
APPLICATION FOR LISTED BUILDING CONSENT 

OFFICER DELEGATED REPORT 

 

APPLICATION REFERENCE: PL/2026/00274 

APPLICATION TYPE: Listed Building Consent 

SITE ADDRESS: Knypersley, 79 High Street, Ramsbury, Marlborough, 

SN8 2QN 

DESCRIPTION: Alterations and extensions to two-storey rear wing 

RECOMMENDATION: APPROVE WITH CONDITIONS 

 

PROPOSAL 

 

During the life of the application changes were made to the description of development and 

revised documents and plans were submitted; all interested parties have had opportunities to 

review all details. 

 

The application seeks Listed Building Consent for alterations and extensions to an existing 

two-storey rear wing of the dwellinghouse. This involves alterations involving demolition of 

existing internal and external walls, addition of a single-storey ground floor extension and a 

first-floor cube-shaped addition at southern end. Materials include brickwork, render and 

Corten steel cladding, and details include cast metal rainwater goods and metal-framed 

fenestration. At first floor in the historic core a minor alteration to a staircase is proposed. 

 

Planning permission is concurrently sought under reference PL/2026/00104. 

 

SITE DESCRIPTION 

 

The application site is a Grade II listed building known as Knypersley, 79 High Street [NHLE: 

1183770]. The house dates to the 18th century, set back from the road behind railings. Its 

principal elevation is of three bays, stuccoed brickwork, with six-over-six hornless sash 

windows and central six-panel door under 20th century open porch. Side elevation has brick 

with flint infill, and it has a gabled tile roof with brick end stacks. Its internal layout is one-room 

deep, at ground floor it has two rooms either side of a central through passage/stair hall. To 

rear is two-storey projecting range of an early date but altered in 21st century. Its setting is 

characterised by the variety of traditional vernacular architectural styles of the primarily street 

scene corridor. It is in the settlement boundary of Ramsbury. Relevant designations and 

constraints include the site’s designation and other nearby Grade II listed buildings1, the 

Ramsbury Conservation Area, the North Wessex Downs National Landscape (formerly and 

legally an Area of Outstanding Natural Beauty (AONB)), River Kennett Site of Special Scientific 

Interest (SSSI), Flood Zone 1 and groundwater levels are either at or very near (within 0.025m 

of) the ground surface. 

 

PLANNING HISTORY 

 

 
1 77 High Street and The Hayward, 73 and 75 High Street [NHLE: 1249780], 78 High Street 
[1263577], 81 High Street [1365504], and 83-89 High Street [1034069]. 



PL/2026/00104 – Alterations and extensions to two-storey rear wing (UNDER 

CONSIDERATION). 

• Concurrent planning application. 

 

K/54037/F - Construction of single storey and two storey curved extensions and remodelling 

of existing fenestration with associated internal alterations (APPROVED WITH CONDITIONS 

15/05/2006). 

 

K/54036/LBC - Construction of single and double storey curved wing extensions. Re-

fenestration of the west elevation and associated internal alterations (APPROVED WITH 

CONDITIONS 15/05/2006). 

 

 

RELEVANT POLICIES AND GUIDANCE 

 

Wiltshire Core Strategy (WCS): 

 

• Core Policy 50: Biodiversity and Geodiversity (CP50) 

• Core Policy 51: Landscape (CP51) 

• Core Policy 57: Ensuring High Quality Design and Place Shaping (CP57) 

• Core Policy 58: Ensuring the Conservation of the Historic Environment (CP58) 

• Core Policy 67: Flood Risk (CP67) 

 

Saved policies of the Kennet Local Plan 2011 (KLP) 

 

National Planning Policy Framework (NPPF)  

 

Planning Practice Guidance (PPG) 

 

National Design Guide (NDG) 

 

North Wessex Downs Management Plan 2025-2030 

 

Wiltshire Design Guide SPD (WDG): 

• Appendix D – Design Guidance for Householder extensions 

 

