2025/09154 LBC & 2025/08983 Planning  
Site Address: 95 High Street, Cricklade, Swindon, SN6 6DF
Proposal: Change of Use from Financial Office (Class E) to Dwellinghouse (Class C3); rear extension and associated works
Officer: Alex Marsh 
________________________________________________________________________

Recommendations:

	X
	Comment

	
	Support in principle subject to amendments to the scheme (as set out below)

	
	Support subject to conditions (as set out below)

	
	Object (for reasons set out below)

	
	No objections 




Scope of comments: 
The following comments relate to the built historic environment and setting of designated heritage assets.

Site Description:  
Cricklade is a historic settlement which dates back to 45 BC. It is described as ‘the most intact example of a late Saxon town in Britain’. 

No. 95 is a shop and dwelling two storeys and dating from the 18th century. Its architectural features include a rendered façade with machine tile roof. It has two bay frontage with boarded door with 5-light fanlight to right and 20th century shop bay to left. First floor has casement windows, casement windows. The building has an L-plan and a rear extension. It is located at the end of a terrace of 18th and 19th century terrace houses.

The shop and accommodation is located on the edge of the main commercial section of Cricklade High Street adjoining the White Hart Hotel and within the Conservation Area and makes a significant contribution to the character and appearance of this town centre. 
 
Heritage Assets: 
95 High Street Cricklade grade II 
93 High Street Cricklade grade II 

Cricklade Conservation Area 
  
Relevant planning History:
N/06/03176/FUL   Alterations to Doors and Windows; Extension of Existing Rear Range Following Demolition of Existing Wing Glazed Rear Access; Change of use of Ground Floor From Retail to Financial Services (Class A2)

N/06/03177/LBC   External & Internal Alterations Including Refurbishment of Rear Staircase & Alterations to Front Staircase, Glazed Enclosure to Rear Access; Extension to Rear Single Storey Range; Demolition & Reconstruction of Existing Store / Workroom.

2020/08712 and 2020/08287 Proposed change of use from Financial Office (Class E) to a retail unit (Class E) and a 3 bedroom dwellinghouse (Class C3), erection of rear extension and associated works including the insertion and removal of internal partitions the creation of new openings including doors and bi-fold doors, the installation of new bathrooms and associated services and replacement roof lights.


Relevant Policy: 
From the point of view of the historic environment the main statutory tests are set out within the Planning (Listed Building and Conservation Areas) Act 1990. Sections 16 (LBC) and 66 (PP) require that special regard be given to the desirability of preserving listed buildings, their settings or any features of special architectural or historic interest which they possess.  

Section 72(1) of the Planning (Listed Building and Conservation Areas) Act 1990 also requires the Council to pay special attention to the desirability of preserving or enhancing the character or appearance of designated Conservation Areas. 

The NPPF outlines government policy, including its policy in respect of the historic environment. Section 16 of the NPPF 'Conserving and enhancing the historic environment' sets out the Government's high-level policies concerning heritage and sustainable development. 

Paragraphs 213 -15 of the NPPF require a balanced approach with any harm which would be caused being weighed against the potential public benefits which might be achieved. 

Paragraph 210 requires local planning authorities should take account of the desirability of sustaining and enhancing the significance of heritage assets and of new development making a positive contribution to local character and distinctiveness.

National Planning Practice Guidance provides guidance on interpreting the NPPF.

[bookmark: _Hlk173932869]The Council’s Core Strategy Policy CP58 ‘Ensuring the conservation of the historic environment’ requires that “designated heritage assets and their settings will be conserved, and where appropriate enhanced, in a manner appropriate to their significance.”

[bookmark: _Hlk131504226]Wiltshire Council’s Core Strategy Policy CP57 ‘Ensuring high quality design and place shaping’: A high standard of design is required in all new developments, including extensions, alterations, and changes of use of existing buildings. Development is expected to create a strong sense of place through drawing on the local context and being complementary to the locality.
Issues: Impact on the setting and curtilage of listed buildings significant architectural and historic interest and character and appearance of the Conservation Area.

Significance Assessment:
The NPPF defines significance as the “value of a heritage asset to this and future generations because of its heritage interest. 

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

Significance derives not only from a heritage asset’s physical presence, but also from its setting.” Historic England assesses significance in a similar manner, referring to evidential, historic, aesthetic and communal values of a place. 

In this case the significance of the 95 High Street is evident in the architecture. Its form, layout, materials, outbuildings and architectural expression/detailing which have significant aesthetic and architectural interest. In addition, the setting with the neighbouring listed buildings and the rear courtyard area make a positive contribution to the Cricklade Conservation Area. 

Assessment 
The site is within the primary shopping area of Cricklade as defined by the Neighbourhood Plan and the associated planning application will consider the issues Change of Use from Financial Office (Class E) to Dwellinghouse (Class C3);

These comments relate to the built historic environment and setting of the listed buildings and character and appearance of Conservation Area both designated heritage assets and will not consider the planning policy issues of whether the proposal undermines the vitality and viability of the town centre.

The recent planning and listed building consent in 2020 approved the preservation of the shop to the ground floor with three spaces with shop, store behind the chimney stack and an office at the rear separated by a stud partition. It is noted that the 2006 consent had no subdivision to the middle room and the proposed stud partition removal would return this element of the floor plan ln back to original.

The 2020 residential accommodation was separated by a corridor from the side entrance to access the rear living room and kitchen in the rear extension. The building has two staircases, to the upper floor, from the side corridor adjoining the lobby it the front door and a steep newel staircase to the rear living room.  
The internal alterations are limited from the previously approved arrangement for a shop and living accommodation. The proposal reinstates the ground floor plan form with the internal connected rooms. 

The other physical works to the ground and first floor are as approved in 2020 and are acceptable. This includes the bi fold door to the rear extension. To the first floor a small extension is proposed which would accommodate a bathroom above the side passage. This addition would have a new casement window.

[bookmark: _Hlk216689115]The internal alterations are therefore considered to have a neutral impact on fabric and a minor benefit to plan form and the significance of the listed building.

The issue of the change of use from a shop is a planning consideration. However, as the ground floor plan form and bay shop front is preserved this will not prevent a future reuse of the property as a shop and accommodation. 

The change of use could be argued to have a minor harmful impact on the wider character of the Conservation Area with a minor loss of public benefit associated with the loss of the shop use and activity however the neutral impact on the listed building and potential for reversion back to a shop would balance this minor harm.  

Heritage Summary: The NPPF confirms that when considering the impact of a proposed development on the significance of a designated heritage asset, great weight should be given to the asset’s conservation (and the more important the asset, the greater the weight should be). It makes clear that any harm to a designated heritage asset requires clear and convincing justification. 

The internal alterations are considered to have a neutral impact on fabric and a minor benefit to plan form and the significance of the listed building.

The issue of the change of use from a shop is a planning consideration. However, as the ground floor plan form and bay shop front is preserved this will not prevent a future reuse of the property as a shop and accommodation. 

The change of use could be argued to have a minor harmful impact on the wider character of the Conservation Area with a minor loss of public benefit associated with the loss of the shop use and activity however the neutral impact on the listed building and potential for reversion back to a shop would balance this minor harm.  

