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Consideration of the Impact on Significance in Relation to the Inclusion or Omission of Plot 44
Setting
RMBC has statutory duties under s16(1) and s66(1) of the Planning (Listed Buildings and Conservation Areas) Act to have special regard to the desirability of preserving Silverhill Farm, its setting and any features of special architectural or historic interest which it possesses. Case law has confirmed that ‘preserve’ means ‘to do no harm.[footnoteRef:1]’ There is no statutory requirement to enhance a listed building or its setting.  [1:  South Lakeland District Council v Secretary of State for the Environment and another [1992] 1 ALL ER 573] 

The NPPF Glossary defines setting 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.”
Paragraph 9 of Historic England’s guidance on ‘The Setting of Heritage Assets[footnoteRef:2]’ clarifies that the importance of setting lies in what it contributes to the significance of the heritage asset or to the ability to appreciate that significance. [2:  Historic England (2017) The Setting of Heritage Assets. Historic Environment Good Practice Advice in Planning Note 3 (2nd Edition)] 

The Contribution made by Setting to Silverhill Farm (grade II listed building)
The setting of Silverhill Farmhouse and the contribution it makes to significance and the ability to appreciate that significance was assessed as part of the Heritage Statement, informed by Historic England’s guidance. The following considerations are relevant in relation to Plot 44 and potential effects on the significance on the listed building.
The listed farmhouse and associated barn are currently enclosed by a security fence, dense planting and, to the north east, by poor quality outbuildings and modern sheds. Due to that enclosure, the listed building at present is principally experienced from Lower Lane, alongside late 20th century suburban development to the west and south.
As shown in the historic map regression (Figure 1), there has been development to the north east of the listed building since the turn of the 20th century and on the land earmarked for Plot 44 since at least 1955. Therefore, this part of the listed building’s setting has been developed for over 100 years. 
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Proposed Beneficial and Adverse Change to Setting
The Proposed Development will reinstate historic elements of setting that will enhance appreciation of the listed farmhouse and associated barn including the removal of the security fencing and dense planting to reconnect the listed buildings with the land historically associated with the farm and reinstate views from the south to the principal elevation of the listed building. The planning application creates the circumstances in which these enhancements, which would not otherwise be achieved, can be secured. 
In reconnecting the listed building with its context and opening up the land to the south/east it is recognised that the surrounding area has changed extensively since the farmhouse was listed and that existing suburban and industrial/logistics development will be experienced alongside the listed building. Rather than reinstate a solid buffer or barrier separating the farmyard from its surroundings (as at present), the design approach, as agreed with RMBC, has been to create layers of informal and native trees and planting; acknowledging that views out from the farmyard will include glimpsed views of suburban and industrial/logistic development through filtered trees/planting. 
The Proposed Development will bring housing closer to the listed building and barn. It will also result in the development of a field which had a historic association and functional relationship with the listed building and barn. It is acknowledged that a degree of harm will arise from these changes. However, it is the change between the baseline, as described above, and the Proposed Development which is to be considered.  The existing suburban context and enclosure created by poor quality modern sheds, fencing and dense planting are all relevant considerations. The Heritage Statement follows this process and concludes harm arising as a result of change within the setting of the listed building is limited. 
Once the historic elements of setting have been reinstated, as described above, the listed farmhouse and its relationship with the barn will principally be experienced in views from the south (which are currently obscured). The west elevation, which is also of high architectural and historic interest, will continue to be experienced from Lower Lane. These views contribute to the appreciation of the significance of the asset. Plot 44 will not be experienced in these views and the extent of that contribution will therefore not be affected by the inclusion or omission of Plot 44. 
From within the farmyard, the increased setback of the ‘bespoke’ properties, in comparison to the existing outbuildings will enhance the ability to appreciate the rear elevation of the listed building and its relationship with the barn. The rear elevation of the farmhouse is of less significance and these views make a more limited contribution to the significance of the listed building and the appreciation of that significance. These views are orientated away from Plot 44 and the inclusion or omission of Plot 44 will therefore not have an effect on the limited contribution these views make to the significance of the listed building and its appreciation.  
In views looking south east through the farmyard, the rear and less significant elevation of the listed building is experienced at an oblique angle. The relationship between the farmhouse and barn is appreciable. As set out above, at present the view out from the farmyard to the east is enclosed and the farm’s historic visual, physical and functional connection with the land to the east is not readily appreciable. As previously described, a softer and layered approach to the buffer between the farmyard and the land to the east is proposed and has been agreed with RMBC; acknowledging that whilst this reinstates an appreciation of the historic connection, it also allows views of suburban and industrial/logistics development. However, as the historic maps show, there was previously built form on this part of the Site. 
We have therefore worked with RMBC on the layout and proposed landscaping to screen and soften the visual presence of the wider context and the new development. The visibility of Plot 44 from the farmyard will be greatly limited due to angle of the view through the farmyard together with the enclosing L-shape form of Plot 59 and trees/planting within the farmyard and POS. Plot 44 will be visible to a greater degree within the east of the farmyard, beyond and in views orientated away from the listed building. 
In views looking west from the new development, proximate to Plots 42 to 44, to the farmyard visibility of the listed farmhouse will be largely obscured by the barn and will be limited to its south east gable as well as oblique and filtered views of its rear, less significant, elevation. Views of the barn will also be filtered by the proposed trees and landscaping and partially obscured by the rebuilt cowshed and south east gable of the barn. These newly created views are unlikely to provide a meaningful appreciation of the significance of the listed building. Within these views, Plot 44 will be peripheral and separate from the listed building and barn by the POS. 
In conclusion and having considered the significance of the listed farmhouse including the contribution made by setting, there will be no material change to the impact on the significance of the listed building should Plot 44 be omitted from the Proposed Development.  
Public Benefits and Heritage Harm
Table 1 below sets out the public benefits, including heritage benefits, directly arising from the Proposed Development and the heritage harm which has been identified. 
Planning Practice Guidance confirms that public benefits may follow from many developments and could be anything that delivers economic, social or environmental objectives as described in NPPF paragraph 8. It also states that public benefits may include heritage benefits such as:
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.
Public Benefits and Heritage Harm
	Public Benefits Including Heritage Benefits
	Heritage Harm