Historic England Guidance: 

• Managing Significance in Decision-Taking in the Historic Environment. Historic 

Environment Good Practice Advice in Planning: 2 (GPA2) 

• The Setting of Heritage Assets. Historic Environment Good Practice Advice in 

Planning: 3 (2nd Edition) (GPA3) 

• Making Changes to Heritage Assets. Historic England Advice Note 2. (HEAN2) 

• Statements of Heritage Significance: Analysing Significance in Heritage Assets 

Historic England Advice Note 12 (HEAN12) 

 

CONSULTATION RESPONSES 

 



The following consultees and interested parties were invited to comment on the application:  

 

Ramsbury Parish Council  

 

No responses received by close of consultation period or at time of case officer 

recommendation. 

 

Wiltshire Council’s Conservation Officer  

 

No objection, subject to condition (20/05/2026): 

 

Various in-depth discussions have been held with the case officer and agent over the 

proposals, seeking alternative proposals that may address some of the issues raised, as it is 

appreciated that the existing situation with the rear ‘wing’ is poor and there is general support 

for trying to improve on this. 

 

The result of the discussions is the current proposal, which is essentially the same design as 

the original proposal, but with a change in material. The timber cladding has been removed, 

and brick proposed for the ground floor elevations, and corten steel for the upper part of the 

rear ‘cube’. 

 

Whilst retaining the same design does not address the concerns raised previously, the change 

in material, taking a particularly strong modern approach, the corten steel’s rusty finish is 

similar to that of the natural clay tiled roof: this results in the materials having a complimentary 

colour palette, which is more respectful of the traditional palette of the local area, thus visually 

responding to the locality and setting, whilst taking a modern design approach in response to 

the vernacular tradition of which it will become part. 

 

Therefore, whilst there are still some valid concerns over the potential impact on the setting of 

the listed building by lack of subservience (particularly focused on the ‘cube’), the materials’ 

response to the design and juxtaposition with the traditional is a design choice that 

complements the existing now rather than creating a visual discord between the elements of 

built form. 

 

I can therefore give my support to the scheme, based on the reasons given above, and I would 

suggest that the following are conditioned: 

- Material samples 

- Brick bond 

- Joinery details 

- RWGs to be cast metal 

 

In addition, Point 6 in the key on the proposed plans refers to the existing render on the 

main/historic house as being redone in lime-based paint – it would be prudent to clarify what 

is exactly proposed – is the render being retained and simply painted, or is it being removed 

and replaced with paint – the latter should be conditioned, requesting a schedule of works for 

the removal of the render, a sample panel carried out after the approval of the schedule of 

works, and the type of paint confirmed. 

 



Object (23/03/2026): 

 

No.79 High Street, Ramsbury is a grade II listed building dating from the 18th century. Whilst 

the list description states it is a detached house, it is physically attached to No.80, also grade 

II listed), although unusually for Ramsbury High Street, it is set back from the road, with a front 

garden, and the appearance of being detached. Historically it has had a long range of 

outbuildings extending down the garden plot, fairly typical of many houses the are on this side 

of the High Street, many having had some relationship with the cloth, leather and tanning 

industry in the 18th and 19th centuries. The house is one of a row of listed buildings in the part 

of the Ramsbury Conservation Area. 

 

The proposal is for the modification and extension to the rear ‘wing’. The existing two-storey 

‘wing’ is in the location of a historic outbuilding, which appears to have either been rebuilt or 

extensively remodelled in the later 20th century. Irrespective of the precise history of changes 

to this part of the building, the existing situation was approved in 2006. 

 

The current proposal seeks to modify the existing structure, and extend it with a second storey 

at the south-end of the existing building. The existing ‘wing’ has been modified with a modern 

character, with large format glazing, curved bay windows and balcony to the rear and does 

not have any architectural interest. Whether or not any historical interest relating to the original 

structure survives is not clear, due to the level of more recent intervention into the building. 

