the potential impact of the 

proposals on their significance. Paragraph 190 sets out that local planning authorities 

should also identify and assess the particular significance of heritage assets that may 

be affected by proposals. They should take this assessment into account when 

considering the impact of proposals in order to avoid or minimise conflict between the 

heritage asset’s conservation and any aspect of the proposal. 

3.6 Paragraph 192 states that local planning authorities should take account of the 

desirability of sustaining and enhancing the significance of all heritage assets and 

putting them into viable uses consistent with their conservation; the positive 

contribution that conservation of heritage assets can make to sustainable communities 

including their economic vitality; and the desirability of new development making a 

positive contribution to local character and distinctiveness. 

3.7 Paragraph 193 further outlines that local planning authorities should give great weight 

to the asset’s conservation when considering the impact on a proposed development 

on the significance of a designated heritage asset. The more important the heritage 

asset, the greater the weight should be.  This guidance does not predetermine the 

amount of weight to be given to conservation in a particular case; that is an issue left 

to the decision maker as a matter of planning judgment on the facts of the case 

bearing in might the relevant case law39.  The weight to be given to the desirability of 

preserving a listed building or its setting will depend upon the extent of the assessed 

harm and the value of the asset in question, which are matters for the decision maker 

heeding the basic principles in the case law40.  

3.8 The Framework defines ‘conservation (for heritage policy)’ as: 

“The process of maintaining and managing change to a heritage asset in a way that 

sustains and, where appropriate, enhances its significance.”41 

3.9 Paragraph 194 specifies that any harm to, or loss of, significance of a designated 

heritage asset should require clear and convincing justification. Paragraph 194 does not 

create a freestanding test. To the extent that there is a test it is found in paragraph 

19642. Paragraph 195 outlines that local planning authorities should refuse consent 

where a proposal will lead to substantial harm or total loss of significance, unless it can 

be demonstrated that this is necessary to deliver substantial public benefits that 

outweigh such harm or loss, or a number of other tests can be satisfied. Paragraph 196 

concerns proposals which will lead to less than substantial harm to the significance of a 

designated heritage asset. Here harm should be weighed against the public benefits, 

including securing the optimum viable use. 

3.10 Paragraph 197 states  that the effect of an application on the significance of a non-

designated heritage asset should be taken in account in determining the application. In 

weighing applications that affect directly or indirectly non-designated heritage assets, a 

                                                           
39 Document Reference: CDO-11 – City and Country Bramshill v. Secretary of State [2021] EWCA Civ 320 at paragraph 73 
40 Document Reference: CDO-11 – City and Country Bramshill v. Secretary of State [2021] EWCA Civ 320 at paragraph 75 
41 Document Reference: CDE-1 – Annex 2: Glossary 
42 Document Reference: CDO-12 - Bedford BC v. Secretary of State [2013] EWHC 2847 (Admin) at paragraph 29 
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balanced judgement will be required having regard to the scale of any harm or loss and 

the significance of the heritage asset.  

3.11 Paragraph 200 states that proposals that preserve those elements of the setting that 

make a positive contribution to or better reveal the significance of a heritage asset 

should be treated favourably. It outlines that local planning authorities should also look 

for opportunities for new development within the setting of heritage assets to enhance 

or better reveal their significance. 

National Guidance 

National Planning Policy Guidance (NPPG) 2019 43 

3.12 National Planning Practice Guidance (NPPG) is intended to provide more detailed 

guidance and information with regard to the implementation of national policy set out 

in the Framework. NPPG states that conservation is an active process of maintenance 

and managing change that requires a flexible and thoughtful approach44.  

3.13 With regard to ‘decision making’, NPPG further defines ‘significance’ and interest for 

heritage assets45. It also sets out that in legislation and designation criteria, the terms 

‘special architectural or historic interest’ of a listed building and the ‘national 

importance’ of a scheduled monument are used to describe all or part of what, in 

planning terms, is referred to as the identified heritage asset’s significance46. NPPG 

highlights the importance of properly assessing heritage ‘significance’ for decision 

making47. NPPG also provides further definition of ‘setting’ for heritage assets48. 

3.14 NPPG highlights that what matters in assessing whether a proposal might cause harm is 

the impact on the significance of the heritage asset. Also noting that significance 

derives not only from a heritage asset’s physical presence but also from its setting. 

Proposed development affecting a heritage asset may have no impact on its 

significance or may enhance its significance. Where potential harm to designated 

heritage assets is identified, it needs to be categorised as either ‘less than substantial’ 

harm or ‘substantial’ harm in order to identify which Framework policies (paragraphs 

194-196) apply. Within each category of harm the extent of harm may vary and should 

be clearly articulated49. 

3.15 Whether a proposal causes substantial harm will be a judgment for the decision-maker, 

having regard to the circumstances of the case and the policy in the Framework. In 

general terms, substantial harm is a high test, so it may not arise in many cases. For 

example, in determining whether works to a listed building constitute substantial 

harm, an important consideration would be whether the adverse impact seriously 

affects a key element of its special architectural or historic interest. It is the degree of 

harm to the asset’s significance rather than the scale of the development that is to be 

                                                           
43 Document Reference: CDE-3 
44 Document Reference: CDE-3 - Paragraph: 002 Reference ID: 18a-002-20190723 
45 Document Reference: CDE-3 - Paragraph: 006 Reference ID: 18a-006-20190723 
46 Document Reference: CDE-3 - Paragraph: 006 Reference ID: 18a-006-20190723 
47 Document Reference: CDE-3 - Paragraph 007 Reference ID: 18a-007-20190723 
48 Document Reference: CDE-3 - Paragraph: 013 Reference ID: 18a-013-20190723 
49 Document Reference: CDE-3 - Paragraph: 018 Reference ID: 18a-018-20190723 
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assessed. The harm may arise from works to the asset or from development within its 

setting.50 

3.16 NPPG states that ‘public benefits’ may follow from many developments and could be 

anything that delivers economic, social or environmental objectives as described in the 

Framework (paragraph 8). Examples of ‘heritage benefits’ may include: sustaining or 

enhancing the significance of a heritage asset and the contribution of its setting; 

reducing or removing risks to a heritage asset; securing the optimum viable use of a 

heritage asset in support of its long term conservation.51 

The Development Plan 

3.17 For the purposes of my PoE, the Development Plan for the Appeal comprises the 

policies of the Swindon Borough Council Local Plan 2026 (adopted in March 2015)52. 

The Site is not subject to a made or otherwise emerging Neighbourhood Plan at this 

time. 

Swindon Borough Council Local Plan 2026 201553 

3.18 Policy EN5 (Landscape Character and Historical Landscape) sets out that:  

a. “Proposals for development will only be permitted when: 

- The intrinsic character, diversity and local distinctiveness of landscape within 

Swindon Borough are protected, conserved and enhanced; 

- The design of the development and materials used are sympathetic to the 

surrounding landscape; 

- Unacceptable impacts upon the landscape are avoided; and, 

- Where other negative impacts are considered unavoidable, they are 

satisfactorily mitigated.” 

b. In meeting the requirements of EN5a, applicants for development should 

demonstrate how they have taken into account Landscape Character 

Assessments and assessed the potential impact of the proposal upon the 

following attributes of the landscape: 

- existing landscape form, features, topography and character; 

- the contribution of the landscape to biodiversity and wildlife; 

- local geology and geo-diversity; 

- views, visual amenity and the landscape setting; 

                                                           
50 Document Reference: CDE-3 - Paragraph: 018 Reference ID: 18a-018-20190723 
51 Document Reference: CDE-3 - Paragraph: 020 Reference ID: 18a-020-20190723 
52 Document Reference: CDF-1 
53 Document Reference: CDF-1 
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- valuable historic and heritage areas and assets; 

- environmental amenity such as tranquillity & noise, pollution and light 

pollution; and, 

- the existing social, physical, economic and environmental roles and functions 

of the landscape at the local and strategic scale (for example as a place of 

cultural and leisure activity, living, employment and separation of settlements) 

…” 

3.19 Policy EN10 (Historic Environment and Heritage Assets) sets out that: 

a. “Swindon Borough’s historic environment shall be sustained and enhanced. This 

includes all heritage assets including historic buildings, conservation areas, 

historic parks and gardens, landscape and archaeology. 

b. Proposals for development affecting heritage assets shall conserve and, where 

appropriate, enhance their significance and setting. Any harm to the 

significance of a designated or non-designated heritage asset, or their loss, 

must be justified. Proposals will be weighed against the public benefits of the 

proposal, whether it has been demonstrated that all reasonable efforts have 

been made to sustain the existing use, find new uses, or mitigate the extent of 

the harm to the significance of the asset; and whether the works proposed are 

the minimum required to secure the long term use of the asset.  

c. Any alterations, extensions or changes of use to a listed building, or 

development in the vicinity of a listed building, shall not be permitted where 

there will be an adverse impact on those elements which contribute to their 

special architectural or historic significance, including their setting. 

d. Scheduled monuments and other nationally important archaeological sites and 

their settings will be preserved in situ, and where not justifiable or feasible, 

provision to be made for excavation and recording. Development proposals 

affecting archaeological remains of less than national importance will be 

conserved in a manner appropriate to their significance. An appropriate 

assessment and evaluation should be submitted as part of any planning 

application in areas of known or potential archaeological interest. 

e. Development within or which would affect the setting of the Borough’s 

Conservation Areas will conserve those elements which contribute to their 

special character or appearance. 

f. Features which form an integral part of a Park or Garden’s historic interest and 

significance will be conserved and development will not detract from the 

enjoyment, layout, design, character, appearance or setting of them, including 

key views into and out form, or prejudice future restoration. 

g. Any development proposal that would affect a locally important or non-

designated heritage asset, including its setting will be expected to conserve its 

significance, and any harm should be weighed against the public benefits of the 

proposal, including securing its optimum viable use.” 
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3.20 It is important to note that policy EN10 incorporates the required balancing exercise 

set out in paragraphs 194 and 196 of the Framework. 

Other Material Considerations 

National Advice / Guidance  

Department of Culture, Media and Sport Circular: Principles of Selection for Listing Buildings 

201854 

Historic England: Listing / Scheduling Selection Guides55 

Historic England: Historic Environment Good Practice Advice in Planning Note 2: Managing 

Significance in Decision Taking in the Historic Environment 201556 

Historic England: Historic Environment Good Practice Advice in Planning Note 3: The Setting 

of Heritage Assets 2017 (2nd Edition) 57 

Historic England: Advice Note 1: Conservation Area Designation, Appraisal and Management 

2019 (2nd Edition) 58 

Historic England: Advice Note 2: Making Changes to Heritage Assets 201659 

Historic England: Advice Note 7: Local Heritage Listing 2021 

Historic England: Advice Note 12: Statements of Heritage Significance 201960 

English Heritage (now Historic England): Conservation Principles: Policies and Guidance 

200861 

Swindon Borough Council: Supplementary Planning Documents (SPD) & Guidance (SPG) 

Swindon Design Guide 200662 

Conservation Areas SPG 2004 / 201163 

Listed Buildings SPG 2004 /201164 

Buildings of Significant Local Interest SPG 2004 / 201165 

Lower Wanborough Conservation Area Appraisal and Management Plan 2009 & Map66 

                                                           
54 Document Reference: CDK-4 
55 Document Reference: CDK-5 
56 Document Reference: CDK-6 
57 Document Reference: CDK-7 
58 Document Reference: CDK-8 
59 Document Reference: CDK-9 
60 Document Reference: CDK-10 
61 Document Reference: CDK-11 
62 Document Reference: CDG-8 
63 Document Reference: CDG-5 
64 Document Reference: CDG-6 
65 Document Reference: CDG-7 
66 Document Reference: CDK-2 
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Upper Wanborough Conservation Area Appraisal and Management Plan 2006 & Map67 

Liddington Conservation Area Appraisal and Management Plan 2006 & Map68 

                                                           
67 Document Reference: CDK-1 
68 Document Reference: CDK-3 
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4. Baseline Conditions: Historical Development, 

Heritage Assets and Heritage Significance 

Introduction 

4.1 This section establishes the baseline conditions for the Site and surrounding area in a 

proportionate manner and in relation to built heritage matters. This has been prepared 

in order to meet the requirements of paragraphs 189-190 of the Framework69, i.e. 

describing the significance for each of the identified heritage assets, and any 

contribution of setting (including the Site) to that significance, as a basis upon which to 

assess the likely impacts of future change as a result of Development on the Site, given 

their nature and extent.  

4.2 This appraisal commences with a summary description of the historical development of 

the Site in the context of the evolved wider settlement pattern and changing 

relationship with the wider countryside landscape. 

4.3 This is followed by my identification and confirmation of the scope of built heritage 

assets, which require consideration at the Inquiry.  

4.4 I have previously assessed the significance of each of these heritage assets, and also 

any contribution of setting to that significance, in light of relevant national criteria and 

best practice guidance / advice. This was first set out in my Heritage Statement dated 

November 201870 accompanying the original Application, and also the revised Heritage 

Statement dated March 202071 accompanying the proposed scheme amendments to 

that Application.  

4.5 I take the opportunity within this PoE to re-present and also update each of these 

statements of heritage significance for the identified heritage assets, as appropriate. 

This is in order to further assist the Inspector in understanding and appreciating the 

particular heritage interests of these assets and their sensitivities in relation to 

proposed change within their shared setting and views. 

4.6 This appraisal work has been based on an initial definition of a 2km Study Area around 

the Site, review of existing relevant published information72, desktop and archival 

research, historic map regression, and also my own on-site visual survey and analysis. 

This has been undertaken in accordance with best practice guidance and advice from 

the DCMS and Historic England.  

  

                                                           
69 Document Reference: CDE-1 
70 Document Reference: CDA-10 
71 Document Reference: CDA-10 
72 Core Document References CDK-1, CDK-2 & CDK-3; also including: Wiltshire and Swindon Historic Environment Record (HER) 

(online resource) (Extracts at Appendix 2) & Historic England’s (HE) National Heritage List for England (online resource) & 

Ordnance Survey maps 
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Historical Development 

The Site and Surrounding Area 

4.7 As found today, the Site is a roughly triangular shaped area of smaller agricultural 

fields; bounded to the south by Pack Hill and to the west by The Marsh. The boundaries 

to the north and east adjoining other open fields but with some established boundary 

planting. To the north west corner, the Site encircles Applegate House (outside of the 

Site boundary). The only built feature within the Site is Inlands Farm, also to the north 

west corner. The Site is largely surrounded by agricultural land. The topography of the 

Site is largely flat in the west part, although the village of Upper Wanborough is 

appreciably raised in height to the south east (c.1km), and the land rises more steeply 

in this direction, and along the route of Kite Hill towards the south and along Pack Hill 

towards the east. The prominent feature of the hillfort beyond the other village of 

Liddington is visible some distance to the south (c.3km). 

4.8 The wider rural landscape and countryside area of the Site, as also extends the east / 

south east of the built boundaries / infrastructure elements of the large town of 

Swindon, and encompasses the smaller settlements of Lower, Upper Wanborough and 

Liddington, is largely characterised by gently rolling lowland based on clay. A network 

of watercourses cross the area around the Site, and the historic name Wanborough 

Marsh on historic mapping nearby records the water-based and low lying nature of 

parts of this landscape within the vicinity of the Site itself. Beyond the settlement areas 

the land is primarily in use as mixed arable and pastoral. As found today, there is a 

variable field pattern including some established hedgerow / tree planting, as well as 

some much more limited woodland blocks. However, much of the traditional 

(enclosed) field pattern has been replaced by larger open fields of arable or improved 

pasture as more intensive modern farming practices have been introduced (Figure 4.1). 

4.9 Historically this part of the built development of the county is characterised by 

dispersed settlement of towns, small nucleated villages and farmsteads, and within 

these centres evidence of the use of local vernacular materials such as brick, half-

timber, stone, clay or stone tiles and or thatch. These are interlinked by key roads 

between the main towns and out of the county, and a finer network of minor or rural 

routes. This is also a county of many substantial urban centres such as Trowbridge and 

Swindon, which is itself within the near vicinity of the Site (c.500m). The coming of the 

railways in the mid-19th century led to the dramatic transformation of Swindon from 

what had been a minor hill top settlement to the largest town in Wiltshire. 

4.10 Swindon continued to expand through the 20th century, and as found today large scale 

commercial / industrial development to its edges now have a much more dominant 

impact on local and longer distance views within the surrounding landscape area to its 

east / north east. The substantial Great Western Hospital complex, for example, is a 

particularly noticeable feature in views out from the Site itself and within the south 

east side of the town. The impact of more modern and large scale transport 

infrastructure (overlaying or complementing much more ancient routes) has also been 

felt within this area, such as the main trunk road of the A419 skirting the settlement 

edge of Swindon - to the west of the Site (c.500m) - the M4 motorway a further 

distance to the south of the Site (c.1.75km), and also closer to the Site itself the now 

emerging Southern Connector Road – between the planned New Eastern Villages (NEV) 
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and Commonhead roundabout near to the Great Western Hospital. These later 

physical interventions, as well as the urbanising effects of traffic, noise and light 

pollution now form part of the character and experience of this once more isolated and 

rural area (Figure 4.1). 

 

Figure 4.1: Aerial Photograph of land south east of Swindon (2020) 

4.11 Wanborough is a distinct settlement to the east of Swindon, albeit now experienced 

within the physical orbit and influence of the activity of this nearby major town. The 

Site is located between these two established settlements. Wanborough is sometimes 

described in parts; as Lower Wanborough to the north on lower lying land, and Upper 

Wanborough to the south focussed around the hill top. Wanborough is an ancient 

village, with considerable traces of Roman occupation including Ermine Way or Street, 

which runs diagonally to the north east of the Site, and the line of the Icknield or 

Ickleton Way running through Upper Wanborough itself and the Ridgeway to the 

south. These ancient routes have influenced the surrounding settlement patterns, 

although its position on the Icknield Way suggests that the hill top position of Upper 

Wanborough was the original nucleus. The sites of several Medieval houses are 

identifiable including Cold Court with the chapel of St. Katherine, surrounded by a 

moat and close to the great fishpond; a landscape feature to the north of the Site. To 

the north east of the Site was also the former mill (now lost), of which the origins can 

be traced to the 11th century.73 There is early reference to Inlands in the 13th century 

when land was granted to endow the chapel of St. Katherine, which included the grant 

of ‘common in the marlpit at Inland’ in 1292.74 

                                                           
73 Victoria County History, A History of the County of Wiltshire: Volume 9, 1970 
74 Victoria County History, A History of the County of Wiltshire: Volume 9, 1970 
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Figure 4.2: Map of Swindon 1818 by William Stanley (approximate Site 

boundary in red)75 

 

Figure 4.3: Wanborough Parish Tithe Map 1845 (approximate area of the 

Site in red)76 

4.12 The majority of the historic buildings within the village of Upper Wanborough are of 

18th and 19th century date, although there are recorded a few earlier cottages. The 

pattern of development at the beginning of the 19th century can be seen on an 1818 

map produced by William Stanley (Figure 4.2). At this time, built development is 

focused to the east of the Parish Church of St Andrew, with a line of development 

running parallel to the west of Kite Hill. Kite Hill appears to be a major route at this 

                                                           
75 Wiltshire County Records 
76 Wiltshire County Records 
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time, but, as extant, its northern end consists only of a footpath. The Site, at this time, 

is undeveloped, and appears to be divided into field plots for agricultural use.  

4.13 The Tithe Map of 1845 for the Parish of Wanborough (Figure 4.3) provides limited 

information about the Site as the rectorial tithes were extinguished by the Inclosure 

Act of 1779, when land was allotted to the appropriators in their stead.77 As such, this 

cannot be used to determine the date of the foundation of the farmstead (Inlands 

Farm) on the Site, nor does it provide any detailed information on field enclosures or 

boundaries at this time.  

