APPLICATION FOR HOUSEHOLDER PLANNING PERMISSION AND LISTED BUILDNG CONSENT DELEGATED REPORT

	APPLICATION REFERENCE:
	PL/2026/03798 and PL/2026/04150

	APPLICATION TYPE:
	Householder planning permission and Listed Building Consent

	SITE ADDRESS:
	The Old Rectory, Church Street, Mere, Warminster, BA12 6DS

	DEVELOPMENT DESCRIPTION:
	Sundry internal and external repairs and alterations to include replacement and insertion of roof windows, replacement windows and doors, enlarge openings to form new doorways, block internal door opening, replacement of parts modern ground floor floors and removal other modern interventions, form new internal door opening, alterations to partition walls, remove and replace modern ceilings and floor. Install solar panels.

	RECOMMENDATION:
	That Planning Permission and Listed Building Consent be GRANTED



PROPOSAL

The proposal seeks planning permission and Listed Building Consent for an extensive programme of repair, restoration and alteration works to The Old Rectory. The proposals are intended to address longstanding maintenance issues, improve the building's condition, thermal performance, and facilitate its continued use as a single family dwelling. 

The works include internal alterations to reconfigure certain rooms, removal of modern partitions and fixtures, repairs to floors, walls and ceilings, reinstatement and conservation of historic features, alterations to door and window openings, replacement windows and doors, installation of rooflights, replacement of modern roofing materials on parts of the building, repairs to chimneys and rainwater goods, and the installation of solar panels on the roof of the later 20th century extension. The proposals also include works within the cellar, replacement of modern interventions and alterations to improve circulation and functionality throughout the building.

The majority of the proposed works only require listed building consent with limited works requiring planning permission. However, all works are covered by both applications with one report assessing all elements of the proposed development. 

During the course of the application, a site visit was undertaken by the case officer and conservation officer with the Agent and Applicant. The various proposed works were discussed at length, following the site visit the conservation officer provided detailed comments which required amendments to be made and additional information provided; the conservation officer was then re-consulted.

SITE DESCRIPTION/CONTEXT

The application site relates to a Grade II listed large extended detached dwelling located within the settlement boundary of the local service centre of Mere, defined as such by Core Polices, 1, 2 and 17 of the Wiltshire Core Strategy. The site comprises a large residential plot and also includes a former coach house and surgery known as Field Cottage, which is considered to be curtilage listed. The site is  adjacent to the Grade I listed Church of St Michael the Archangel and forms part of an important historic group of buildings associated with the ecclesiastical origins of the town. The site is located within the Mere conservation area and within a Special Landscape Area.

PLANNING HISTORY

S/1993/1694 L/B application - extension and alterations (small store to be demolished)
S/1993/1693 extension and alterations

RELEVANT POLICIES AND GUIDANCE

Planning (Listed Building and Conservation Areas) Act 1990 - S16, 66 and 72

The National Planning Policy Framework (NPPF) 
The Planning Practice Guidance 
National Design Guide

Wiltshire Core Strategy:

Core Policy 1: Settlement Strategy 
Core Policy 2: Delivery Strategy 
Core Policy 17: Mere Community Area
Core Policy 50: Biodiversity and Geodiversity 
Core Policy 51: Landscape 
Core Policy 57: Ensuring High Quality Design and Place Shaping
Core Policy 58: Conservation/Heritage

Saved policy of the Salisbury District Local Plan - C6 Special Landscape Area

Wiltshire Design Guide
Creating Places Design Guide

CONSULTATION RESPONSES

Parish Council: None received

Conservation: No objections subject to conditions following the receipt of amended and additional plans, the following revised comments are included in full below.– 

We have been provided with revised plans and a Heritage Impact Assessment addendum from the heritage consultant which is welcomed.

In respect of the kitchen, the rooflight is omitted, the HIA confirms that the hooks will be retained, that the previous partitions (now removed) were modern etc. The existing window (W15) is retained and W14 replaced in similar dimensions (joinery details have been provided). A letter from a specialist contractor has been provided regarding the ceiling and the proposed approach. I am happy to accept this approach as set out by Chalkborne.