 

The proposal seeks to alter this ‘wing’ by refenestrating it, along with changes in elevational 

treatment and an extension at first floor level. 

Whilst the existing ‘wing’ has been modified to the point of little to no architectural interest, and 

there is scope for additional changes without impacting on historic fabric, external changes 

can have an impact on the building’s character and the relationship of extensions to the main 

building, along with the setting of the listed building and that of neighbouring listed buildings. 

 

The proposed changes, including the extension, unfortunately do not respect the main listed 

building in relation to its character and use of traditional materials. The timber cladding is a 

modern take on a traditional treatment of ancillary and agricultural buildings and is not 

particularly visually appropriate in this instance. In addition, the extension is quite a prominent 

first floor addition, not helped by the box that is essentially is. This addition is not subservient 

and the visual prominence of this modern extension has an imposing presence within the 

setting of the listed building, including the neighbouring listed buildings, to their detriment: 

there is a level of visual harm introduced by this extension, and it does not preserve or enhance 

the building’s significance or setting. The scheme does not have any local distinctiveness in 

its design, and whilst the existing situation is not particularly sympathetic, the proposal solution 

exacerbates the situation, causing harm due to visual prominence, lack of subservience and 

local distinctiveness, which otherwise give the character of the buildings within the 

conservation area. 

 

Historic England  

 

Comment, advising they are not providing advice and this should not be interpreted as a 

comment on the merits of the scheme (05/02/2026). 

 



Comment, advising they are not providing advice and this should not be interpreted as a 

comment on the merits of the scheme (22/04/2026). 

 

National Amenity Societies   

No responses received by close of consultation period or at time of case officer 

recommendation. 

 

 

REPRESENTATIONS 

 

Immediate neighbouring dwellings were notified of the application, a press advert was 

published in the Wiltshire Gazette & Herald on 22 January 2026, and a site notice was 

displayed on 02 February 2026. No letters of representation were made by members of the 

public.   

 

 

ASSESSMENT 

 

S7 of the Planning (Listed Buildings and Conservation Areas) Act 1990 requires applications 

for listed building consent for any works of demolition, alteration or extension to a listed 

building in any manner which would affect its character as a building of special architectural 

or historic interest. 

 

S16(2) of the same act places a duty on the local planning authority, when considering whether 

to grant listed building consent for any works, to have special regard to the desirability of 

preserving the building or its setting or any features of special architectural or historic interest 

which it possesses. 

 

S72(1) requires special attention to be paid to the desirability of preserving or enhancing the 

character or appearance of the Conservation Area in which the building is situated. 

 

The application was supported by a brief Design, Access and Heritage Statement. 

Nonetheless, the Local Planning Authority (LPA) has advice from Wiltshire Council’s 

Conservation Officer (CO) on which to inform its decision.  

 

The significance and special interest of 79 High Street primarily comprise its architectural and 

historic interest as a well-composed 18th century house. 

 

Distinct in the street scene, it is set back from the road behind a front garden enclosed by low 

railings. Its rear garden extends to the river, and the rear elevation bears a deeply projecting 

two-storey wing (‘outbuilding’) of some age2. 

 

The CO advises many of the High Street houses had rear outbuildings as they were linked to 

18th and 19th century cloth, leather and tanning industries. No.79’s outbuilding was altered 

c.2006 with unusual ‘winged’ protrusions, supposedly a response to its curved back wall. 

 

 
2 It appears on the OS 1st edn. pub. 1886 (https://maps.nls.uk/view/120377529).  

https://maps.nls.uk/view/120377529


Forming part of a group with No.79 on the south side of High Street are three Grade II listed 

buildings, known as 77 High Street and The Hayward, 73 and 75 High Street, 81 High Street, 

and 83-89 High Street. Their significance and special interest comprises their architectural 

and historic interests. They also have group value. 

 

High Street is in Ramsbury Conservation Area (RCA) where its character and appearance can 

partly be discerned from its unique location by the River Kennet, its linear settlement form, its 

historic buildings and locally distinctive architecture, and its open spaces, significant foliage 

and landscape setting. 

