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1 Abbreviations

SBC - Swindon Borough Council

POE - Proof of Evidence

IHBC - Institute of Historic Buildings

HE - Historic England

PLBCA - Planning (Listed Buildings and Conservation Areas) Act 1990

UWCA - Upper Wanborough Conservation Area

LWCA - Lower Wanborough Conservation Area

LCA - Liddington Conservation Area

NPPF - National Planning Policy Framework

2 Introduction

2.1 My name is Elizabeth (Libby) Mee and I have been appointed as an external professional adviser on

heritage matters by Ed Snook of Swindon Borough Council (SBC) to provide evidence in this Appeal.

2.2 I have a Bachelors with Honours at 2:1 in Geography and German from the University of Birmingham,

and specialised in urban morphology and townscape management for my dissertation. I have a Masters

in Heritage Management at merit from the Ironbridge Institute and have in the past held Associate

status with the Association of Environmental Management and Assessment.

2.3 I am an affiliate member of the IHBC and sit on their Green Panel.

2.4 I have practiced in built historic environment and planning and design for over 20 years both in the

private and public sectors and am currently employed by South Lakeland District Council as Conservation

Officer.

2.5 I have acted as expert witness on a number of Appeals, including two for the Borough Council of

Wellingborough.

2.6 I have assimilated the comments and views of the conservation team at SBC and Historic England in

the production of this Proof of Evidence.

2



3 Summary of findings

3.1 The proposed development, by way of scale, form, siting and location on an open parcel of land in

the countryside would result in significant urbanisation to the existing character of the area and would

harm the significance of the heritage assets resulting from development within their setting.

3.2 This Proof of Evidence will refer to relevant provisions of the PLBCA 1990, Policies EN10 of the SBLP,

the NPPF and PPG. I will also refer to a number of adopted Swindon Borough Council Conservation Area

Appraisals and Management Plans including those for Upper Wanborough (May 2006), Lower

Wanborough (February 2009) and Liddington (April 2006).

3.2 With respect to the PLBCA, I confirm that Section 66 is of relevance to this appeal and agree with the

position outlined within the ASoC that Section 72 of the PLBCA is not directly relevant to this appeal (but

see Safe Rottingdean Ltd v Brighton and Hove City Council (2019) EWHC 2632 (Admin) at paragraph 88,

where it is stated that the harm to the setting of a Conservation Area would nonetheless be a material

consideration).

3.3 I will explain how the Appeal Site forms part of an agricultural and rural landscape between

Wanborough and Swindon which contributes considerably to the setting of the Conservation Areas, as

well as to the setting of other designated and non-designated heritage assets.

3.4 The Proof of Evidence outlines how the rural historic setting is a key contributor to the significance of

the Upper Wanborough Conservation Area (UWCA) and that the introduction of substantial built form

on the Appeal Site would result in a transformational change to the character of the area, adversely

affecting the rural experience. I will demonstrate how this would result in less than substantial harm to

the significance of the UWCA; the Grade I listed Parish Church of St Andrew; Grade II listed Disney

Cottage; Grade II listed The White House and The Lynch House, through development within their

setting.

3.5 I will also explain how the scale, form and nature of the proposed development at this location, with

associated paraphernalia, lighting and noise pollution, would detrimentally impact the essential rural

character and significance of a number of other designated heritage assets. This would result in less than

substantial harm to the significance (through development within their setting) of the following heritage

assets (grouped by location for ease):

● The Marsh - Grade II listed Moat Cottage, Lake Cottage, WrightsBridge House Farmhouse and

Coach House;

● Lower Wanborough - Lower Wanborough Conservation Area, and Non-designated heritage

assets Underdown Farm, Kings Lane Farm and Sharps Farm

● Upper Wanborough - the Grade I listed Parish Church of St Andrews, The Lynch House,
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Disney Cottage and The Whitehouse (all listed Grade II)

● Liddington - Liddington Conservation Area, the Grade I listed Parish Church of All Saints, and

Liddington Castle Scheduled Monument

3.6 I will contend that the proposed development would, by virtue of it causing less than substantial

harm, have a greater impact on the significance of the heritage assets within the surrounding area than

is suggested by the Appellant, such that the proposed development should not be supported, even

when the balancing act required under Paragraph 196 is carried out.

3.7 I will explain how the proposed development fails to preserve, the significance of the existing

heritage assets and their setting, contrary to Section 66 of the PLBCA, Policies EN5 and EN10 of the SBC

Local Plan, and the NPPF. My evidence will show that the proposed development will transform the

agricultural, rural character and erode the existing historic landscape setting, and that this harm, which I

have given 'great weight' under Paragraph 193 of the NPPF, is not outweighed by the public benefits put

forward by the Appellant as required by Paragraphs 196 and 197 of the NPPF.

4 Planning application history

4.1 The Appeal Site consists of farm buildings and agricultural land. There have not been any significant

planning applications on the site which are considered to materially impact the proposal.

4.2 An application for the Southern Connector Road (SCR) was approved on 23rd December 2019. The

SCR will be a new 7.3 metre wide single carriageway road, approximately 2.5km in length. Part of the

SCR is located within the Appeal Site at Inlands Farm. This element includes a new roundabout to form a

junction between Pack Hill and the proposed new road. The SCR is required through Policy NC3 of the

Local Plan to support the delivery of a comprehensive and sustainable mixed-use urban extension with

about 8,000 homes at the NEV, including the expansion of South Marston village and Rowborough.

5 Description of proposal

5.1 The proposal is 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 matters reserved).

Full Planning Application

5.2 Full planning permission is sought for the erection of an industrial building with associated parking,

delivery area, and landscaping. The full application proposes to deliver the full access to the Science

Park, proposed as Phase 2 of the Appeal Proposal, and will link in with the Southern Connector Road
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(SCR), forming a new arm on the proposed roundabout. This element of the application also indicates

how the canal could connect through the site from the western boundary to the south.

5.3 The proposed building would be approximately 165m (north to south) and 175m (east to west), and

14.5m in height. In terms of the appearance of buildings under Phase 1, the elevations are broken up

into a number of blocks, separated by a recess, and would be constructed from metal panelling in

various shades of green and brown. The west elevation would form the main entrance and consist of

polycarbonate cladding. The roof would contain solar panels and sections of green roof. The main

building would be located adjacent to Pack Hill, separated by a woodland belt which would run along the

southern and eastern edges of the Phase 1 site. Associated car parking, delivery areas, lighting and

driver facilities would be positioned to the north and west of the main building.

Outline Planning Application

5.4 Outline planning permission is sought for the remainder of the Science Park (Phase 2). The submitted

plans illustrate an indicative layout of how these could come forward. However, all details are reserved

for subsequent approval.

5.5 The application includes parameter plans which state that the proposed buildings within the outline

element would be located in zones around the site. Zone A indicates a building, similar in nature to that

included in Phase 1, with a maximum height of 14.5m. The remainder of the buildings within Phase 2

would generally be smaller in scale with a maximum height of 3 storeys. The indicative proposals suggest

each of the building clusters would have individual parking areas and be separated by landscaped areas.