The door to the dining room (proposed) is to be heightened but not widened. This is welcomed.

Basement/cellar. The heritage consultant has confirmed that the ceiling (kitchen floor) is all modern fabric. As such, I do not require a condition covering the proposed repair in view of the lack of historic fabric etc.

The heritage addendum also covers the issue of the basement mullioned window. Apparently covered over by a concrete step/paving. The proposal is now to excavate the lightwell (filled in) and have a step to the new double kitchen doors. This is welcomed.

Two windows (W1-11 and W1-13) that were originally to be repaired only, are now to be replaced with slim double-glazes units to match the new first floor window. I have no objection to this as the existing windows are of limited interest and beyond reasonable repair.

I would refer you to my previous comments in respect of suggested conditions (particularly rooflights; new roofing tiles); that the hooks in the kitchen ceiling should be retained.


Historic England: Historic England provides advice when our engagement can add most value. In this case we are not offering advice. This should not be interpreted as comment on the merits of the application.

REPRESENTATIONS

No comments were received.  

ASSESSMENT

Section 38(6) of the Planning and Compulsory Purchase Act 2004 states:

"If regard is to be had to the development plan for the purposes of any determination to be made under the planning Acts, the determination must be made in accordance with the plan unless material considerations indicate otherwise."

In accordance with this statutory requirement, this application has been assessed against the relevant policies of the Development Plan, including the adopted Wiltshire Core Strategy (2015) and, where applicable, any made Neighbourhood Plans. 

Character, Design and Heritage Impacts (Listed Building and Conservation Area)

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 or enhancing listed buildings, their settings or any features of special architectural or historic interest which they possess. 

Section 72(1) of the same Act requires special attention to be paid to the desirability of preserving or enhancing the character or appearance of Conservation Areas.

Core Policy 58 of the Wiltshire Core Strategy seeks to conserve and, where appropriate, enhance the significance of designated and non-designated heritage assets and their settings. 

Core Policy 57 seeks to ensure that all new development is of high design quality, reflecting local context, character,  distinctiveness and historic context through high quality design.

Policies HE4-HE10 of the National Planning Policy Framework recognise heritage assets as an irreplaceable resource and require proposals affecting heritage assets to be assessed having regard to their significance and the contribution made by their setting

Policies DP3 and DP4 of the National Planning Policy Framework require development to achieve a high standard of design that responds positively to local character and context. In assessing design quality, regard should be had to matters including scale, siting, form, appearance, materials and the relationship of development to its surroundings.

The application proposes a substantial programme of repair, restoration and alteration works to the Grade II listed Old Rectory. Given the number and complexity of the individual works proposed, it is not considered necessary or proportionate within this report to provide a detailed assessment of every individual element of the scheme. The proposed works are comprehensively described and assessed within the submitted Heritage Impact Statement and have also been subject to detailed review by the Council's Conservation Officer, including a site visit and subsequent amendments to the scheme. Accordingly, this assessment focuses on the principal planning and heritage considerations arising from the development.

The majority of the proposed works comprise internal alterations, repair works, replacement of modern interventions, reinstatement of historic features and conservation-led improvements intended to address longstanding maintenance issues and secure the continued use of the building as a family dwelling. Following revisions to the scheme and the submission of additional information, the Council's Conservation Officer raises no objection to the proposals subject to conditions.

The proposed development would result in some limited alteration to historic fabric, including alterations to openings, replacement windows and doors, rooflights and other associated works. However, having regard to the significance of the listed building as a whole, it is considered that the proposals have been carefully designed to retain and conserve those elements of greatest historic and architectural significance whilst removing a number of unsympathetic modern interventions. The proposed repairs utilise traditional materials and techniques appropriate to the age and character of the building and would secure the long-term preservation of the heritage asset. 

