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	Wiltshire Council Planning Consultation Response

	26th August 2026 
	

Officer’s Name: Alex Marsh 
Officer’s Title:  Senior Planning Officer


	 
	

	Application No:
	PL/2026/04389 LBC and 2026/04052 FULL 
Description of Works: Construction of a single storey first floor rear extension, internal alterations and associated works

	Proposal:
	

	Site Address:
	Address: 17 Bristol Street, Malmesbury, SN16 0AY

	
	

	On Behalf of:
	



Please find following comments in respect of the above application(s).

Recommendations:

	
	Support requires amendments to the scheme (as set out below)

	
	Support subject to conditions (as set out below)

	
	Object (for reasons set out below)

	X
	Comments



Scope of comments: the following comments relate to the built historic environment.  

National Policy and guidance: 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 also requires the Council to pay special attention to the desirability of preserving or enhancing the character or appearance of designated Conservation Areas. 

The NPPF (August 2026) sets out Government planning policy for England. Chapter 20, Conserving and enhancing the historic environment, recognises heritage assets as an irreplaceable resource. Heritage assets should be conserved in a manner appropriate to their significance, with harm avoided unless there is a clear and convincing justification. Decision-makers are required to apply a balanced approach, giving substantial weight to the conservation of heritage assets and weighing any harm to significance against the public benefits of the proposal.

Chapter 5 of the NPPF sets out policies for “Meeting the challenge of climate change” and gives substantial weight to the benefits of improving the energy efficiency of existing buildings and/or drawing energy from district heat networks, renewable and low carbon sources (including through the installation of heat pumps and solar panels where these do not already benefit from permitted development rights). 

National Planning Practice Guidance provides guidance on interpreting the NPPF.

Historic England’s Conservation Principles, Policies and Guidance (2008) provides policy and guidance for the “sustainable management of the historic environment”. Additional guidance on the application of policies set out in the NPPF is contained within their publications:  
· Historic Environment Good Practice Planning Advice Note 2 – Managing Significance in Decision-Taking in the Historic Environment (2015)
· Historic Environment Good Practice Planning Advice Note 3 – The Setting of Heritage Assets 2nd edition (2017) 
· Historic England Advice Note 2 – Making changes to Heritage Assets (2025)
· Historic England Advice Note 18 – Adapting Historic Buildings for Energy and Carbon Efficiency (2026)


Local Policy: 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.” It is also required that distinctive elements of Wiltshire’s historic environment, including non-designated heritage assets, which contribute to a sense of local character and identity will be conserved, and where possible enhanced. 
[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.”

Heritage Assets: 
15 & 17 Bristol Street Malmesbury grade II 
Malmesbury Conservation Area 

Site and assets considered: 
No. 15 and 17 Bristol Street are a pair of 3 storey town houses built in the early 19th century in modern roughcast render, brick with a party wall stack and stone slate roof. The single depth plan with signel storey rear addition. 

The properties have a 1-window range and matching pair with rendered plinths, and front doorways onto the pavement with boarded doors.  Both properties have late 19th century horned 2/2-pane ground- and first-floor sashes in exposed boxes, and second-floor 19th century casements. 

Proposal: Construction of a single storey first floor rear extension, internal alterations and associated works

Relevant planning history: N/A

Issues: impact on the listed building, impact on the setting of neighbouring listed buildings, impact on the conservation area. 

Information considered/provided: Policy HE5 of the NPPF requires applicants to assess the significance of any heritage assets affected by a proposal, including the contribution made by their setting, and to identify the likely effects of the development on that significance. Sufficient information should be provided to enable a clear understanding of the significance of the heritage asset and its setting, and the impact of the proposal upon it.

Decision-makers must be satisfied that assessments accurately reflect the effects on heritage assets caused by development proposals and in this case the applications are accompanied by a “Design and Heritage Statement” which provides sufficient information to understand the impact of the proposals and is proportionate to their scope. The requirements of the NPPF are therefore met in this respect.  

Decision-makers must be satisfied that assessments accurately reflect the effects on heritage assets caused by development proposals. In this case, although the application is accompanied by a Design, Access and Heritage Statement, the document provides limited information about the building and fails to include an objective assessment of the affected fabric, its date, significance, or the impact of the proposed works. Consequently, it does not meet the requirements of the NPPF. The following heritage recommendations are therefore made on the basis of the local planning authority's own assessment of the significance of the heritage asset and the impact of the proposals.

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 archaeological, architectural, artistic or historic. 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. 

The interest of a building may be architectural, or historic as set out in the Town and Country Planning (Listed Building and Conservation Areas) Act 1990 S 1. 

In this case the significance of the buildings is provided is a good example of a late Georgian small townhouse using good quality materials and craftmanship expressing local vernacular traditions. They have single depth  plan form has remained mostly intact and includes good quality feature that illustrate the historic development of the building. The pair of small terrace properties No. 15 and 17 Bristol Street make a positive contribution to the Conservation Area. 

Assessment: 
Policy HE4 requires that heritage assets be conserved in a manner appropriate to their significance and harm avoided unless this has a clear and convincing justification. 

Policies HE6 (designated assets) and HE7 (non-designated assets) of the NPPF require a balanced approach with substantial weight given to the asset’s conservation and harm caused being weighed against the potential public benefits which might be achieved. 

The application is looking to reorder the internal layout of the small terrace property. Relocating the kitchen to the rear addition with living and dining room to the front ground floor room. 

The first floor is proposed to have a new first floor rear extension on the existing single storey ground floor extension to provide for a new bathroom. This is achieved through widening and lowering the existing rear window opening to form a new door opening. 

The extension is to be built of the existing stone walling of the rear addition and the lean-to roof reinstated at the upper level with a rooflight. The external finishes are painted render walls and slate roof cladding with cast iron rainwater goods.

The staircase will be partitioned off from the first-floor new bedroom and similarly to the second-floor bedroom. This room will have the existing ensuite bathroom modern stud partitions and bathroom suite removed. It is lit by an existing small rooflight. 

The proposed layout arrangement is not harmful to the plan form and includes only limited alteration to building fabric of significance. The first-floor extension for a larger bathroom and the relocation of the kitchen to the rear addition will open the other rooms for living rooms or bedrooms. 

The works will assist in securing the future residential use of a heritage asset in support of its long-term conservation. The requirements of current conservation legislation, policy or guidance are considered to be met.

My only concern is the new door opening to the bathroom extension does not open onto the landing but partially onto the upper step of the lower flight. This may not accord to building regulations, and the opening may need to be moved across to open directly onto the landing area.

Summary & conclusion: The NPPF confirms that when considering the potential impact of a development proposal on the significance of a designated heritage asset, substantial 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 will be a matter of considerable importance and weight which requires clear and convincing justification. 

The proposed layout arrangement is not harmful to the plan form and includes only limited alteration to building fabric of significance. The first-floor extension for a larger bathroom and the relocation of the kitchen to the rear addition will open the other rooms for living rooms or bedrooms.

The works will assist in securing the future residential use of a heritage asset in support of its long-term conservation. The requirements of current conservation legislation, policy or guidance are considered to be met.

My only concern is the new door opening to the bathroom extension does not open onto the landing but partially onto the upper step of the lower flight. This may not accord to building regulations, and the opening may need to be moved across to open directly onto the landing area.
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