2026/02275 Householder   
Site: Turnpike Cottage The Street Charlton, Malmesbury SN16 9DL 
Proposal: Two Storey Rear Extension 
_____________________________________________________________________
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.  

Section 72(1) of the Planning (Listed Building and Conservation Areas) Act 1990 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 - 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 Guidance on ‘Extending My Home’. 

Heritage Assets: 

Turnpike Cottage The Street Charlton – NDHA 


Charlton Conservation Area 

Site and assets considered:
Turnpike Cottage is located in a prominent location at the centre of the village of Charlton on a bend on the B4040 road between Malmesbury and Cricklade. It is understood to date from early 19th century as a formal and functional building for collection of fees for road maintenance. 

A small building it has a single room plan, a storey and a half to ridge roof. The cottage has domestic scale single storey lean to additions to both side elevations under catslide roofs set back about  2 m from the frontage to add prominence to the architecture of the gable . It has architecturally impressive and distinctive gable end frontage onto the road with a round headed arch surround in rubble stone with springers stones to the base of the arch infilled with rubble stone in a deep – 500 mm recess with a round headed sash window to first floor. 

The roof is pitched with stone slate continued over the catslide and a north gable end brick stack. To the rear garden (north) gable end there is a 20th century single storey addition rendered and with roman tiles.  

The building located centrally to the Charlton Conservation Area.

Proposal: Two Storey Rear Extension
Relevant planning history: 

Issues: The impact of an extension and alterations on the NDHA and character and appearance of the Conservation Area.

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 Turnpike Cottage is not listed however it considered to be a Non-Designated Heritage Asset that has significance evident in the architectural style and form, function in context of highway turnpikes, layout, materials, expression/detailing which have significant aesthetic and architectural interest and make a positive contribution to the character and appearance of the Conservation Area.

Assessment: 
The Turnpike cottage has a grand gable elevation onto The Street but its scale a single depth floorplan and non-primary elevations are of a modest vernacular appearance and scale. 

The Turnpike Cottage it was built in 1808 as accommodation for the the Toll Keepers and needed to be prominent in the streetscape and this is achieved through the architectural aggrandisement of the gable elevation onto The Street.



The proposal involves the demolition of the modern existing single storey rear extension and the construction of a storey and half rear addition for a kitchen and dining room on ground floor and two, part restricted height bedrooms to first floor. The upper floor will have its own staircase and  full slope, roof lights to both roof slopes at the junction the main cottage. 

The extension will have 300 mm wall thickness, to an eaves height of about 2.4m. The elevation is to be clad in timber horizontal boarding. The side elevations are without openings except for a glazed door to the west elevation. The gable (north) elevation will have full height glazed sliding doors and a three light casement. The upper floor bedrooms each have a two-light casement set tightly into the roof apex and too each other  

The new extension will follow the pitch of the main roof set in about 250 mm and continue out to about half the depth of the catslide roofs.

This will provide a ground floor internal floor plan of 6.1m wide and 4.2m deep into the garden giving a floor area of about 25sqm. This is comparison to 3.25m x 3.9m for the main ground floor room plan. 

In considering the design it is worth referencing the principles of good design in the Historic England guidance on ‘Extending your home’ that advises ‘extensions should not overpower what is already there ..a new extension should not dominate an historic building …this usually means it should be lower and smaller…some small buildings such as ….cottages can easily be swamped by an extension unless carefully designed. There is no rule on the ideal percentage increase in size; it all depends on the size, character and setting of your house.’ 

On materials it advises ‘The exterior needs to be carefully designed. You should expect to use matching or complementary material for walls and roof. However, cleverly chosen contrasting materials in a modern design may work well for some buildings….the effect should not be so different that the extension is more prominent than the main building.’

The extension design is overly large with incongruous architectural details. Its floor plan is too large extending well beyond the principal block of the cottage and it has inconsistent eaves heights that do not correspond well to the existing building. 

The use of over large rooflights at the junction of the extension to the full height of the roof slope further add to the confused architectural arrangement. The window openings to the rear gable upper floor appear poorly positioned and the use of timber cladding, which can sometimes be successful for small extensions appears overly extensive in its use on such a large rear gable addition so that it overpowers in its contrast to the formality of the architecture and solidity of stone work of the main cottage. 

The combination of these basic design elements in plan form, massing, scale, eaves and roof heights and materials means it both overpowers and dominates the modest Turnpike Cottages which is swamped by this poorly designed and over sized extension. 

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 extension design is overly large with incongruous architectural details and materials use. Its floor plan is too large, its eaves too high, and has poorly considered openings including over large rooflights at the junction with the cottage. The extensive use of timber cladding appears overly extensive in its use on such a large rear gable addition so that it overpowers in its contrast to the formality of the significant architecture and use of stone work to the main cottage. 
The combination of these basic design elements in plan form, massing, scale, eaves, roof heights, openings, details and use of materials, means it both overpowers and dominates the modest Turnpike Cottages which is swamped by this poorly designed and oversized extension. 

This means it the proposed extension is harmful to the modest Turnpike Cottage’s architectural and historic interest through the inappropriate scale and appearance and to the character and appearance of the Conservation Area.

