PL/2026/03246 Planning 
Site: 3a Wood Street, Calne, SN11 OBZ 
Proposal: Conversion of shop to create additional space for ground floor apartment. Proposed rear bin and cycle store.
Conservation Officer: Alex Marsh 
____________________________________________________________________


Recommendations:

	X
	Comments

	
	Support in principle subject to amendments to the scheme (as set out below)

	
	Support subject to conditions (as set out below)

	X
	Object (for reasons set out below)

	
	No objections 




Scope of comments: 
The following comments relate to the built historic environment.  
Relevant policies:
Form 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 2013- 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 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.

Paragraph 219. Local planning authorities should look for opportunities for new development within Conservation Areas, and ……within the setting of heritage assets, to enhance or better reveal their significance. Proposals that preserve those elements of the setting that make a positive contribution to the asset (or which better reveal its significance) should be treated favourably.

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 Advice Note 3 – The Setting of Heritage Assets set out advice for managing change within the setting of heritage assets.
Heritage Assets: 
No. 5 North Street Calne grade II
No. 6 and 8 Wood Street Calne grade II 
No. 7. North Street Calne grade II
No. 9 Wood Street Calne grade II
No. 9 a & 9b Wood Street Calne grade II 
Calne Conservation Area 
Planning History 
PL/2025/03306 Planning Proposed partial second floor extension over first floor flat roof area and conversion of existing large Maisonette to create two one-bedroom apartments and one two bedroom. Alterations to shop front. Approved subject to Conditions 