There is no detail with regards to proposed lighting, advertisements or landscaping, the type of hard

surfacing and associated lines which will have a bearing on how the proposal is experienced within the

landscape.

6 Reasons for refusal and heritage grounds for appeal

6.1 The scale, form, design, siting and location of the proposed development on an open parcel of land

within both the open countryside and the setting of designated and non-designated heritage assets,

would result in an incongruous, prominent form of new development and have an unacceptable

urbanising effect by way of visual intrusion and unacceptable encroachment into the rural landscape

setting, thereby occasioning harm to the significance of those surrounding 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).

6.2 The comments from the Conservation Officer on the final scheme are as follows:
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“I have given consideration to the preservation and enhancement of the character and

appearance of the Conservation Areas and the significance of designated heritage assets,

including their setting. On balance, I do not consider that there is 'clear and convincing'

justification for the harm caused as required by Paragraph 194 of the Framework. I have

concerns from a conservation perspective regarding the principle of such a development and its

impact upon the character and appearance of the Conservation Areas and the setting of

designated heritage assets. In this case I would recommend refusal on the following basis:

The proposed hybrid application which contains full application for 33,507sqm of industrial use

and an outline application for 48,681sqm of science Park, as a result of its 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 would therefore fail to provide a scheme which reinforces local distinctiveness,

preserves or enhances the tranquility, amenity and traditional quality of the landscape setting

and fails to make a positive contribution to the locality which would outweigh the harm caused.

The proposal is therefore contrary to the duties under S66 and S72 of the PLBCA 1990, Local

Plan Policy EN5 and EN10 and the heritage policies of the Framework.”

7 Legislative and policy background

7.1 In determining any planning application, special attention is to be paid to the desirability of

preserving the significance of listed buildings including the contribution made by their setting, and

preserving or enhancing the character or appearance of Conservation Areas as set out in Sections 66 and

72 of the PLBCA 1990. Regard should also be given to the relevant parts of the NPPF, in particular

Paragraph 127(c) and Paragraphs 184-202 (the latter of which are considered under “Main issues”

below).

7.2 The following local policies also apply from the Swindon Borough Local Plan 2026:

● EN5: Landscape Character and Historical Landscape

● EN10: Historic Environment and Heritage Assets

● EN11: Heritage Transport

7.3 Other policy and guidance which is relevant include:

● Historic England Good Practice Advice Notes 2 and 3

● Conservation Principles Policies and Guidance for the Sustainable Management of the Historic

Environment, English Heritage (2008)
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● Upper Wanborough Conservation Area Appraisal and Management Plan

● Lower Wanborough Conservation Area Appraisal and Management Plan

● Liddington Conservation Area Appraisal and Management Plan

● Significant Building of Local Interest SPG.

8 Material considerations

8.1 In addition to those parts of the NPPF directly relevant to heritage assets (see paragraph 8.1 above

and “Main issues” below), Paragraph 84 of the NPPF highlights the importance of development which is

proposed to meet business being sensitive to its surroundings, which must apply with particular force

when a proposal is within the setting of heritage assets:

“Planning policies and decisions should recognise that sites to meet local business and

community needs in rural areas may have to be found adjacent to or beyond existing

settlements, and in locations that are not well served by public transport. In these circumstances

it will be important to ensure that development is sensitive to its surroundings, does not have

an unacceptable impact on local roads and exploits any opportunities to make a location more

sustainable (for example by improving the scope for access on foot, by cycling or by public

transport). The use of previously developed land, and sites that are physically well-related to

existing settlements, should be encouraged where suitable opportunities exist.”

9 Historic environment guidance

9.1 A number of adopted Swindon Conservation Area Appraisal and Management Plans are of relevance

to this application, including Upper Wanborough (May 2006); Lower Wanborough (February 2009); and

Liddington (April 2006). ‘The Setting of Heritage Assets’ (December 2017) produced by Historic England

is also of relevance.

10 Location of proposed development site

10.1 The Appeal 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 are largely open

but with some established boundary planting. To the north west, the Appeal Site encircles Applegate

House (outside of the Site boundary). The only built feature within the Appeal Site is Inlands Farm, also

to the north and it is 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 to the south east, and the

land rises more steeply in this direction. The prominent feature of the hillfort at Liddington is visible

some distance to the south.
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11 Historic landscape setting

11.1 Wanborough is a distinct settlement to the east of Swindon, but now very much within its orbit and

influence as a major town. The Site is located between these two settlements. 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 and the Ridgeway to the south. These ancient routes have influenced the

surrounding settlement patterns, although the position of Upper Wanborough, on the Icknield Way,

suggests that this was the original nucleus of Wanborough.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, to the north of the Site. To the north east of the Appeal Site was also the former mill, of

which the origins can be traced to the 11th century. 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.

11.2 The following are extracted from Arthur Mee’s King’s England series, first printed in 1939, which

discusses both Liddington and Wanborough in the historic context:

“Liddington - Liddington Hill was a favourite haunt of Wiltshire’s famous naturalist Richard

Jefferies, and was a place beloved by the heroic poet of Wiltshire Alfred Williams, who could

turn from the forge at which he was working in Swindon and see between two towering walls “a

great part of Liddington Hill crowned with its castellum, the holy of holies Richard Jefferies, who

spent days and nights there trying to fathom the supreme mystery that has baffled so many

great and ardent souls”.  The supreme mystery of which Alfred Williams speaks is Life; below the

ancient entrenchment the white chalk pits gleam like snow in the distance, and the poet wrote

these lines on it:

Offtimes on Liddington’s bare peak I love to think and lie,

And muse upon the former days and ancient things gone by,

To pace the old castellum walls and peer into the past,

To learn the secret of the hills, and know myself at last,

To woo Dick Jefferies from his dreams on Sorrow’s pillow tossed,

And walk with him upon the ridge, and pacify his ghost.

...From this pillar is a wide and noble landscape of the country round Alfred Williams’s birthplace

at South Marston, with the remnant of the copse of firs which Richard Jefferies loved at

Chisledon, and with Coate Water, near which Jefferies was born, just below.  It was of this hill

that Alfred Williams was thinking when he predicted that he should live again in the flowers of

the grassy slopes:
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A thousand years will come and go,

And thousands more will rise,

My buried bones to dust will grow,

And dust defile my eyes,

But when the lark sings o’er the wold

And the swallow weaves her

rest, My soul will take the

coltsfoot gold

And blossom on thy breast.”

(P214)

“Wanborough - We turn to it from the Swindon road at a little thatched cottage which says

E.A.K.1672; the lane brings us to what was once the Key of Wessex, where met three Roman

roads.  Here in Saxon times was an important point of vantage, and here two battles were

fought.

Its church has something peculiar to itself as far as we can remember - a pinnacled tower at the

west end built in the 15th century, and a stone spire of the 14th with two rows of windows set in

it. A schoolboy at the gate told us that there are two others like it, one at Purton close by and

one at Ormskirk in the north of England.

…. At Nythe, a little way off, is the site of a Roman station on Ermine Street, a place of much

importance. The town was about a mile long. Here runs the little river Cole, beloved by Richard

Jefferies, who, when dying far away, remembered the little stream and wrote, “The brook has

forgotten me, but I have not forgotten the brook”.

