APPLICATION FOR HOUSEHOLDER PLANNING PERMISSION AND LISTED BUILDING CONSENT OFFICER DELEGATED REPORT

	APPLICATION REFERENCE:
	PL/2026/00666 and PL/2026/00824

	APPLICATION TYPE:
	Householder planning permission and listed building consent

	SITE ADDRESS:
	Hardinge House, Upper Seagry, Chippenham, SN15 5HA

	DEVELOPMENT DESCRIPTION:
	Proposed single storey extension, re configure lean-to roof for flat roof & conversion of part adjacent outbuilding - re submission of PL/2022/08283 & PL/2022/09344

	RECOMMENDATION:
	That Planning Permission and Listed Building Consent be GRANTED



SITE CONTEXT 
Hardinge House is a detached grade II listed farmhouse located to the southwest of Upper Seagry, within open countryside. Public Rights of Way SEAG9 and SEAG21 run immediately to the south and east of the property.

The significance of the principal listed building derives from its 18th century origins and its retained architectural detailing. As set out in the listing description, notable features include its cyma‑moulded flush mullion windows and the single‑storey Bridgwater‑tiled range. Collectively, these contribute to the building’s historic and architectural value.

The wider site comprises a substantial complex of buildings arranged around an open courtyard. To the north lies a smaller courtyard with outbuildings positioned beyond the farmhouse’s single‑storey range. This range is a later brick lean‑to addition and does not form part of the original historic fabric.

PROPOSAL

The application seek planning permission and listed building consent for the development approved under applications PL/2022/08283 and PL/2022/09344. 

This development involves replacing the lean‑to with a new flat‑roofed structure housing a kitchen, boot room and WC, and providing a link to the adjacent outbuildings, which are to be converted to utility and storage space. The new structure consists of two elements: a section immediately adjoining the farmhouse and a link extension connecting to the outbuildings. Both are rectangular plan elements constructed using reconstituted stone and brickwork to match existing materials, with a single‑ply roof membrane; the kitchen element would also incorporate a skylight. 

In terms of additional information, this application is supported by timber casement, glazed door and patio door details.

PLANNING HISTORY

	Relevant Planning Records

	Reference
	Description
	Decision
	Date

	N/93/00530/S73
	Renewal of permission N/90/0261/S32 for retention   of caravan retention of caravan
	Approved
	14/05/1993

	N/99/01245/AGN
	Removal of existing building with new livestock building
	Approved
	29/06/1999

	19/06568/FUL & 19/06754/LBC
	Proposed alterations to outbuilding
	Approved
	12/09/2019

	PL/2022/08283 & PL/2022/09344
	Proposed single storey extension, re-configure lean-to roof for flat roof & conversion of part adjacent outbuilding
	Approved
	07/02/2023

	PL/2023/04807
	Form new opening between kitchen and dining room and place a new door entering the hallway
	Approved
	13/10/2023



RELEVANT LEGISLATION, POLICIES AND GUIDANCE

Planning Legislation: 

· Town and Country Planning Act 1990
· Planning and Compulsory Purchase Act 2004
· Planning (Listed Buildings and Conversation Areas) Act 1990

Development Plan:

· Wiltshire Core Strategy (adopted January 2015):
· Core Policy 41: Sustainable construction and low-carbon energy 
· Core Policy 57: Ensuring high quality design and place shaping
· Core Policy 58: Ensuring the conservation of the historic environment

· Seagry Parish Neighbourhood Plan 2019-2036 (made May 2021):
· Policy SNP5: Character and design

Material Considerations (Policy): 

· National Planning Policy Framework (NPPF) December 2024
· Section 2. Achieving sustainable development 
· Section 12. Achieving well-designed places
· Section 15. Conserving and enhancing the natural environment 
· Section 16. Conserving and enhancing the historic environment 

· Wiltshire Local Plan Submission Draft 2020-2038 (Regulation 24)*:
· Policy 4: Addressing climate change
· Policy 85: Sustainable construction and low carbon energy
· Policy 98: Ensuring high quality design and place shaping
· Policy 99: Ensuring the conservation and enhancement of the historic environment

*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.