4.14 The first detailed Ordnance Survey for this area of 1882 (Figure 4.4) indicates that the 

earlier pattern of development had largely been retained. By this time, Inlands Farm 

has been established and appears to be a sizable farmstead development. There is 

some further agricultural development within the Site boundary, to the south east of 

Inlands Farm. The limits of the farmstead are unclear, and may extend to the current 

Site boundaries, although the farm may have been confined to the four parcels of land 

immediately to the south, east, north and west. As found today, the buildings at the 

steading are undistinguished and functional in construction and appearance. They 

likely date from the 20th century, and earlier established buildings may have been 

destroyed or obscured by large modern sheds.78 To the north east of the Site is low-

lying marshland, identified as Wanborough Marsh. Other rural developments have 

been established running parallel to the west of Kite Hill (east of the Site). These have 

recently been identified as 19th century farmsteads and, as extant, they have either 

been entirely destroyed or there has been a significant loss of traditional buildings.79 

 

Figure 4.4: Ordnance Survey Map 1882 (approximate Site Boundary in red) 

                                                           
77 Victoria County History, A History of the County of Wiltshire: Volume 9, 1970 
78 Appendix 2 - Wiltshire & Swindon Historic Environment Record, Wiltshire & Swindon Farmsteads Mapping Project Data: Inlands 

Farm, 2014 
79 Appendix 2 - Wiltshire & Swindon Historic Environment Record, Wiltshire & Swindon Farmsteads Mapping Project Data: Kings 

Lane Farm, Underdown Farm, Site of Outfarm East of Inlands Farm, 2014 
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Figure 4.5: Ordnance Survey Map1900 (approximate Site Boundary in red) 

 

Figure 4.6: 1947 Ordnance Survey Map - approximate Site Boundary in red 
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4.15 By the turn of the 20th century (Figure 4.5), there is very limited development outside 

of the Site boundary. The parcels of land within the Site remain consistent with those 

in the 1885 Ordnance Survey, but the pattern of hedges is less consistent, and may 

illustrate an erosion of distinct field enclosures. By the mid-20th century (Figure 4.6) 

urban expansion is evident, with Kite Hill, linking Upper and Lower Wanborough, built 

up with housing along with some smaller development within Upper and Lower 

Wanborough. However, the agricultural use and character of the wider area largely 

remained at this time. By this time there is also some built development, thought to be 

two small cottages, in the location of Applegate House as extant, but the agricultural 

buildings to the south east of Inlands Farm have been lost.  

 

Figure 4.7: Ordnance Survey Map 1978 (approximate Site Boundary in red) 

4.16 Within the next three decades, the wider context of the Site was to change 

dramatically with the rapid urban development and expansion of Swindon and the 

construction of major infrastructure to the west and south of the Site (Figure 4.7). This 

was followed by greater built development within Wanborough itself, and 

Wanborough’s once agricultural use character has today been superseded by a largely 

residential one. This change is also reflected in the wider landscape where the more 

traditional pattern of enclosed smaller fields has given way to large scale character and 

more intensive agricultural practices, such as at Inlands Farm (the Site) itself.  

4.17 Upper Wanborough is now part of the large community of Wanborough that comprises 

Upper and Lower Wanborough and the connecting 1990s residential developments 

between the two (Figure 4.8). This rapid development in the latter half of the 20th 

century has altered the character of this once rural settlement, and it is now seen as a 
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satellite or suburb outside of the immediate orbit of Swindon town. In the late 20th 

century, the field pattern of the land surrounding Inlands Farm is altered and Applegate 

House has also been constructed. Further change within this contact has been the 

further growth and development of more dispersed groups of suburban housing along 

The Marsh, such as the recently completed St Katherine’s development. 

 

Figure 4.8: Ordnance Survey Map 2020 (approximate Site Boundary in red) 

Heritage Assets 

Introduction 

4.18 The Framework defines a ‘heritage asset’ as:  

“A building, monument, site, place, area, or landscape identified as having a degree of 

significance meriting consideration in planning decisions, because of its heritage 

interest. It includes designated heritage assets and assets identified by the local 

planning authority (including local listing).”.
80 

4.19 The Framework further defines a ‘designated heritage asset’ as:  

“A World Heritage Site, Scheduled Monument, Listed Building, Protected Wreck Site, 

Registered Park and Garden, Registered Battlefield or Conservation Area designated 

under the relevant legislation.” 81 

4.20 NPPG further defined ‘non-designated heritage assets’ as: 

                                                           
80 Document Reference: CDE-1 – Annex 2: Glossary 
81 Document Reference: CDE-1 – Annex 2: Glossary 
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“… buildings, monuments, sites, places, areas or landscapes identified by plan-making 

bodies as having a degree of heritage significance meriting consideration in planning 

decisions but which do not meet the criteria for designated heritage assets. 

A substantial majority of buildings have little or no heritage significance and thus do 

not constitute heritage assets. Only a minority have enough heritage significance to 

merit identification as non-designated heritage assets.”82 

4.21 NPPG sets out that irrespective of how they are identified, it is important that the 

decisions to identify them as non-designated heritage assets are based on sound 

evidence. LPAs should make clear and up to date information on non-designated 

heritage assets accessible to the public to provide greater clarity and certainty for 

developers and decision-makers.83 

4.22 The Site itself does not contain any designated heritage assets. The Site does not 

contain any formally identified built non-designated heritage assets. The Site is located 

within the surrounding area of a number of different heritage asset types. The Appeal 

scheme has the potential to effect the understanding and appreciation of the particular 

heritage significance of a number of these heritage assets as a result of proposed 

change in the use and character of the land within the Site as part of their settings, and 

also within some shared views.  

4.23 In overview the Heritage Assets Plan at Appendix 1 identifies the designated heritage 

assets within our Study Area and also beyond around the Site. Appendix 2 provides 

further information as a gazetteer to help identify each of the identified (i.e. scoped-in) 

heritage assets; including conservation area boundary maps (provided by the LPA), List 

Entries (provided by Historic England), and extracted data from the Wiltshire and 

Swindon Historic Environment Record (herein referred to as the ‘HER’), as relevant. 

Scope of My Evidence 

4.24 I have identified that it is the significance of the following heritage assets set out in 

Table 4.1 (designated) and Table 4.2 (non-designated) that have the potential to be 

effected by the Development on Site. 

Table 4.1: Designated Heritage Assets 

Name / Address Heritage Asset Type Grade 

Upper Wanborough Conservation Area N/A 

Church of St Andrew  Listed Building I 

Disney Cottage  Listed Building II 

The White House  Listed Building II 

                                                           
82 Document Reference CDE-3: Paragraph: 039 Reference ID: 18a-039-20190723 
83 83 Document Reference CDE-3: Paragraph: 040 Reference ID: 18a-040-20190723 
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The Lynch House Listed Building II 

Wrightsbridge House Farmhouse and 

Coachhouse to east  

Listed Building II GV 

Moat Cottage  Listed Building II 

Lake Cottage  Listed Building II 

Liddington Conservation Area N/A 

Church of All Saints  Listed Building I 

Liddington Castle84 Scheduled Monument N/A 

Lower Wanborough Conservation Area N/A 

 

Table 4.2: Non-designated Heritage Assets85 

Name / Address Heritage Asset Type Grade 

Underdown Farm N/A N/A 

Kings Lane Farm N/A N/A 

Sharps Farm N/A N/A 

 

4.25 Other heritage assets within the Study Area or wider area have been scoped out 

accordingly as part of our initial desktop and subsequent site studies. This is on the 

basis that understanding or appreciation of the significance of other heritage assets 

would not be effected by the Development on Site. This takes into account the 

historical development of the wider area and its settlement / buildings, and the effects 

of more recent change in the surrounding countryside landscape, and also the 

screening or filtering effects of topography, infrastructure elements, other built form 

and or established green elements. 

  

                                                           
84 This Scheduled Monument has been included in this PoE only in so far as this relates to built heritage 

matters, the visual and experiential setting of this designated heritage asset within the wider landscape 

area, and not the archaeological resource. The archaeological implications of the Development on Site 

has been assessed by others as part of Appellant’s submissions –Archaeology PoE: Mr Roy King. 
85 These non-designated heritage assets were first specifically identified and named by the LPA as 

relevant to the Development on Site in their SoC to this Appeal (paragraph 6.13). These sites each 

appear as data entries on the Wiltshire and Swindon HER, but have not otherwise been identified as 

part any Local List or plan-making process 
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Heritage Significance and Setting 

Introduction 

4.26 It is to be noted that the Framework86 defines the ‘significance (for heritage policy)’ as:  

“The value of a heritage asset to this and future generations because of its heritage 

interest. That interest may be archaeological, architectural, artistic or historic. 

Significance derives not only from a heritage asset’s physical presence, but also from its 

setting.” 

4.27 NPPG87 further describes that heritage interest can be interpreted as: 

• “archaeological interest: As defined in the Glossary to the National Planning 

Policy Framework, there will be archaeological interest in a heritage asset if it 

holds, or potentially holds, evidence of past human activity worthy of expert 

investigation at some point. 

• architectural and artistic interest: These are interests in the design and general 

aesthetics of a place. They can arise from conscious design or fortuitously from 

the way the heritage asset has evolved. More specifically, architectural interest is 

an interest in the art or science of the design, construction, craftsmanship and 

decoration of buildings and structures of all types. Artistic interest is an interest 

in other human creative skill, like sculpture. 

• historic interest: An interest in past lives and events (including pre-historic). 

Heritage assets can illustrate or be associated with them. Heritage assets with 

historic interest not only provide a material record of our nation’s history, but can 

also provide meaning for communities derived from their collective experience of 

a place and can symbolise wider values such as faith and cultural identity.” 

4.28 The Framework88 also defines the ‘setting of a heritage asset’ as: 

“The surroundings in which a heritage asset is experienced. Its extent is not fixed and 

may change as the asset and its surroundings evolve. Elements of a setting may make a 

positive or negative contribution to the significance of an asset, may affect the ability to 

appreciate that significance or may be neutral.” 

4.29 NPPG89 further describes how setting and its contribution to significance can be 

understood and described for heritage assets. 

4.30 Historic England has also published a good practice advice note90 in respect of the 

setting of heritage assets and also views, providing detail on understanding setting, 

views analysis and the associated assessment of the impact of any changes. 

4.31 Historic England has more recently published guidance with regard to the preparation 

of statements of heritage significance, and how the proper analysis of the significance 

                                                           
86 Document Reference: CDE-1 – Annex 2: Glossary  
87 Document Reference: CDE-3 Paragraph: 006 Reference ID: 18a-006-20190723 
88 Document Reference: CDE-1 – Annex 2: Glossary   
89 Document Reference: CDE-3 Paragraph: 013 Reference ID: 18a-013-20190723 
90 Document Reference: CDK-7 
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of heritage assets should be used to inform an assessment of impacts on that 

significance as a result of proposed change.91 

4.32 Historic England has also provided further guidance for their staff (and others) on their 

approach to making decisions and offering guidance about all aspects of England’s 

historic environment92. This provides advice on how to assess the contribution of 

elements of a heritage asset, or within its setting, to its significance in terms of its 

heritage values: evidential, historical, aesthetic and communal.  

4.33 My appraisal of heritage significance recognises that historic, functional and or visual 

inter-relationships exist between a number of the identified heritage assets, for 

particular example, where a conservation area provides the key element of the setting 

of a statutory listed building that contributes to its significance. There can also be a 

close relationship between heritage interests, such as architectural and artistic in the 

physical qualities of a building for example, or historic and archaeological in 

understanding the story of a place. Accordingly, the sometimes complex and 

overlapping nature of the heritage interests of these assets, and how this contributes 

to significance, is acknowledged and articulated, where relevant. 

Listed Buildings 

4.34 Listed buildings are those buildings of special architectural interest included on a list 

compiled or approved by the Secretary of State. The principles of selection for listed 

buildings are published by the Department of Culture, Media and Sport93  and 

supported by Historic England’s Listing Selection Guides for each building type94. 

Conservation Areas 

4.35 Conservation Areas are normally designated locally, and by virtue of their special 

architectural or historic interest, the character and appearance of which it is deemed 

to be desirable to preserve or enhance. Guidance has been published in respect of 

conservation areas by Historic England, and this provides a framework for the appraisal 

and assessment of the special interest and significance of a conservation area.95 

Scheduled Monuments 

4.36 Scheduled monuments are those archaeological sites which are considered by the 

government to be of national importance. Historic England has published selection 

guides for different types of archaeological remains.96 Scheduling refers to the legal 

system for protecting nationally important monuments and archaeological remains in 

England and Wales. Its aim is to preserve the best examples of these for the benefit of 

current and future generations. These assets are added to the ‘Schedule’ (the list of 

legally-protected monuments) by the Secretary of State for Culture, Media and Sport, 

under powers contained in the Ancient Monuments and Archaeological Areas Act, 

197997. 

                                                           
91 Document Reference: CDK-10 
92 Document Reference: CDK-11 
93 Document Reference: CDK-4 
94 Document Reference: CDK-5 
95  Document Reference: CDK-8 
96 Document Reference: CDK-12 
97 Document Reference: CDD-6 
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Non-designated heritage assets 

4.37 Whilst a building may not be considered to be of national interest, national advice 

indicates that it may still carry a degree of heritage value to the community at a local 

level. Historic England have published a good practice guide to local heritage listing in 

England, which includes a commonly applied set of selection criteria used to assess the 

suitability of heritage assets for local listing. 

4.38 The LPA has published SPG in relation to the criteria used to define Buildings of 

Significant Local Interest98. This is the equivalent of local listing, although a definitive 

list of such identified non-designated heritage assets has not been published. In 

addition, other unlisted ‘key buildings of interest’ or ‘buildings of local historic interest’ 

have been identified within published conservation area appraisals for those areas 

only. 

Statements of Heritage Significance 

Conservation Area: Upper Wanborough 

Significance 

4.39 The Upper Wanborough Conservation Area Appraisal and Management Plan99 sets out 

a description of the historical development of the conservation area (page 4). This is 

not repeated here. 

4.40 The conservation area encompasses the historic core of Upper Wanborough and 

deliberately excludes two modern cul-de-sac housing developments and a row of 

modern houses on the west side of Ham Road, as well as the modern housing 

development that now bridges Upper and Lower Wanborough. This intervening 

modern development contrasts with the architectural quality and character of the 

upper and lower villages. Accordingly, the conservation area boundaries have been 

drawn relatively tightly to best reflect the historic character and edges of this village as 

found today.  

4.41 The appraisal document provides a summary of the key positive characteristics of the 

Upper Wanborough Conservation Area (page 9)100, which are: 

• “the historic street pattern and layout of the village on either side of Church Road 

including the roads leading in and out of the village 

• the rural setting of the village on a promontory above the Upper Thames valley 

with significant views of both Liddington Castle to the south and the low-lying 

plain to the north 

• the architectural and historic interest of the village’s buildings and other 

structures – in particular St Andrew’s Church (grade I); 

• the prevalent use of local materials, notably thatch and local stone; (Greenstone 
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and chalkstone) 

• the area’s trees, especially individual yews, and other greenery where this bounds 

a road or footpath.” 

4.42 The buildings of the village are dependent on the line of Church Road and the age and 

built character of the predominantly domestic properties is varied. Entering Upper 

Wanborough from the west, there is modern development and the historic nature of 

the village is not readily apparent until the more vernacular traditional buildings of 

Disney Cottage and The White House. Towards the eastern edge of the conservation 

area are more ‘polite’ architecture of higher status houses, characterised by 19th 

century development, interspersed with modern development where the junction of 

Kite Hill meets Church Road. The Calley Arms is a prominent feature of the townscape 

as a public house, where Ham Road meets Church Road, and is an example of formally 

designed architecture with a well-proportioned symmetrical façade. The 19th century 

architecture here contrasts with simpler vernacular traditions and the variation in 

architectural styles and use of materials contribute to the character of the conservation 

area. 

4.43 The character of the conservation area, partly defined by the historic street pattern 

and mix of architectural styles, is also associated with the rural origins and past 

agricultural uses of the village. Mature and growing trees mark all roads within the 

conservation area, and most properties have green front gardens and well maintained 

grass and landscaping throughout. 

4.44 Overall, the significance of this conservation area derives from a combination of its 

(heritage) archaeological, historic, architectural and also artistic interests. The 

archaeological resource and historical development of this settlement area is recorded 

in its physical layout, defined green spaces and built form; its architectural / artistic 

interest is invested in both singular and groups of surviving historic buildings / 

structures and also its distinctive character and appearance that has created a sense of 

place and local distinctiveness  

Contribution of Setting and the Site 

4.45 The wider “landscape setting” of Upper Wanborough is described in the Appraisal 

document (pages 5-6), including the role played by views in understanding and 

appreciating that past and present context for this historic settlement. It’s setting 

within open countryside on a promontory overlooking the low-lying clays of the Upper 

Thames valley plain is discussed, as is the character of chalk downland and the North 

Wessex Downs AONB to its southern side. With regard to views from and to the 

conservation area, the Appraisal document101 states that: 

“… Views out of the conservation area reinforce Upper Wanborough's distinct location 

between rolling chalk downland and level plain. There are good views to the north from 

the public footpath between Wheelwrights and The Cottage, and from the western end 

of Church Road (in particular, from beside the Grade II listed property The White House, 
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No 46 Church Road). Southwards there are open views of Liddington Castle and the 

downs from the environs of the church. 

From outside the conservation area the church is a landmark, especially as one 

approaches along Pack Hill and Ham Road. It is also a prominent feature viewed from 

the north-east along Stratton Road, Lower Wanborough. Within the village it is highly 

visible from parts of Church Road and The Lynch Field …” 

4.46 The Appraisal document is accompanied by a published map of the conservation area 

boundary and other identified characteristic features (included at Appendix 2). 

“Important views” are identified on this map, including a view from the rear of 

properties on the north side of Church Road looking north east and towards the Site, 

and also other views across the wider countryside setting of this village looking south 

and south west from the south western edge of this built settlement. 

4.47 To the north of the conservation area, its setting is characterised largely by more 

modern residential development, which has begun to link Upper and Lower 

Wanborough. The Appraisal document (page 5) notes that this has affected the 

landscape setting of the conservation area from that historic, although the positioning 

of such built development on lower lying ground below the hilltop village is recognised 

as having limited its visual impacts to some degree. This modern development area 

does not contribute positively to the significance of this heritage asset, but are clearly 

later interventions that at best have a neutral effect on the understanding and 

appreciation of the historic development and character of this settlement.  

4.48 The interchange of views with the prevailing rural character of the open green land to 

the west, south and east of the boundaries of this hilltop village, as well as the more 

vernacular or traditional buildings within, supports an understanding and appreciation 

of the historic importance and link between agriculture and the origins and 

development of the village. Although outside the conservation area boundary, 

evidence of historic rural farmsteads to the edge and surroundings of the village also 

attest to the pre-20th century extent of its development and uses. The green and open 

character of this largely rural landscape within the wider setting of the conservation 

area contributes to the understanding and appreciation of the significance of this 

heritage asset, and in particular is historic interest, albeit to a lesser degree its 

architectural interest in local views. 

4.49 It should be recognised, however, that this is not an area of the wider setting of the 

conservation area that remains intact historically, nor retains its past more isolated 

rural location and character. The surrounding area has experienced significant change 

over time as a result of changing agricultural practices for the land, and in particular 

the effects of suburban evolution and expansion within and around (both Lower and 

Upper) Wanborough and its outlying hamlets, and also that of the built elements and 

infrastructure of the much larger town of Swindon that can be observed further to the 

west.  

4.50 As found today, the Site is one part of this extended historical agricultural landscape 

and wider setting of this village and its conservation area at its historic core. It is 

located a distance of c.400m to the north west of the nearest part of the conservation 

area boundary. The Site itself retains very limited heritage interest; including modern 
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farm buildings that would likely have replaced an earlier steading, and a layout of now 

larger fields reflecting more modern agricultural practices rather than the traditional 

smaller and more complex field pattern seen elsewhere within the surrounding 

countryside. Distance and the presence of elements of intervening mature vegetation 

(subject to season change that affects the extent of leaf cover) and also some built 

development does effect inter-visibility between the edges of the conservation area 

and the Site. However, the elevated position of the west side of the settlement (up 

Pack Hill and Kite Hill) allows for a number of shared views between, and across, the 

Site and the village (including its landmark Parish church). Accordingly, the Site is one 

element of the much wider countryside setting of the conservation area that 

contributes to some limited degree to the understanding and appreciation of its 

significance. This relates primarily to the historic interest of the conservation area, and 

to a lesser degree its architectural interest as seen in local views. 

Listed Building: Church of St Andrew, Upper Wanborough 

Significance 

4.51 The Parish Church of St Andrew is a grade I listed building, which is located c.650m to 

the south east of the nearest boundary of the Site (on Pack Hill). This is a local 

landmark both historically and visually, and a focus of the historic settlement that 

surrounds it at (Upper) Wanborough and its hilltop location. The List Entry (published 

by Historic England102) confirms designation at grade I, which identifies this as a 

building of exceptional interest in the national context. 

4.52 This listed building’s significance is primarily derived from its age, historical 

development and architectural / aesthetic qualities, and its survival as a relatively 

unaltered Medieval Parish church from the 14th and 15th centuries in the Gothic style. 

Much earlier origins are also attested physically / visually by the survival of a Norman 

font and some re-used stones in the walls of the nave.103 Its significance is invested in 

this combination of its archaeological, architectural and artistic, and historic interests. 

The three stage crenelated tower at the west end, and stone spirelet to the east, 

distinguish the church as a local landmark and create a distinctive silhouette in both 

local and some longer distance views, which is of both architectural and historic 

interest. Additionally, it is unusual for a church to have both a tower and a spire, and is 

believed to be only one of three example of this pattern in the country. The interior of 

the building is also high-quality, with intricate and elaborate details, amplified by some 

surviving 15th century wall paintings and 14th century (and later) stone monuments. The 

principal historic interest of the building is derived from its use, status and continuation 

of the site as a historical place of worship, forming the oldest surviving element of the 

core of the village settlement Upper Wanborough, and Wanborough more widely.  