 

The CO initially objected to the scheme (23 March 2026). Following receipt of revised plans, 

they raise no objection subject to conditions (20 May 2026). While they remain concerned by 

the angular massing and form of the proposal, they are satisfied the complementary material 

palette alleviates the visual harm. 

 

The proposal involves considerable demolition to the rear outbuilding, but the fabric affected 

and lost would not harm significance and it is less sensitive to well-considered change in 

context of the existing extensions and alterations. 

 

The design of the proposal introduces angular forms, modestly increase the massing, with a 

‘cube’ form wrapping to the southern end. This adds emphasis, further unbalancing the 

relationship between historic core and rear outbuilding in forms which contrast with the 

traditional character of the dwellinghouse. 

 

The additions would ‘square off’ the existing curved protrusions, the ‘cube’ also concealing an 

awkward roof junction. Although the proposal is a contrasting contemporary addition, it 

provides a more coherent built form than the existing situation. Nonetheless, the angular forms 

create some dissonance with the prevailing traditional forms. 

 

The material palette predominantly comprises Flemish bond brickwork and a render finish, 

although the extent works for the latter is ambiguous. Sparing and contrasting Corten steel 

cladding would articulate the ‘cube’ feature, but its earthy patina complements the clay tiles 

while subtly interpreting the quasi-industrial past of the rear outbuildings in the area. 

 

If executed to a high standard, and as also concluded by the CO, the materials would soften 

the juxtaposition between the angular and traditional forms and support their harmonisation 

with the local vernacular. Detailing is provided by cast metal rainwater goods and metal-framed 

glazing contribute to the design’s contemporary interpretation of the local vernacular. 

Accordingly, as the material finishes are essential to the avoidance of a harmful design, and 

to avoid ambiguity, it would be necessary to carefully control delivery of the design by condition 

and before works commence. 

 

The rear elevations of the listed buildings on High Street bear considerable variation, but the 

local vernacular prevails. The massing and angular forms of the altered outbuilding lends it 

greater emphasis, but the complementary material palette would ensure it integrates 

effectively and does not detract from the experience and appreciation of the significance of 

nearby listed buildings. Accordingly, their settings would be preserved. 

 



In a similar vein, the proposal would be viewed as part of the settlement, as a contemporary 

interpretation of the local vernacular. Accordingly, it would not harm the North Wessex Downs 

National Landscape (NL) nor conflict with the duty to further the purpose of conserving and 

enhancing its natural beauty under Section 85 of the Countryside and Rights of Way Act 2000 

(as amended). 

 

HERITAGE BALANCE AND CONCLUSION 

 

Subject to the recommended conditions, the effect of the works on the character of the building 

as a building of special architectural and historic interest is acceptable. Furthermore, the works 

would preserve the settings of nearby listed buildings and the character and appearance of 

the conservation area in which they are located. In so far as they are material, and although 

not determinative, there would be no conflict with the provisions of the development plan. The 

application should therefore be supported. 

 

RECOMMENDATION 

 

That Listed Building Consent be GRANTED subject to the following conditions:  

 

Conditions:  

 

1. The works for which Listed Building Consent is hereby granted shall be begun before 

the expiration of three years from the date of this consent. 

 

REASON:  To comply with the provisions of Section 18 of the Planning (Listed Buildings 

and Conservation Areas) Act 1990 as amended by the Planning and Compulsory 

Purchase Act 2004. 

 

2. The works hereby permitted shall be carried out in accordance with the 

following approved plans and documents: 

 

- Location Plan. L-000. Received 7 January 2026. 

- Proposed Site Plan. PL-001. Received 15 April 2026. 

- Proposed Demolition Floor Plans. D-101. Received 15 April 2026. 

- Proposed Floor Plans. PL-101 Rev B. Received 15 April 2026. 

- Proposed Elevations. PL-201 Rev B. Received 15 April 2026. 

