APPLICATION FOR FULL-PLANNING PERMISSION
CASE OFFICER REPORT

	APPLICATION REFERENCE:
	PL/2026/00284

	APPLICATION TYPE:
	Full planning permission

	SITE ADDRESS:
	Crammer Court, Church Walk, Devizes

	DEVELOPMENT DESCRIPTION:
	Replace all existing softwood windows with uPVC framed units. Ground Floor Flat No's 1 to 14 incl. First Floor No's 22 to 31 and 33 to 36. Second Floor Flat No's 44 to 46. All Ground Floor and First Floor communal areas

	RECOMMENDATION:
	Approve with Conditions



SITE DESCRIPTION/CONTEXT

The application site relates to Crammer Court, Devizes.  It is a block of flats, built from red brick, under tiled roofs, with timber framed windows.  It is a sheltered housing facility of 1 and 2 bed flats with communal areas.

The application property is partly located within the Devizes Conservation Area Boundary.  


PROPOSAL

The proposal seeks to replace all existing softwood windows with uPVC framed units.  This includes: Ground Floor: flat Nos. 1 to 14 inclusive.  First floor Nos. 22 to 31 and 33 to 36.  Second floor flat, Nos. 44 to 46.  All Ground floor and first floor communal areas. 


PLANNING HISTORY

	[bookmark: _bc9eaa23_7b84_4e11_8860_67eb8bbe0c9e]

	Proposal / Summary

	PL/2025/07220 - Full planning permission Decision - Approve with Conditions Date: 30/10/2025 – Replace all existing softwood windows with uPVC framed units. Ground Floor Flat No's 15 to 21 incl. First Floor No 32 and No's 37 to 43 incl, plus all Ground Floor and First Floor communal areas.

	PL/2023/02466 - Full planning permission Decision - Approve with Conditions Date: 23/11/2023 – Replacement windows to four flats on the second floor from timber windows to triple glazed UPVC




RELEVANT LEGISLATION, POLICIES AND GUIDANCE 

Statutory Legislation: 
Sections 16 and 66 of the Planning (Listed Building and Conservation Areas) Act 1990
Section 72(1) of the Planning (Listed Building and Conservation Areas) Act 1990


National Planning Policy: 
· National Planning Policy Framework (NPPF) 
· Planning Practice Guidance (PPG)
· National Design Guide
Development Plan:
The development plan for Wiltshire comprises the Wiltshire Core Strategy (WCS) (adopted January 2015) and any made neighbourhood plans, which remains the principal statutory planning document guiding development across the county. In line with Section 38(6) of the Planning and Compulsory Purchase Act 2004, planning decisions must be made in accordance with the development plan unless material considerations indicate otherwise.

Though the development plan is considered as a whole, those parts deemed to be particularly relevant to this application are listed below:

The adopted Wiltshire Core Strategy (WCS), with particular regard to:

· Core Policy 57 Ensuring High Quality Design and Place Shaping;
· Core Policy 58 Ensuring the Conservation of the Historic Environment;

Emerging Wiltshire Local Plan Policies 
The examination of the emerging Wiltshire Local Plan has been paused and the weight to be afforded to any part of the emerging plan can be no more than very limited.  A decision on how to proceed will be made by the Council in May 2026.


Neighbourhood Plan:
Devizes Area Neighbourhood Plan July 2015 Referendum Version


Supplementary Planning Documents and other Guidance: 
Wiltshire Design Guide (adopted April 2024)


ISSUES 

The main issues that need to be addressed in this case include:

· Whether the scheme constitutes high quality design (CP 57)
· Whether the scheme would have an acceptable impact upon the reasonable living conditions of the adjoining occupants (CP 57)
· Whether the scheme would preserve or enhance the historic environment (CP 58)


CONSULTATION RESPONSES 
[bookmark: _Hlk206417654]
WC Conservation: No objections. 

Devizes Town Council: No objections.

Trust for Devizes: Object.  This phase of window replacement includes the facades facing Church Walk and Brickley Lane, inside the Conservation Area. All windows in those facades appear to be replaced with uPVC units. This appears to us to conflict with the statutory objective to conserve & enhance the character & appearance of this part of the CA. The Church Walk facade faces St James Church.


REPRESENTATIONS
In accordance with the requirements of the Town and Country Planning (Development Management Procedure) (England) Order 2015 (as amended), the application was publicised by way of:
 
· Neighbour notification letters sent to adjoining and nearby properties;

These methods were used to inform interested parties and provide a period of 21 days for comments to be submitted.


ASSESSMENT 
Section 38(6) of the Planning and Compulsory Purchase Act 2004 states:

"If regard is to be had to the development plan for the purposes of any determination to be made under the planning Acts, the determination must be made in accordance with the plan unless material considerations indicate otherwise."

In accordance with this statutory requirement, this application has been assessed against the relevant policies of the Development Plan, including the Wiltshire Core Strategy (2015) and, where applicable, any made Neighbourhood Plans. Consideration has also been given to the policies of the National Planning Policy Framework (NPPF) as a material consideration in the assessment.

Design and Impact on the Character and Appearance of the Area
Core Policy 57 of the WCS requires high-quality design that:
· Enhances local character.
· Responds to the natural, historic, and built environment.
· Retains important features (e.g., trees, hedges).
· Supports sustainable construction and compatibility with surrounding uses.
· Creates safe, legible, and accessible spaces.

Section 12 of the NPPF emphasises design that is:
· Visually attractive.
· Functionally effective.
· Contributes to the quality of the built environment.

The Wiltshire Design Guide encourages sensitivity to local character, materials, and architectural styles and supports modern living standards while maintaining aesthetic and functional quality.