(P361)

11.3 The majority of buildings within the village of Upper Wanborough are 18th and 19th century,

although there are a few earlier cottages. In the early 19th century, development was focused to the

east of the 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 time but, as extant, its northern end consisted only of a footpath.

The Appeal Site, at this time, was undeveloped, and appears to be divided into field plots for  agricultural

use. The Tithe Map of 1845 for the parish of Wanborough provides limited information about the Appeal

Site as the rectorial tithes were extinguished by the Inclosure Act of 1779, when land was allotted to the

9



appropriators in their stead. 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 information on field enclosures or

boundaries at this time.  The first detailed Ordnance Survey for this area of 1882 indicates that the

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

established and appears to be a major farmstead development. There was some further agricultural

development within the Appeal Site boundary, to the south east of Inlands Farm. The limits of the

farmstead are unclear and may have extended to the current Appeal 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. 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.

11.4 By the turn of the 20th century, there was very limited development outside of the Appeal Site

boundary. The parcels of land within the Appeal 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, Kite Hill, linking Upper and Lower Wanborough, was built up with

housing along with some smaller development within Upper and Lower Wanborough; however, the

agricultural character of the area remained. By this time there was 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.

11.5 Within the next three decades, the wider context of the Site was to change dramatically with the

rapid expansion of Swindon and the development of major infrastructure to the west and south of the

Site. This was followed by development of Wanborough itself, and Wanborough’s once agricultural

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 itself. Upper

Wanborough is now part of the large community of Wanborough that comprises Upper and Lower

Wanborough and the 1990s developments between the two. 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 satellite
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or suburb outside of the main orbit of Swindon. In the late 20th century, the field pattern of the land

surrounding Inlands Farm had been altered and Applegate House had also been constructed.

12 Main issues

12.1 With regard to listed buildings, Section 66 (1) of the Planning (Listed Buildings and Conservation

Areas) Act 1990 (‘PLBCA’) requires the decision maker to 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. Where a development proposal affects a Conservation Area, Section 72 of the PLBCA requires

that special attention be paid to the desirability of preserving or enhancing the character or appearance

of that Conservation Area.

12.2 Consistent with the above, Policy EN10 of the Swindon Borough Local Plan seeks that proposals

conserve and enhance the heritage significance of Swindon’s heritage assets, reflecting the statutory

duties of the PLBCA. Archaeological sites should be preserved in a manner appropriate to their

significance.

12.3 The NPPF states that the historic environment contributes to the role of sustainable development

by contributing to protecting and enhancing our natural, built and historic environment. Paragraph 184

of the NPPF states that :

“Heritage assets range from sites and buildings of local historic value to those of the highest

significance… These assets are an irreplaceable resource, and should be conserved in a manner

appropriate to their significance…”.

12.4 Paragraph 189 of the NPPF states that:

“In determining applications, Local Planning Authorities should require an applicant to describe

the significance of any heritage assets affected, including any contribution made by their setting.

The level of detail should be proportionate to the assets’ importance and no more than is

sufficient to understand the potential impact of the proposal on their significance”.

12.5 Paragraph 193 of the NPPF states that:

“When considering the impact of a proposed development on the significance of a designated

heritage asset, great weight should be given to the asset’s conservation (and the more important

the asset, the greater the weight should be)”.

12.6 Further to this, Paragraph 194 of the NPPF states that:

11



“Any harm to, or loss of, the significance1 of a designated heritage asset (from its alteration or

destruction, or from development within its setting), should require clear and convincing

justification”.

12.7 The PPG advises, at Paragraph: 007 Reference ID: 18a-007-20190723, that:

“Heritage assets may be affected by direct physical change or by change in their setting. Being

able to properly assess the nature, extent and  importance of the significance of a heritage asset,

and the contribution of its  setting, is very important to understanding the potential impact and

acceptability of development proposals” (.

12.8 With regard to setting, Paragraph: 013 Reference ID: 18a-013-20190723 of the PPG advises that2:

“… the extent and importance of setting is often expressed by reference to the visual

relationship between the asset and the proposed development and associated visual/physical

considerations. Although views of or from an asset will play an important part in the assessment

of impacts on setting, the way in which we experience an asset in its setting is also influenced by

other environmental factors such as noise, dust, smell and vibration from other land uses in the

vicinity, and by our understanding of the historic relationship between places. For example,

buildings that are in close proximity but  are not visible from each other may have a historic or

aesthetic connection that  amplifies the experience of the significance of each”.

12.9 Paragraph 197 of the NPPF refers to the effect of a proposed development on the significance of

non-designated heritage assets.

12.10 As can be seen from the comments of Historic England and the Council’s Conservation Officer,

concerns were initially raised by both consultees as to whether the approach and assessment of the

impact of the proposed development on the heritage assets was sufficient to understand the impact and

any associated harm caused of the proposal on the significance of any heritage assets and their setting,

in accordance with Paragraph 189 of the NPPF (Appendix A). These concerns related to how a number of

the listed buildings had been assessed as clusters, rather than assessed individually; the methodology

behind assessing the Site of the Roman Town, Scheduled Monument; and the discrepancies between

landscape and heritage assessments of the Liddington Castle Scheduled Monument (LCSM). The

Appellant submitted letters on 7th March 2019 to respond to the consultee comments on both the

2 This is also outlined within the  ‘Setting of Heritage Assets - Historic Environment Good Practice

Advice in  Planning Note 3 (Second Edition)’ (December 2017).

1 “Significance” is defined in Annex 2: Glossary of the NPPF as: “… the value of a heritage asset to this and future
generations because of its heritage interest. The interest may be archaeological, architectural, artistic or historic.
Significance derives not only from a heritage asset’s physical presence, but also from its setting.”
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Archaeology and Built Heritage Chapters of the Environmental Statement (‘ES’) and provided clarification

on the concerns raised.

12.11 The Amended Submission (April 2020) provided revised ES Chapters, including an amended Built

Heritage Statement (March 2020) and Parameter Plan Composite (Drawing No. 115, P9 - July 2018)

which illustrates development zones, indicative building footprints and maximum building heights.

12.12 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 Appellant has now submitted does describe the

significance of the assets to a degree that, when combined with the opinions of Officers and external

stakeholders, is considered sufficient to understand the potential impact of the proposal on their

significance.

12.13 Since the submitted ES and associated reports have provided the necessary understanding, it is

now possible to make the assessment as to the degree of harm to the significance of the heritage assets

as a whole and establish whether the requirements of Paragraphs 195, 196 and 197 of the NPPF are met

with regards to the Appeal Proposal.

12.14 As detailed within the ES, there are a number of heritage assets within the vicinity of the Appeal

Site. These include the Conservation Areas of Upper Wanborough (UWCA), approximately 50m to the

east of the Appeal Site; Lower Wanborough (LWCA); and Liddington (LCA). In addition, there are a

number of listed buildings located within the UWCA, including the Grade I listed St Andrews Church (list

descriptions are provided in Appendix B). A number of other listed buildings are also located within the

LWCA, on The Marsh to the north of the Appeal Site and within the LCA, including the Grade I listed

Church of All Saints at Liddington. As a result of the inherent relationship between these buildings/sites

and the open countryside, the Appeal Proposal plainly affects the setting of these designated heritage

assets.

