APPLICATION FOR LISTED BUILDING CONSENT 
OFFICER DELEGATED REPORT

	APPLICATION REFERENCE:
	PL/2026/03404

	APPLICATION TYPE:
	Listed building consent (Alt/Ext)

	SITE ADDRESS:
	Lavender Cottage, 58 Easton Royal, Pewsey, SN9 5LY

	DESCRIPTION OF WORKS:
	Proposed single storey rear extension

	RECOMMENDATION:
	Approve with Conditions



SITE DESCRIPTION/CONTEXT

The application relates to Lavender Cottage, 58 Easton Royal in Pewsey. It is a Grade II listed building (List Entry Number: 1035991) located within the Easton Royal Conservation Area. One of a pair of cottages, the building is a traditional vernacular brick, chalkstone and thatched cottage, with incorporated thatched outshut to the rear, with a short catslide roof. The siting is relatively discreet, with the cottage being accessed via a private driveway whereby it is not particularly visible upon the street scene. To the north, east and south of the property lies other residential dwellings, and to the west lies open countryside.

The list entry, for means of identification purposes only, provides the following description:

EASTON ROYAL EASTON ROYAL (west side) SU 26 SW 2/210 Littleover Cottage and attached dwelling Nos 56 and 58) II 

Two cottages at right angles to road. C18. Colourwashed brick and chalkstone, thatched roof. Single storey and attic, 3 bays. Littleover Cottage occupies the two eastern bays with a central stack and two C20 glazed doors, one with thatched canopy. Leaded paned windows including 2 flush dormers. Roof half hipped. Second cottage occupies the western bay with a single storey gable lean-to. Boarded door in C20 glazed porch. Three-light timber windows to ground floor, 2-light paned flush dormer. Stack on party wall and roof hipped. Outshut to rear, extending across west bay of Littleover Cottage. Interior not seen.

Listing NGR: SU2076161048

PROPOSAL

The application seeks listed building consent for a small single-storey rear extension to provide a downstairs WC, together with associated internal access and service connections, on the rear/north-east elevation of the listed building in association with the existing rear outshut.

RELEVANT PLANNING HISTORY

K/12793/L – Installation of soil vent pipe in rear corner of cottage. Approved with Conditions 27th September 1988.

K/20709/L – Erection of replacement porch. Approved with Conditions 18th October 1993.

PL/2021/10918 - Certificate of lawfulness for proposed siting of a mobile home as an annex to main dwelling. Approved 28th February 2022.

PL/2022/06489 - Replacement of two existing outbuildings within the rear garden at No. 58 Eastern Royal. Approved with Conditions 18th November 2022.

RELEVANT LEGISLATION, POLICIES AND GUIDANCE
Legislation
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 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 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. 

[bookmark: _Hlk192696406]National Policy and Guidance
The National Planning Policy Framework (NPPF) sets out government policy, including 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 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 to 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.

Historic England Advice Note 2: Making changes to Heritage Assets, illustrates the application of policies set out in the NPPF in determining applications for LBC (and planning permission).

Historic England's guidance Traditional Windows – Their Care, Repair and Upgrading (2017) encourages the retention and repair of historic windows where they contribute positively to the significance of a listed building.
  
Wiltshire Core Strategy:
Whilst not directly relevant to listed building consent applications, the below policies give an indication of the Council’s approach to development affecting heritage assets:

· Core  Policy 57 ‘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.

· Core Policy 58 ‘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.”

ISSUES

Impact upon the preservation of the listed building or its setting or any features of special architectural and/or historic interest.

CONSULTATION RESPONSES

[bookmark: _Hlk198304422]Easton Royal Parish Council: No objection.

WC Conservation: No objection subject to conditions.

REPRESENTATIONS 

In accordance with the requirements of Section 5(1) of the Planning (Listed Buildings and Conservation Areas) Regulations 1990 (as amended) the application for listed building consent was publicised by way of:

· A site notice displayed near the site;
· An advertisement placed in the local press.

These methods were used to inform interested parties and to allow a statutory consultation period of 21 days for representations to be submitted.