Contribution of Setting and the Site 

4.53 Primarily, the heritage significance and interests of this grade I listed building is 

invested in its use and surviving historic form, fabric, features and character as an 

ancient church site and structure, and to a much lesser degree its wider countryside 

setting beyond the edges of Upper Wanborough. The more immediate setting of the 

church (including the historic churchyard and village approach from Church Road to the 
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east) is also from where its exceptional heritage interests can be best appreciated and 

understood as part of its setting. 

4.54 The church occupies a commanding position within Upper Wanborough village, and on 

a defined hill within the wider landscape with the ground falling away steeply to the 

south and west. It is not, however, situated directly at the core of the settlement to 

which is central to its significance as a Parish church, and rather lies on the south 

western edge of Upper Wanborough. This listed building falls within the boundaries of 

the conservation area for Upper Wanborough, which is an overlapping heritage asset 

designation that contributes positively to its significance as part of its local setting and 

historic settlement context. The use and character of Upper Wanborough itself has 

changed and evolved substantially over time, including the more modern growth and 

built development of this village, including housing to the north of the church, and also 

suburban expansion between the once more clearly defined settlements of Upper and 

Lower Wanborough; effectively creating one larger built development in modern 

times.  

4.55 Although the built development of the village has intensified and expanded in the 

modern period, remaining open land to the west and south of the higher position of 

the church preserves this aspect of its wider historic setting within the surrounding 

countryside area. This location and also elevation at the south west edge of the 

settlement means that the churchyard has relatively open views towards the wider 

landscape, including looking south towards the other historic village of Liddington (and 

also longer views towards the more ancient Liddington Castle hillfort). Shared local and 

longer distance views – both to and from the church and churchyard, and the open 

green character of the surrounding countryside – is an aspect of the wider or extended 

setting of this heritage asset that contributes to the understanding and appreciation of 

its significance; in particular its historic interest as a focus of a village with rural and 

agricultural origins and context. Its local landmark status atop the hill and within Upper 

Wanborough can still be appreciated in these views, and also further reinforces the 

past stronger connections between this village and the wider working agricultural 

landscape that it would have depended upon. This contribution to significance relates 

primarily to the historic and architectural interest of this heritage asset. 

4.56 As found today, the Site is one part of a much wider historical agricultural landscape 

and setting of this listed church and its village settlement. Distance and the presence of 

elements of intervening mature vegetation and built development does effect inter-

visibility between the listed church and the Site. However, the elevation of the church 

site, and also the scale and distinctive profile of this historic building itself, allows for 

shared views between and across the Site and this local landmark to its east, and also 

looking back from the churchyard westwards across the wider landscape context of the 

Site towards the urban edge and built infrastructure of Swindon in the further distance. 

Accordingly, the Site is one element of the much wider countryside setting of this listed 

building that contributes to some limited degree to the understanding and 

appreciation of its significance and in particular both its historic and architectural 

interest. 
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Listed Buildings: The Lynch House, Disney Cottage and The White House (3no) 

Significance 

4.57 The Lynch House, Disney Cottage and The White House are three individual grade II 

listed buildings, which are all located within the boundaries of the Upper Wanborough 

Conservation Area and also in relatively close proximity to each other off Pack Hill / 

Church Road. They are located between c.475-525m to the south east of the 

boundaries of the Site itself. The published List Entries identify each of these heritage 

assets (published by Historic England104). 

4.58 The older two of this group of three domestic buildings – Disney Cottage and The 

White House - are of historic and architectural / artistic interest as representative and 

attractive examples of the vernacular building traditions of the area. This is invested 

primarily in their built form and fabric, use of local materials and construction 

techniques. Both The White House and Disney Cottage are examples of 18th century 

timber frame construction, also with thatched roofs. The more Classically inspired 

proportions, brick faced elevations and slate hipped roof of the Lynch House is of a 

more ‘polite’ and not vernacular architectural character, which also relates to its more 

recent history as dating from the early / mid 19th century. Its significance again derives 

from a combination of historic and architectural / artistic interest. There is evidence of 

various later additions to all three listed buildings, although these have tended to 

respect the original form and character. 

Contribution of Setting and Site 

4.59 Historically, each of these three buildings formed part of the outlying and more 

dispersed built development of Upper Wanborough at its western edge; and each 

dependant on the spine route through the village of Church Road that connected to 

Pack Hill descending from this hilltop towards the west. The immediate settings of each 

of these listed houses, and their more closely confined domestic or garden curtilages, is 

from where their historic and architectural / artistic interests can be best appreciated 

and understood, as found today.  

4.60 The later house The Lynch House occupies a more enclosed curtilage and position on 

the south side of Church Road, and is also its principal frontage is orientated south 

west. Whereas, The White House and Disney Cottage are both located on the north 

side of this road, and occupy more open sites allowing public views to appreciate their 

historic forms and characters directly from Church Road. The positioning of both these 

older cottages on the north side of the road and hilltop also enables more extensive 

views between these listed buildings and the open green landscape area immediately 

to the north and west beyond the village boundary. 

4.61 There would have been a stronger historical, and also to some degree functional, link 

between all of these buildings and the wider working agricultural landscape of this 

around the village, and upon which this settlement would have depended on in the 

past. The vernacular character of the older two cottages underline this connection, and 

also the recorded past farmhouse use of later 19th century The Lynch House (at the 

centre of the former Lynch Farm). Accordingly, where the open green character of rural 

fields, hedgerows and copses can be viewed from, or in conjunction with, these listed 
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buildings, this aspect of their shared wider setting makes a contribution to the 

understanding and appreciation of their significance, and in particular their historic 

interest, albeit to a lesser degree architectural interest. This context has changed and 

evolved over time, however, including as a result of increasing built development 

within Upper Wanborough in the modern period and within the context of each of 

these listed buildings, and also the erosion of past functional links between these 

buildings and the wider working agricultural landscape of the village. 

4.62 There is some difference in this past relationship between the two older cottages The 

White House and Disney Cottage and their countryside context beyond the village and 

that relating to the later 19th century The Lynch House, and also how legible or 

appreciable that connection is as found today for these listed buildings. Subject to the 

seasonally changing screening and or filtering effects of existing intervening mature 

vegetation, longer views can be interchanged between The White House and Disney 

Cottage and the open green fields to their north and west (including to some degree 

the Site itself). For The Lynch House on the south side of Church Road, this other listed 

building was built later and the ‘polite’ house frontage orientated looking to the south 

west and across the rural area that most likely would have included the land previous 

owned and or worked by this former farmstead. Here (to the south of the line of the 

route of Pack Hill) we have a more historically intact pattern of smaller and complex 

fields and treed boundaries, relative to the modern farm buildings and agricultural land 

within the Site itself. 

4.63 The Site’s role as part of a once much more extensive historical agricultural landscape 

and wider setting of Upper Wanborough village contributes to some limited degree to 

the understanding and appreciation of the significance of both and each of the listed 

buildings The White House and Disney Cottage. Again principally as this relates to 

historic interest and to a lesser degree architectural interest. The legibility of this past 

relationship and significance is supported by the interchange of longer distance views 

between and across the Site and these historic cottages from the elevation of this 

village. 

4.64 The later built farmhouse The Lynch House does not appear to enjoy any direct links of 

use and or ownership historically with the Site itself, which now has a more modern 

agricultural character as a result of later changes to the farmstead and amalgamation 

of once smaller fields. Although the Site does form part of an extended countryside 

context for the village, it is more remote in distance from this listed building, and any 

shared views are either orientated away or otherwise largely screened by intervening 

existing built form and or green elements. The Site is not an element of the wider 

setting of this listed building (The Lynch House) that makes any particular contribution 

to the understanding or appreciation of its significance or heritage interests, as found 

today. 

Listed Building Group: Wrightsbridge House Farmhouse and Coachhouse to the East 

Significance 

4.65 Wrightsbridge House Farmhouse and Coachhouse to the east comprise a defined group 

and designated grade II listed building, as set out in the List Entry (published by Historic 
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England105). This listed building is located to the north east of the Site; c.450m from the 

nearest point of the boundary of the Site.  

4.66 The principal listed building has historic, architectural and artistic interest as a 

representative and attractive example of an early 19th century domestic building and 

farmhouse, situated towards the edge of the settlement of (Lower) Wanborough. 

Although now in domestic use, this building and also its identified coach house would 

have formed part of a wider farm complex historically, which would also have attested 

to the predominant agricultural character and use of the wider area at the time of its 

construction. The domestic proportions, and use of red brick and slate building 

materials, illustrates to some degree changing architectural styles, tastes and 

innovation at this time, and a shift away from earlier vernacular forms and 

construction; as an example of ‘polite’ architecture. This new style may also represent 

the greater prosperity of the owner / resident in this period. The ancillary coach house 

to the east of the main house itself also further indicates the past prosperity of former 

owners, and so contributes further historic and some lesser architectural interest to 

the group.  

Contribution of Setting and the Site 

4.67 Historically, Wrightsbridge House Farmhouse appears to have formed part of one of 

three distinct farmsteads running parallel to Wanborough Road to the west; of which 

Wrightsbridge was the most southerly. These buildings would historically have stood at 

the centre of a defined steading, and also within a wider context of working 

agricultural landscape of fields to the north side of The Marsh, which the resident / 

tenant would have owned or otherwise controlled. It is from within this core steading 

and immediate curtilage that the heritage interests of the listed farmhouse and coach 

house are now best appreciated and understood. Although aspects of setting 

contribute to the significance of this heritage asset, its heritage interest is primarily 

invested in the physical form and fabric of the buildings. 

4.68 The original farmhouse use clearly demonstrates that in the past there would have 

been a stronger functional, and also ownership, link between this listed building group 

and the wider working agricultural landscape. Accordingly, where the open green 

character of rural fields, hedgerows and copses can be viewed from, or in conjunction 

with, the listed farmhouse, this aspect of its wider setting makes a contribution to the 

understanding and appreciation of its significance. This contribution relates principally 

to their historic interest, but also to a lesser degree architectural / artistic interest. As 

found today, the more intact of these rural landscape elements lie principally to the 

west, north and east of the steading, including the view and approach looking north 

along the more modern access lane from The Marsh to the main frontage of this 

house. It is understood that the farmland in the control of this house lay to the north of 

the line of The Marsh historically, which would again tie these areas of rural landscape 

more closely to the farmstead. These elements of setting are stronger contributors to 

significance in relative terms. 

4.69 Further study of historical maps indicates that this farmstead was in the 19th century 

approached / accessed from the south east, and it was in the 20th century that the 
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present lane running directly north-south from The Marsh was established. Similar to 

historical development of the other listed buildings of Moat and Lake Cottage further 

to the west, this farmstead formed part of a dispersed settlement of other houses, 

cottages and steadings within the settled area known as ‘Wanborough Marsh’ (to the 

north of the present day The Marsh). Again, the once more isolated and rural character 

and use of the surrounding area changed considerably from the later 20th onwards. 

Agricultural practices have evolved, as demonstrated by the later amalgamation of 

earlier established smaller and complex field patterns, and the residential use of the 

local area has become more dominant within the built expansion of (Lower) 

Wanborough, as well as further built development within the area of (former) 

Wanborough Marsh and Burycroft, including a recent housing immediately to the 

south of this listed building.  

4.70 As found today, the Site is one part of a much wider historical agricultural landscape 

and wider setting of this listed building. The local topography is relatively flat, and the 

presence of intervening mature vegetation along field / lane boundaries, as well as 

established built residential development, limits or otherwise presents inter-visibility 

between the listed building and the Site itself, which lies c.450m to the south across 

The Marsh and at its nearest point. It is the more historically intact and closer field 

pattern to the west, north and east of this listed building that make a greater 

contribution to its heritage significance; particularly where this land would most likely 

have been linked directly through past ownership and or function as part of a working 

farm. The Site itself, by comparison, is divorced historically in a functional sense, also 

has a more modern agricultural character as a result of later changes this this land and 

its buildings, and shared views are largely screened or otherwise filtered by distance 

and the effects of intervening existing built form and or green elements. The Site is not 

an element of the wider setting of the listed building group that makes any particular 

contribution to the understanding or appreciation of its significance or heritage 

interests, as found today. 

Listed Buildings: Moat Cottage and Lake Cottage (2no) 

Significance 

4.71 Moat Cottage is a grade II listed building, which is located c.150m to the north of the 

northernmost boundary of the Site, across the road The Marsh. The List Entry 

(published by Historic England106) identifies this heritage asset. Lake Cottage is also a 

grade II listed building, which immediately adjoins the property of Moat Cottage to the 

north east. The List Entry107 also identifies this other heritage asset. These closely 

neighbouring listed buildings are both vernacular domestic properties, which have a 

degree of shared history, and also comparable built character and setting. They share 

heritage interests and group value; as part of their individual significance. 

4.72 Moat Cottage has historic and architectural, but lesser artistic, interest as an attractive 

example of the vernacular building tradition of the local area; invested primarily in its 

physical form and fabric, and the well-established use of local materials and 

construction techniques. The core of the building is of timber frame construction, and 
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reported to be of a probable 17th century date. The outer walls are of random rubble 

construction, rendered and painted white, and the roof is thatched. There are some 

later (19th century) additions to the building, which otherwise respect the original 

character of the building. Although now in purely domestic use, the building would 

have historically have been more integrated into the surrounding working agricultural 

character and uses of the area. The name of the cottage was likely taken from the 

previous existence of a moated site to the north west of the cottage; associated with 

the Medieval Cold Court.  

4.73 Lake Cottage also holds historic, architectural and some degree of artistic interest as an 

attractive example of the domestic vernacular building tradition of the area; again 

invested primarily in its physical form and fabric. The core of the building is of timber 

frame construction, and of a probable 17th century date. There is one central chimney, 

and the outer walls are of random rubble construction, but with a red and blue brick 

façade, and the roof is again thatched. The brick façade is of a more ‘polite’ 

architectural style relative to its neighbour Moat Cottage, but which adds further 

variety and interest to this domestic site. There are some later additions to the 

building, which respect the original character of the building, again likely undertaken as 

part of 19th century improvements to both properties.  

Contribution of Setting and the Site 

4.74 The significance of both these heritage assets is primarily invested in their physical 

form and fabric, and to a much lesser degree their evolved setting. Both neighbouring 

listed buildings enjoy group value and share heritage interests in terms of their 

historical development, architecture and aesthetic values. They also have a very similar 

relationship with their settings and the surrounding area. Accordingly, the contribution 

of the setting of each of these heritage assets to their significance is described 

concurrently.  

4.75 The immediate settings of both Moat Cottage and Lake Cottage, and its more closely 

confined domestic curtilage, is from where their principal heritage interest as 

representative examples of traditional vernacular buildings for this area can be best 

appreciated and understood. In the past there would have been a stronger functional, 

and also potentially ownership, link between the residents, fabric and features of each 

of these cottages and the wider working agricultural landscape of this area. 

Accordingly, where the open green character of rural fields, hedgerows and copses can 

be viewed from, or in conjunction with, these listed buildings, this aspect of their 

shared wider setting makes a contribution to the understanding and appreciation of 

their significance. This contribution relates principally to their historic interest, but also 

to a lesser degree architectural and artistic interest. As found today, these more intact 

countryside elements and stronger contributors to significance lie principally to the 

west, north and east of the cottage group. 

4.76 Study of historical maps indicates that this cottage group was in the 19th century 

approached / accessed from the west and the site of the former Wanborough Mill 

(now lost). This may indicate a closer functional and or ownership link between these 

buildings historically. It was in the 20th century that the present access lane from The 

Marsh to the south of these cottages was consolidated. Into the 20th century these 

cottages formed part of a dispersed settlement of other cottages and farmsteads to 
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the north of lane now known as The Marsh; also referred to on older maps as 

‘Wanborough Marsh’. The once more isolated and rural character and use of the 

surrounding area changed considerably in the later 20th and early 21st century. Such 

change has been effected by the suburban evolution expansion of the nearby 

settlement of (Lower) Wanborough to the south east, and also that of the much larger 

town of Swindon further to the west. Closer by, the smaller hamlets of (formerly) 

Wanborough Marsh to the south, and also (formerly) Buryscroft Row to the east, have 

grown in a piecemeal manner during this period, including the development of a new 

housing estate immediately to the south of these listed buildings (St Katherine’s Place). 

4.77 As found today, the Site is one part of a much wider historical agricultural landscape 

setting for this listed building group. The northernmost edge of the Site, which includes 

modern farm buildings and layout of now larger fields, is located c.150m to the south 

of these heritage assets, and across the dividing line of the lane of The Marsh. The local 

topography is relatively flat, and the presence of intervening mature vegetation along 

field / lane boundaries, as well as established built residential development, limits or 

otherwise presents inter-visibility between the listed buildings and the Site.  

4.78 Again, it is the more historically intact, closer and also more visible field pattern and 

other rural landscape or built elements to the west, north and east of these listed 

buildings that make the greater contribution to their significance. The Site itself, by 

comparison, does not appear to enjoy any direct links of use and or ownership 

historically, now has a more modern agricultural character as a result of later changes 

to the farmstead and amalgamation of once smaller fields, is more remote in distance 

from the cottages, and shared views are largely screened by intervening existing built 

form and green elements. The Site itself is not an element of the wider setting of either 

of these listed buildings that make any particular contribution to the understanding or 

appreciation of their significance or heritage interests. 

Conservation Area: Liddington 

Significance 

4.79 The Liddington Conservation Area Appraisal and Management Plan108 sets out a 

description of the historical development of the conservation area (page 2). This is not 

repeated here in full. In summary, this Parish has been an area of settlement since the 

earliest times, with the ancient Ridgeway traversing north of the village and the Iron Age 

hillfort Liddington Castle overlooking the village to its south. Liddington is recorded in 

the late Saxon period, around 940, and the Domesday Book of 1086 refers to the 

settlement as Ledenstone. Liddington was still a fairly prosperous parish in the 14th 

century. Historically, Liddington’s economy was related to agriculture, although the 

character is now generally residential. In 1939, the area around the parish church was 

severed from the body of the village by the construction of a bypass.  

4.80 The conservation area designation captures the historic core of Liddington village around 

the two distinct focusses of All Saints Church and the Green (to the south west of the 

bypass), and Liddington Manor and the village’s historic street pattern including The 

Street, Bell Lane and Ham Road to the east side. It is noted in the Appraisal document 

that the conservation area boundary extends a short way out of the village along Ham 
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Road in order to protect this green approach to the village (page 4). A field north of 

manor Farm House was also added to protect traces of early settlement earthworks and 

some uncharacteristic 20th century development is also include to enclose the more 

distinct elements of the conservation area.  

4.81 The Appraisal document provides a summary of the general characteristics of the 

Liddington Conservation Area (page 6)109, which are: 

• “the historic layout and street pattern of the village; 

• the rural setting of the village in a pastoral landscape with significant views of 

both Liddington Castle and the Thames Valley; 

• the architectural and historic interest of the village’s buildings and other 

structures – in particular All Saints’ Church (Grade I) and Liddington Manor 

(grade II*); 

• the use of local materials, notably thatch and local stone; 

• Liden brook and the area’s water springs; 

• the area’s trees and other vegetation especially where this bounds a road or 

footpath; 

• stone boundary walls; 

• the special archaeological interest of settlement earthworks, probably Saxon, on 

the edge of the present-day village.” 

4.82 This conservation area has been further defined as having three separate character or 

sub-areas, which include the area around Church Road / The Green (1), Liddington 

Manor (2) and the village development surrounding The Street, Bell Lane and Ham 

Road (3). The Church Road / The Green area is defined by the Medieval Parish church 

of All Saints and has a distinct historic character derived from historic buildings, 

including those directly related to the church (the rectory and school), as well as a 

number of smaller vernacular character cottages. This area is also defined by the walls 

of local stone along the raised banks of the south side of Church Road, mature 

churchyard yews overhanging the lane and the influence of the local landmark 

presence of the church. This sub-area is located to the south west / west side of the 

village and across the physical divide of the 20th century bypass (Purley Road). 

Liddington Manor is a small Jacobean manor house that stands in its own grounds, 

which includes some fine specimen trees and shrubs, a lake and ponds that served a 

former mill. It also has a long thatched stable block. This sub-area is located to the east 

side of the village. 