12.15 Chapter 8 of the ES and the associated Built Heritage Statement (Appendix 10.1) (‘BHS’) assesses

the impact of the proposed development on the significance of  the heritage assets within the study

area of 2km. Chapter 8 of the ES concludes that, in the long term (operational phase) there would be a

‘minor adverse’ impact to the St Andrew’s Church, ‘minor adverse’ impact to  Disney Cottage and The

White House and ‘minor adverse’ impact to the UWCA. It considers that there would be a ‘neutral effect’

on the other heritage assets.

12.16 The Upper Wanborough Conservation Area (UWCA) is immediately to the east of the Appeal Site

and encompasses the historic core of the village. The UWCA appraisal highlights that the special interest

of the Conservation Area is derived from a number of elements, such as:
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● 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 and chalkstone);

and

● The area's trees, especially individual yews, and other greenery where this bounds a road or

footpath.

12.17 The BHS argues that Wanborough now forms more of a satellite or suburb to Swindon (paragraph

2.10, p.10); and that new built form has altered the appearance of the village (paragraph 4.48, p. 37).

The ES and BHS conclude by stating that the proposed mitigation would lessen the urbanising effects,

and as a result the level of harm to the UWCA is considered to be a minor adverse effect. Following a

review of the Amended Submission, Historic England and the Conservation Officer both disagree with

this conclusion and consider the harm caused to the significance of the UWCA to be greater than

outlined within the ES and BHS. I disagree with this conclusion also and for the same reasons which I

expand upon below.

12.18 Upper Wanborough forms a distinct, rural village separated from Swindon, and I therefore

disagree with the assertion that Wanborough forms a suburb to the urban area of Swindon. A key

contributor to the significance of the UWCA is the rural, hilltop setting, which can be experienced from

approach roads to Upper Wanborough such as Pack Hill, where there is a sense of openness, with tree

planting primarily on field boundaries or in small clusters. Views to the north and The Downs to the

south are over the lower sections of hedgerow, and there are glimpses of the buildings within Upper

Wanborough including the Church Tower and Spire. These experiences are heightened as the land starts

to rise towards the village (representative images and video in Appendix C).

12.19 The BHS states that: “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” (paragraph 2.2, p. 5). Whilst it is evident that some of the historic field boundaries have

been removed, a majority of those in the surrounding setting have been retained and contribute to the

experience of the wider local character and distinctiveness of Upper Wanborough. The surrounding land,

including the Appeal Site, was historically used for agricultural purposes, and this agrarian and pastoral

landscape is still in situ today, which assists with the appreciation of the setting of the UWCA, where

openness, rural experience, dark skies, tranquillity and isolation are strong characteristics amongst

others. Historic droving routes are still marked by the criss-cross of public rights of way which intersect

the site and its immediate vicinity (map in Appendix D). Historic buildings and their grounds within and
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to the periphery of the UWCA, many of which are designated and non-designated heritage assets display

an inherently agricultural form and function which assists in explaining their historic origins,

relationships and functions.

12.20 The green and bucolic, pastoral character of the Appeal Site is, therefore, an important and

positive contribution to the significance of the UWCA, and its designated and non-designated heritage

assets, and is fundamental to its rural character and separation from the Swindon Urban Area. The

proposed development would involve considerable built form on land within the setting of the UWCA,

and its designated and non-designated heritage assets, resulting in a significant urbanising effect, and

give a discordant intrusion to the rural area.  Development on this nature, scale and bulk would result in

a transformational change to the character of the area, adversely affecting the isolation and tranquillity

of the rural experience. Together, this in turn detrimentally affects the significance of the UWCA,

including its designated and non-designated heritage assets (Appendix E).

12.21 The hilltop setting of the UWCA is such that it can be viewed and experienced from much of the

surrounding area. Vehicles travelling along approach roads to the Conservation Area, such as along The

Marsh, can glimpse the village and its setting through or over hedgerows, whilst there is an extensive

network of Public Rights of Way (PRoWs), which connect Upper Wanborough, Lower Wanborough,  The

Marsh and Pack Hill, as well as Liddington and Swindon, some of which cross  the Appeal Site. The PRoW

primarily crosses open fields and has an inherently rural feeling and experience. Pedestrians utilising the

PRoW benefit from views to Upper Wanborough, Liddington Castle and The Downs which assists in

informing the historic association, experience and relationship between the sites. It is evident from the

representations received that these are an important resource for local residents. Whilst the PRoW

would be retained as part of the proposed development, the experience would be significantly altered

from open grass fields with informal tracks to hard, engineered tracks and surfaces where users would

be surrounded by large industrial buildings and associated infrastructure such as lighting, security

fences, large areas of tarmac for car parking and areas of hard standing. The significant amount of

hardstanding and buildings is illustrated within the Landscape Strategy (p. 41, Feb 2020). The  proposed

development would introduce noise and light intrusion to the characteristic dark skies which currently

have little illumination, with permission being sought for operations to run 24 hours a day. The A419 can

be heard in the background from certain points across the site, however it is not considered to

significantly lessen the feeling of tranquillity and isolation from being in a rural location. The urbanising

effect, scale across the entire site and increased activity of the proposed development would interrupt

the experience of the rural context to a detrimental level. This would diminish the ability to experience

the local qualities which are important to the local character and distinctiveness of the hilltop setting of

Upper Wanborough from large parts of the surrounding area.

12.22 The Upper Wanborough Conservation Area Appraisal and Management Plan (UWCAAMP) (May

2006) states “Views from within the Conservation Area to the wider landscape testify to the area's
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setting in the landscape and thereby make a significant contribution to its overall rural character” (p.6,

UWCAAMP). The  Appeal Site has a strong rural character and forms a significant component to the

setting of the UWCA. The BHS states that the proposed development will not be visible from all areas

within the UWCA. However, whilst there are intervening buildings between some views from within the

UWCA to the wider rural landscape, there is an absence of built form through the gaps in the buildings,

further highlighting its rural location. The introduction of substantial built form greater in scale, visual

massing and proportion than anything surrounding would result in a dominance of the proposed

development and a resultant loss of openness, and would compromise views from the UWCA outwards

towards the open countryside, diminishing its significance and contribution to the significance  of the

Conservation Area.

12.23 St Andrews Church is a Grade I listed building located in Upper Wanborough. Its significance is

primarily derived from its age, construction, historic association with the village and aesthetic qualities

within the rural landscape, as one of only three churches in the country to have both a spire and a tower.

As identified earlier within this section of the report, St Andrews Church is located centrally within Upper

Wanborough, with the tower and spire highly visible from the application site and surrounding area. It is

this visual prominence which is considered particularly important in heritage terms, and the open fields

beyond which includes the Appeal Site which is considered to form a positive contribution to the setting

of this heritage asset.

