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Site: Packhorse Corner, Packhorse, Purton SN5 4HU
Proposal: Internal alterations & repairs, replacement windows, improvements to existing drainage, flood protection measures, demolition of external storage building and extension to existing garage building
Conservation 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.  

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.  

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 - 215 of the NPPF 2024 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.

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]
The Council’s Core Strategy CP 57: Ensuring high quality design requires a high quality of design in all new developments. Proposals are required to “demonstrate how the proposal will make a positive contribution to the character of Wiltshire through (amongst other things) “enhancing local distinctiveness by responding to the value of the natural and historic environment, relating positively to its landscape setting and the existing pattern of development” and “responding positively to the existing townscape and landscape features in terms of building layouts, built form, height, mass, scale, building line, plot size, elevational design, materials, streetscape and rooflines to effectively integrate the building into its setting.”

Historic England Advice Note 3 – The Setting of Heritage Assets set out advice for managing change within the setting of heritage assets.


Heritage Assets: 
Packhorse Corner and No.5 & 6 Packhorse Lane Purton 

Site and assets considered:
Packhorse Corner is a modest one and half storey cottage dating from 1605. It was Z plan of originally 5 cottages which is now two cottages fronting the lane and Packhorse Corner to the rear. The buildings are a mix of limestone and timber framing with brick infill with thatched roofs. 

Packhorse Corner Cottage is located in a small hamlet of properties around the junction of Cricklade Road and the B4553 Packhorse Lane about 2km north of Purton. 

Proposal: Internal alterations, repairs, replacement windows and extension to an existing garage building

Relevant planning history: 
ENQ/2025/00731 Internal alterations, repairs, replacement windows and extension to an existing garage building
Issues: The impact of an extension and solar panels to the existing garage block on the setting of the host listed building and the impact on the significance of the listed building from the alterations. 

Significance of assets and contribution of setting: 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 building is evident in the historic fabric and architecture. Its vernacular form, single depth linked room layout, materials and architectural expression/detailing which have significant aesthetic and architectural interest. 

Assessment: 

Outbuildings:

Outbuilding
The cottage has a small outbuilding that is located to the south on the boundary with the adjoining field in the same ownership. This outbuilding is evident in the 1st edition OS Mapping and is constructed in timber frame infilled in brick with thatch roof. The outbuilding is curtilage listed but does not form part of the proposal. 

Garage
Further to the west on the south boundary is a modern garage two bay faced in timber framing and brick with an internal cavity in block work and a tile half hipped roof. The garage doors are to the west end and in painted timber. Adjoining the garage block is a modern timber shed. 

It is proposed to extend the garage to double the size with a further 2 bays. The new bays to the existing garage will replicate the exposed timber framing with brick infill and an open car port bay to the north west corner. The garage roof will be extended over in clay tiles to match the existing. It is also proposed to clad the south roof elevation of the new garage block with up to 12 solar panels.  

The existing garage is already a visible structure from the public footpath to the adjoining field. The garage forms part of the rustic character and appearance to the setting and local views from the field to the south with the cottage behind.

The impact of an extended garage block with side elevation extended to about 9.5 m from about 5 m. This new garage would compete to a degree with the listed cottage behind.

The scale and massing of this enlarged garage with 12 solar  panel to the public visible south roof slope would have a detrimental impact on the setting and views of the cottage from the south field which is part to its established experience and its vernacular architecture and modest scale and proportions in the landscape are significant to its architectural and historic interest and setting. 

While at pre app I advised that a further bay and possibly two bays may be acceptable that is not to say this addition is not harmful but that there maybe a public benefit sufficient to outweigh the harm. 

The justification within the Heritage Statement suggests the garage extension would not have a impact on the setting of the listed building, and the solar panels would be located on the face away from the cottage. The comments are not sufficient justification. 

The applicant needs to amend the Heritage Design and Access Statement to acknowledge  the harm to setting and provide a justification to show how the harm of the doubling of the size of the garage and the addition of solar panels to the very public visible south roof slope can be mitigated. If the justification cannot be provided this part of the proposal should be removed due to the harm on the setting of the listed building.

Cottage Alterations:

Timber Frame Repairs: The cottage has had a survey of the timber frame structure and works have already occurred to make repairs with new sections of oak scarfed into the frame and window cills to replace rotten sections. These repair works have been indicated on elevations as requested. 

The south elevation wall of the property has a raised patio level that allows build-up of moisture against the wall. It is proposed to introduce a French drain and lower the ground level in the vicinity. This is an established approach to reducing damp transference in external walls and while the lowering the ground levels maybe sufficient to relieve the damp issue the detail for the French drain is acceptable. 

Flood Doors: The proposal includes installation of stainless-steel flood barrier within slim powder coated aluminium runners to be fixed to the brickwork. The steel barriers are removable and only installed during periods of potential floor-risk. These are to be located to the door of the porch and to the ground floor WC. 

As advised at pre application the preferred approach to flood risk mitigation is to have honest steel flood prevention barriers externally and better these should be attached to the modern porches rather than replacing internal doors. 

The flood protection measures are considered neutral in impact and there is a substantial conservation and public benefit from the installation of flood protection measures to the property.

Internal Insulation: The proposed utility room and first floor bathroom to the west end of the cottage is proposed to have insulation to the single skin brick work and timber frame. 

I had previously suggested that preference for lime plaster or insulated lime plaster with cork or hemp over the proposed wood fibre board with lime plaster and I note the revised proposal details has a ventilated cavity between the new boarding and plaster and the existing wall to prevent thermal bridging. While there is some evidence that the woodfibre or similar internal wall insulation (IWI) can capture condensation in the fabric and cause issues. The Historic England guidance still supports this form of IWI but note caution it comments ‘these installation methods need to be approached with caution, particularly regarding thermal bridging thermal bypass and moisture movement and condensation risks.’