4.83 The Street, Bell Lane, Ham Road and the footpath beside Liden Brook comprise the rest 

of the village’s early street pattern (or sub-area); forming the core of the village to the 

north east of the modern bypass. The Street forms the central spine of the 

conservation area, off which the other routes run. These roads are generally narrow 
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and un-kerbed with a leafy, rural character with hedgerows and trees lining their 

routes. Built development is varied and there is no strong cohesive style or period, and 

there is a variety of vernacular traditions such as the 18th century thatched cottage to 

the east end of The Street. The Green was formerly a triangular open space, 

presumably a village green, but the area is now private and fenced gardens have now 

replaced the original green. Lidenbrook, a modern residential development, is 

uncharacteristic of the conservation area; however, the low height of built form here 

means it has a neutral impact on the more historic core.  

4.84 Overall, the significance of this conservation area derives from a combination of its 

(heritage) archaeological, historic, architectural and also artistic interests. The 

archaeological resource and historical development of this settlement area is recorded 

in its physical layout, defined green spaces and built form; its architectural / artistic 

interest is invested in both singular and groups of surviving historic buildings / 

structures and also its distinctive character and appearance that has created a sense of 

place and local distinctiveness  

Contribution of Setting and the Site 

4.85 The “landscape setting” of Liddington is described in the Appraisal document (pages 2-

3). The conservation area lies within the North Wessex Downs AONB with the north-

facing chalk scarp of the Marlborough Downs rising sharply to the landmark feature of 

Liddington Castle further to the south. There are extensive views from within the 

village to the hillfort of Liddington Castle southwards, as well as to the other nearby 

historic village of Upper Wanborough to the north, particularly long distance views 

towards the silhouette of the local landmark Church of St Andrew at its edge. The 

Appraisal document notes that (page 3)110: 

“These, and other, views out of the conservation area to local landmarks and the wider 

landscape reinforce the conservation area’s distinct identity as a historic settlement 

between chalk downland and low lying plain.” 

4.86 The past more isolated and historic rural character of this wider setting of the village 

has been somewhat eroded by major 20th century transport infrastructure, including 

the bypass that now separates key elements of the conservation area, as well as the 

M4 further to the south. These are not elements of the setting of the conservation area 

that contribute positively to its significance. The effects of suburban expansion has 

been less marked in Liddington compared with Wanborough, however, to its north east 

20th century ribbon development along Ham Road has somewhat blurred the once 

distinct boundary between these two historic settlements. Longer distance views out 

from Liddington to the north west also now appreciate the proximity and scale of the 

modern large town of Swindon, including the local landmark presence of the modern 

Great Western Hospital beyond the A419.  

4.87 However, the traditional pattern of fields with treed boundaries and their outlying 

farms (such as Glebe, Medbourne, and Hill Farms) within the surrounding area still 

attest to the past prevailing agricultural use and character beyond the boundaries of 

Liddington village. Overall, the interchange of views between this elevated settlement 

and the prevailing green and open character of a largely rural landscape within the 
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wider surrounding area of the setting of this conservation area contributes to the 

understanding and appreciation of its significance as a heritage asset. This contribution 

principally relates to the historic interest (and to a lesser degree architectural) of this 

heritage asset as a village with rural origins, and feature of local views within the 

landscape. 

4.88 The Appraisal document is accompanied by a published map of the conservation area 

boundary and other identified characteristic features (included at Appendix 2). 

“Important views” are identified on this map, including a view from the open land 

outside the designated area at the west end of The Street (north side and at the 

junction with the Purley Road bypass) looking north east towards modern Swindon 

below this vantage point. Other views are identified that look out across the wider 

countryside setting of this village from its southern built edge; looking south and south 

east, including towards the landmark Liddington Castle. 

4.89 The Site itself is located a distance of c.1.2km to the north of the nearest part of the 

conservation area boundary, and the Site forms part of the very extensive countryside 

setting of this historic village. However, it is remote in distance away to the north, and 

the extent and penetration of longer distance views shared between this Site and the 

village across the surrounding countryside are moderated to a high degree by this 

separation, topography, and also the screening and or filtering effects of intervening 

green elements. The Site is a minor element of the wider setting of this conservation 

area, and not an element that legibly makes any particular contribution to the 

understanding or appreciation of its significance or its heritage interests, as found 

today.  

Listed Building: Church of All Saints, Liddington 

Significance  

4.90 The Church of All Saints is a grade I listed building, which is located c.1.5km to the 

south of the nearest boundary edge of the Site. This is a local landmark both 

historically and visually, and a focus of the historic settlement that surrounds it at 

Liddington village (which is also a conservation area designation). The List Entry 

(published by Historic England111) confirms designation at grade I identifies this as a 

building of exceptional interest in the national context.  

4.91 This listed building is of archaeological, historic, architectural and also artistic interest 

as a rich and attractive example of a Medieval Parish church with 13th century origins. 

These heritage interests combine to describe its significance as a heritage asset. 

Architecturally / aesthetically, the embattled three-stage west tower with diagonal 

buttresses, which is a local landmark within the village and beyond, dates from the late 

15th or early 16th century112 and demonstrates ongoing development of the church over 

time, and also can be seen as a sign of prosperity and or benefaction at that time. 

However, a comprehensive ‘restoration’ of the church by the architect C.E. Ponting in 

the later 19th century has made it more difficult to distinguish how many of its features 

are original to these earlier phases. The interior is also high quality, although the 

majority of the furnishings are again of the 19th century in date. Most notable among 
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the church furnishings that survives from the earlier period is the circular font bowl of 

c.1200. The principal historic interest of the building is derived from the status and 

continuation of the site as a historical place of worship, forming the oldest surviving 

element of the core of Liddington village. 

Contribution of Setting and the Site 

4.92 Primarily, the significance of this grade I listed building is invested in its use and 

surviving historic form, fabric, features and character as an ancient church site and 

structure, and to a much lesser degree its wider countryside setting beyond the 

confines of its churchyard, church grouping and the edges of the settlement of 

Liddington. This more immediate setting of the church (including the historic 

churchyard and related grouping of rectory and school) is also from where its 

exceptional heritage interest can be best appreciated and understood as part of its 

setting. 

4.93 The Church of All Saints occupies a distinctive position within the village Liddington, on 

raised ground to the south of Church Road. Comparable in some ways to the historical 

development of the nearby settlement of Upper Wanborough, this church is not, 

situated at the core of the village its serves but rather lies distinct and as part of its 

own defined built grouping to its south western edge. Historically there has been an 

element of separation where the built development of the village was historically 

focused around The Street to the north east of this listed building. This separation was 

underlined in 1939 when the area around the church was severed from the body of the 

village by the construction of a bypass (Purley Road), which greatly altered the context 

of the church as it was effectively cut off from the majority of the village.  

4.94 There is particular historic and architectural / artistic interest in the building grouping 

here, including the church itself, school and rectory. These represent different phases 

of development, and are of different periods and architectural styles, but relate to the 

past location of the church as the centre of the village community. This group of 

buildings has a positive contribution to the significance of the listed building and its 

surrounding graveyard, and again is best appreciated as part of this group and 

immediate setting. 

4.95 The location of the church on the edge of the settlement, and also its elevation, means 

that there exist some open and longer views out from the churchyard towards the 

wider countryside context; particularly southwards (including views towards the 

distinctive landscape feature of Liddington Castle on the skyline). Shared local and also 

longer distance views – both to and from the church and the open green character of 

the surrounding countryside – is an aspect of the wider setting of this heritage asset 

that contributes to the understanding and appreciation of its significance. This 

contribution relates principally to its historic interest as a focus of a village with rural 

and agricultural origins and context, and also to a lesser degree architectural interest 

as a distinctive and attractive feature in views. Subject to the screening effects of 

seasonal leaf cover, its local landmark status can also be appreciated as part of 

Liddington village in some longer distance views from lower lying land to the north 

(against the dominating backdrop silhouette of Liddington Castle), which again 

underlines the past relationship (i.e. historic interest) between this village and the 

wider working agricultural land. The construction of the major infrastructure element 
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of the M4 to the south of the village has since changed this once more isolated and 

rural context to some degree, albeit more so from noise impacts than visual 

disturbance. 

4.96 The Site itself forms part of a very extensive rural setting of the listed church and its 

village, is located a distance of c.1.5km away to the north, and any of the long distance 

shared views across the surrounding countryside to the south are screened, filtered or 

otherwise challenging to discern due to the effects of intervening existing built form 

and or green elements. The northern edge of the churchyard itself is heavily treed, and 

towards the existing buildings off Church Road, which otherwise limits longer views out 

from this vantage point towards the Site. The Site is a very minor element of the wider 

setting of this listed building, and not an element that makes any particular 

contribution to the understanding or appreciation of its significance or heritage 

interests, as found today.  

Scheduled Monument: Liddington Castle 

Significance 

4.97 This assessment of the significance of this monument draws from the information 

included in the detailed List (scheduling) Entry113, and relates specifically to built 

heritage matters and not the archaeological resource. It is recognised that the 

significance of this heritage asset derives primarily from its archaeological interest, and 

is also invested in its historic interest as a local landmark feature. 

4.98 Liddington Castle is an example of a slight univallate hillfort; an oval enclosure 

following the natural contours of the hill and enclosing an internal area of 

approximately three hectares. The hillfort consists of an inner bank measuring 

approximately twelve metres across, a surrounding ditch up to eighteen metres wide 

and a counterscarp bank standing up to six metres high above the ditch. There is one 

original entrance located on the eastern side. Also included in the scheduling is a pillow 

mound; a pillow-shaped, flat topped rectangular mound often surrounded by a shallow 

ditch used to farm rabbits. This is located on the south eastern side of the monument 

adjacent to the counterscarp bank.  

4.99 Slight univallate hillforts date to between the Late Bronze Age and the Early Iron Age 

(eighth to the fifth centuries BC) and have generally been interpreted as stock 

enclosures, redistribution centres, places of refuge and permanent settlements. Slight 

univallate hillforts are rare with around 150 examples recorded nationally. In view of 

this rarity, and their importance in understanding the transition between Bronze Age 

and Iron Age communities, it is considered to be of national significance. Liddington 

Castle hillfort survives well, despite some levelling as a result of cultivation, and is 

known from part excavation to contain archaeological evidence relating to its 

construction, the economy of its inhabitants and the landscape in which they lived. In 

addition, it is one of a group of hillforts associated with the ancient Ridgeway trackway; 

an ancient trading route to the Dorset coast and to the Wash in Norfolk that is 

described as Britain’s oldest road.  
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Contribution of Setting and the Site 

4.100 The hillfort occupies a flat plateau on the northern scarp of the Wiltshire chalklands on 

the summit of Liddington Hill from which there are extensive views north and west 

across the Thames Valley and south across the Marlborough Downs. The monument’s 

position on top of a natural summit, with a commanding view over the surrounding 

landscape, is an important element of its significance and historic interest as a hill fort, 

which was principally built for defence; control of the wider area; and, as a reflection of 

the power and status of those who had it constructed. 

4.101 In general terms, the prevailing countryside setting of the wider area contributes to the 

significance of the hillfort where it represents elements of an historic landscape to 

some degree associated with its past use, isolation and strategic value. However, this is 

not a landscape that has remained unchanged over the very long period of time since 

the hillfort was first occupied. Farming practices, woodland cover and therefore the 

use and character of this wider landscape have evolved over this time, and also 

settlements within view from this vantage point have each been established, evolved 

and or expanded. As found today, there are clear views towards the heavily built up 

urban area and associated infrastructure of Swindon to the north west, as well as 

towards the smaller villages of Wanborough and Liddington both to the north. The M4 

also runs close to the bottom of the scarp of the hillfort closer to its north, and overall 

there is the experience and visual appreciation from this hill of the wider and complex 

pattern and activity of the modern countryside, built development and infrastructure. 

4.102 The Site is c.3km north of the site of Liddington Castle, are there are views towards the 

Site due to the hillfort’s elevated position. The Site is part of the wider countryside 

setting of the hillfort, as observed to the east of the A419 and urban Swindon (and as 

part of its wider backdrop), and to the west of the smaller Wanborough villages. Views 

can also be gained back to the hillfort from the Site itself and the low lying area of land 

surrounding, where the silhouette of the Liddington Castle can be seen as a distinctive 

landmark on the southern skyline. The Site is a very minor element of the extended 

setting, and challenging to discern as part of the wide panorama of views out from the 

vantage point, of this monument. Due to the cumulative effects of distance, 

topography and intervening green elements and built development, it is not an 

element that makes any particular contribution to the understanding or appreciation of 

its significance or heritage interests, as found today.  

Conservation Area: Lower Wanborough 

Significance 

4.103 The Lower Wanborough Conservation Area Appraisal and Management Plan114 sets out 

a description of the historical development of the conservation area (page 9-11). This is 

not repeated here, but a summary is provided. Both Lower and Upper Wanborough 

settlements sit astride the Icknield Way, an ancient track, and near to the Roman road, 

Ermine Street, that runs to the east. The Domesday Book of 1086 refers to the 

settlement of ‘Wemberge’ and Wanborough is one of the few settlements in north east 

Wiltshire that has a claim to Anglo-Saxon origins. In the 14th century, Wanborough was 

still one of the most important villages in north east Wiltshire and the Church of St 

Andrew was largely recast about this time. The continuing prosperity of Wanborough is 
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evidenced by the number of large houses of 18th and 19th century date. Wanborough’s 

once agricultural character has today been superseded by a largely residential one and 

Upper Wanborough is now part of the large community of Wanborough that comprises 

Upper and Lower Wanborough and the 1990s built developments between the two.  

4.104 This conservation area (Lower Wanborough) designation is focused along the High 

Street orientated northwest-southeast, and also includes the eastern end of Rotten 

Row that branches off this main historic route to the west. The designated boundary 

specifically captures the older core of this village, and excludes its substantial modern 

residential suburban expansion to its south west and south. The conservation area 

occupies comparably low lying land, to the north of the partnered but distinctive hill 

top settlement area of Upper Wanborough, and north west of Callas Hill.  

4.105 The appraisal document provides a summary of the historic, architectural and other 

environmental factors that contribute to the special interest of the Lower Wanborough 

Conservation Area (page 4)115, which are: 

• “The historic linear street pattern of the village; 

• High Street which follows the course of Ermin Street, a former Roman Road; 

• Rotten Row, a possibly medieval route bordering what was once ‘common land’; 

• Rural setting of the village below chalk scarp and on the edge of the Upper 

Thames Valley plain; 

• Close relationship with Upper Wanborough (also a conservation area); 

• Architectural and historic interest of the village's buildings and other structures 

including 10 listed buildings; 

• Variety and mix of buildings which reflect the historical development of the 

village from the 16/17th century onwards including some notable late 19th 

century dwellings (e.g. Victoria Cottages, The Chestnuts); 

• Wide grass verges, a remnant of former drove road; 

• Area identified by County Archaeologist as site of medieval settlement or pottery 

works; 

• Recreational area (Lower Recreation Field) whose boundary follows the course of 

old field boundaries and contains a stone wall, apparently a remnant of the 

village pound, stands in the south east corner; 

• Prevalent use of local materials, notably thatch and local stone with the 

introduction of slate and red brick from the mid 19th century onwards; 

• Trees and other vegetation especially where this bounds a road or footpath.” 
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4.106 A key characteristic of the village core is the linear pattern of buildings along the High 

Street, which provide visual enclosure and interest to this principal route. The age and 

built character of the predominantly domestic properties is diverse, as reflect the 

evolution of the settlement over time. This is also true for that part of Rotten Row 

within the designated area, albeit with a more dispersed and lower density of built 

development to its south side only. Gaps between building, mature vegetation 

(including street trees and the landscape of private gardens), and also the two existing 

public green spaces towards the centre of the settlement, help to create a relatively 

spacious character and soften built forms. 

4.107 The character of the conservation area is therefore strongly defined by the historic 

street pattern and also the existing rich mix of different ages of buildings / structures, 

architectural styles, and use of traditional materials and details. The vernacular 

character of a number of the older buildings in the village underlines the rural origins 

and past agricultural uses. The number of historic inns along the High Street also 

highlight the past importance of this route for transport beyond the local area of the 

village. 

4.108 Overall, the significance of this conservation area derives from a combination of its 

(heritage) archaeological, historic, architectural and also artistic interests. The 

archaeological resource and historical development of this settlement area is recorded 

in its physical layout, defined green spaces and built form; its architectural / artistic 

interest is invested in both singular and groups of surviving historic buildings / 

structures and also its distinctive character and appearance that has created a sense of 

place and local distinctiveness  

Contribution of Setting and the Site 

4.109 The wider “landscape setting” of the older core of the settlement at Lower 

Wanborough is also described in Appraisal document (pages 12-13), including the role 

played by views in understanding and appreciating any past and or present 

relationships. The village is located on relatively low lying land; to the north and below 

the higher ground of Callas Hill. The Appraisal document recognises that the village 

retains a visual relationship with areas of open countryside immediately to the north 

and east of the two key streets. Accordingly, the Appraisal document is accompanied 

by a published map of the conservation area (included at Appendix 2), which identifies 

“important views” as those looking outward to the north / northwest from Rotten Row 

(sports ground) and also to the north east beyond the High Street. Other views of 

importance are identified as contained within the built area and looking along the 

linear route of High Street and up Callas Hill (south-eastwards). 

4.110 With regard to other aspects of the setting and views out from the conservation area, 

the Appraisal document (page 12)116 states that: 

“Whilst the Wanboroughs can be said to lie in open countryside, modern suburban-type 

housing built on the sloping land between Upper and Lower Wanborough has begun to 

physically link the two historic settlements and, in a limited way, affect their landscape 

setting. However, within the Lower Wanborough Conservation Area, the visual impact 

of the new development is limited by the local topography and, to the west of the High 
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Street, by a buffer of earlier 20th century development and open space dedicated for 

recreation.” 

4.111 Such modern development and expansion of the two Wanboroughs does not 

contribute positively to the significance of this heritage asset. New housing to the 

south of the older core of Lower Wanborough attests to the various changes that have 

occurred in terms of the use and character of the wider surroundings and setting of 

this conservation area. That historic more isolated rural location and character no 

longer remains intact, as found today.  

4.112 However, the interchange of views with the still prevailing rural character of the open 

green land to the north and east of the boundaries of the conservation area, as well as 

the more vernacular or traditional buildings within, supports an understanding and 

appreciation of the past importance and link between agriculture and the origins and 

development of this village. The green and open character of these elements of largely 

rural landscape within its wider setting contribute to the understanding and 

appreciation of the asset’s significance; in particular its historic interest and to a lesser 

degree architectural interest. 

4.113 The Site is one part of the much wider agricultural landscape setting of this village. The 

nearest boundary of the Site itself is c.500m from the westernmost edge of the 

conservation area. However, this location, local topography and intervening areas of 

modern built development as well as planted woodland, highly constrain any shared 

views between this heritage asset and the Site. It is also noted that the map associated 

with the published Appraisal document does not specifically identify any “key views” 

orientated towards the Site. The Site is a minor element of the wider setting of this 

conservation area, and not an element that legibly makes any particular contribution to 

the understanding or appreciation of its significance or its heritage interests, as found 

today. 

Non-designated heritage assets: Underdown Farm, Kings Lane Farm & Sharps Farm (3no) 

Local Significance 

4.114 Each of these neighbouring farm sites have a degree of shared history, and also 

comparable built character and setting. They share heritage interests as part of their 

individual significance. Accordingly, the local significance of these heritage assets is 

described concurrently. 

4.115 The Wiltshire and Swindon HER117 identifies Underdown Farm as a partially extant 19th 

century farmstead of loose courtyard plan. Two sides of the loose courtyard are 

formed by working agricultural buildings with additional detached elements to the 

main plan. The farmhouse is set away from the yard. The HER entry for this site also 

confirms that there has been a partial loss (less than 50%) of traditional buildings. 

4.116 The HER also describes Kings Lane Farm as a partially extant 19th century farmstead of 

dispersed plan. The farm buildings are dispersed across multiple yards. The entry 
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confirms however that there has been significant loss (greater than 50%) of traditional 

buildings on this site. 

4.117 The HER provides more limited data on the site of Sharpes Farm or Sharpes Farm 

Stables. This appears to be a former farm site that is currently in use as horse stables / 

riding school, which operates from a varied collection of possibly 19th and 20th century 

buildings to a general courtyard layout. 

4.118 The grouping of buildings at each of these sites have some limited historic and 

architectural interest at the local level as recorded example of 19th century farmsteads. 

However, none of these site exist intact historically. Underdown Farm appear to have 

greater significance in relative terms, as it remains in farm use and also retains some 

traditional buildings. Kings Lane Farm has been developed in the 20th century to a 

greater extent and so retain more limited evidence of historic buildings. This site is of 

lesser significance by comparison. Sharpes Farm is a site of lesser relative significance 

again, which has also been compromised by later change of use to stables and 

redevelopment of buildings. It is the earliest extent elements of these sites that hold 

some limited local significance as a record of the past predominant agricultural 

character and use of the site and its wider area since at least the 19th century.  