12.24 The submitted ES does not disagree that the subject site forms part of the setting of the St

Andrew’s Church and concludes that “the Proposed Development would result in some limited degree of

harm due to the urbanising effects within the wider setting of the listed building”. As outlined above, the

scale, bulk, massing and siting of the proposed development would significantly transform the open,

rural character of the area, erode the historic landscape setting of St Andrews Church and diminish the

ability to appreciate the role and influence of the church within the UWCA. Given the focus of the BHS

purely upon the visual aspects of setting, it is quite clear that the Appellant has underestimated the

harm caused which is required to take into account aspects purely beyond visual considerations. This

includes the full remit of what defines ‘experience’ including kinetic views.

12.25 Lynch House, Disney Cottage and White House are all Grade II listed buildings located within the

UWCA and were formerly constructed as buildings associated with the agricultural operations of the

surrounding land. They primarily gain their significance from their architectural and historic interest,

whilst the wider countryside setting and UWCA make positive contributions to their understanding and

appreciation of their former form and function and hence, their significance.  The proposed

development would result in a detrimental intrusion to their wider setting, and whilst there is some

intervening vegetation surrounding the proposed Appeal Site, this would attempt to hide the

development, rather than reinforce the openness, relationship with the surrounding agricultural land,

and the wider views and resultant experience which is an inherent component of their significance. The
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setting of both Disney Cottage and White House would also experience a loss to the traditional

relationship of these listed buildings with their origins and the surrounding agricultural farmland which is

an essential contributor to their setting, and hence significance.

12.26 Considering both forms of development, the scale and appearance of the proposed development

would be jarring and discordant within this open countryside location, and I disagree with the assertion

of the BHS which states that the proposed scheme would be seen in conjunction with Swindon

(paragraphs 5.22 and 5.28). The location of proposed development would be on existing green

agricultural land, to the east of the A419, which provide a separation from coalescence from Swindon

and which is significantly closer in terms of proximity and significance to Upper Wanborough.

12.27 In summary, the proposed scheme would fail to preserve the architectural and historic interest of

the above specified listed buildings; and would fail to preserve those elements of the setting that make a

positive contribution to the UWCA, as required by Sections 66 of the PLBCA and the NPPF. The proposed

development would cause ‘less than substantial’ harm to the significance of the UWCA and listed

buildings within Upper Wanborough through development within their setting.

12.28 The Lower Wanborough Conservation Area Appraisal and Management Plan (LWCAAMP)

(February 2009) states, at page 12, that:

“To the south, the scarp provides Lower Wanborough with a green backdrop. In views

southwards from within the village, especially from the High Street, trees and hedges on the

chalk escarpment above and beyond the rooftops add to its rural character, emphasizing its

distinctive location at the foot of chalk downlands”

12.29 The LWCA also contains a number of listed buildings including those on High Street and Rotten

Row. There are some changes in topography and intervening fields, trees and buildings between the

Appeal Site and these heritage assets. However, the Appeal Site contributes to the wider rural character

of these heritage assets, their historic associations, relationships and how they are experienced.

Similarly to the UWCA, the size, scale and nature of the proposed development, with associated

paraphernalia, lighting and noise pollution would impact the rural character and significance of the

LWCA and listed buildings within, through development within their setting.

12.30 The Liddington Conservation Area Appraisal and Management Plan (April 2006) refers to the

setting of the village within the North Wessex Downs AONB, and views to the Liddington Castle hill fort

and Upper Wanborough. The LCA contains a number of listed buildings including the Grade I listed

Church of All Saints.  Whilst there is intervening topography and vegetation, the wider rural character

contributes to how the LCA and associated listed buildings are experienced. Development within the

wider setting of these heritage assets, such as the proposed scheme with a highly urbanised
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development, and particularly through increased noise and activity, would affect the significance of

these heritage assets.

12.31 There are a number of heritage assets including listed buildings and non-designated heritage

assets, located in close proximity to The Marsh, such as Moat Cottage, Lake Cottage and Wrightsbridge

House, Farmhouse and Coachhouse (all Grade II listed buildings). The agricultural countryside makes a

positive contribution to the understanding and appreciation of the significance of these heritage assets

and strongly contributes to their experience within the rural countryside setting. For similar reasoning as

detailed above, by virtue of the scale, siting and increased activity and noise, the proposed development

would have an uncharacteristic urbanising effect on the existing countryside, adversely affecting

significance of the designated heritage assets from development within their setting.

12.32 In summary, the proposed scheme would fail to preserve the architectural and historic interest of

the above specified listed buildings; and would fail to preserve or enhance the character and appearance

of the LWCA, LCA and associated heritage assets, as required by Sections 66 of the PLBCA and the NPPF.

It is considered that the harm caused would be ‘less than substantial’.

12.33 As for Scheduled Monuments, the Local Plan Policies Map identifies Scheduled Monuments,

including Site of Roman Town (SRTSM) (also referred to as Durocornovium) about 1.2km to the north of

the Appeal Site, which was scoped out of the submitted ES, and Liddington Castle Scheduled Monument

(LCSM) approximately 3km to the south.

12.34 The submitted BHS states that Liddington Castle Scheduled Monument (LCSM) is located on top of

a natural summit with commanding views across the surrounding landscape, and that this rural setting

and long ranging views contribute positively to its significance. It refers to the evidence of development

on Swindon’s eastern edge and suggests the noise from the M4 introduces a sense of activity. It

concludes by stating that whilst the proposed development would result in a change, this would not

equate to harm, and the significance of the heritage asset would be sustained.

12.35 Views from the LCSM are extensive and include the wider landscape and  Appeal Site, which are

considered to form part of its setting. The LCSM and surrounding landscape are also clearly visible and

appreciated from the  Appeal Site, surrounding roads and PRoW which contribute strongly to its setting.

The Appeal Site is located within the non-coalescence area (Policy NC3), which seeks to retain a

separation between Wanborough and the Swindon Urban Area and NEV Strategic Allocation. Whilst

Policy NC3 is primarily associated with the separation of villages, there is also the obvious connection

with the historic environment in that this separation makes a strong contribution to the historic

association and experiences of the villages and surrounding monuments. Whilst it is appreciated that

coalescence is a planning policy mechanism that is predominantly related to the physical planning of

villages, there is overlap into the historic environment and part of the reasoning for this non-coalescence

is to preserve the open and rural aspect of the historic environment. In this particular case, the
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coalescence is a physical aspect that is experienced from Liddington Castle, which is part of the

experience of this scheduled monument.

12.36 The scale and siting of the proposed development would significantly extend the visible area of

built form out into the countryside, closing the visible green area between Swindon and Upper

Wanborough, diminishing the rural character when viewed from the LCSM. The scale and siting of the

proposed industrial units, fences, lighting, noise from industrial activity and movements, and

landscaping would result in the loss of a number of vantage points where the LCSM can be appreciated,

particularly for users of the ProW and from Liddington Castle. The significance of the LCSM is therefore

considered to be harmed through development within its setting.