Material Considerations (Guidance): 

· National Planning Practice Guidance 
· National Design Guide (January 2021)
· Wiltshire Design Guide (March 2024)

CONSULTATION RESPONSES

[bookmark: _Hlk198304422]Seagry Parish Council: No objection.

Wiltshire Council Conservation: “The works remain acceptable in principle… Since the original submission, I note the provision of large scale constructional drawings for the external joinery; however, I note that we will require details of the restorative works to the building once the monopitched structure is removed I suggest a variant, of WL2 [a condition relating to repointing and repair works, see condition 5].”.

REPRESENTATIONS

No comments were received.  

ASSESSMENT

Section 38(6) of the Planning and Compulsory Purchase Act 2004 states that planning decisions must be made in accordance with the development plan unless material considerations indicate otherwise. In accordance with this requirement, this application has been assessed against the relevant policies of the development plan and the material considerations listed above.  

Having regard to the planning context and nature of the proposal, the following key matters are considered pertinent to the assessment of the proposal and are addressed in turn: 

· Design and heritage
· Neighbouring amenity

Design and Heritage

Section 66(1) of the Planning (Listed Buildings and Conversation Areas) Act 1990 requires that special regard be had to the desirability of preserving listed buildings, their settings or any features of special architectural or historic interest which they possess.

Core Policy 57 of the Wiltshire Core Strategy requires that all development be of high design quality, create a strong sense of place and complement its context, including through enhancing local distinctiveness and responding positively to local characteristics. This requirement is carried forward in draft Policy 98 of the emerging Wiltshire Local Plan.

Core Policy CP58 states that development should protect, conserve and, where possible, enhance the historic environment. The policy requires that heritage assets and their settings be conserved and/or enhanced in a manner appropriate to their significance. This requirement is carried forward in draft Policy 99.

Appendix D of the Wiltshire Design Guide states that extensions should be subservient to and respect the scale, form, appearance and character of the host dwelling and should harmonise with its context.

Paragraph 207 of the NPPF states that local planning authorities should require applicants to describe the significance of any heritage asset affected by development, including any contribution made by their setting. The level of detail should be proportionate to the asset’s importance and no more than is sufficient to understand the potential impact of the proposal on the asset’s significance. 

Paragraph 212 clarifies that great weight should be given to an asset’s conservation, irrespective of the level of harm. 

Neighbourhood Plan Policy SNP5 states that proposals must be planned positively to achieve high quality design that conserves the local distinctiveness of the site’s specific context and overall qualities of the area. 

In assessing the 2022 permission/consent, the Officer Delegated Report stated: “The proposed works would be confined to a discrete location in the northwest corner of the property, such that there would be no discernible impacts on visual amenity. The removal of the existing mono-pitch would help expose the original rear wall of the main dwelling, which is a heritage gain, as would be the proposed restorative works. Meanwhile, the new extension would be a proportionate and unobtrusive addition to the property that would not compete in scale with the dwelling. The significance of the designate heritage asset would therefore be conserved.” 

Officers maintain this position as the planning context remains the same. Having regard to the Conservation Officer’s comments, the submitted window, door and roof lantern details are considered acceptable. Overall, the proposal and its associated impact on the significance, character and appearance of the grade II listed host dwelling and the wider context is considered acceptable, subject to the submission and approval of repointing and repair details and a sample panel of the mortar, stone type and pointing. 

Having regard to the above, the proposal represents high quality design that promotes local distinctiveness and conserves the historic environment. It therefore complies with Core Policies 57 and 58, draft Policies 98 and 99, Neighbourhood Plan Policy SNP5, NPPF section 16 and the Wiltshire Design Guide. 

Neighbouring Amenity

Core Policy 57(vii) requires that development be compatible with the adjoining uses and protect the residential amenity of existing and future users of the site and its surroundings, including in respect of natural lighting, privacy, outlook and pollution sources. This requirement is carried forward in draft Policy 98. 

The Design Guide states that minimum garden areas for all houses should be equivalent to the footprint of the house and that a back-to-back separation distance of minimum 20m should be respected. The guide also refers to the BRE Site layout planning for daylight and sunlight as an appropriate source for assessing proposals. Appendix D of the guide states that extensions should not be unduly overbearing or obtrusive to neighbouring properties.