	The principal listed building will be refurbished and brought back into use in its original domestic purpose. (Heritage)
	New openings in north east elevation which will result in the loss of some historic fabric and legibility. This effect has been reduced through minimising the number of openings and reusing existing blocked up openings. Due to the previous alterations and lack of architectural uniformity or intent on this elevation, the impact of the altered and new opening on the significance of the listed building will be negligible.

	Sustainable long-term viable use for the barn. (Heritage)
	Minor alterations to the house floorplan, which are required to revert the building back to one dwelling (as originally constructed). The house has been adapted and reconfigured throughout its history and the proposed room arrangement fits well into the existing floorplan; retaining the principal structural walls with minimal loss of historic fabric and limiting subdivision to less significant rooms. The impact on the significance of the listed building is limited.

	There will be an extensive programme of repair and rebuilding for the house and barn as detailed in the Building Survey Report and Repair Statement and Drawing 21-088-021. Both buildings are vacant and in a deteriorating condition despite stabilisation works. (Heritage)
	The loss of the stone flag floor at ground floor. As set out in the Building Survey Report and Repairs Schedule, the stone flags have been covered in places with a concrete screed and it is not possible to retain and repair the stone flag floor. This aspect of harm is unavoidable and would arise in any scheme.

	Windows and openings in the house and barn will be unblocked and timber framed windows of an appropriate design reinstated to the house (to be finalised in collaboration with the conservation officer). (Heritage)
	A reduction in the ability to appreciate internal volume of the Barn and its agricultural character. The impact has been minimised through the design development. The Building Survey Report and Repair Statement notes the requirement for an internal bracing wall which would reduce the internal volume of the Barn to a degree irrespective of the Proposed Development. The Barn will remain legible as a historic Barn and a sense of its volume will be maintained by the retention of double height space between the cart doors.

	The appreciation of the special interest of the listed building and the architectural resonance and historic relationship between the house and barn will be more readily appreciated through; the removal of the security fence and planting and creation of public open space reinstating key views of the asset, demolition of the low-quality intervening brick structures, the more generous space within the farmyard which the new development will provide. (Heritage)
	The demolition of outbuildings which provide an appreciation of the growth of Silverhill’s farming operations in the 20th century. This is better appreciated through historic mapping and the poor visual appearance of the outbuildings and their proximity to the listed building detracts from the quality of its setting. The farm’s 20th century expansion is not a key element of the listed building’s special architectural and historic interest and its designation as a late 18th century Yeoman House and later, Farmhouse. The harm arising from the removal of the outbuildings is considered to be limited.