13 Designated heritage assets - listed buildings

13.1 There are a number of listed buildings located within the Study Area and near to the Site (Figure 1).

Effects of the proposed development will be limited to indirect impacts through change to their settings

and some shared views. As informed by site survey and analysis, the listed buildings most likely to be

affected by the scheme proposal comprise:

• Moat Cottage (Grade II)– former rural cottage to the north of the Appeal Site;

• Lake Cottage (Grade II) – former rural cottage to the north of the Appeal Site;

• Wrightsbridge House Farmhouse and Coachhouse to east (Grade II) – a historic farmstead to

the north east of the Appeal Site;

• Parish Church of St Andrew (Grade I) – included as a local landmark within Upper Wanborough

village;

• The Lynch House (Grade II)– former rural farmhouse to the south east of the Appeal Site within

Upper Wanborough village;

• Disney Cottage (Grade II) – former rural cottage to the south east of the Appeal Site within

Upper Wanborough village;

• The White House (Grade II) – former rural cottage to the south east of the Appeal Site within

Upper Wanborough village; and,

• Church of All Saints (Grade I) – included as a local landmark within Liddington village.

13.2 The effect of the proposal at Phases 1 and 2 is described below on the setting, and therefore the

significance, of each of these heritage assets.
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The Marsh and its listed buildings - The Marsh, lying immediately north of the proposal site

where the scheme is in outline only, is a cluster of historic farm and residential buildings dating

to the early medieval period.  There are a number of listed buildings in this hamlet, which are

defined by their countryside setting, as they were once surrounded by open fields and

hedgerows. The effect of the proposal on this rural setting will be to urbanise it, close to the

southern boundary and the lane edge, which will result in a loss to the historic and aesthetic

value of the assets when experienced from the lane and from footpaths to the north, west and

south.

Upper Wanborough historic core and its listed buildings - the historic core of Upper

Wanborough is defined by a loose cluster of historic buildings to the north and west of the

Church, which sits in a proud position to the southern edge.

Modern residential properties have been built around these buildings particularly to the

western edge of the village, which abut the Appeal Site.  A new house is currently being

constructed on an infill site to the west of Bramble Cottage and to the east of Disney Cottage.  A

public right of way runs between these properties and affords direct views of the site.

There are a number of public vantage points of and from the historic core and of individual listed

buildings which will be affected by the proposal. These are shown on the mapping in Appendix

C.  Individual effects on setting and significance are presented below.

Parish Church of St Andrew - the prominence of this unusual church in the wider landscape and

in far reaching views is significant in terms of its historic and aesthetic value.  It was sited

deliberately on a key elevated position, which meant that this key site of Christian worship

would be visible for miles around. Key views are marked on the mapping in Appendix C, and a
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selection of representative images showing the site within the view and the Church viewed from

the site are provided below.
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There is a clear change in the setting arising from the proposal, which results in an effect on the

significance of the Church, meaning that it will no longer be viewed from key routes, whether

major or minor roads, lanes, or PROWs, in an agricultural, rural setting but with the insertion of
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industrial scale development and associated lighting and infrastructure. This will be particularly

apparent when viewing the Church from afar, in key views from the south and west.

The Lynch House - this substantial late 18th century brick built dwelling sits to the west of the

church in its own extensive grounds, which are enclosed by a historic red brick garden wall.  The

property is best appreciated from within the public playing fields to the south, and a glimpsed

view of the site is gained from the PROW exiting the playing fields to the western edge.

This is also a kinetic view, in which the member of the public is treated to the rear elevation of

the historic house and its garden and wider rural setting, and in which the site would be seen as

an industrial insertion within the landscape.
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Disney Cottage - this large 17th century thatched cottage is situated to the southern side of Pack

Hill, with its rear gardens running down towards the northern edge of the Appeal Site.
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It is viewed from Church Road and from the PROW which runs to the west, and from which the

Appeal Site would be clearly visible in views to the north.

25



The effect of the proposal on the setting and significance of the cottage is such that it would set

the property in the context not of an open pastoral landscape (which contributes to its essential

character), but of a busy industrial site.  This is likely to be particularly apparent in dark skies and

at night-time, although no modelling has been provided as to such views.

The White House - this 18th century thatched cottage is set at right angles to Church Road and

is currently the subject of a development of a new thatched cottage in its grounds to the north

west. This development was reduced on heritage and design grounds, in order to preserve the

open setting of the listed cottage, and retains the garden area to the west of the cottage as open

land.  The building has been oriented on a north south axis deliberately in order to retain key

views from Church Road and the PROW to the north.

The Appeal Site is clearly visible in views from these locations, and would have an urbanising,

industrialising effect on the setting of the cottage, thereby causing harm to its significance

through development within its setting.
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13.3 Liddington listed landmark Church of All Saints - this important Church was designed to sit within

an open rural landscape as it is currently viewed. With the addition of the development on the Appeal

Site, the Church will be viewed in distant views from Liddington Hill in conjunction with the patch of

industrial development, as is currently the case, with large blocks of this large scale shed in the

landscape to the north at the Amazon centre. It will cause less than substantial harm to the significance

of the church through development within its setting.

14 Designated heritage assets - Conservation Areas

14.1 There are three Conservation Areas within close proximity to the site. These are Upper

Wanborough; Lower Wanboroug;h and Liddington Conservation Areas.

14.2 Upper Wanborough Conservation Area - this Conservation Area was designated in May 1973 and

the Conservation Area Appraisal and Management Plan was adopted in May 2006. The following is an

extract from the Appraisal, which provides evidence of its significance throughout history:
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“Upper Wanborough sits astride The Icknield Way, an ancient track following the contours along

the chalk scarp. There was a Roman settlement near Lower Wanborough

(Durocornovium) and the Roman road, Ermin Street, runs 1 km 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 documentary 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 at about this time.

Upper Wanborough's prosperity in the 18th and 19th century is indicated by the four large

houses in the village which date from this time: The Lynch House, Southdown, 8 Church Road

and the Calley Arms - all four are listed buildings.

…

By car, one enters the village along one of four roads: Pack Hill, Kite Hill, Ham Road and the

B4507 from Bishopstone. All are unkerbed, narrow lanes with grass verges bounded by field

hedges and trees. They retain their leafy character to the very edge of the settlement and the

Conservation Area includes these well tree'd and leafy entrances precisely because of their

contribution to the village's rural ambience. The presence of these areas make a direct

contribution to the character of the Conservation Area. Any attempt to make changes through

the implementation of pavements etc would not be encouraged. Realignment of existing mature

hedgerows would also not be acceptable in terms of improving access for driveways etc.

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, 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. A Planning Inspector has observed, "inspection showed that the

church provided an attractive, interesting and prominent skyline feature when viewed at

long-range from a number of positions within the south-west quadrant. Given that its silhouette

is of considerable interest it seems to me essential to ensure that its present outline is

maintained."
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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. Within Upper

Wanborough Conservation Area, the development generally isn't seen because the new

development is below the village but it is visible in the foreground of views from the footpath

that runs from Wheelwrights to The Cottage.

Views from within the Conservation Area to the wider landscape testify to the area's setting in

the landscape and thereby make a significant contribution to its overall rural character. This rural

character has been given further protection within the recently adopted local plan. Various

policies acknowledge the importance of both the AONB area to the South of the village and the

landscape character area to the North.”