Below is a summary of the representations received during the consultation period. In accordance with the provisions of the Planning (Listed Buildings and Conservation Areas) Act 1990, only matters relevant to the consideration of the building’s special architectural or historic interest have been taken into account in the assessment of this Listed Building Consent application.

No comments were received.

ASSESSMENT
In accordance with Section 16(2) of the Planning (Listed Buildings and Conservation Areas) Act 1990, special regard has been given to the significance of the listed building, including its architectural and historic interest, and the desirability of preserving both the building and its setting. Relevant policies within the National Planning Policy Framework (NPPF), particularly Section 16: Conserving and Enhancing the Historic Environment, have also been taken into account. These policies require that any harm to the significance of a designated heritage asset must be clearly justified and weighed against the public benefits of the proposal.

In order to be acceptable, the application needs to be assessed against the following criteria:

Information considered/submitted
Paragraph 207 requires that applicants describe the significance of any heritage assets affected, including any contribution made by their setting. This should include sufficient information to provide a clear understanding of the significance of the heritage asset and its setting and the potential impact of any proposals on that significance.

The application has been submitted with a Heritage Impact Assessment prepared by Heritage Planning Services Ltd (06 July 2026), which describes the significance of the affected heritage asset and assesses the impact of the proposal upon that significance. It considers the architectural, historic, aesthetic and communal significance of the listed building, together with the contribution made by its setting and the wider conservation area. The report concludes that the principal significance of the asset derives from its eighteenth-century vernacular form, traditional brick and chalkstone construction, thatched roof, historic openings and fenestration, and its contribution to the character of the conservation area. The assessment identifies the proposed extension as a modest rear addition located on a less sensitive part of the building associated with the existing rear outshut and concludes that the proposal would result in less than substantial harm to the significance of the listed building, at the lower end of that spectrum, whilst preserving the character and appearance of the Easton Royal Conservation Area.

Assessment of significance: 
According to the National Planning Policy Framework (NPPF), significance is defined 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 further categorises significance into four key values:

· Evidential – the potential of the asset to yield evidence about past human activity.
· Historic – the ways in which the asset illustrates aspects of history.
· Aesthetic – the sensory and design qualities of the asset.
· Communal – the meanings and associations attached to the asset by people.
	
In this case the significance of the building lies largely in its evidential, historic and aesthetic value as a surviving early eighteenth-century vernacular cottage of traditional brick and chalkstone construction with a thatched roof, historic chimney stack, traditional timber and leaded fenestration, and simple rural form. The building forms part of a Grade II listed cottage range and makes a positive contribution to the character and appearance of the Easton Royal Conservation Area through its traditional materials, architectural detailing and relationship with the historic streetscape.

The asset also derives historic value from its origins as an agricultural workers’ cottage associated with the former Ailesbury Estate and from its continued residential use. Communal value is present through its contribution to the identity and legibility of Easton Royal as a historic rural settlement.

The proposal affects the rear (north-east) elevation and existing outshut of the property. The submitted Heritage Impact Assessment identifies these elements as being of materially lower sensitivity than the principal elevations, thatched roof, chimney stack, historic fenestration and principal range of the building, which represent the asset’s primary heritage significance. The rear elevation and attached outshut continue to contribute positively to the significance of the listed building, albeit at a materially lower level than the principal elevations, thatched roof, chimney stack and historic fenestration.

Impact of proposals on the significance and setting of the building/structure:
Understanding the impact of proposed works on a listed building requires a careful and proportionate assessment of how those changes affect the asset’s heritage significance and its setting. This includes both the physical alterations to the building itself and any changes to its spatial or visual relationship with surrounding structures or spaces.

The significance of a heritage asset is not static; it is shaped by its architectural, historic, and communal values, and by how these are experienced in context. Therefore, any intervention must be considered in light of the asset’s identified significance, with attention given to both potential harm and benefits. Benefits may include repairs that support the long-term conservation of the building, improved energy performance, or enhanced public access and understanding.