Contribution of Setting and the Site 

4.119 Historically, Underdown Farm appears to have formed one of three distinct farmstead 

sites with the area of land between the Site (to the west) and the built settlement of 

the two Wanboroughs (to the east); also including Kings Lane Farm and Sharpes Farm. 

The significance of each of these heritage assets is primarily invested in the physical 

layout, form and character of the remaining older buildings on each site, and to a lesser 

degree their shared setting. As these sites have a comparable relationship with the 

surrounding area, any contribution of setting to their local significance has been 

described concurrently. 

4.120 The setting of each farmstead (or former farm site) contributes to some degree to the 

understanding and appreciation of their significance as non-designated heritage assets. 

It is from within the immediate curtilage of the defined layout / working steading that 

the heritage interests of the remaining older buildings are best appreciated and 

understood. Historically, there is also a functional, and also ownership, link between 

these buildings and the wider working agricultural landscape surrounding. Accordingly, 

where the open green character of rural fields and planted boundaries can be viewed 

from, or in conjunction with, a farmstead, this aspect of wider setting also makes some 

contribution to the understanding and appreciation of their heritage significance; 

principally in terms of historic interest.  

4.121 The Site forms part of the surrounding rural landscape area and setting of each of 

these farm sites, which are located between c.100-250m from the nearest boundary. 

Although we do not have evidence of a direct historic ownership or functional link 

between the land associated with these farmsteads and the Site itself, the interchange 

of views that can currently appreciate the open green character of this element of their 

wider landscape setting contributes to some limited degree to the local significance 

and historic interest of these assets.  
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5. Assessment of Built Heritage Impacts 

Introduction 

5.1 In this section of my PoE, I assess the likely impacts of the Development on Site on the 

particular significance of each of the identified designated heritage assets as a result of 

change to a part of their settings, and the experience of that setting, including shared 

views. I have regard to the relevant Application and Appeal documents for this scheme, 

the locally adopted conservation area appraisals, published List Entries, and the 

relevant legislative and national and local policy context for change within the historic 

environment. This addresses the built heritage matters set out within reason for 

refusal number 2 for the full Application, and also reason for refusal number 2 for the 

outline Application, concurrently. 

5.2 I consider that reference should also be had to professional assessments made by 

other witnesses with regard to the impacts of the proposed development on the 

archaeological resource, landscape character and visual receptors / amenity within the 

surrounding area of the Site, as part of the Appellant’s submission material for the 

Inquiry. Although my Evidence is confined to consideration of built heritage matters, I 

recognise the relationship and association between this and these other professional 

disciplines, as well as the differences in approach and methodology as established by 

best practice. 

5.3 This assessment of development impacts is grounded on my analysis of the baseline 

conditions in relation to built heritage, including proportionate descriptions of the 

significance and also any contribution of setting to the significance of each of the 

identified heritage assets, following best practice advice from DCMS and HE. This is set 

out in Section 4. I have also had regard for HE best practice guidance with regard to 

setting and views118, which sets out that an assessment of development impacts should 

address the attributes of the proposed development in terms of its: location and siting; 

form and appearance; wider effects; and also permanence (referred to as Step 3). 

Built Heritage Matters set out within the relevant Reasons for Refusal 

Decision Notice 

5.4 As set out in the Decision Notice119, reason for refusal number 2 for the full Application 

relates to built heritage matters. This sets out that: 

“The proposed development as a result of its scale, form, design, siting and location on 

an open parcel of land within the open countryside would result in an incongruous, 

prominent form of new development that would have an unacceptable urbanising 

effect by way of visual intrusion and unacceptable encroachment into the rural 

landscape setting which results in harm to the setting and context of surrounding 

designated and non-designated heritage assets. The proposal is therefore, contrary to 

the duties under S66 and S72 of the Planning (Listed Buildings and Conservation Areas) 

Act 1990, Swindon Borough Local Plan 2026 Policies EN5 and EN10 and the National 
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Planning Policy Framework (NPPF).” 

5.5 Reason for refusal number 2 for the outline Application also relates to built heritage 

matters. This is very similar to the equivalent reason for refusal for the fully detailed 

aspects of this hybrid Application. This states that: 

“The proposed development as a result of its scale, form, siting and location on an open 

parcel of land within the open countryside would result in an incongruous, prominent 

form of new development that would have an unacceptable urbanising effect by way of 

visual intrusion and unacceptable encroachment into the rural landscape setting which 

results in harm to the setting and context of surrounding designated and non-

designated heritage assets. The proposal is therefore, contrary to the duties under S66 

and S72 of the Planning (Listed Buildings and Conservation Areas) Act 1990, Swindon 

Borough Local Plan 2026 Policies EN5 and EN10 and the National Planning Policy 

Framework (NPPF).” 

5.6 Reference is made in both reasons for refusal to section 72 of the Planning (LBCA) Act 

1990 . However, it is the Appellant’s position that as the appeal site is not located 

within a conservation area, section 72 does not apply. I note that the local planning 

authority agree with the Appellant on that point (paragraph 6.10 of their Statement of 

Case). It is right to say however, as a matter of policy, that impact on the significance of 

a conservation area (as a designated heritage asset) arising as a result of development 

proposed within it setting is to be considered. 

Committee Report 

5.7 The Committee Report120 for the application determination provides further 

information on the position of the LPA with regard to built heritage impacts. With 

regard to the scoping of heritage assets for consideration in relation to the 

Development, and describing the baseline conditions for the Site and surrounding area 

in terms of the significance and setting of heritage assets upon which to assess likely 

impacts, at Application, the Committee Report sets out that: 

“It is evident from the consultation responses received that there are some differences 

of professional opinion about the methodologies used in making the assessments. 

However, in line with paragraph 189 of the NPPF, the level of detail the applicant has 

now submitted has described the significance of the asset to a degree that when 

combined with the opinions of Officers and external stakeholders, is considered by 

Officers, on balance, to be sufficient to understand the potential impact of the proposal 

on their significance and enable a sufficient determination to be made” (Committee 

Report paragraph 9.95). 

5.8 With regard to development impacts, the LPA considers that the Development would 

cause ‘less than substantial’ harm to the significance of the Upper Wanborough 

Conservation Area and also the listed buildings within that area (including Church of St 

Andrew, The Lynch House, Disney Cottage and The White House) as a result of change 

within their settings (Committee Report paragraph 9.110). Such a harmful impact for 

these heritage assets is considered to be significant and towards the upper end of the 

spectrum of ‘less than substantial’ for the purposes of the Framework (Committee 
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Report paragraph 9.123).  

5.9 It is also considered by the LPA that ‘less than substantial’ harm would be caused to the 

significance of Lower Wanborough Conservation Area and also the listed buildings 

along The Marsh, including Moat Cottage, Lake Cottage and both Wrightsbridge House 

Farmhouse and its Coachhouse to the east. Although, such impacts would be to a 

lesser degree than as judged to the Upper Wanborough heritage assets (Committee 

Report paragraph 9.114), and also towards the lower end of ‘less than substantial’ in 

each case (Committee Report paragraph 9.123). The LPA considers that harm to the 

significance of Liddington Conservation Area would be on the lower end of the 

spectrum of ‘less than substantial’ (also Committee Report paragraph 9.114). Also the 

significance of Liddington Castle Scheduled Monument is considered to be harmfully 

impacted through development within its wider setting (Committee Report paragraph 

9.122), again towards the lower end of ‘less than substantial’ (Committee Report 

paragraph 9.123), in the opinion of the LPA. 

5.10 In my opinion the Development on Site would cause a degree of harm to the heritage 

significance of a number of heritage assets within the surrounding area as a result of 

change within their settings. The designated heritage assets that would be affected in 

this way comprise the Grade I listed building Church of St Andrew, Grade II listed 

buildings Disney Cottage and The White House, and Upper Wanborough Conservation 

Area. The particular significance of other designated heritage assets within the 

surrounding area of the Site would either not be affected, or not harmed by the 

Development. 

5.11 It is common ground with the LPA, as set out in the (draft) SoCG121, that where harm is 

caused to the significance of any designated heritage asset, this would be within the 

category of ‘less that substantial’ as defined by the Framework (paragraph 196).  

5.12 If it is found that less than substantial harm is caused to the significance of one or a 

number of designated heritage assets, such harm should be weighed against the public 

benefits of the scheme. That balancing exercise is considered by my colleague Peter 

Lawson, the planning witness. When undertaking that balancing exercise considerable 

importance and weight should be given to the desirability of preserving the setting of 

the listed buildings. Policy EN10(b) of the Local Plan incorporates a similar balancing 

exercise.  

5.13 No non-designated heritage assets were specifically identified and named by the LPA 

during pre-application / application process as relevant to the scheme, and not 

identified in the Decision Notice122 or Committee Report. The LPA’s SoC123 is the first 

confirmation of the specific non-designated heritage assets identified by the LPA for 

the purpose of assessing development impacts (paragraph 6.13). These are named as 

Underdown Farm, Kings Lane Farm, and Sharps Farm, all to the east of the Site. These 

sites each appear as data entries on the Wiltshire and Swindon Historic Environment 

Record124. However, selection as heritage assets does not appear to have been subject 
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to robust assessment, or public consultation, by the LPA; as would accord with best 

practice as set out in NPPG125 or Historic England for local heritage listing. 

Statutory Consultees 

5.14 Historic England (HE) is a statutory consultee for the proposed Development, and was 

party to pre-application (including making responses to the Applicant’s EIA Scoping 

Request – HE reference numbers: PA889165, dated 9 October 2018 and PL476063, 

date 9 September 2018), and also Application stage, engagement with the LPA and the 

Appellant. 

5.15 At Application stage HE issued a formal letter of advice in relation to the original 

scheme to the LPA, dated 17 January 2019 (HE reference number: P01014434). In 

summary, HE advised that: 

“In our view, the impact of the proposals to the Conservation Area is greater than that 

assessed in the ES. This is because the proposals would feature prominently in key views 

of and from the Conservation Area (especially on the approach on Pack Lane and from 

the network of paths on the west side of the knoll). The proposals would also erode the 

current landscape setting of the village as rural in character by introducing a very 

substantial modern built environment to the currently green landscape that separates 

the village from the urban mass of Swindon to the west …” (page 3) 

5.16 The recommendation was made to the LPA that: 

“Historic England has concerns regarding the application on heritage grounds. In our 

view, the application contains a number of errors and discrepancies that do not enable 

an informed planning decision to be made. We consider that the issues and safeguards 

outlined in our advice need to be addressed in order for the application to meet the 

requirements of paragraph 189 of the NPPF.” (page 3) 

5.17 HE issued a subsequent letter of advice to the LPA, dated 17 May 2019 (HE reference 

number: P01014434). In this further correspondence HE noted that the Applicant 

(Turley) had provided a written response to their first letter (date 7 March 2019)126 and 

the four aspects of concern they had raised. HE advice was updated as follows: 

“1. We note that the applicants agents have now provided a satisfactory clarification of 

the methodology used in the ES. 

2. With reference to the identification of individual historic environment receptors in the 

ES, the agents have now provided a revised quantification that clarifies the matter. 

3. We referred to an apparent discrepancy between the assessments of effects for the 

Liddington Castle Scheduled Monument between the Built Heritage chapter of the ES 

and the Landscape and Amenity chapter. A full explanation of this has been provided. 
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Thus we consider that appropriate information is now available in the context of 

paragraph 189 of the NPPF (National Planning Policy Framework) for points 1 - 3 above. 

4. We also referred to a concern that the assessment of impacts to the Upper 

Wanborough Conservation Area has not taken full account of the special qualities and 

character of this asset as described in the Conservation Area Appraisal, and that this 

has led to a potentially erroneous conclusion of a ‘Minor Adverse’ effect. We stated that 

the impact of the proposals to the Conservation Area is greater than that assessed in 

the ES. The agents response sets out in some detail the means by which this conclusion 

was reached and notes that this is essentially ‘a matter of difference in professional 

opinions’. Notwithstanding these comments, it is still our view that the proposals have 

the potential to result in impacts to the setting of the Upper Wanborough Conservation 

Area (including the listed buildings within) greater than those presented in the ES. It is 

also our view that the impact to the setting of the Conservation Area is unlikely to cross 

the threshold of ‘substantial harm’, as set out in paragraph 193 of the NPPF) …” (page 

2) 

5.18 The recommendation was then made to the LPA that: 

“Historic England has concerns regarding the application on heritage grounds. We 

consider that the issues and safeguards outlined in our advice need to be addressed in 

order for the application to meet the requirements of paragraph 196 of the NPPF.” 

(page 2) 

5.19 Amended material was submitted to the LPA by the Applicant as part of the Application 

in April 2020. It has been noted that a revised Heritage Statement (dated March 

2020)127 and also revised Chapter 8 (Built Heritage) to the ES were prepared to 

accompany these amendments. Accordingly, the LPA re-consulted with HE with regard 

to this revised scheme. HE’s advice letter to the LPA is dated 27 May 2020 as set out 

that: 

“In our previous advice (January 2019 and May 2019; our ref P01014434) we referred 

to a concern that the assessment of impacts to the Upper Wanborough Conservation 

Area has not taken full account of the special qualities and character of this asset as 

described in the Conservation Area Appraisal and that this had led to a potentially 

erroneous conclusion of a ‘Minor Adverse’ effect in the context of the setting of the 

Conservation Area. We have considered the amended application, focussing on chapter 

8 of the Environmental Statement (Built Heritage). It remains our view that the impact 

of the proposals to the setting of the Conservation Area is greater than that assessed as 

‘minor’ at 8.89. 

In previous correspondence, the agents response noted that this is essentially ‘a matter 

of difference in professional opinions’. 

Notwithstanding these comments, it is still our view that the proposals have the 

potential to result in impacts to the setting of the Upper Wanborough Conservation 

Area (including the listed buildings within) greater than those presented in the ES. It is 

also our view that the impact to the setting of the Conservation Area is unlikely to cross 
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the threshold of ‘substantial harm’, as set out in paragraph 193 of the NPPF). However, 

it is a matter for the Borough to determine if the potential adverse impacts of the 

application to designated heritage assets may be out-weighed by the potential public 

benefits, as referred to in paragraph 196 of the NPPF.” (pages 1-2) 

Built Heritage Asset Impacts 

5.20 In order to assist the Inspector at the Inquiry, the impact of the Development on Site as 

a whole is reviewed with regard to the significance and setting of each of the heritage 

assets in turn in this following part of this section. The heritage assets are first listed in 

order of review in Table 5.1 (designated) and Table 5.2 (non-designated): 

Table 5.1: Designated Heritage Assets 

Name / Address Heritage Asset Type Grade 

Upper Wanborough Conservation Area N/A 

Church of St Andrew  Listed Building I 

Disney Cottage  Listed Building II 

The White House  Listed Building II 

The Lynch House Listed Building II 

Wrightsbridge House Farmhouse and 

Coachhouse to east  

Listed Building II GV 

Moat Cottage  Listed Building II 

Lake Cottage  Listed Building II 

Liddington Conservation Area N/A 

Church of All Saints  Listed Building I 

Liddington Castle Scheduled Monument N/A 

Lower Wanborough Conservation Area N/A 

 

Table 5.2: Non-designated Heritage Assets 

Name / Address Heritage Asset Type Grade 

Underdown Farm N/A N/A 

Kings Lane Farm N/A N/A 
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Sharps Farm N/A N/A 

 

Conservation Area: Upper Wanborough 

5.21 I have identified in Section 4 of my Evidence that the Site is one part of an extended 

historical agricultural landscape setting of the village of Upper Wanborough and the 

conservation area at its original core. The contribution of the Site as part of that wider 

setting of this designated heritage asset to its significance has also been described in 

Section 4. It is my opinion that the Site is one element of the much wider countryside 

setting of the conservation area that contributes to some limited degree to the 

understanding and appreciation of its significance. This relates primarily to the historic 

interest of the conservation area and its past development, and to a lesser degree its 

architectural interest as seen in local views. 

5.22 The significance of the Upper Wanborough Conservation Area would be impacted by 

the Development on Site as a result of change to the character and appearance of land 

within its wider setting that is currently a positive contributor, and also change to a 

number of shared views. The key change would be a shift away from the existing open 

green character and agricultural use of the land within the Site, which generally 

accords with that of other areas of countryside to the west, south and east of the 

village, and the introduction of new built form and infrastructure at scale, and 

associated commercial / industrial use and activity. The visibility or other experience of 

this change would diminish the current understanding and appreciation of the 

historically stronger rural landscape character context and agricultural origins of the 

village, and also reduce to some degree its sense of isolation from the urban area of 

Swindon further to the west. Such impacts would result in harm, principally to the 

historic interest that contributes to the significance of this heritage asset, an also to a 

lesser degree its architectural interest as a part of local views. 

5.23 I have further assessed the relative magnitude of such harm to the significance of this 

heritage asset as a whole, and how this would be moderated or otherwise limited by a 

number of factors. Firstly, the impacts of the proposed Development would not 

physically occur within the designated area of the conservation area itself, but within 

one element of its wider setting and on land set at a distance of c.400m below the 

existing retained collar of open green landscape around the settled promontory at the 

top of Pack Hill. This is important; where I have previously described in Section 4 that it 

is the physical layout, settlement pattern of streets and green spaces, mix of uses, and 

also the historic buildings and structures within the conservation area boundary that 

make the primarily contribution to the significance and also each of the heritage 

interests of this asset. 

5.24 I has also assessed that the proposed Development would not be visible from within a 

substantial area of the designated area of the conservation area, and would not be 

seen in conjunction with the village within a significant number of views to or from this 

settlement and its existing wider countryside setting, including the more historically 

intact / sensitive areas of landscape to the south and east of this village. This is largely 

as a result of the local topography and the screening and or filtering effects of 

intervening mature vegetation and the built development of the village itself.  
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5.25 I take into account that the land of the Site is only one element within a much more 

extensive landscape setting of Upper Wanborough, which extends in a wider arc from 

the north west to the north east (excepting the modern built development of the now 

joined settlement of the two Wanboroughs). The larger area of this wider setting 

would not be developed as part of this scheme. The legibility of its identity as a distinct 

part of the Wanborough villages with a historic relationship with the surrounding 

countryside would remain appreciable. 

5.26 I also take into account the findings of my baseline appraisal. That the Site as found 

today retains very limited interest; including modern farm buildings that would likely 

have replaced an earlier steading, and a layout of now larger fields reflecting more 

modern agricultural practices rather than the traditional smaller and more complex 

field pattern seen elsewhere within wider countryside. I have also described that the 

wider setting of the conservation area is not a rural landscape that remains intact 

historically, and this predominantly residential village is now less isolated within the 

countryside than it once was, and less directly connected to the agricultural use and 

character of surrounding land. Significant change has occurred to the use and character 

of the wider setting of the village over time, including the suburban / urban growth and 

expansion of both Wanborough, other outlying hamlets, and also the much larger town 

and infrastructure of Swindon, which can be observed in local and longer distance 

views in conjunction with both the Site and the conservation area. This context reduces 

the contribution of this setting to the significance of the heritage asset, also reduces its 

sensitivity to further change. 

5.27 In continuing to assess the relative magnitude of harm to the significance of the 

conservation area I have taken into account the envisioned layout and design of the 

Development on Site, also including the number of inherent or ‘designed-in’ mitigation 

measures that are proposed to look to address potentially adverse effects. The 

Application is a hybrid scheme; incorporating both outline and detailed elements. The 

envisioned disposition of proposed built development within the Site would be on the 

lowest lying areas below the elevated positon of the village, and also set away from the 

western edge of Upper Wanborough allowing for physical and visual separation, and as 

previous mentioned an area of open green land would be retained at the south east 

corner of the Site below Pack Hill and this edge of the village. Proposed built 

development would also be at a relatively low density across the Site. The main 

vehicular access point would be located to the south west corner of the Site; again set 

away from the village further to the west.  

5.28 Consideration has also been given by the Appellant to the use of appropriate colours, 

materials and building forms for the Development. It is recognised that the anchor 

Wasdell Building would be of a significant scale, and therefore a specialist consultant 

has provided advice on the colour palette of the proposed elevations, which in 

conjunction with the proposed green roofs for new buildings would help to visually 

integrate this new building within the surrounding landscape. Consideration has also 

been given to the design of external lighting in order to minimise glare and light spill 

during the evening and night time. It is also intended that the future design quality of 

the outline elements of the Development would be secured through the use of a 

Design Code and the Reserved Matters process.  
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5.29 Importantly, the proposed Development has been landscape-led in approach from the 

start, as fully described in the Landscape Strategy128. This envisions the creation of 

substantial areas of tree planting, green space, water features and new wildlife habitat 

areas within and around the Site, and integrated with the layout and form of new 

buildings and associated roadways and car parking. A number of the existing green 

elements on Site and to its edges, such as mature trees and planted field boundaries, 

would be retained, and also reinforced with new planting. Again, this approach has 

looked to help to visually integrate the Development within the surrounding landscape. 