14.3 The effect of the proposals on the significance of the Conservation Area is most apparent when

driving out of Upper Wanborough on Church Road/Pack Hill, driving into Upper Wanborough from

Liddington and on PROWs departing the village to the north.  In these views, the Appeal Site is apparent

and contributes to the historic and aesthetic character of the Conservation Area, and therefore its

significance. Harm of the less than substantial type will be caused from the insertion of an industrial

scale development within this bucolic rural landscape.

14.4 Lower Wanborough Conservation Area - this Conservation Area was designated in May 1973 and

the Appraisal and Management Plan were adopted in February 2009.  The following is an extract from

the Appraisal:

“A Roman town, Durocornovium, now a Scheduled Ancient Monument, is located not far to the

northwest of the village. Lower Wanborough was likely the Saxon successor to Durocornovium.

The village straddles the Roman road, 'Ermin Street' (or ‘Ermin Way’) which ran from Silchester,

near Newbury, to past Cirencester. This road, classed as the C29, descends Callas Hill into Lower

Wanborough and forms the High Street as it passes through the village. Rotten Row has possibly

medieval origins bordering what was once ‘common land’.

Wanborough is one of the few settlements in northeast Wiltshire that has documentary claim to

Anglo-Saxon origins. The Domesday Book of 1086 refers to the settlement of 'Wemberge'.  In the

14th century Wanborough was one of the most important villages in northeast Wiltshire. Just

east of the Conservation Area lie the remains of a medieval mansion-house known as

'Hall-Place', now a Scheduled Ancient Monument. The monument includes three large level

platforms on one of which the house was located. It was the home of the Polton family in the

15th century and there is a local tradition that a chapel dedicated to St Ambrose was attached to

the house.
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By the later 18th century, before the inclosure of the common, houses in Lower

Wanborough were grouped around the edge of the common lands. These were of irregular

shape, straddling Ermin Street and providing, in effect, a large village green. Many of the houses

on the fringes of the former common still stand, notably along Rotten Row. During the 19th

century there was some expansion of Lower Wanborough along Burycroft Road and northwards

along Ermin Street.

In the 18th and 19th centuries, Lower Wanborough was a popular resting place for cattle

drovers on their way to London, often with 800 head of cattle passing through the village in a

week – hence the unusual width (including today’s grass verges) of High Street. Many hostelries,

including The Harrow and The Plough grew up along the road to cater for this trade.

…

Lower Wanborough's rural setting is further accentuated by views of the open countryside

immediately to the west, north and east - especially from the High Street.

…

Views from within the Conservation Area to the wider landscape testify to the area's setting in

the landscape and thereby make a significant contribution to its overall rural character.”

14.5 The effect of the proposal on the character of the Conservation Area causes less than substantial

harm to its significance, through change within its setting.

14.6 Liddington Conservation Area - the Conservation Area was designated in April 1990 and the

Conservation Area Appraisal and Management Plan was adopted in April 2006.  The following is an

extract from the Appraisal:

“Liddington is a small village surrounded by open countryside, nestling in a semi-elevated

position on the northern escarpment of the Marlborough Downs.  The village lies on the gently

rising Upper Greensand belt between low lying clays in the north and chalk downlands to the

south. South of the village the chalk scarp rises sharply to Liddington Castle and to the North

Wessex Downs. Liddington, like Wanborough and Bishopstone, is a "spring-line" settlement

located at a point where water courses emerge from this chalk scarp.

The whole of the Conservation Area lies within the North Wessex Downs Area of Outstanding

Natural Beauty (AONB)1 which is one of the most extensive and least spoiled downland tracts in

southern England.  There are significant views from within the village to the surrounding

landscape. Liddington Castle, an iron age fort, is prominent on the skyline and a well known local

landmark. Good views of the hill-fort can be gained from the churchyard and from the public
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footpath and road that marks the Conservation Area's southern boundary. To the east, Upper

Wanborough's church with its unusual combination of tower and spire can occasionally be

glimpsed from The Street and Lidenbrook.

From The Street west of Street House Farm there are commanding views of Swindon and the

Upper Thames valley.

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.”

14.7 The effect of the proposal on the character of the Conservation Area is limited to change in long
ranging views from within the Conservation Area, and with the Conservation Area within the view,
especially to the north across the plains from Liddington Castle Hill.

15 Non-designated heritage assets

15.1 On site Inlands Farm buildings - there are a number of records in the Wiltshire HER relating to
findspots and earlier assets which have been recorded.

Details for record number MWI68143

Type
Building
Title / Name
Inlands Farm
Summary
Redeveloped 19th century farmstead.
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Monument Types and Dates
FARMSTEAD, C19 (1801 to 1900)

15.2 Off site The Marsh moated site - there are a number of historic landscape features and unlisted
farm buildings in the hamlet of The Marsh, including the site of a demolished farmstead.

Details for record number MWI76779

Type

Building

Title / Name

Post Medieval to Modern Builiding, The Marsh

Summary

A building demolished in the 1920s was identified by a geophysical survey.

Monument Types and Dates

BUILDING, Post Medieval to Modern (1540 to 2050)

15.3 Off site farmsteads especially Underdown Farm - this 19th century farmstead is one of the

remaining historic buildings in a line of farmsteads which border the edge of the green sward running

north-south between Upper and Lower Wanborough, which marks the route of former drover’s roads.

Noted in the HER, as with the other farmsteads, this remains virtually intact, and is closest to the Appeal

Site. The effects of the development will be to change the setting of the farmstead, which will be

particularly apparent at night time and in the experience of this non designated heritage asset.  A video

in Appendix C provides evidence of the nature of this setting, which is characterised by a natural,

tranquil environment.

Details for record number MWI68148

Type Building

Title / Name

Underdown Farm

Summary

Partially extant 19th century farmstead.

Description

Underdown Farm, Wanborough. 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. Located within or in association to

a village. There has been a partial loss (less than 50%) of traditional buildings. (1)
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Monument Types and Dates FARMSTEAD, C19 (1801 to 1900)

16 Other designated assets - Scheduled Monuments

16.1 Liddington Castle Scheduled Monument - the site was scheduled in 1925 and the following is an

extract from its scheduling text:

“Slight univallate hillforts are defined as enclosures of various shapes, generally between 1ha

and 10ha in size, 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

33



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.”

16.2 The effect of the proposal on the Scheduled Monument is one of change to the setting of the asset,

in which the proposed development will be visible within long ranging and from the Monument itself in

views to the north west.  It will cause less than substantial harm to the significance of the Monument.

18 Concluding statement

18.1 The Appeal Proposal for a hybrid industrial and science park development on the Appeal Site would

cause less than substantial harm to a number of designated heritage assets through effects on their

significance caused by change to their settings. This would be contrary to the duty under Section 66 (1)

to preserve the character of listed buildings including that provided by their setting and is in breach of

planning law. A balancing act under Paragraph 196 would be required to be undertaken, and this would

be weighted by the legal position such that harm would outweigh benefits.  The proposals are also

contrary to policies in the SBC Local Plan EN5 and EN10.

19 Appendices

A Historic England comments

17 January 2019

Dear Mr Snook

T&CP (Development Management Procedure) (England) Order 2015

& Planning (Listed Buildings & Conservation Areas) Regulations 1990

INLANDS FARM, THE MARSH, WANBOROUGH, SWINDON, SN4 0AS

Application No. S/OUT/18/1943

Thank you for your letter of 20 December 2018 regarding the above application for planning permission.