By virtue of its concealed siting and low scale, the proposal would have no significant additional impact on the residential amenity of users of the neighbouring properties. The proposal therefore achieves an acceptable standard of residential amenity in accordance with Core Policy 57(vii) and the Wiltshire Design Guide.

CONCLUSION

The proposed development is considered to be acceptable in terms of design, heritage, neighbouring amenity and all other matters. It is therefore considered to comply with the relevant policies and guidance of the Wiltshire Core Strategy, the emerging Wiltshire Local Plan, Seagry Parish Neighbourhood Plan, the NPPF and Wiltshire Design Guide. As such, the application is recommended for approval, subject to the conditions set out below.

RECOMMENDATION:  That Planning Permission and Listed Building Consent be GRANTED subject to conditions:

Planning Permission PL/2026/00666 conditions: 

1. The development hereby permitted shall be begun before the expiration of three years from the date of this permission.

REASON: To comply with the provisions of Section 91 of the Town and Country Planning Act 1990 as amended by the Planning and Compulsory Purchase Act 2004.

1. The development hereby permitted shall be carried out in accordance with the following approved plans and documents:

1. Location Plan, ref. 5313/09 rev F
1. Proposed Block Plan, ref. 5313/53 rev B
1. Proposed House Floor Plan and Elevations, ref. 5313/52 rev G
1. Proposed Outbuilding Elevations, ref. 5313/54 rev A
1. Timber Casement Window Details, ref. 5313/150 rev A
1. Timber Glazed Door Details, ref. 5313/151
1. Timber Patio Door Details, ref. 5313/152
1. Roof Lantern Details, ref. 5313/154
1. Design, Access and Heritage Statement, ref. 5313/IMM

REASON: For the avoidance of doubt and in the interests of proper planning.

1. The materials to be used in the construction of the external surfaces of the development hereby permitted shall match in material, colour and texture those used in the existing building (including rainwater goods) unless otherwise stated on the approved documents. 

REASON: In the interests of visual amenity and the character and appearance of the area.

Listed Building Consent PL/2026/00824 conditions: 

1. The development hereby permitted shall be begun before the expiration of three years from the date of this consent.

REASON: To comply with the provisions of Section 91 of the Town and Country Planning Act 1990 as amended by the Planning and Compulsory Purchase Act 2004.

1. The development hereby permitted shall be carried out in accordance with the following approved plans and documents:

1. Location Plan, ref. 5313/09 rev F
1. Proposed Block Plan, ref. 5313/53 rev B
1. Proposed House Floor Plan and Elevations, ref. 5313/52 rev G
1. Proposed Outbuilding Elevations, ref. 5313/54 rev A
1. Timber Casement Window Details, ref. 5313/150 rev A
1. Timber Glazed Door Details, ref. 5313/151
1. Timber Patio Door Details, ref. 5313/152
1. Roof Lantern Details, ref. 5313/154
1. Design, Access and Heritage Statement, ref. 5313/IMM

REASON: For the avoidance of doubt and in the interests of proper planning.

1. The materials to be used in the construction of the external surfaces of the development hereby permitted shall match in material, colour and texture those used in the existing building (including rainwater goods) unless otherwise stated on the approved documents. 

REASON: In the interests of visual amenity and the character and appearance of the area.

1. The works hereby granted consent shall be carried out in such a manner as to ensure that the existing building is preserved and not structurally or superficially altered in any way whatsoever, save in accordance with the approved plans and the said building shall be structurally supported and weatherproofed at all times during the construction period in accordance with established building practice. 

REASON: To preserve the special architectural and historic interest of the listed building.

1. No works to repoint/repair the external stonework shall be undertaken until: 

4. Details of the extent of repointing and repair have been submitted to and approved in writing by the Local Planning Authority; and
4. A sample panel not less than 1 metre square to show the proposed mortar composition and colour, stone type and the method of pointing, has been prepared on site, inspected and approved in writing by the Local Planning Authority.

REASON: In the interests of preserving the character and appearance of the listed building and its setting.