On balance the approach is still supported in the guidance and the impacts are neutral to unknown at this stage.

New Staircases: The proposal involves replacement of two staircases and alterations to the third. 

The existing main staircase to the centre of the building is modern with an awkward arrangement so that it rises to the centre of the hall backing onto the corridor to ground floor and then splitting from a half landing to serve left and right. 

An alternative arrangement is proposed so that the stairs rise to the centre of the hall with tight winders turning the stair 180 degrees to return to the first floor enlarged and altered landing involving the removal of a stud partition that forms the existing small bedroom 2 and landing. The bedroom is modern subdivision, and this would be better stairs arrangement and open landing space. Details and sections for the new staircase have been provided. 

The existing staircase to the north range from snug to bedroom are a modern straight flight and compromised at lower treads by the existing down stand beam and at the top by insufficient headroom into the slope of the roof. 

The proposed replacement is a winder stair that so that it reduces the floor area and avoids the headroom issue and conflict with the existing cross beam on the ground floor snug room. It runs up the back wall and then with tight winders turns back at the stone partition between the Snug and Dining Room. The landing and bathroom at the top of the stairs are altered with bathroom door blocked to allow the landing. The staircase is proposed to be enclosed on the ground floor with a new lobby to the base of the stair and stud partition to the side. These will have a door to separate it from the Snug room. This is a traditional approach in the circumstances.

I would advise they look to achieve a compliant staircase and look to turn the stair at the top couple of treads onto the landing adjacent the ensuite and this should assist in bringing the staircase forward in the ground floor room so it does not conflict with the down stand beam. 

The existing historic tight winder staircase between the dining room and middle bedroom 3 is to have a new handrail and baluster to replace an existing bedhead frame. 

The application has a details of the simple stick baluster and thin handrail and a Rope Handrail up the staircase to assist access. 

Partitions /Bathrooms: The existing ensuite three bathrooms on the first floor are proposed to have minor modification of modern partitions and new bathroom fittings. These proposals appear not to relate to any historic fabric of significance and would therefore be acceptable.   

A new SVP is required to ensuite bathroom in the middle of the L plan form. This is proposed to be take out to inner elbow of the plan form to link with existing external drainage runs to the north west front of the cottage.

Bedroom 3 vaulted ceiling: The proposal is to remove the existing ceiling just below the truss collar level and to replace with a vaulted ceiling. The existing rafter to the thatch roof is simple mostly halved timber poles. These have been roughly created from section of tree branches and include substantial knots etc. The thatch is visible above these. 

The approach to cladding these rafters will need to be carefully considered to follow the natural variation in rafters. A lime based plaster on a lathe has been proposed to achieve this natural variation to vaulted roof slope rather than any plaster board or boarding approaches. 

It is not considered necessary to provide no insulation under the new lathe and plaster ceiling with a substantial thatch layer above. 

Lime Plaster: The application is seeking to improve the breathability by removing the existing gypsum plaster/plaster board from the stone walls of the Snug and Dining room and re skim with lime plaster. This is supported.

Windows: At pre application it was advised that the early /mid-20th century leaded casement window to the west end utility and first floor bedroom are non-traditional windows that have no significance. These windows can be replaced with traditional style window with slim double glazing in accordance with Historic England guidance Traditional Windows their Care, Repair and Upgrade. 

The replacements should be a traditional casement style window with glazing bars, but it is not necessary to replace leaded lights. 

However, the applicant has also proposed to replace two traditional windows to the ground floor dining room. These windows are traditional casements and have significance and there is no evidence provided they need to be replaced due to their condition. 

Even if evidence is proved that they are beyond reasonable repair then any replacement windows to accord with Historic England guidance Traditional Windows their Care Repair and Upgrade should be replaced as an exact replica including single glazing and glazing bars. Thermal improvements can be achieved with secondary glazing. These two dining room windows should be removed from the application unless the appropriate level of evidence on their condition and a revised detail with single glazing is provided. 


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 cottage is a rare example of an early 17th century vernacular, modest and simple village property that uses vernacular materials and architectural form that are of significance. 

A pre application consisted of similar proposals at which time a site visit was made to discuss the works and alterations. 

The submitted application is generally consistent with pre application however the following items need to be removed or altered before the planning and listed building consent can be approved. 
Setting of Garage Extension and Solar Panels to South Roof slope 

· The justification within the Heritage Statement suggests the garage extension would not have an impact on the setting of the listed building, and the solar panels would be located on the face away from the cottage. The comments are not sufficient justification. 

The applicant needs to amend the Heritage Design and Access Statement to acknowledge the harm to setting and provide a justification to show how the harm of the doubling of the size of the garage and the addition of solar panels to the very public visible south roof slope can be mitigated. If the justification cannot be provided this part of the proposal should be removed due to the harm on the setting of the listed building.

Dinng Room Casement Windows

· The applicant has also proposed to replace two traditional windows to the ground floor dining room. These windows are traditional casements and have significance and there is no evidence provided they need to be replaced due to their condition. 

Even if evidence is proved that they are beyond reasonable repair then any replacement windows to accord with Historic England guidance Traditional Windows their Care Repair and Upgrade should be replaced as an exact replica including single glazing and glazing bars. Thermal improvements can be achieved with secondary glazing. These two dining room windows should be removed from the application unless the appropriate level of evidence on their condition and a revised detail with single glazing is provided. 