Site Background and Description:
The site 3 Wood Street, Calne is a two storey property to the southern end of a terrace No. 1 to 13 odd of most listed buildings onto Wood Street between the junction at the north end with Oxford Road and The Square to the south end. 
The property is probably early mid-19th century two story with dormer to double pitch attic. It has a shop front with deep set front door and render elevation to first floor with pantiles to double pitch roofs. 
The rear of the property has a modern brick extension two storey with a flat roof The rear of the property is accessed from The Pippen to a shared service courtyard and via a recent steps and ramp to ground floor level about 1m above external ground level. 
The property is in Calne Conservation Area. 
Significance:  
The Conservation Area Appraisal provides a good background and coverage and significance of the Conservation Area especially the purpose of designation in respect preserving and integrating historic buildings and new uses with new development.
It comments new development should be ‘well designed and follow fundamental architectural principles of scale and proper arrangement and use of materials and spaces and show respect to their neighbours’. 
Wood Street is located within a Character Area No. 2. and identifies the importance of the row of listed buildings on Wood Street from No. 9a and b to No.1 south and this terrace is a significant street value to views from the junction which connects it with wider views from within the Conservation Area around The Square onto High Street and junction with Oxford Road. The area to the rear of the properties is a transition area along Oxford Road and The Pippin which is mostly 20th century.
Setting: The property as part of the terrace contributes significantly to the setting of the listed buildings on this part of Wood Street south of the junction with Oxford Road and is a key transition site for views and streetscape in to and out of the Conservation Area along the established street views around The Square, Wood Street High Street north end and Oxford Road.
Discussion of impact of proposals on the identified significance 
The building onto Wood Street includes a 20th shop front that has a good simple character with low plinth and full glazing set deep into the shop floor plan of the shop with central door. 
The upper floors are a simple vernacular architecture probably early/mid-19th century in appearance with render walling and two first floor windows offset with very poor uPVC top hung windows installed after 2018 replacing a good 2/2 divided timber horned sliding sash window. 
The dormer again has had a uPVC casement window installed to replace the former dormer two light side hung timber casement with glazing’s bars. The windows have been replaced without planning permission. 
The roof slope is steep double pitch with a central valley and clad in pantiles. The building makes a positive contribution to the character and appearance of the Conservation Area.
The character of the shop front reflects that of the adjoining listed building No. 5 Wood Street that the listing comments has ‘a symmetrical front has shop front with ashlar plinth that curves into a recessed doorway. ‘
The adjoining listed building No. 5 has a more formal and symmetrical frontage and three storeys so there is a clear stepdown and distinction to the more vernacular two storey and steep double pitch with central valley pantile roof slope of the application building and frontage. This contrast makes a significant contribution to the street scene and character and appearance of the Conservation Area.
The rear brick built flat roof, two storey range and courtyard area that makes up the site onto The Pippen has a poor visual appearance and is a poor visual transition between a concentration of historic buildings on Wood Street and the mostly 20th century character of development on The Pippen, Oxford Road.
A recent approved scheme for this building under Ref PL/2025/03306 proposed partial second floor extension over first floor flat roof area and conversion of existing large Maisonette to create two one-bedroom apartments and one two bedroom. Alterations to shop front. 
This scheme was improved following discussion with the architect and planning officer the applicant has made amendments to the proposals to respond to the issues raised by the LPA. 
This included the replacement of the inappropriate uPVC windows to the first-floor frontage,  back to the original timber sliding sash traditional horned form. The details of which will be needed and can be achieved by condition to remove the harm form the uPVC windows. 
The reinstatement of the timber sash windows will improvement the general street appearance and the property somewhat improve and better reveal the streetscape character and appearance of the Conservation Area. It will be subject to window details to conditions.
The approved scheme includes removing the existing significant shop front and replacing it with a new hardwood shop front on plinth to about 1m hight at an angle splay like the existing but not set as deep as the existing shop front into the reveal. 
The timber framed shop front is proposed in hardwood with a central half glazed door with each half divided by a timber mullion and upper lantern lights. Again, the detail of this new shop front can be conditioned for details. 
In addition, the timber fascia board is retained above the shop front.
To the attic level the approved  roof extension to link between the double pitch roofs at ridge height was carefully considered to minimise the visual impact on the Conservation Area and harm to setting of the neighbouring listed buildings NO. 5 Wood Street. 
The face of the roof level extension was agreed to be set back between the two roof slopes and the elevation will be clad with hanging tiles to match the roof tiles. This would reduce the visual impact on the street scene views around the High Street and The Square.
The current proposal includes lantern lights to the new flat roof. This alteration is harmful as they would be a very visible roofscape feature and harmful to the appearance of the existing building and the character and appearance of the Conservation Area and the setting of the neighbouring listed building No. 5 Wood Street.
This extension between the ridges would effectively extend over the rear 2 storey brick building flat roof in a large flat roof dormer feature. A terrace edged by a boundary timber fence will front The Pippen. This rear addition will also be clad in hanging slates to match the roof and this will assist in reducing the impact compared to the former render finish.
This current revised application undermines the good work achieved in finding a negotiated and on balance reasonable conversion scheme. Of most significance to the approved scheme is the preservation of the functioning shop and shop front. This application seeks to remove the shop front and has no justification with a simple and unsubstantiated comment that the shop unit is unviable. 
This is not justification especially as the applicant agreed to the proposals in the previous application and the new smaller shop unit has not even become operational. I would expect that a period of a number of years (5 or more) of activity and marketing of the unit would be required before any suitable information is available as to the unit’s viability. 
The change in use and function from shop to residential in this core historic commercial centre of Calne is harmful to the Conservation Area character including activity, viability and vitality and appearance and is not justified though any a public benefit that assists the heritage balance.
While the building is not listed it makes a positive contribution to the character and appearance of the Conservation Area. I consider that loss of substantial fabric through the first-floor masonry subdividing wall being replaced by a timber partition and the further subdivision of the main first floor room into two are both harmful to plan form and fabric of this building. 
Summary 
The proposals is a revision to the approved scheme under 2025/03306 and the introduction of the roof lanterns to the link roof extension, loss of the shop unit without justification and the subdivision loss of internal fabric to the first floor are all harmful to the character and appearance of the Calne Conservation Area and the significance and setting of the listed buildings on Wood Street especially the neighbouring No. 5 Wood Street and contrary to NPPF Policies Paragraphs 2013- 215 Paragraph 210 and Paragraph 219. and Local Plan Polices CP 57 and 58 as listed above.