5.30 The Framework129 defines two categories of harm to the significance of designated 

heritage assets. These are “substantial” (paragraph 195) and “less than substantial” 

(paragraph 196), and should be identified by all parties. NPPG130 assists in the 

interpretation of these categories, and sets out that, in general terms, substantial harm 

is a high test, so it may not arise in many cases. NPPG provides the example that in 

determining whether works to a listed building constitute substantial harm, an 

important consideration would be whether the adverse impact seriously affects a key 

element of its special architectural or historic interest. It is the degree of harm to the 

asset’s significance rather than the scale of the development that is to be assessed. 

NPPG also states that within each category of harm, the extent of the harm may vary 

and should be clearly articulated131. For example, a scale or spectrum of harm within 

the category of “less than substantial”. 

5.31 My assessment of the magnitude of harm has also been informed by a knowledge of 

past practice through relevant case law / appeal decisions. To be at the highest end of 

the spectrum of “less than substantial”, harm must be close to the category of 

“substantial”; as has been interpreted at paragraph 25 in Bedford BC v. Secretary of 

State132. This case also interpreted that in the context of physical harm to a heritage 

asset this would apply in the case of demolition or destruction; being a case of total 

loss. It would also apply to a case of serious damage to the structure of the building, for 

example. In the context of non-direct harm (i.e. change within the setting of a heritage 

asset), “substantial” harm would be an impact that would have such a serious impact 

on the significance of the asset that its significance was either vitiated altogether or 

very much reduced.  

5.32 It is my assessment that the impacts of the Development on Site would not come 

anywhere near to vitiating the significance of this heritage asset altogether, or very 

much reducing it, as described in that particular case. The harm caused to its 

significance would not by my own informed assessment be positioned towards the 

highest or higher end of the spectrum of “less than substantial”. 

5.33 It is my assessment that harm caused to the significance of this conservation area and 

designated heritage asset as a whole would therefore fall within the category of “less 

that substantial” as defined by the Framework. This is common ground with the LPA; as 
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set out in the (draft) SoCG133.  

5.34 It is my further assessment that such harm to significance would not fall towards the 

higher end, nor towards the middle, but fall towards the lower end of the spectrum of 

“less than substantial” in this case; in terms of the Framework134 (paragraphs 194-196) 

and NPPG135. The non-direct nature of the development impacts and also the lesser 

contribution of setting to the understanding and appreciation of the significance of this 

heritage asset relative to its physical form and fabric, the Site’s more limited 

contribution to its historic interest and less so its architectural interest as one smaller 

part of a much more extensive area of this settlement’s landscape setting and shared 

views, and the well-considered inherent mitigation measures of the scheme design, are 

all considerations that inform my assessment that any harm to the significance of this 

asset would be moderated as to falls towards the lower end of the spectrum within 

“less than substantial”.  

5.35 In overall terms, the legibility of the significance of this conservation area, and the 

understanding and appreciation of its heritage interests as a once more isolated and 

rural agricultural character settlement with a traditional mix of uses, development 

pattern and historic building stock at its core (comprising the core of its archaeological, 

historic, architectural and artistic interests), and also the legibility of its historic 

relationship with its wider landscape setting within views, would be retained. 

Listed Building: Church of St Andrew 

5.36 This grade I listed Parish church falls within the designated area of the Upper 

Wanborough Conservation Area; at its south western edge. These are different 

heritage asset types, which are also different in terms of their individual heritage 

interests. However, the conservation area is a key element of the immediate setting of 

this listed building and its historic village context, and these heritage assets share 

significance in terms of aspects of their archaeological, historic and architectural / 

artistic interests. The listed church is a local landmark, both historically and also 

visually, within the village, and also as appreciated within parts of the surrounding 

countryside area due to its elevated position, scale and distinctive built form.  

5.37 I have identified in Section 4 of my Evidence that the Site is one part of an extended 

historical agricultural landscape setting of both the conservation area and the listed 

building, and there is inter-visibility between these heritage assets and the Site. The 

Site is one element of the much wider countryside setting of this settlement that 

contributes to some limited degree to the understanding and appreciation of the 

significance of the listed church; principally in term of is historic interest and past use / 

development at the heart of the village, and to a lesser degree its architectural / artistic 

interest as appreciated as a local landmark in views. 

5.38 The significance of this listed building would be impacted by the Development on Site 

as a result of change to the character and appearance of land within its wider setting 

that is currently a positive contributor, and also change to a number of shared views. 

The nature and extent of these impacts would be shared to some degree by both the 
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conservation area and this listed building. Accordingly, I do not seek to repeat in full 

the description of my approach to the assessment of development impacts in relation 

to the Upper Wanborough Conservation Area that encompasses this listed church. 

5.39 Views or other experience of uncharacteristic new built form and infrastructure at 

scale, and associated commercial / industrial use and activity on Site, in conjunction 

with this listed building, would to some degree diminish the current understanding and 

appreciation of the historically stronger rural landscape character context of the village 

which it commands, and also would distract to a minor degree from, but not overtly 

challenge its, local landmark status in some longer views from the west. Such impacts 

would cause harm to the significance of this designated heritage asset; principally to its 

historic interest and to a lesser degree its architectural / artistic interest. The 

archaeological interest of the listed church would not be affected. 

5.40 I have again further assessed the relative magnitude of such harm to the significance of 

this heritage asset as a whole, and how this would be moderated or otherwise limited 

by a number of factors. Again, it is important to recognise that the impacts of the 

Development would not directly affect the most important physical form, fabric or 

features of the listed church that make the primary contribution to its significance and 

each of its heritage interests.  

5.41 Development impacts would be non-direct. Such change would not occur within its 

immediate setting of the defined and enclosed churchyard and surrounding village, 

which is the element of its setting that contributes to the greatest degree to its 

significance (principally its historic and architectural / artistic interest). Change would 

occur within one element of its much wider setting, and at a distance of c.650m to the 

north west outside the settlement boundary. I further assess that the Development 

would unlikely be visible in conjunction with a number of longer views to the church 

from the more historically intact / sensitive landscape area to the south west / south of 

the village, and would not be visible as part of important local views on the approach 

from Church Road within the village, nor as part of important close views of its 

distinctive tower and spirelet from within the churchyard.  

5.42 As part of my assessment of the magnitude of harm, I have again taken into account 

the location and positioning of new built development, its envisioned layout and design 

of the Development, as well as the number of inherent mitigation measures, such as a 

comprehensive landscape strategy for the Site, all that in some way look to address 

potentially adverse effects both visually and experientially.  

5.43 Such an impact could not in my opinion not come anywhere near to vitiating the 

significance of this heritage asset, or very much reducing it; as has I have noted to be 

an informative past interpretation of “substantial” harm by others in terms of the 

Framework136. Therefore the harm caused to its significance would not by my 

assessment be positioned towards the highest or higher end of the spectrum of “less 

than substantial”. 

5.44 It is my assessment that harm caused to the significance of this listed church and 

designated heritage asset as a whole would fall within the category of “less that 
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substantial” as defined by the Framework. This is common ground with the LPA; as set 

out in the (draft) SoCG137.  

5.45 It is my further assessment that such harm to significance would not fall towards the 

higher end, nor towards the middle, but fall towards the lower end of the spectrum of 

“less than substantial” in this case; in terms of the Framework138 (paragraphs 194-196) 

and NPPG139. The non-direct nature of the development impacts and also the lesser 

contribution of setting to the understanding and appreciation of the significance of this 

heritage asset relative to its physical form and fabric, the Site’s more limited 

contribution to its historic interest and less so its architectural interest as one smaller 

part of a much more extensive area of its setting and shared views to and from this 

local landmark, and the well-considered inherent mitigation measures of the scheme 

design, are all considerations that inform my assessment that any harm to the 

significance of this asset would be moderated as to falls towards the lower end of the 

spectrum within “less than substantial”. 

5.46 In overall terms, the legibility of the significance of this listed church, and in particular 

the understanding and appreciation of its heritage interests as an ancient place of 

worship, historical and archaeological focus and local landmark for this settlement and 

Parish, the architectural and artistic interest and quality of its form and fabric, and also 

the legibility of its historic relationship with its wider landscape setting and shared 

views, would be retained. 

Listed Buildings: Disney Cottage, The White House & The Lynch House 

5.47 These three grade II listed buildings are each located within the designated area of the 

Upper Wanborough Conservation Area, and within the eastern part of this settlement 

to the north of the listed Parish church. I have described their significance and heritage 

interests in Section 4 of my Evidence; noting the closer historical and architectural 

relationship between Disney Cottage and The White House on the north side of Church 

Road, and different characteristics relative to The Lynch House on the south side.  

5.48 I recognise that Disney Cottage and The White House are individual listed buildings, 

and also a different heritage asset type to the conservation area that surrounds them 

both. However, it is my assessment that where the proposed Development would 

affect the understanding or appreciation of the significance and heritage interests of 

the conservation area, this would be comparable in a number of ways in terms of the 

particular significance of each of these two listed buildings. The Site is part of the wider 

setting of the conservation area and also these listed buildings, and there is a degree of 

inter-visibility between these heritage assets and the Site (largely due to the 

positioning of these cottages on the north western edge and hilltop elevation of the 

village). Section 4 of my Evidence has described that the open green character of the 

Site contributes to some limited degree to the significance of both of these listed 

buildings; principally in terms of historic interest and to a lesser degree its architectural 

interest. 
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5.49 The significance of both these listed buildings would be impacted by the Development 

on Site. The nature and extent of these impacts would be shared to some degree by 

both the conservation area and these listed buildings within its designated area. 

Accordingly, I seek to avoid repetition where possible. Some views and the experience 

of uncharacteristic new built form and infrastructure at scale, and associated 

commercial / industrial use and activity on Site, in conjunction with each of these listed 

buildings, would to some degree diminish the current understanding and appreciation 

of the historically stronger rural landscape character and agricultural use of the wider 

setting of the village and these cottages. Such impacts would result in harm the 

significance of each of these heritage assets; principally to an aspect of their historic 

interests, and to a lesser degree their architectural interests as vernacular buildings. 

5.50 I have again further assessed the relative magnitude of such harm to the significance of 

each of these heritage assets, and how this would be influenced by a number of 

factors. Firstly, it is important to recognise that development impacts would not 

directly affect the most important physical form, fabric or features of these listed 

cottages, which is the primary contribution to their significance, and also their historic 

and architectural interests.  

5.51 Development impacts would be non-direct. Such change would not occur within the 

immediate setting or domestic curtilages of these listed cottages, which is the element 

of its setting that contributes to the greatest degree to their significance. Change 

would occur within only one element of their much wider shared setting, and at a 

distance of between c.475-525m to the north west outside the settlement boundary 

and below the existing retained collar of open green landscape around the top of Pack 

Hill. 

5.52 As part of my continuing assessment of the relative magnitude of harm to the 

significance of these listed buildings I have also and again taken into account the 

distance, topography and positioning of new built development on Site, its envisioned 

layout, architectural and landscape design of the Development, and also the number of 

inherent mitigation measures that look to address potentially adverse effects.  

5.53 Such an impact could not in my opinion not come anywhere near to vitiating the 

significance of either of these designated heritage assets (Disney Cottage and The 

White House), or very much reducing it; as has I have noted to be an informative past 

interpretation of “substantial” harm by others in terms of the Framework140. Therefore 

the harm caused to the significance of either of these heritage assets would not by my 

assessment be positioned towards the highest or higher end of the spectrum of “less 

than substantial”. 

5.54 It is my assessment that harm caused to the significance of each of these two listed 

buildings, and each as designated heritage assets as a whole, within Upper 

Wanborough would fall within the category of “less that substantial” as defined by the 

Framework. This is common ground with the LPA; as set out in the (draft) SoCG141.  

5.55 It is my further assessment that such harm to significance would not fall towards the 
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higher end, nor towards the middle, but fall towards the lower end of the spectrum of 

“less than substantial” in this case; in terms of the Framework142 (paragraphs 194-196) 

and NPPG143. The non-direct nature of the development impacts and also the lesser 

contribution of setting to the understanding and appreciation of the significance and 

each of the heritage interests of each of these heritage assets relative to their physical 

forms and fabric, the Site’s more limited contribution to their historic interests and less 

so architectural interests as one smaller part of a much more extensive area of the 

landscape setting and shared views beyond the settlement they belong to, and the 

well-considered inherent mitigation measures of the scheme design, are all 

considerations that inform my assessment that any harm to the significance either of 

these assets would be moderated as to falls towards the lower end of the spectrum 

within “less than substantial”. 

5.56 It is my assessment that the impacts of the Development on Site in relation to the 

listed building The Lynch House would be different to those of Disney Cottage and The 

White House. This relates to the particular heritage significance of this other listed 

building, and also its different relationship with its immediate and wider setting both 

historically and as found today. Although change would occur within the setting of this 

designated heritage asset as a result of new uses and built form on Site, it is not 

automatic that such impacts would equate to harm to the significance of this heritage 

asset. Accordingly, NPPG sets out that proposed development affecting a heritage 

asset may have no impact on its significance144. In this particular context it is my 

opinion that in the Development of Site would have a neutral effect, i.e. sustain, and 

not harm, the significance of this heritage asset. 

5.57 The Lynch House is located on the south side of Church Road within the built area of 

the village, and occupies a much more insular and visually enclosed curtilage relative to 

this road to the north. This is a 19th century building that was designed to orientate its 

principal frontage towards the south west (away from the Site itself), and when in past 

use as a farmhouse appears to have been most closely associated with the ownership 

and or working of agricultural land to the south of the village (and again not including 

land within the Site historically). The Site is not an element of the wider setting of this 

listed building that makes any particular contribution to the understanding or 

appreciation of its significance or heritage interests, as found today. Also shared views 

do not exist between these two sites that enable any possible broader historical and or 

functional links to be clearly legible. In this context, the screening effects of intervening 

built development within the village and mature planting, and also the layout, design 

and landscape-led approach of the Development itself, means that it is unlikely that 

the scheme would be seen readily or otherwise experienced in conjunction with this 

listed building.  

Listed Building Group: Wrightsbridge House Farmhouse and Coachhouse to east 

5.58 The Site is part of the wider setting of this listed building group (located c.450m to the 

north east). Section 4 of my evidence has described that it is the more immediate 

curtilage of the steading and also the more intact rural agricultural landscape 

principally to the west, north and east, which can be appreciated in shared views, are 
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the elements of its setting that make the greatest contribution to its significance; 

principally this asset’s historic interest and to a lesser degree its architectural interest. 

The Site itself is divorced historically – functionally and in ownership terms - from this 

listed building, and as found today has a more modern character as a result of later 

changes to this land, its buildings and its use. Shared views are largely screened or 

otherwise filtered by distance and the sequential effects of intervening existing built 

form and green elements. The Site is not an element of the wider setting of the listed 

building that makes any particularly positive or clearly legible contribution to the 

understanding or appreciation of its significance.  

5.59 The Development on Site would affect change within only one smaller part of the wider 

setting of this designated heritage asset as a result of new uses and built form / 

landscape features on Site. It is not automatic that such effects would equate to harm 

to how the significance or heritage interests of this particular listed building group is 

understood or appreciated. The Development would in my opinion have a neutral 

effect, i.e. sustain, and not harm, the significance of this heritage asset.  

5.60 In coming to this conclusion, I have taken into account the historical context of the 

listed building group and how that has changed since its construction in the 19th 

century, including how the once more isolated and countryside character and use of 

the surrounding area has changed considerably from the later 20th onwards, as a result 

of changing agricultural practices, and the growth and expansion of suburban 

development, including at (Lower) Wanborough and along The Marsh and Burycroft. I 

have also considered the distance of the listed buildings from the Site, and the 

screening effects of intervening built development and mature vegetation within this 

low lying location.  

5.61 In conjunction, I have also taken into account aspects of the Development on Site 

including the positioning of new built form and infrastructure, its envisioned layout and 

design, and also the number of inherent mitigation measures, including extensive 

landscaping and strategic planting. It is unlikely in my opinion that this Development 

would be observed, or otherwise experienced, in conjunction with this listed building 

group in a way that that would result in harm to its significance or heritage interests.  

Listed Buildings: Moat Cottage & Lake Cottage 

5.62 These neighbouring grade II listed buildings are recognised as individual designated 

heritage assets, however they enjoy group value and share heritage interests, and also 

have a very similar relationship with their settings. Accordingly, the impacts of the 

proposed Development on Site and within their settings on their significance would be 

closely comparable, and are therefore described concurrently.  

5.63 Section 4 of my Evidence describes that the significance and heritage interests of both 

these listed buildings are primarily invested in their physical form, fabric and features. 

Importantly, this would not be affected by the Development on Site. Development 

impacts would be non-direct. Change would not occur within the domestic curtilages of 

the listed buildings, which the element of their setting where their significance / 

interest can be best appreciated and understood. Change would occur within the wider 

setting of these paired vernacular cottages, albeit not within the more historically 

intact rural agricultural landscape areas of this setting to their west, north and east, 
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which also make some limited degree of contribution to their significance; made more 

legible by a number of shared views. 

5.64 Development would occur within the Site, which is located c.150m to the south of 

these listed buildings across The Marsh. Section of my Evidence has previously 

described that the Site is not an element of their wider setting that makes any 

particularly positive or clearly legible contribution to the understanding or appreciation 

of their significance or interests. The Development would change the character of one 

smaller part of the wider countryside setting of these heritage assets. However, the 

potential impact of such change on the understanding or appreciation of the 

significance or interests is highly constrained by existing distance from the Site, the 

local topography, and screening or otherwise filtering effects of intervening built 

development and also mature vegetation. The significant degree to which the use and 

character of the wider setting has changed since the construction of these cottages is 

also of relevance; in moderating or otherwise limited such effects. 

5.65 It is my opinion therefore that the Development would not result in harm to the 

understanding or appreciation of the particular significance or heritage interests of 

either of these listed buildings. In coming to this conclusion, I have also taken into 

account the proposed positioning of new built forms and infrastructure within the Site; 

including the retention of an area of open green land to the northernmost corner 

within the Site and the location of the main vehicular access point to the opposing far 

south west corner, the envisioned layout and design of this scheme, and also the 

number of inherent mitigation measures; including extensive landscaping and strategic 

planting within the Site and its edges. 

Conservation Area: Liddington 

5.66 It has been described in Section 4 of my Evidence that the significance and heritage 

interests of the Liddington Conservation Area is primarily invested in the mix of uses, 

physical layout, street pattern and defined green spaces, and built fabric within its 

boundaries. Elements or aspects of the setting of the conservation area also contribute 

to its significance, albeit to a lesser degree relative to the settlement itself. Where 

areas of a traditional rural agricultural landscape remain within the wider setting of the 

historic village, and can also be readily experienced in shared views, this contributes to 

some degree the understanding and appreciation of the significance of the 

conservation area.  

5.67 The Site itself is located c.1.2km to the north of this conservation area, and its forms 

only one minor element within the very extensive countryside surroundings of this 

village. The extent and penetration of the longer distance views shared with the Site is 

moderated to a high degree by this separation, topography, and also the screening and 

or filtering effects of intervening mature vegetation. Section 4 again describes that the 

Site is not an element of wider setting that makes any particularly positive contribution 

to the understanding or appreciation of the significance or interests of this 

conservation area. 

5.68 The proposed Development on Site would change the character and appearance of a 

distant and minor element with this wider setting of the conservation area. This is a 

non-direct impact, which would be experienced in the visual context of a much more 
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extensive landscape and settlement pattern that has changed significantly in the 

modern period. Importantly, such change would not occur within the designated area 

of this heritage asset. Development on Site would not be visible from within a 

substantial area of the conservation area due to the constraints of its street layout, 

built form and or mature vegetation, would not have any significant effects on the 

existing quality or character of longer views from the northern edge of the 

conservation area out across the countryside towards the Site, and also would not 

undermine the legibility of this historic settlement as its appears distinctively on the 

northern scarp and against the skyline backdrop of Liddington Castle in other longer 

distance views looking back southwards from lower lying land. 

5.69 Change brought about by the proposed Development would not result in harm to the 

understanding or appreciation of the significance or interests of this heritage asset, nor 

undermine the existing legibility of its identity as a distinct village with a close historic 

relationship with the surrounding countryside. In coming to this conclusion, I have also 

taken into account the proposed location and positioning of new built elements within 

the Site, the envisioned layout and design of this Development, and also the number of 

inherent mitigation measures; including extensive landscaping and strategic planting. 

Listed Building: Church of All Saints 

5.70 This grade I listed Parish church falls within the designated area of the Liddington 

Conservation Area. The significance and interests, and also any contribution of setting, 

has been described previously in Section 4 of my Evidence for both heritage assets. I 

recognise that these are different asset types, however the conservation area is a key 

element of the immediate setting of this listed building and aspects of their heritage 

interest are shared. Accordingly, I do not seek to repeat the description of my approach 

to the assessment of development impacts or my findings in relation to the 

conservation area that encompasses this church. 