- Proposed Sections AA and BB. PL-301 Rev B. Received 15 April 2026. 

 

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

 

3. No works shall commence on site until the following have been submitted to, inspected 

where appropriate, and approved in writing by the Local Planning Authority: 

 

(i) A schedule of works for the render finishes, including details of the material, colour 

and texture of the final finish; 

(ii) A sample panel of brickwork of not less than 1m square to show the brick type, 

face bond, coursing, and mortar composition; and 

(iii) A sample panel of the Corten steel cladding of not less than 0.5m square. 



 

The works shall be carried out in accordance with the approved details, and the 

approved sample panels shall be retained on site for the duration of the works. 

 

REASON: The application contained insufficient information to enable this matter to be 

considered prior to granting Listed Building Consent and the matter is required to be 

agreed with the Local Planning Authority before works commences in order that the 

works are undertaken in an acceptable manner, in the interests of preserving the 

character of the building as a building of special architectural and historic interest and 

the character and appearance of the conservation area in which it is located. 

 

4. No external joinery shall be installed on site until details of all new external window and 

door joinery and/or metal framed glazing have been submitted to and approved in writing 

by the Local Planning Authority. The submitted details shall include depth of reveal, 

details of heads, sills and lintels, elevations at a scale of not less than 1:10 and 

horizontal/vertical frame sections (including sections through glazing bars) at not less 

than 1:2. The works shall be carried out in accordance with the approved details.  

 

REASON: The application contained insufficient information to enable this matter to be 

considered prior to granting Listed Building Consent and the matter is required to be 

agreed with the Local Planning Authority before development commences in order that 

the development is undertaken in an acceptable manner, in the interests of preserving 

the character of the building as a building of special architectural and historic interest 

and the character and appearance of the conservation area. 

 

5. The rainwater goods (e.g. gutters, hoppers and downpipes) to be used in the extension 

hereby permitted shall be cast metal only. 

 

REASON: In the interest of preserving the character of the building as a building of 

special architectural and historic interest and the character and appearance of the 

conservation area in which it is located. 

 

Informatives to Applicant:  

 

1. Please note that Wiltshire Council offices do not have the facility to receive material 

samples. Please deliver material samples to site and inform the Planning Officer where 

they are to be found. Discharge of conditions will require an application for approval of 

details reserved by condition. 

 

2. There is a low risk that bats may occur at the development site. Many species of bat 

depend on buildings for roosting, with each having its own preferred type of roost. Most 

species roost in crevices such as under ridge tiles, behind roofing felt or in cavity walls 

and are therefore not often seen in the roof space. Bat roosts are protected all times by 

the Conservation of Habitats and Species 2017 (as amended) even when bats are 

temporarily absent because, being creatures of habit, they usually return to the same 

roost site every year. Planning permission for development does not provide a defence 

against prosecution under this legislation or substitute for the need to obtain a bat licence 

if an offence is likely. If bats or evidence of bats is found during the works, the applicant 



is advised to stop work and follow advice from an independent ecologist or the applicant 

is advised to follow the advice of a professional ecologist or to contact Natural England’s 

Batline through the internet. 

 

3. The habitat within the proposed development site and the surrounding area is suitable 

for roosting, foraging and commuting bats. An increase in artificial lux levels can deter 

bats which could result in roost abandonment and/or the severance of key foraging 

areas. This will likely result in a significant negative impact upon the health of bat 

populations across the region. Artificial light at night can have a substantial adverse 

effect on biodiversity. Any new lighting should be for the purposes for safe access and 

security and be in accordance with the appropriate Environmental Zone standards set 

out by the Institute of Lighting Engineers in their publication GN01:2021, ‘Guidance for 

the Reduction of Obtrusive Light’ (ILP, 2021), and Guidance note GN08-18 “Bats and 

artificial lighting in the UK”, issued by the Bat Conservation Trust and Institution of 

Lighting Professionals. 

 

 

 

 

 

 