On the basis of the information available to date, we offer the following advice to assist your authority in

determining the application.
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Historic England Advice

We note that the location of this application is in proximity to a number of sensitive, designated heritage

assets.  These include:

The Upper Wanborough Conservation Area, located immediately to the east of the application site. The

Conservation Area includes the grade I listed Church of St Andrew (National Heritage List for England ref.

1185526) and encompasses eleven other buildings listed at grade II;

The Lower Wanborough Conservation Area, located c 450m to the east of the application site. The

Conservation Area encompasses eleven buildings listed at grade II. The Scheduled Monument recorded

as ‘Hall Place’ (NHLE ref. 1016325) is located on the eastern edge of the settlement;

The Liddington Conservation Area, located c 1.2km to the south-east, which includes the grade I listed

Church of All Saints (NHLE ref. 1299741), the grade II* listed Liddington Manor (NHLE ref. 1023399), and

encompasses ten other buildings listed at grade II;

A group of grade II listed buildings located between c 150m and 400m to the north of the application

site, at Wanborough Marsh and Foxbridge Farm.

Further afield, we note the presence of the Scheduled Monuments recorded as ‘Site of Roman town,

West of Wanborough House’ (NHLE ref. 1004684) and ‘Liddington Castle’ (NHLE ref. 1016312).

The application has the potential to impact on the setting of these designated heritage assets, possibly

leading to a loss of significance.  This matter is referred to in paragraphs 190 and 194 of the National

Planning Policy Framework.

We had previously engaged with this project at the pre-application stage and in response to an EIA

Scoping Request (Our refs. PA889165, 09/10/18; PL476063, 09/09/18). We have closely examined the

application documents and undertake an extensive site visit.

There are some aspects of the assessment presented in the Environmental Statement that cause us

concern.  We note that in both the Built Heritage and Archaeology chapters (10 and 11), reference is

made to ‘direct’ and ‘indirect’ impacts. This does not accord with the guidance given in Highways Agency

DMRB 2 (4.15 and 4.17), which defines indirect impacts very differently.

The Built Heritage chapter identifies and assesses potential receptors in a number of groups, for example

Grade II Listed Building Group: Moat Cottage and Lake Cottage (Table 10.7). This is incorrect in the

context of EIA methodology: each asset or receptor here has an individual identity expressed in their

statutory status as listed buildings and each should be therefore assessed individually.
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We note an apparent discrepancy between the assessments of effects for the Liddington Castle

Scheduled Monument between the Built Heritage chapter (10) and the Landscape and Amenity chapter

9. In chapter 10 it is concluded that the proposals will result in a ‘Neutral’ effect to this asset (table 10.7),

whilst in chapter 9 this has been assessed as a ‘minor adverse’ effect. We appreciate that these

assessments are in different contexts but we are concerned that the specialists responsible appear not

to have followed the pre-application advice we offered to work together closely.

We are concerned 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 note and concur with a number of statements in the Upper Wanborough Conservation Area

Appraisal that refer to the landscape setting of the village:

‘Views out of the conservation area reinforce Upper Wanborough's distinct location between rolling

chalk downland and level plain.’

‘Views from within the conservation area to the wider landscape testify to the area's setting in the

landscape and thereby make a significant contribution to its overall rural character. This rural character is

been given further protection within the recently adopted local plan.’

‘Traffic levels are relatively low and the village has a quiet atmosphere reflecting its rural character

despite being so close to the urban environment of Swindon.’

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. We strongly suggest that the applicants are

advised to re-consider assessment of setting in accordance with our published guidance ‘ The Setting of

Heritage Assets; Historic Environment Good Practice Advice in Planning Note 3’ (Second Edition).

Recommendation

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.
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Yours sincerely

Hugh Beamish

Inspector of Ancient Monuments

E-mail: Hugh.beamish@HistoricEngland.org.uk

17 May 2019

Dear Mr Snook

T&CP (Development Management Procedure) (England) Order 2015 & Planning (Listed Buildings &

Conservation Areas) Regulations 1990

INLANDS FARM, THE MARSH, WANBOROUGH, SWINDON, SN4 0AS Application No. S/OUT/18/1943

Thank you for your letter of 18 April 2019 regarding further information on the above  application for

planning permission. On the basis of this information, we offer the  following advice to assist your

authority in determining the application.

Historic England Advice

In our previous letter of the 17th of January 2019 (HE ref. P01014434) we noted the  potential of this

application to impact on the setting of a number of designated heritage  assets, possibly leading to a loss

of significance. This matter is referred to in  paragraphs 190 and 194 of the National Planning Policy

Framework. We also set out  our concerns with some aspects of the assessment presented in the

Environmental  Statement (ES).

The agents for the applicants (Turley Associates) have provided a response in the  form of a detailed

letter (07 March 2019) to the four aspects of concern we raised, and  we would like here to provide our

updated advice on the four aspects.

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.
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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.

29 QUEEN SQUARE BRISTOL BS1 4ND

Telephone 0117 975 1308

HistoricEngland.org.uk

Historic England is subject to both the Freedom of Information Act (2000) and Environmental

Information Regulations (2004). Any  Information held by the organisation can be requested for release

under this legislation.

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).

In summary, three of the four concerns we had previously raised have been clarified  and we now

consider that these aspects of the application meet the requirements of  paragraph 189 of the NPPF. We

still maintain that the application has the potential to  result in impacts to the setting of the Upper

Wanborough Conservation Area greater

than that described in the ES as ‘Minor Adverse’. 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.

Recommendation

Historic England has concerns regarding the application on heritage grounds.
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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.

Yours sincerely

Hugh Beamish

Inspector of Ancient Monuments

E-mail: Hugh.beamish@HistoricEngland.org.uk

B Designations text

Church of St Andrew

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 scalloped drain. Fine C16 pedimented tablet over with dense inscription; flanking corbels,
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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

The Lynch House

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

Disney Cottage

5410 WANBOROUGH CHURCH ROAD

(north side)

Upper Wanborough

No 54 Disney Cottage

SU 2082 25/488

II
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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

The White House

5410 WANBOROUGH CHURCH ROAD

(north side)

Upper Wanborough

No 46 The Whitehouse

SU 2082 25/487

II

2.
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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

C Environment to the north of the Upper Wanborough

Conservation Area
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https://photos.app.goo.gl/5yWaKEEjrxZd6jJ57

D Map of PROWs with site of Roman town

See Plan D

E Map of proposal site with designated and non-designated 
heritage assets

See Plan E
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Listed Buildings

Non Designated Assets

Public Right Of Way

Conservation Area

Proposal showing Conservation Areas, Listed Buildings, Non designated assets and Public Rights Of Way 

Scale:  1:10000 @ A3

Date:  18/05/21         Plan D © Crown copyright and Database Rights 100024296 2021 



Listed Buildings

Non Designated Assets

Conservation Area

Proposal showing Conservation Areas, Listed Buildings and Non designated assets 

Scale:  1:10000 @ A3

Date:  18/05/21  Plan E © Crown copyright and Database Rights 100024296 2021 
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