5.71 The Site itself forms a very minor part of the extensive countryside setting of the listed 

church beyond the village boundaries, which would change as a result of the proposed 

Development. It is located within the valley below at c.1.5km distance away to the 

north, and the existing mature trees within the churchyard, as well as nearby buildings 

immediately to the north, act to highly constrain the number and extent of potential 

long distance views out from this area towards the Site. Section 4 again describes that 

the Site is not an element that makes any particular contribution to the understanding 

or appreciation of its significance or heritage interests as part of its wider setting. 

5.72 Change on Site brought about by the proposed Development would not in my opinion 

result in harm to the understanding or appreciation of the significance or heritage 

interests of this listed building. In coming to this conclusion, I have identified that the 

impacts of the Development would not physically affect the form, fabric or features of 

the listed church, which is where the significance of this heritage asset is principally 

invested. Also change would not occur within the closely defined historic churchyard 

setting / grouping, or in the designated area of the surrounding conservation area, 

which are those elements of setting that make the greatest contribution to its 

significance / interests. Development would not affect the use or character of the far 

greater part of the wider surrounding rural landscape that can be best appreciated in 

conjunction with the church to its south and west, and which does contribute to some 
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degree to its significance. The Development would not undermine the local landmark 

status of this listed building within the village or the wider countryside, including its 

legibility against the scarp and backdrop / silhouette of Liddington Castle in some 

existing longer distance views looking southwards from the local area of the Site.  

5.73 In assessing the potential for development impacts for this heritage asset, I have also 

taken into account the proposed positioning of built elements within the Site, the 

envisioned layout and design of this Development, and also the number of inherent 

mitigation measures; including extensive landscaping and strategic planting. 

Scheduled Monument: Liddington Castle 

5.74 As set out in Section 4 of my Evidence, the position of the monument of Liddington 

Castle on top of a natural summit - with an isolated and commanding view over a large 

area of the surrounding landscape - is an aspect of its setting that contributes to the 

understanding and appreciation of its significance. Albeit to a lesser degree relative to 

the physical form and material of this former hillfort, which primarily invests its key 

historic and archaeological interests. My assessment also recognises that the context 

of a wider landscape, settlement pattern and infrastructure elements, which can be 

experienced or otherwise appreciated in many local and longer distance views to and 

from this landmark feature, has changed significantly in use and character over the 

very long period of time since this site was first occupied. The Site is a distant (c.3km) 

and very minor discernible element of this extended and diverse setting of the 

monument, which does not make any particular contribution to the understanding or 

appreciation of its significance or interest. 

5.75 Development on Site would change the character and appearance of such a very minor 

and distant element within the wider setting of, and part of panoramic views from, the 

monument. Such change would not have any significant effect on the existing quality 

or character of these views out across the countryside towards the Site, and also would 

not undermine the existing status or powerful presence of the former hillfort as a 

dominant landmark feature within other return views from a very extensive landscape 

area surrounding. It is my opinion that the proposed Development would have a 

neutral effect, i.e. sustain and not result in harm to the understanding or appreciation 

of the significance of this heritage asset. In coming to this conclusion, I have taken into 

further account the proposed positioning of built / infrastructure elements, the 

envisioned layout and design of this Development, and also the number of inherent 

mitigation measures; including extensive landscaping and strategic planting within the 

Site and to its edges. 

Conservation Area: Lower Wanborough 

5.76 The significance and heritage interests of this conservation area, and also any 

contribution of its setting to that significance, has been described in Section 4 of my 

Evidence as part of my baseline appraisal. This heritage asset was scoped-out as a 

receptor for assessment at Application. It remains my opinion, based on initial site 

analysis, that the significance of this asset would not be affected by the Development 

on Site and within its setting. This assessment also took into account the historical 

development of the older core of this part of the Wanborough villages and its changed 

relationship with its wider countryside landscape surroundings and settlement pattern, 

local topography, and also the screening effects of existing infrastructure, built form 
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and or established green elements. However, consideration of this conservation area 

has been included as part my Evidence, in response to the scope of the LPA’s SoC145 

(paragraph 6.13), and principally to assist the Inspector’s decision making. 

5.77 The Site does form part of the much wider agricultural landscape setting of this village 

historically, and is located c.500m from the western boundary of the conservation 

area. However, this distance, local topography and intervening areas of modern built 

development as well as planted woodland and other green elements, highly constrain 

any shared views with this heritage asset. I have described therefore that the Site is not 

an element of its wider setting that legibly makes any particular contribution to the 

understanding or appreciation of its significance or its heritage interests. Shared views 

do not exist between these two sites that enable any broader historical and or 

functional links to be clearly legible. 

5.78 The proposed Development would change the character and appearance of element of 

the wider setting of the conservation area (the Site). However, the principal screening 

effects of the gap of intervening built development and or mature vegetation, and also 

the well-considered layout, design and landscape-led approach of the Development 

itself, means that it is unlikely that this scheme would be seen readily or otherwise 

experienced in conjunction with this heritage asset. The Development would not result 

in harm to the understanding or appreciation of the significance or interests of this 

heritage asset, nor undermine the existing legibility of its identity as a distinct part of 

the linked villages at Wanborough, nor interfere with its otherwise closer historic 

relationship with the countryside to the north and east of this settlement. 

Non-designated heritage assets: Underdown Farm, Kings Lane Farm & Sharps Farm 

5.79 The potential local significance and interests of each of these LPA identified non-

designated heritage assets has been described in Section 4 of my Evidence. These 

heritage assets were not previously scoped-in as receptors for assessment at 

Application. However, consideration of these three sites within the HER has now been 

included as part my Evidence, directly in response to the newly defined scope of 

relevant heritage assets in the LPA’s SoC146 (paragraph 6.13), and principally to assist 

the Inspector’s decision making. 

5.80 Section 4 has described that the Site (located between c.100-250m to the west of these 

heritage assets) is an inter-visible element of their wider landscape setting that 

contributes to some limited degree to each of their local significance / historic interest 

as farmstead sites. The local significance of these heritage assets would be impacted by 

Development on Site, including views and the experience of uncharacteristic new built 

form and infrastructure at scale, and associated commercial / industrial use and 

activity on Site, in conjunction with each of these nearby farmstead sites. Such change 

would to some degree diminish the current understanding and appreciation of the 

historically stronger rural landscape character and agricultural use of the setting of 

these assets. This would equate to a degree harm their local significance in each case, 

and principally to this aspect of their historic interests. 
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5.81 Paragraph 197 of the Framework147 sets out that in weighing applications that directly 

or indirectly affect non-designated heritage assets, a balanced judgement will be 

required having regard to the scale of any harm or loss and the significance of the 

heritage asset. With this in mind, it is my assessment that any harmful impacts would 

be relatively minor. This is in light of the fact that such impacts would be non-direct; 

i.e. would not physically impact the existing older buildings on any of these sites but 

would represent change within their setting that is an element that makes a lesser 

contribution to their significance by comparison, would not impact their more 

important immediate setting / steadings but effect the Site that is only one smaller part 

of the wider landscape setting of each heritage asset, the existence of intervening 

planted boundary treatments, the well-consider design approach; including the 

envisioned layout, design and other mitigation measures of the scheme; including 

extensive landscaping and strategic planting within the Site and to its edges. My 

assessment of a relatively minor harmful impact in each case has also been undertaken 

in light of my previous description of their significance deriving from limited local 

historic, and also lesser architectural, interest as recorded examples of 19th century 

farmsteads; each no longer intact historically.  

Summary of Development Impacts 

5.82 The impact of the Development on Site on the significance of each of the identified 

heritage assets is summarised for ease of reference in Table 5.3 (designated) and Table 

5.4 (non-designated). 

Table 5.3: Designated Heritage Assets – Development Impacts 

Name / Address Heritage Asset Type Development Impact 

Upper Wanborough Conservation Area Harm 

LTS* & towards the lower end of scale 

Church of St Andrew  Listed Building Harm 

LTS* & towards the lower end of scale 

Disney Cottage  Listed Building Harm 

LTS* & towards the lower end of scale 

The White House  Listed Building Harm 

LTS* & towards the lower end of scale 

The Lynch House Listed Building Neutral / No Harm 

Wrightsbridge House 

Farmhouse and 

Coachhouse to east  

Listed Building Neutral / No Harm 
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Moat Cottage  Listed Building Neutral / No Harm 

Lake Cottage  Listed Building Neutral / No Harm 

Liddington Conservation Area Neutral / No Harm 

Church of All Saints  Listed Building Neutral / No Harm 

Liddington Castle Scheduled Monument Neutral / No Harm 

Lower Wanborough Conservation Area Neutral or None / No Harm 

 

Table 5.4: Non-designated Heritage Assets – Development Impacts  

Name / Address Heritage Asset Type Development Impacts 

Underdown Farm N/A Harm 

minor 

Kings Lane Farm N/A Harm 

 minor 

Sharps Farm N/A Harm 

minor 

 

5.83 It is my assessment in my Evidence that the Development on Site would cause a degree 

of harm to the significance of a number of heritage assets within its surrounding area 

as a result of change within their settings and some shared views. The designated 

heritage assets that would be affected in this way comprise the grade I listed building 

Church of St Andrew, grade II listed buildings Disney Cottage and The White House, and 

Upper Wanborough Conservation Area. These impacts I have further assessed to be of 

the category of “less than substantial” harm for each, and also towards the lower end 

of that spectrum, in terms of the Framework148 (paragraphs 194 and 196) and NPPG149.  

5.84 If the Inspector also finds that “less than substantial” harm is caused to the significance 

of one or a number of designated heritage assets, such harm should be weighed 

against the public benefits of the scheme as a whole (Framework – paragraph 196150). 

That balancing exercise is considered by my colleague Peter Lawson, the planning 

witness. When undertaking that balancing exercise considerable importance and 

weight should be given to the desirability of preserving the setting of the listed 
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buildings (The Planning (LBCA) Act 1990  – Section 66151). Policy EN10 (criteria b) of the 

Local Plan152 incorporates a similar balancing exercise.  

5.85 As part of my assessment I have also identified that a degree of harm would be caused 

to the local significance of three non-designated heritage assets identified by the LPA, 

which are Underdown Farm, Kings Lane Farm, and Sharps Farm. These impacts I have 

assessed to be relatively minor in scale, in light in part of the only limited local historic, 

and lesser architectural, interest of each of these three farmstead sites. This is in 

accordance with paragraph 197 of the Framework153 that a balanced judgement will be 

required in weighing such proposals on this basis. Again, that wider balancing exercise 

is considered by my colleague Peter Lawson, the planning witness. Local Plan Policy 

EN10 (criteria g)154 again incorporates a similar balancing exercise. 

5.86 I have also taken account of the requirements (criteria a and b) of Local Plan Policy EN5 

as they relate to the impacts of the Development on Site on the significance of built 

heritage assets and the contribution of their landscape settings, as relevant.  
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6. Summary 

6.1 My PoE has identified the relevant statutory duty, national policy, the Development 

Plan, and other guidance and advice, relevant to the Appeal and in relation to built 

heritage matters, which set out in Section 3. 

6.2 My Evidence has then established a proportionate appraisal of the baseline conditions 

in relation to the Site and built heritage assets, which is set out in Section 4. This is a 

description of the significance and heritage interests of each of the identified 

designated and non-designated heritage assets, including analysis of the setting of the 

asset and any contribution made by its setting (including the Site) to that significance. 

This work has been undertaken in accordance with best practice advice from DCMS 

and Historic England (HE), and accordingly meets the requirements of paragraphs 189-

190 of the Framework155. 

6.3 In Section 5, I undertake an assessment of the impacts of the Development on Site on 

the understanding and appreciation of the significance (and any contribution of 

setting) of each of the identified heritage assets as a whole. This assessment of 

development impacts is founded on my earlier analysis of the significance and setting 

of those assets (Section 4). The full Application material that describes this hybrid 

scheme has also been reviewed as part of this assessment of impacts in order to best 

understand and appreciate the nature and extent of proposed change.  

6.4 In undertaking this assessment of impacts and articulating them as part of my 

Evidence, I have had regard to the relevant statutory duty with regard to the setting of 

listed buildings, national policy and guidance set out in the Framework156 and also 

NPPG157, the Development Plan, and other national and local guidance and advice. I 

have also had regard for HE best practice guidance with regard to setting and views158, 

which sets out that an assessment of development impacts should address the 

attributes of the proposed development in terms of its: location and siting; form and 

appearance; wider effects; and also permanence (referred to as Step 3). 

6.5 It is my assessment that Development on Site would not result in harm to the 

understanding or appreciation of the significance (i.e. sustain or not affect the 

significance) of a number of designated heritage assets within the surrounding area. 

These heritage assets are listed in Table 6.1. 

Table 6.1: Designated Heritage Assets – Development Impacts 

Name / Address Heritage Asset Type Development Impact 

The Lynch House Listed Building Neutral / No Harm 

Wrightsbridge House 

Farmhouse and 

Listed Building Neutral / No Harm 
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Coachhouse to east  

Moat Cottage  Listed Building Neutral / No Harm 

Lake Cottage  Listed Building Neutral / No Harm 

Liddington Conservation Area Neutral / No Harm 

Church of All Saints  Listed Building Neutral / No Harm 

Liddington Castle Scheduled Monument Neutral / No Harm 

Lower Wanborough Conservation Area Neutral or None / No Harm 

 

6.6 I have come to this assessment in light of the particular heritage interests, historical 

and present day physical and or functional context, and the relationship with their 

settings and views, for each of these designated heritage assets, and also the nature 

and extent of proposed change on the Site. 

6.7 It is my further assessment that the Development would cause a degree of harm to the 

significance of a number of other designated heritage assets within the surrounding 

area of the Site. Such impacts would arise from the proposed new use and associated 

built development on Site, which would change the existing character and experience 

of a part of the wider landscape within the shared setting of, including some views to 

and from, these heritage assets. Such a change would diminish to some degree the 

understanding and appreciation of the historically more extensive rural agricultural 

countryside context and isolation of the settlement of Upper Wanborough, including a 

local landmark place of worship and group of vernacular domestic buildings within this 

village. Such impacts would primarily effect an aspect of the historic interest, and to a 

lesser degree the architectural interest, of these designated heritage assets. These so 

impacted heritage assets are listed in Table 6.2.  

6.8 In making this assessment, and also in calibrating the magnitude of harm to 

significance, I have given due regard to the degree to which the envisioned layout and 

design of the hybrid scheme has been informed by, and has also responded to, the 

Site’s historic context, and the existing settlement pattern and landscape character of 

the local area. Including the use of an environmental colour palette, bespoke design 

features of the proposed buildings, and substantial site-wide landscape mitigation 

measures, which demonstrate efforts made to look to minimise harmful impacts. 

Although such harmful impacts would be minimised to some degree in this way, they 

would not be removed entirely and the positive contribution to significance made by 

an area of open green land within the wider landscape setting of the historic village of 

Upper Wanborough would be diminished.  

6.9 My further assessment of the magnitude of harm for each of these heritage assets also 

takes into account the fact that the impacts of Development would be non-direct, i.e. 

would not occur within the boundary of the Upper Wanborough Conservation Area, 

and also would not physically affect the form, fabric or features of each of these listed 
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buildings within this designated area, which is where their significance is primarily 

invested in each case. Change would occur within one smaller part of a more extensive 

countryside setting for each of these heritage assets; where setting itself makes a 

comparably lesser contribution to their significance overall. The greater part of the 

positively contributing rural character landscape setting to the south, east and also to a 

degree northwards of the Upper Wanborough Conservation Area would remain intact 

and unchanged. Overall, the legibility of the conservation area as a once rural 

settlement with a traditional mix of uses, development pattern and building stock at its 

core, and also the legibility of its historic relationship with its landscape setting, and 

similarly the heritage interests of each of the listed buildings within this designated 

area, would be retained. 

6.10 On this basis, I have assessed that the harmful impact for each heritage asset to be of 

the category of “less than substantial”, and not anywhere near to the high test of 

“substantial” in terms of the Framework159 (paragraphs 194-196) and NPPG160. The 

non-direct nature of the development impacts and also the lesser contribution of 

setting to the understanding and appreciation of the significance of each asset relative 

to their physical forms and fabric, the Site’s role as only one smaller part of a much 

more extensive area of their landscape settings and shared views, and the inherent 

mitigation measures of the scheme design, are all considerations that inform my 

assessment that harm to significance in each case does not fall in the middle but 

towards the lower end of the spectrum within “less than substantial”; again in terms of 

the Framework161 (paragraphs 194-196) and NPPG162. 

Table 6.2: Designated Heritage Assets – Development Impacts 

Name / Address Heritage Asset Type Development Impact 

Upper Wanborough Conservation Area Harm 

LTS* & towards the lower end of scale 

Church of St Andrew  Listed Building Harm 

LTS* & towards the lower end of scale 

Disney Cottage  Listed Building Harm 

LTS* & towards the lower end of scale 

The White House  Listed Building Harm 

LTS* & towards the lower end of scale 

 

6.11 As part of my assessment I have also identified that a degree of harm would be caused 

to the local significance of a number of non-designated heritage assets identified at 

                                                           
159 Document Reference: CDE-1 
160 Document Reference: CDE-3 
161 Document Reference: CDE-1 
162 Document Reference: CDE-3 
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Appeal stage by the LPA; again in light of a diminishing of the legible historic interest of 

the Site as part of wider setting and rural agricultural context of these established 

farmstead sites. These other heritage assets are listed in Table 6.3. I have further 

assessed the harmful impact for each heritage asset to be relatively minor in scale; in 

light of non-direct nature of these impacts, the Site’s role as only one smaller part of a 

wider landscape area of each of their settings, the inherent mitigation measures of the 

scheme design, and also the limited local historic (and some lesser architectural) 

interest of each of these three farmstead sites, in terms of the Framework163 

(paragraphs 197). 

Table 6.3: Non-designated Heritage Assets – Development Impacts  

Name / Address Heritage Asset Type Development Impacts 

Underdown Farm N/A Harm 

minor 

Kings Lane Farm N/A Harm 

minor 

Sharps Farm N/A Harm 

minor 

 

                                                           
163 Document Reference: CDE-1 
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Appendix 1: Heritage Assets Plan (Study Area) 
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Appendix 2: Gazetteer of Identified Heritage 

Assets 
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MOAT COTTAGE 

List Entry Summary 

This building is listed under the Planning (Listed Buildings and Conservation Areas) Act 1990 as amended for its 

special architectural or historic interest.  

Name: MOAT COTTAGE 

List entry Number: 1023428 

Location 

MOAT COTTAGE, WANBOROUGH MARSH 

The building may lie within the boundary of more than one authority.  

County:  

District: Swindon 

District Type: Unitary Authority 

Parish: Wanborough 

National Park: Not applicable to this List entry. 

Grade: II 

Date first listed: 20-Sep-1979 

Date of most recent amendment: Not applicable to this List entry. 

Legacy System Information 

The contents of this record have been generated from a legacy data system. 

Legacy System: LBS 

UID: 318589 

Asset Groupings 

This list entry does not comprise part of an Asset Grouping. Asset Groupings are not part of the official record but 

are added later for information. 

List entry Description 

Summary of Building 

Legacy Record - This information may be included in the List Entry Details. 

Reasons for Designation 
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Legacy Record - This information may be included in the List Entry Details. 

History 

Legacy Record - This information may be included in the List Entry Details. 

Details 

1. 5410 WANBOROUGH WANBOROUGH MARSH Moat Cottage SU 2083 24/503 

 

II 

 

2. Probably late C17 but extended mid C19. One and a half storey thatched cottage. Painted rubble with brick first 

floor to left hand extension. Two brick chimneys. Three eyebrow dormers. Two windows and a large sun bay on 

ground floor. Modern lean-to porch off centre right. 

 

Listing NGR: SU2005283790 

Selected Sources 

Legacy Record - This information may be included in the List Entry Details 

National Grid Reference: SU 20052 83790 

Map 

 

© Crown Copyright and database right 2018. All rights reserved. Ordnance Survey Licence number 100024900. 

© British Crown and SeaZone Solutions Limited 2018. All rights reserved. Licence number 102006.006. 
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LAKE COTTAGE 

List Entry Summary 

This building is listed under the Planning (Listed Buildings and Conservation Areas) Act 1990 as amended for its 

special architectural or historic interest.  

Name: LAKE COTTAGE 

List entry Number: 1023429 

Location 

LAKE COTTAGE, WANBOROUGH MARSH 

The building may lie within the boundary of more than one authority.  

County:  

District: Swindon 

District Type: Unitary Authority 

Parish: Wanborough 

National Park: Not applicable to this List entry. 

Grade: II 

Date first listed: 20-Sep-1979 

Date of most recent amendment: Not applicable to this List entry. 

Legacy System Information 

The contents of this record have been generated from a legacy data system. 