	Higher quality farmyard setting replacing the existing concrete surface with a hard landscaped area, incorporating high quality materials including sandstone. (Heritage)
	Development within the wider Site, which will bring suburban development closer to the listed building and Barn. The impact should be considered in relation to the existing baseline i.e. there is no visual connection with the wider Site and the listed building is currently experienced alongside suburban development.  

	Reinstatement of a garden to the south east of the House. (Heritage)
	The Proposed Development will result in the development of a field which had a historic association and functional relationship with the listed building and barn. The security fence and planting have physically and visually divorced the House and Barn from the field. Accordingly, the legibility of that former historic functional and associative relationship has been greatly eroded. Considering the current setting of the listed building including the existing suburban context and the design mitigation, it is concluded the impact on the significance of the listed building will be limited.

	Reinstating an appreciation of the historic visual, physical and functional connection between the farmyard and land to the east. The benefit is tempered given the existing and proposed changes to setting. (Heritage)
	

	Contribution to the delivery of housing at a local level – The development will be undertaken by a national housebuilder and identified partner with a track record for the delivery of residential units. The proposals will support the Council in maintaining a five year housing land supply, as well as attracting and retaining talent within the Borough by providing larger family housing.
	

	Improvements in housing mix and choice – The proposed development will provide a balanced mix of dwellings, providing a choice of type and size, with an emphasis on improving the quality and quantum of family housing in the Borough, in line with the Council’s aims and the development plan strategic objectives and policies.
	

	Creation of a high quality residential environment which respects the character of the area – The development has been carefully designed to respond positively and sympathetically to its built and environmental context and the character and appearance of the surrounding area.
	

	Development in a sustainable location – The development is within close proximity to local shops and services.
	

	Provision of new landscaping – a high quality landscape setting and external surfacing and enclosure materials are proposed. This will be provided in close proximity to the proposed housing to meet the needs of both new and existing residents. 
	

	New public open space – the site will allow the wider public to access land which was not previously open to public use. This includes areas of public open space which will benefit new and existing residents.
	

	Ecological enhancement opportunities – The landscaping strategy for the site will allow for ecological enhancement and retention of existing landscape features. The proposed development will contribute to mitigate any biodiversity losses by virtue of off-site provision or an appropriate financial contribution to support habitat enhancement/creation in the local area, subject to agreement with the Council.
	

	Creation of employment opportunities – The construction phase of the development will create direct and indirect employment opportunities in the construction and supply chain.
	

	Support for the transition to a low carbon future – The development will mitigate and can adapt to future climate change through sustainable design and a commitment to deliver high quality, energy efficient and low carbon homes. It will meet national housing standards in relation to carbon reduction and promote sustainable travel choices.
	

	Supporting the local economy – The development will generate additional council tax receipts and expenditure within the local economy, supporting local business and services.
	



Having considered the significance of the listed building and the contribution made by setting including the wider Site, it is concluded that the harm arising will be ‘less than substantial’ under the terms of the NPPF and at the lower end of that scale. NPPF Paragraph 202 is therefore engaged which requires the less than substantial harm to be weighed against the public benefits of the proposal including, where appropriate, securing its optimum viable use.
In accordance with NPPF Paragraph 200, any harm to the significance of a designated heritage asset requires clear and convincing justification. Through an extensive pre-application and determination period there has been consideration of alternative options and amendments made to minimise or avoid negative effects of the Proposed Development identified by RMBC and to increase the design quality of the development overall. A ‘do nothing’ scenario would continue to see the deterioration of the listed farmhouse and barn, which contribute to the borough’s late 18th century vernacular heritage and are at risk despite stabilisation works. The farmhouse and barn would also continue to be enclosed by fences, dense planting and poor quality outbuildings and sheds which restrict appreciation of their significance. 
The clear and convincing justification for the limited level of harm to the listed farmhouse is provided through the consideration of alternative options, the extensive design process which has minimised negative impacts and the public benefits as set out above including extensive heritage benefits. This follows the process set out in Historic England’s ‘Managing Significance in Decision-Taking in the Historic Environment.[footnoteRef:3]’  [3:  Historic England (2015) Managing Significance in Decision-Taking in the Historic Environment. Historic Environment Good Practice Advice in Planning:2 ] 

Therefore the framework set out for the consideration of harm by NPPF Paragraphs 200-202 has been followed and RMBC can discharge their statutory duties under s16(1) and s66(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 to have special regard to the desirability of preserving (not enhancing) the special interest and setting of the listed building if the current (October 2022) Proposed Development is granted planning permission and listed building consent.  
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