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Site: 117 High Street RWB SN4 7AU
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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.  
 
Site Description: 
No. 117 High Street is located on the east side of the northern end of the High Street. The front half of the building onto the High Street appears to be early 19th century in architectural style and materials. It has red brick elevations in a Flemish bond. It has a symmetrical frontage with a central front door with canted bay windows either side, probably, late 19th century addition with horned sliding sash windows with margin glazing bars. 

The first floor has 3 bays of hornless sliding sash windows with 6 over 6 patterns. The building includes painted quoins and stone lintels to door and upper windows and a brick parapet with stone coping with slate roof behind and brick ridge stacks.

The property is right hand property in a short terrace originally of residential town houses including No.’s 115 and 116 both are two bay frontage properties in matching architectural style and materials. 

No.117 has been extended to the rear in the 1980’s in a with an attached rear range in brick with gable end and slate roof with two staggered blocks. The walled rear courtyard is hardstanding used for parking accessed from the pubic cart park behind the property.

The attached neighbour No. 118 is a mid-18th century listed grade II house.  

The property is located at the north end of the High Street Royal Wootton Bassett and within the town Conservation Area. 

Heritage Assets: 
No. 118 High Street RWB grade II 
Royal Wootton Bassett Conservation Area 

Relevant planning History: 

2025/04639 Change of use from Commercial, Business and Service (Use Class E) to Dwellinghouses (Use Class C3) - converting the building from commercial office use (Use Class E) to 4.No residential apartments under Schedule 2 Part 3, Class MA of the Town and Country Planning (General Permitted Development) (England) Order (as amended) 2015.

2025/08061 External Alterations (amendment to PL/2025/04639)

N/80/01375/COU CofU from dwelling to Solicitors office. 

The Proposal: Change of use from Commercial, Business and Service (Use Class E) to Dwellinghouses (Use Class C3) - converting the building from commercial office use (Use Class E) to 4No residential apartments under Schedule 2 Part 3, Class MA of the Town and Country Planning (General Permitted Development) (England) Order (as amended) 2015.

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. 

216. The effect of an application on the significance of a non-designated heritage asset should be taken into account in determining the application. In weighing applications that directly or indirectly affect non-designated heritage assets, a balanced judgement will be required having regard to the scale of any harm or loss and the significance of the heritage asset

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.

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.
Historic England Advice Note 2 – Making changes to Heritage Assets illustrates the application of policies set out in the NPPF in determining applications for PP and LBC. 

Issues: Impact on the fabric of the heritage asset, setting of the listed building, and Conservation Area character and appearance, design, and materials. 

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. 

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. 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 No. 117 High Street has some significance for its front block from its architectural style, form, layout and architectural expression/detailing and use of local design approaches and materials which have some significant aesthetic and architectural interest. The building and terrace makes a positive contribution to the character and appearance of the Royal Wootton Bassett Conservation Area and is considered a non-designated heritage asset. 

No. 118 High Street is a mid 18th century two storey house brick in Flemish bond with burnt headers (previously rendered) on plinth and brick dentils to eaves. It has a three bay frontage onto High Street with door to left hand bay behind axial stack. The front door is 6 panel with upper glazed panels and in timber moulded doorcase with bracketed canopy. The first and third bays have canted bays with 8 and 12 pane sashes The property has a rear wing with gable stack. The front roof slope is clad in stone slate roof with concrete tile to rear. 
.
Assessment:

The proposal is for a Variation of Condition 2 (Approved Plans) of PL/2025/08061 to include a rear first floor balcony to the replace the modern three light casement window.  

The permission 2025/08061 followed the Prior Approval 2025/04639 Change of use from Commercial to subdivision of the property to 4 flats.  

A 2 bed room on the ground floor front block that is accessed off the High Street. A 1 bed flat to the first floor of the front block accessed by the existing staircase to the centre of the plan in turn accessed from the rear entrance lobby from the rear car parking area. 

The other two flats in the rear bocks are 1 bed both are accessed from a back door to ground floor and an existing external metal fire escape steps.

A rear access from the inner hall to the staircase could still provide direct access to the rear parking and bin storage from the front flats. 

The approved layout has two flats to the rear blocks. Their orientation concentrates activity to the rear and in modern late 20th century extensions.

The introduction of a further balcony with French doors  to the rear of the gable on the first floor would be seen as a cumulative addition to the already approved and French doors to the ground floor below this balcony for access to an external patio area for this ground floor flat and the new rear staircase and external landing to the side of the rear range that provides the essential access to the rear two flats and rear access to parking and bin storage,  

It is considered that this proposed balcony would add both physical additions to the rear elevation of No. 117 and would increase the domestic activity and paraphernalia to the rear elevation that would have a low level but cumulative impact on the setting of the rear of the neighbouring listed building No. 118 and the character and appearance of the Conservation Area which although it is mostly viewed from the rear public car park is a public and open elevation. 

These current proposals are in context of the heritage assets a cumulative impact of a low-level harm. The justification is limited to private domestic accommodation improvements for the first floor flat rather than any Conservation benefits. 

While the balcony addition and French doors on balance are just acceptable, I consider any further accretions or additions would likely tip the balance to the cumulative harm to the setting of the listed building and the character and appearance the Conservation Area and should be resisted if proposed going forward unless significant public benefits are achieved.

Heritage Conclusion and Balancing: 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. 
These current proposals is in context of the heritage assets a cumulative impact of a low-level harm. The justification is limited to private domestic accommodation improvements for the first floor flat rather than any Conservation benefits. 

While the balcony addition and French Doors on balance are just acceptable, I consider any further accretions or additions would likely tip the balance to the cumulative harm to the setting of the listed building and the character and appearance the Conservation Area and should be resisted if proposed going forward unless significant public benefits are achieved.