The proposal also includes the installation of solar panels on the roof of the later twentieth century extension. Whilst these introduce a contemporary feature into the setting of the listed building, they are located on a modern addition rather than the historic core of the building and would be viewed within the context of later alterations already present on the site. Given their position, limited visibility and reversible nature, it is considered that any resulting harm would not be significant. This limited harm is outweighed by the public benefits associated with renewable energy generation, improved environmental performance and supporting the sustainable long-term use of the listed building. 

Overall, it is considered that the proposed repairs, alterations and improvements would preserve the special architectural and historic interest of the Grade II listed building, preserve the character and appearance of the Mere Conservation Area, and secure the long-term viable use of the heritage asset. The proposal therefore accords with Core Policies 57 and 58 of the Wiltshire Core Strategy, the Planning (Listed Buildings and Conservation Areas) Act 1990 and the relevant provisions of the National Planning Policy Framework.

Amenity

Point vii of Core Policy 57 - Ensuring High Quality Design and Place Shaping of the Wiltshire Core Strategy seeks to ensure that developments do not adversely affect neighbouring properties.

Policy P3 of the National Planning Policy Framework requires development to be appropriate for its location, taking account of its likely effects on health, living conditions and the environment. In particular, Policy P3(2)(b) requires development to avoid giving rise to unacceptable impacts on the living conditions of neighbouring residents and occupiers. In assessing amenity impacts, regard should be had to matters including daylight and sunlight, outlook, privacy, overbearing impacts and other effects on residential amenity.

The proposed development has been assessed in terms of its potential impact on the residential amenity of neighbouring properties, with particular regard to loss of light, overshadowing, loss of privacy, and overbearing effects. 

Whilst the application site has neighbouring dwellings to the north and south, given the nature of the proposed works it is considered that there is limited scope for the proposal to adversely affect neighbouring amenity. The works would not create unacceptable overlooking, loss of privacy, overshadowing or overbearing impacts. 

The proposal therefore accords with Core Policy 57 point vii in respect of safeguarding residential amenity, Appendix D of the Wiltshire Design Guide and the NPPF.

Ecology Impact 

Core Policy 50 of the Wiltshire Core Strategy seeks to protect and enhance biodiversity and geodiversity, including through ensuring that development avoids harm to protected species and habitats. Policy N2 of the NPPF seeks to conserve and enhance biodiversity and support nature recovery.

A bat survey and subsequent activity surveys were undertaken in support of the application. The surveys concluded that no evidence of bat roosting was identified within The Old Rectory itself or within Field Cottage, with emergence surveys confirming the likely absence of bat roosts within those buildings. 

The surveys identified a non-breeding summer day roost used by serotine and soprano pipistrelle bats within the roof void and wall cavity of the garden room associated with Old Rectory Cottage. The roost was found to be of low conservation significance and does not comprise a maternity or hibernation roost. 

The submitted survey confirms that the proposed works can proceed subject to appropriate mitigation measures, including works being undertaken under a low impact bat licence, implementation of precautionary working methods, retention and provision of bat roosting opportunities, installation of bat access points, ecological supervision of specified works and biodiversity enhancements including bat and bird boxes. 

Subject to the recommendations and mitigation measures set out within the submitted ecological survey being secured by condition, it is considered that the proposal would not result in unacceptable impacts upon protected species. The development therefore accords with Core Policy 50 of the Wiltshire Core Strategy and Policy N2 of the NPPF.

[bookmark: _Hlk211330780]Biodiversity Net Gain - Householder planning applications are exempt from the requirement to deliver Biodiversity Net Gain under Schedule 7A, Section 4(2)(a) of the Town and Country Planning Act 1990, as inserted by the Environment Act 2021.

CONCLUSION

The proposed development comprises a comprehensive programme of repairs, restoration and alterations to a Grade II listed building. The scheme has been carefully considered having regard to the statutory duties of the Planning (Listed Buildings and Conservation Areas) Act Conservation Area.