Legacy System: LBS 

UID: 318590 

Asset Groupings 

This list entry does not comprise part of an Asset Grouping. Asset Groupings are not part of the official record but 

are added later for information. 

List entry Description 

Summary of Building 

Legacy Record - This information may be included in the List Entry Details. 

Reasons for Designation 
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Legacy Record - This information may be included in the List Entry Details. 

History 

Legacy Record - This information may be included in the List Entry Details. 

Details 

1. 5410 WANBOROUGH WANBOROUGH MARSH lake Cottage SU 2083 24/504 

 

II 

 

2. Mid C19 remodelling of an ancient building. Red and blue brick on random rubble base, random rubble west 

gable end. 'L'-plan thatched I 1/2 storey cottage. Two eyebrow dormers. Two segment headed later C19 sashes. 

Central door. Glass porch extension to right and joined to similar extension from door to 'L' plan extension on right. 

 

Listing NGR: SU2006383804 

Selected Sources 

Legacy Record - This information may be included in the List Entry Details 

National Grid Reference: SU 20063 83804 

Map 

© Crown Copyright and database right 2018. All rights reserved. Ordnance Survey Licence number 100024900. 

© British Crown and SeaZone Solutions Limited 2018. All rights reserved. Licence number 102006.006. 
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WRIGHTSBRIDGE HOUSE FARMHOUSE AND COACHHOUSE TO EAST 

List Entry Summary 

This building is listed under the Planning (Listed Buildings and Conservation Areas) Act 1990 as amended for its 

special architectural or historic interest.  

Name: WRIGHTSBRIDGE HOUSE FARMHOUSE AND COACHHOUSE TO EAST 

List entry Number: 1023427 

Location 

WRIGHTSBRIDGE HOUSE FARMHOUSE AND COACHHOUSE TO EAST, WANBOROUGH MARSH 

The building may lie within the boundary of more than one authority.  

County:  

District: Swindon 

District Type: Unitary Authority 

Parish: Wanborough 

National Park: Not applicable to this List entry. 

Grade: II 

Date first listed: 20-Sep-1979 

Date of most recent amendment: Not applicable to this List entry. 

Legacy System Information 

The contents of this record have been generated from a legacy data system. 

Legacy System: LBS 

UID: 318588 

Asset Groupings 

This list entry does not comprise part of an Asset Grouping. Asset Groupings are not part of the official record but 

are added later for information. 

List entry Description 

Summary of Building 

Legacy Record - This information may be included in the List Entry Details. 

Reasons for Designation 
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Legacy Record - This information may be included in the List Entry Details. 

History 

Legacy Record - This information may be included in the List Entry Details. 

Details 

1. 5410 WANBOROUGH WANBOROUGH MARSH Wrightsbridge House Farmhouse and Coachhouse to east SU 2083 

24/502 

 

II 

 

2. Dated W.S. Two storeys chalk rubble with red brick and blue headers front. 1831 Slate roof with gable end brick 

chimneys. Casement windows in 3 bays, outer 3 light. Ashlar lintels. Central gabled lattice porch. To rear is a 

contemporary red and blue brick coachhouse with slate roof. Two storeys, central segmental headed doors with 

flanking 3 light casements and outer doors. 

 

Listing NGR: SU2033383837 

Selected Sources 

Legacy Record - This information may be included in the List Entry Details 

National Grid Reference: SU 20333 83837 

Map 

© Crown Copyright and database right 2018. All rights reserved. Ordnance Survey Licence number 100024900. 
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PARISH CHURCH OF ST ANDREW 

List Entry Summary 

This building is listed under the Planning (Listed Buildings and Conservation Areas) Act 1990 as amended for its 

special architectural or historic interest.  

Name: PARISH CHURCH OF ST ANDREW 

List entry Number: 1185526 

Location 

PARISH CHURCH OF ST ANDREW, CHURCH ROAD, SN4 0BZ 

The building may lie within the boundary of more than one authority.  

County:  

District: Swindon 

District Type: Unitary Authority 

Parish: Wanborough 

National Park: Not applicable to this List entry. 

Grade: I 

Date first listed: 26-Jan-1955 

Date of most recent amendment: Not applicable to this List entry. 

Legacy System Information 

The contents of this record have been generated from a legacy data system. 

Legacy System: LBS 

UID: 318566 

Asset Groupings 

This list entry does not comprise part of an Asset Grouping. Asset Groupings are not part of the official record but 

are added later for information. 

List entry Description 

Summary of Building 

Legacy Record - This information may be included in the List Entry Details. 
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Reasons for Designation 

Legacy Record - This information may be included in the List Entry Details. 

History 

Legacy Record - This information may be included in the List Entry Details. 

Details 

SU 2082, 25/482 

 

WANBOROUGH, UPPER WANBOROUGH, Church Road, Parish Church of St Andrew 

 

26.01.55 

 

I 

 

Large parish church largely recast in early C14. Built of rubble with stone slate roofs and moulded plinths and 

cornices. Four-bay aisled nave with north and south porches (former a C15 addition). No clerestorey. Extra bay (for 

short 'transept' internally). Very unusual tall eastern spirelet in sanctus bell position. Large C15 or C16 two-bay 

chancel. Three-stage crenellated west tower, also C15. Two-light, square-headed windows with cusped ogee 

tracery. Restored perpendicular east window of three lights. Somerset tracery in west tower. North door: pointed 

early C14 with carved trailing naturalistic decoration up the jambs. Gabled south porch with flanking pinnacles with 

crocketted finials. Small north door in chancel. The tower has a canopied niche above main west window. 

 

INTERIOR: quadrilobe piers and pointed arcades; crossing below spire (which is open from below) and narrow 

'transept'. Traces of wall painting to left of north door (Entry into Jerusalem). Tower stair door has stilted relieving 

arch. St Catherine's chapel to north-east has an early C14 ogee-headed piscina in south wall and scallopped drain. 

Fine C16 pedimented tablet over with dense inscription; flanking corbels, the left-hand one has fragment of possibly 

early C14 carving. Plain tub font. South porch contains two carved gisants, of man and wife who could be C13. Well 

stocked graveyard with numerous C18 and early C19 headstones and chest tombs particularly to south and south-

east. 

 

Listing NGR: SU2076282564 

Selected Sources 

Legacy Record - This information may be included in the List Entry Details 

National Grid Reference: SU 20772 82568 
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Map 

© Crown Copyright and database right 2018. All rights reserved. Ordnance Survey Licence number 100024900. 

© British Crown and SeaZone Solutions Limited 2018. All rights reserved. Licence number 102006.006. 
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THE LYNCH HOUSE 

List Entry Summary 

This building is listed under the Planning (Listed Buildings and Conservation Areas) Act 1990 as amended for its 

special architectural or historic interest.  

Name: THE LYNCH HOUSE 

List entry Number: 1185539 

Location 

THE LYNCH HOUSE, 33, CHURCH ROAD 

The building may lie within the boundary of more than one authority.  

County:  

District: Swindon 

District Type: Unitary Authority 

Parish: Wanborough 

National Park: Not applicable to this List entry. 

Grade: II 

Date first listed: 20-Sep-1979 

Date of most recent amendment: Not applicable to this List entry. 

Legacy System Information 

The contents of this record have been generated from a legacy data system. 

Legacy System: LBS 

UID: 318568 

Asset Groupings 

This list entry does not comprise part of an Asset Grouping. Asset Groupings are not part of the official record but 

are added later for information. 

List entry Description 

Summary of Building 

Legacy Record - This information may be included in the List Entry Details. 

Reasons for Designation 
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Legacy Record - This information may be included in the List Entry Details. 

History 

Legacy Record - This information may be included in the List Entry Details. 

Details 

1. 5410 WANBOROUGH CHURCH ROAD (south side) Upper Wanborough No 33 The Lynch House SU 2082 25/485 

 

II 

 

2. Former farmhouse. Early-mid C19 west front. Two storeys red brick, Hipped slate roof with 2 brick chimneys. 

Three windows with ashlar lintels, glazing bar sashes. Projecting brick central porch with arched stone entrance 

surround. Later wing at rear. 

 

Listing NGR: SU2063282664 

Selected Sources 

Legacy Record - This information may be included in the List Entry Details 

National Grid Reference: SU 20632 82664 

Map 

© Crown Copyright and database right 2018. All rights reserved. Ordnance Survey Licence number 100024900. 

© British Crown and SeaZone Solutions Limited 2018. All rights reserved. Licence number 102006.006. 
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DISNEY COTTAGE 

List Entry Summary 

This building is listed under the Planning (Listed Buildings and Conservation Areas) Act 1990 as amended for its 

special architectural or historic interest.  

Name: DISNEY COTTAGE 

List entry Number: 1299635 

Location 

DISNEY COTTAGE, 54, CHURCH ROAD 

The building may lie within the boundary of more than one authority.  

County:  

District: Swindon 

District Type: Unitary Authority 

Parish: Wanborough 

National Park: Not applicable to this List entry. 

Grade: II 

Date first listed: 20-Sep-1979 

Date of most recent amendment: Not applicable to this List entry. 

Legacy System Information 

The contents of this record have been generated from a legacy data system. 

Legacy System: LBS 

UID: 318573 

Asset Groupings 

This list entry does not comprise part of an Asset Grouping. Asset Groupings are not part of the official record but 

are added later for information. 

List entry Description 

Summary of Building 

Legacy Record - This information may be included in the List Entry Details. 

Reasons for Designation 
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Legacy Record - This information may be included in the List Entry Details. 

History 

Legacy Record - This information may be included in the List Entry Details. 

Details 

1. 5410 WANBOROUGH CHURCH ROAD (north side) Upper Wanborough No 54 Disney Cottage SU 2082 25/488 

 

II 

 

2. C18 rather altered. One and a half and two storeys. Painted chalk and local rubble. Thatched. Brick chimney and 

one pheasant. Formerly one eyebrow dormer only, now another window (mid C19) as well. Two windows on 

ground floor and a thatched porch (central porch blocked). Roughcast wall to rear. 

 

Listing NGR: SU2067182713 

Selected Sources 

Legacy Record - This information may be included in the List Entry Details 

National Grid Reference: SU 20671 82713 

Map 

© Crown Copyright and database right 2018. All rights reserved. Ordnance Survey Licence number 100024900. 

© British Crown and SeaZone Solutions Limited 2018. All rights reserved. Licence number 102006.006. 
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THE WHITEHOUSE 

List Entry Summary 

This building is listed under the Planning (Listed Buildings and Conservation Areas) Act 1990 as amended for its 

special architectural or historic interest.  

Name: THE WHITEHOUSE 

List entry Number: 1023421 

Location 

THE WHITEHOUSE, 46, CHURCH ROAD 

The building may lie within the boundary of more than one authority.  

County:  

District: Swindon 

District Type: Unitary Authority 

Parish: Wanborough 

National Park: Not applicable to this List entry. 

Grade: II 

Date first listed: 20-Sep-1979 

Date of most recent amendment: Not applicable to this List entry. 

Legacy System Information 

The contents of this record have been generated from a legacy data system. 

Legacy System: LBS 

UID: 318572 

Asset Groupings 

This list entry does not comprise part of an Asset Grouping. Asset Groupings are not part of the official record but 

are added later for information. 

List entry Description 

Summary of Building 

Legacy Record - This information may be included in the List Entry Details. 

Reasons for Designation 
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Legacy Record - This information may be included in the List Entry Details. 

History 

Legacy Record - This information may be included in the List Entry Details. 

Details 

1. 5410 WANBOROUGH CHURCH ROAD (north side) Upper Wanborough No 46 The Whitehouse SU 2082 25/487 

 

II 

 

2. Probably C18, possibly older. One and a half storey thatched cottage. Gable end quarter hipped (and with 2 

pheasants) to road. This end has a 2 light casement on first floor and 2 windows on ground floor (2 and 3 light 

casements). Brick and stone chimney at north end. East front has 2 eyebrow dormers, one has 3 light casement 

window with ovolo wooden mullions. Central 6 panel door. Glazing bar sash to right. Four light casement window to 

north-west with ovolo section wooden mullions. Interior retains a good example of an inglenook fireplace with salt 

cupboard and blocked bread oven. Stop chamfered main beam. 

 

Listing NGR: SU2072182736 

Selected Sources 

Legacy Record - This information may be included in the List Entry Details 

National Grid Reference: SU 20721 82736 

Map 

© Crown Copyright and database right 2018. All rights reserved. Ordnance Survey Licence number 100024900. 

© British Crown and SeaZone Solutions Limited 2018. All rights reserved. Licence number 102006.006. 
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CHURCH OF ALL SAINTS 

List Entry Summary 

This building is listed under the Planning (Listed Buildings and Conservation Areas) Act 1990 as amended for its 

special architectural or historic interest.  

Name: CHURCH OF ALL SAINTS 

List entry Number: 1299741 

Location 

CHURCH OF ALL SAINTS, CHURCH ROAD, SN4 0HB 

The building may lie within the boundary of more than one authority.  

County:  

District: Swindon 

District Type: Unitary Authority 

Parish: Liddington 

National Park: Not applicable to this List entry. 

Grade: I 

Date first listed: 26-Jan-1955 

Date of most recent amendment: Not applicable to this List entry. 

Legacy System Information 

The contents of this record have been generated from a legacy data system. 

Legacy System: LBS 

UID: 318503 

Asset Groupings 

This list entry does not comprise part of an Asset Grouping. Asset Groupings are not part of the official record but 

are added later for information. 

List entry Description 

Summary of Building 

Legacy Record - This information may be included in the List Entry Details. 

Reasons for Designation 
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Legacy Record - This information may be included in the List Entry Details. 

History 

Legacy Record - This information may be included in the List Entry Details. 

Details 

SU 2081, 26/386 

 

LIDDINGTON, CHURCH ROAD, Church of All Saints 

 

26.1.55 

 

I 

 

Three-bay nave with C13 north aisle little altered. South porch added C19. Lower 2-bay early English chancel and 

short 3-stage crenellated Perpendicular tower. The windows of the chancel and north aisle are early English and 

decorated, the rest Perpendicular. Two windows on south side, and the north-west window, have Decorated tracery 

of two lights and cusped trefoil. East window a restored geometrical window of three lights but improbable tracery. 

Small, pointed priest's door to south. East wall of former south aisle (assuming there was one) has culus and small 

foiled window above level of chancel eaves. Vestry to north. All this heavily restored 1880s by C. E. Ponting. 

 

INTERIOR: north-west window has foiled rear arch. North wall has two segment pointed tomb recesses with foiled 

inner orders and bell caps; slabs with cross and heart said to mark graves of two Abbesses of Shaftesbury (who 

presented to the prebendal living here). Circa 1200 Norman font-bowl has bead and zig-zag dressings to rim. 

Wooden screen, C19 in Perpendicular style. Nave roof has cusped braces to collars and cusped wind braces, see also 

in porch - restoration. Lychgate with stone tile roof as war memorial. 

 

Listing NGR: SU2061981256 

 

This List entry has been amended to add sources for War Memorials Online and the War Memorials Register. These 

sources were not used in the compilation of this List entry but are added here as a guide for further reading, 16 

December 2016.  

Selected Sources 

Websites 

War Memorials Online, accessed 16/12/2016 from https://www.warmemorialsonline.org.uk/memorial/170509 

War Memorials Register, accessed 16/12/2016 from http://www.iwm.org.uk/memorials/item/memorial/57186 

National Grid Reference: SU 20624 81256, SU 20645 81254 
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Map 

© Crown Copyright and database right 2018. All rights reserved. Ordnance Survey Licence number 100024900. 

© British Crown and SeaZone Solutions Limited 2018. All rights reserved. Licence number 102006.006. 
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LIDDINGTON CASTLE 

List Entry Summary 

This monument is scheduled under the Ancient Monuments and Archaeological Areas Act 1979 as amended as it 

appears to the Secretary of State to be of national importance. This entry is a copy, the original is held by the 

Department for Culture, Media and Sport.  

Name: Liddington Castle 

List entry Number: 1016312 

Location 

The monument may lie within the boundary of more than one authority.  

County:  

District: Swindon 

District Type: Unitary Authority 

Parish: Liddington 

National Park: Not applicable to this List entry. 

Grade: Not applicable to this List entry. 

Date first scheduled: 10-Mar-1925 

Date of most recent amendment: 08-Dec-1997 

Legacy System Information 

The contents of this record have been generated from a legacy data system. 

Legacy System: RSM 

UID: 28964 

Asset Groupings 

This list entry does not comprise part of an Asset Grouping. Asset Groupings are not part of the official record but 

are added later for information. 

List entry Description 

Summary of Monument 

Legacy Record - This information may be included in the List Entry Details. 

Reasons for Designation 

Slight univallate hillforts are defined as enclosures of various shapes, generally between 1ha and 10ha in size, 
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situated on or close to hilltops and defined by a single line of earthworks, the scale of which is relatively small. They 

date to between the Late Bronze Age and Early Iron Age (eighth - fifth centuries BC), the majority being used for 150 

to 200 years prior to their abandonment or reconstruction. Slight univallate hillforts have generally been 

interpreted as stock enclosures, redistribution centres, places of refuge and permanent settlements. The 

earthworks generally include a rampart, narrow level berm, external ditch and counterscarp bank, while access to 

the interior is usually provided by two entrances comprising either simple gaps in the earthwork or an inturned 

rampart. Postholes revealed by excavation indicate the occasional presence of portal gateways while more 

elaborate features like overlapping ramparts and outworks are limited to only a few examples. Internal features 

included timber or stone round houses; large storage pits and hearths; scattered postholes, stakeholes and gullies; 

and square or rectangular buildings supported by four to six posts, often represented by postholes, and interpreted 

as raised granaries. Slight univallate hillforts are rare with around 150 examples recorded nationally. Although on a 

national scale the number is low, in Devon they comprise one of the major classes of hillfort. In other areas where 

the distribution is relatively dense, for example, Wessex, Sussex, the Cotswolds and the Chilterns, hillforts belonging 

to a number of different classes occur within the same region. Examples are also recorded in eastern England, the 

Welsh Marches, central and southern England. In view of the rarity of slight univallate hillforts and their importance 

in understanding the transition between Bronze Age and Iron Age communities, all examples which survive 

comparatively well and have potential for the recovery of further archaeological remains are believed to be of 

national importance. 

 

Liddington Castle hillfort survives well and is known from part excavation to contain archaeological and 

environmental evidence relating to its construction, the economy of its inhabitants and the landscape in which they 

lived. In addition, it is one of a group of hillforts associated with the ancient Ridgeway trackway. 

History 

Legacy Record - This information may be included in the List Entry Details. 

Details 

The monument includes a slight univallate hillfort known as Liddington Castle. The hillfort, which is one of several 

located on or near the Ridgeway, occupies a flat plateau on the northern scarp of the Wiltshire chalklands on the 

summit of Liddington Hill from which there are extensive views north and west across the Thames valley and south 

across the Marlborough Downs. 

 

The hillfort is oval in plan and consists of a bank, ditch and counterscarp bank following the natural contours of the 

hill and enclosing an internal area of approximately 3ha. There is one original entrance located on the eastern side. 

 

The inner bank measures approximately 12m across and is up to 3m above the interior ground level. The 

surrounding ditch is up to 18m wide. The counterscarp bank stands up to 6m high above the ditch and is most 

prominent on the northern and western facing slopes. 

 

Flint digging between 1896 and 1900 in the north east part of the hillfort revealed numerous early Iron Age finds 

including a bronze awl and ear-ring, spindle whorls and fragments of pottery. 

 

A small scale excavation in 1976 found that the rampart was constructed in at least four phases, the latest being a 

re-fortification during the Saxon period. 

 

Also included in the scheduling is a pillow mound located on the south eastern side of the monument adjacent to 

the counterscarp bank. It is aligned north east to south west and is 21m long, 8m wide and up to 0.5m high. The 

south eastern side of the mound has been levelled by cultivation and is not included in the scheduling. 
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The buried reservoir which lies to the north east of the pillow mound on the eastern side of the hillfort is not 

included in the scheduling. All water troughs and fence posts are excluded from the scheduling but the ground 

beneath these features is included. 

 

MAP EXTRACT The site of the monument is shown on the attached map extract. 

Selected Sources 

Legacy Record - This information may be included in the List Entry Details 

National Grid Reference: SU 20888 79696 

Map 

© Crown Copyright and database right 2018. All rights reserved. Ordnance Survey Licence number 100024900. 

© British Crown and SeaZone Solutions Limited 2018. All rights reserved. Licence number 102006.006. 



 

97 

 



 

98 

 



 

99 



 

100 

 



 

101 

 
 

  



 

102 

 



 

103 

 
 

  



 

104 

 

 
 



 

 

Turley Office 

8th Floor 

Lacon House 

84 Theobald’s Road 

London 

WC1X 8NL 

 

 

T 020 7851 4010 