The Council’s Core Strategy CP 57: Ensuring high quality design requires a high quality of design in all new developments. The policy requires applicants to “demonstrate how the proposal will make a positive contribution to the character of Wiltshire through (amongst other things) responding to the value of the natural and historic environment and being sympathetic to and conserving historic buildings and landscapes. Development is required to respond positively to the existing 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.

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. 

Section 16 (Listed Building Consent)/Section 66 (Planning Permission) requires 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 Act 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 for planning. Chapter 16 of the NPPF 'Conserving and enhancing the historic environment' sets out the Government's high-level policies concerning heritage and sustainable development. In particular: 

Paragraph 208 requires LPAs should “avoid or minimise any conflict” between the heritage asset’s conservation (which includes achieving its optimum viable use) and any aspect of a proposal. 

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

Paragraphs 212 requires “great weight” to be given to an asset’s conservation “irrespective of whether any potential harm amounts to substantial harm, total loss or less than substantial harm to its significance.” 

Paragraph 213 advises that harm to the significance of a designated heritage asset should require “clear and convincing justification”.

Paragraphs 213-215(214-216) require a balanced approach with any harm which would be caused being weighed against the potential public benefits which might be achieved.

Paragraph 220 advises that not all elements of a Conservation Area or World Heritage Site will necessarily contribute to its significance. Loss of a building (or other element) which makes a positive contribution to the significance of the Conservation Area or World Heritage Site should be treated either as substantial harm or less than substantial harm as appropriate.

The Planning Practice Guidance provides guidance on interpreting the NPPF.
The Council’s Core Strategy Policy CP58 ‘Ensuring the conservation of the historic environment’ requires that designated and non-designated heritage assets and their settings will be conserved, and where appropriate enhanced, in a manner appropriate to their significance and encourages proposals which improve the condition of heritage assets at risk.

Assessment 
It is noted that elevation A fronts Church Walk and elevation B fronts Brickley Lane, with elevation C also being visible on approach along the same road.  The remaining elevations, D-H, will not be visible from public vantage points, being sited on the rear projecting arm of the buildings, but will remain in part, inside the Conservation Area Boundary.  The comments from the Trust for Devizes have raised similar points 

In terms of design, the proposed window replacements according to the supporting Design and Access Statement “…are specifically designed to mimic the profiles of traditional flush-sash windows as far as feasible.  The frames are narrower than the wider profiles, usually associated with uPVC windows.  Profile edges are softened, right angles, rather than rounded.  Like the existing timber windows, the new ones feature trickle vents concealed within a head rail”.  

In view of this, the proposals would be of an acceptable form and profiling, minimising their impact upon the character and appearance of the conservation area, together with being wood effect in appearance keeping the design and appearance in keeping with existing window replacements on the building previously approved.  

The Council’s Conservation Officer comments:

Site: The building is a modern block of 2/3 storey flats located within Devizes Conservation Area opposite to St James Church, a Grade II* listed building.

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 archaeological, architectural, artistic or historic. 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 area lies largely with its historic buildings and spaces – the architecture, building form, layout, architectural expression/detailing and use of high-quality design materials which have significant aesthetic and architectural interest, and which contribute to the character and appearance of the conservation area.

Assessment: The property Crammer Court lies half within Devizes Conservation Area, with the other half of the building outside the conservation area, however affecting its setting.

The proposed works are to replace the existing timber windows with upvc in the half of the building which lies inside the conservation area.  No other additional works will be carried out other than the window replacements. In an attempt to create a consistent look and replicate the other timber windows on the block, timber effect white upvc windows with cut joints are proposed in order to look like the existing timber windows and retaining the existing colour and character of the building.
Whilst this part of the building is inside of the conservation area, and the use of UPVC would normally be unacceptable, for the sake of a unified appearance of the building there is no conservation objection.

Summary & conclusion: 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 impact of the proposals on heritage assets will be neutral and the requirements of current conservation legislation, policy or guidance are considered to be met and there is therefore no objection to the approval of the application.


Amenity
Core Policy 57 (Point vii) of the Wiltshire Core Strategy requires development to respect the amenity of existing occupants and ensure appropriate amenity levels for future residents.

The National Planning Policy Framework (NPPF), particularly Paragraph 135, reinforces the need for development to provide a high standard of amenity for both existing and future users.

In this case, the proposal relates solely to replacement windows, with no new openings being created. As such, the development does not introduce any additional opportunities for overlooking, loss of privacy, or other amenity impacts. Accordingly, no new amenity issues arise beyond the existing established situation.


PLANNING BALANCE AND CONCLUSION
At the heart of the NPPF there is a presumption in favour of sustainable development requiring local planning authorities to approve development proposals that accord with an up-to-date development plan without delay; and where there are no relevant development plan policies, or the policies which are most important for determining the application are out-of-date, permission should be granted unless (taken from paragraph 11d of the NPPF): 

· [bookmark: _Hlk118712062]The application of policies in the NPPF that protect areas or assets of particular importance provides a clear reason for refusing development proposed; or
· any adverse impacts of doing so would significantly and demonstrably outweigh the benefits, when assessed against the policies in the NPPF taken as a whole; 

In weighing the planning balance, the proposals for the replacement of timber windows with uPVC are considered in light of the fact that there is an established precedent for this form of development on this building, under the 2023 and 2025 Permissions.  For completeness and in the interests of maintaining consistency and a cohesive appearance in terms of the window materials on this building, the proposals are considered to be acceptable.  


RECOMMENDATION: That Planning Permission be GRANTED, subject to conditions. 