This assessment is grounded in the statutory duty under Section 16 of the Planning (Listed Buildings and Conservation Areas) Act 1990, which requires special regard to be given to the desirability of preserving the building and its features of special interest. It is also informed by national policy, particularly paragraphs 212-221 of the National Planning Policy Framework (NPPF), and relevant local heritage policies and guidance.

The proposed extension would be sited to the rear of the property within an existing corner of the building, functioning as an infill addition. The rear elevation of the extension would align with the existing rear elevation, whilst the side elevation would be set back from the existing side wall. The extension would be constructed with a lean-to style roof, reflecting the pitch of the existing roof whilst sitting lower than the main roof slope. As such, the proposal would comprise a modest and subordinate addition that would remain clearly subservient to the host building and reflect its established architectural character.

The roof is proposed to be finished in slate tiles. Whilst differing from the existing thatched roof covering, slate is considered an appropriate traditional material that would ensure the extension remains visually distinct as a later addition whilst respecting the character of the listed building. The external walls are proposed as painted brickwork to match the existing building and are considered acceptable in design and appearance. The applicant has confirmed that the existing window is to be carefully removed and reinstated within the proposed extension. The retention and reuse of this existing feature is welcomed and assists in preserving the character and historic fabric of the building.

The physical intervention to historic fabric would be limited to the formation of the internal access opening within the existing rear outshut, incorporating the existing window opening. On the basis of the submitted revised details, the loss of fabric would be confined to a small area of wall below the existing window sill, with no new opening formed through the principal range of the listed building. Officers therefore consider that the intervention would be limited, localised and proportionate, affecting a secondary part of the asset rather than the principal elevations, thatched roof, chimney stack, historic fenestration or principal plan form.

The Conservation Officer has reviewed the proposal and raised no objection, advising that the extension represents a modest and sympathetic addition to the listed building. The Conservation Officer is satisfied that the proposed works would preserve the significance of the listed building and would not harm the character or appearance of the conservation area. They have requested conditions requiring joinery details for the new window, brickwork to match existing, and guttering to be cast metal finished in black. The agent has confirmed the existing window will be re-used in the development following the request for the joinery condition, so this is no longer necessary; the brickwork and rainwater goods conditions will be included as part of the approval in the interest of protecting heritage assets.

Overall, the proposed development comprises a modest addition to the property which, by virtue of its siting to the rear, would have little visibility within the public realm and would preserve the character and appearance of the street scene. The proposal would also represent a sensitive addition to the listed building that preserves its special architectural and historic interest.

Having had special regard to the desirability of preserving the listed building, its setting and those features of special architectural or historic interest which it possesses, and paying special attention to the desirability of preserving the character and appearance of the conservation area
under Section 72(1), officers conclude that the proposal would preserve the significance of the designated heritage assets. No harm to the significance of the listed building, conservation area or any other heritage asset would arise.

CONCLUSION

Whilst the submitted Heritage Impact Assessment adopts a precautionary conclusion of less than substantial harm at the lowest end of the spectrum, officers have reached their own assessment having regard to the submitted plans, the Conservation Officer’s comments and the limited nature of the works. Given the rear siting, subordinate scale, sympathetic materials, re-use of the existing window, absence of intervention to the principal range and limited public visibility, the proposal is considered to preserve the special architectural and historic interest of the listed building and its setting. No harm to the significance of the designated heritage asset is therefore identified.

Having had special regard to the desirability of preserving the listed building, its setting and those features of special architectural or historic interest which it possesses, in accordance with section 16(2) of the Planning (Listed Buildings and Conservation Areas) Act 1990, officers conclude that the proposed works would preserve the special interest of the listed building. The character and appearance of the Easton Royal Conservation Area would also be preserved. Subject to conditions securing the approved plans, matching painted brickwork and black cast metal rainwater goods, the proposed works are considered to accord with the relevant statutory duties, the NPPF and Core Policies 57 and 58 of the Wiltshire Core Strategy.

RECOMMENDATION: That Listed Building Consent be GRANTED, subject to conditions.