It is considered that the proposed works would secure the long-term conservation and viable use of the listed building through the repair of historic fabric, removal of unsympathetic modern interventions and implementation of sympathetic alterations. Whilst the installation of solar panels would result in a limited degree of less than substantial harm, this harm is outweighed by the public benefits associated with renewable energy generation and the sustainable long-term use of the heritage asset.

The proposal would preserve the special architectural and historic interest of the listed building, preserve the character and appearance of the Mere Conservation Area, safeguard neighbouring amenity and, subject to appropriate ecological mitigation, would not adversely affect protected species.

The proposal therefore accords with Core Policies 50, 57 and 58 of the Wiltshire Core Strategy, the Planning (Listed Buildings and Conservation Areas) Act 1990 and the relevant provisions of the National Planning Policy Framework. Accordingly, planning permission and listed building consent are recommended for approval subject to conditions.

RECOMMENDATION:  That Planning Permission be GRANTED subject to conditions.

1. The development hereby permitted shall be begun before the expiration of three
years from the date of this permission.

REASON: To comply with the provisions of Section 91 of the Town and Country Planning Act 1990 as amended by the Planning and Compulsory Purchase Act 2004.

2. The development hereby permitted shall be carried out in accordance with the
following approved plans and documents:

Application form received 15/06/2026
Location plan received 15/06/2026
Proposed site plan Drg no P04 received 15/06/2026
Proposed First & Attic Floor Plans Drg no PO2 Rev A received 17/08/2026
Proposed Basement & Ground Floor Plans Drg no P01 Rev A received 17/08/2026
Proposed elevations Drg no PO3 Rev A received 17/08/2026
Proposed Joinery Details Drg no W05 rev A received 17/08/2026
Chalkborn letter received 18/08/2026
Bat survey issue 2 dated 26 June 2026 received 05/08/2026

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

3. The development shall be carried out in full accordance with the mitigation, compensation and enhancement measures contained within the submitted bat survey report.

REASON: To ensure adequate protection and mitigation for protected species

RECOMMENDATION:  That Listed Building Consent be GRANTED subject to 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 development hereby permitted shall be carried out in accordance with the
following approved plans and documents:

Application form received 15/06/2026
Location plan received 15/06/2026
Proposed site plan Drg no P04 received 15/06/2026
Proposed First & Attic Floor Plans Drg no PO2 Rev A received 17/08/2026
Proposed Basement & Ground Floor Plans Drg no P01 Rev A received 17/08/2026
Proposed elevations Drg no PO3 Rev A received 17/08/2026
Proposed Joinery Details Drg no W05 rev A received 17/08/2026
Chalkborn Conservation letter received 18/08/2026
Bat survey issue 2 dated 26 June 2026 received 05/08/2026

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

3. Notwithstanding the approved drawings, no works shall commence until details of the following have been submitted to and approved in writing by the Local Planning Authority 

(i) Full details of proposed rooflights. The proposed rooflights will sit flush with the roof.
(ii) Samples and details of new clay roof tiles
(iii) Full details of the new fire surrounds and fireplaces
(iv) Large scale details of new windows within the Old Rectory including horizontal and vertical sections (including 1:5 elevation, 1:2 section)
(v) New floor details for the snug (if the existing parquet is not retained)
(vi) Elevation of enlarged opening between kitchen and dining room, as viewed from the proposed kitchen

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 planning permission 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 and appearance of the listed building and its setting.

4. The existing kitchen ceiling hooks shall be retained in situ

REASON: To preserve a feature of historic and evidential significance within the listed building.

5. Notwithstanding the approved plans any new sash windows shall have white spacers and be retained with silicone putty

REASON: In the interests of preserving the character and appearance of the listed building and its setting

6. Notwithstanding the approved plans the works to the kitchen ceiling shall be carried out in accordance with the details and approach contained within the letter from Chalkborn Conservation

REASON: In the interests of preserving the character of the listed building 

7. Notwithstanding the approved plans, following the removal of the lobby all new joinery shall match the existing

REASON: In the interests of preserving the character of the listed building 

