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1O INTRODUCTION AND BRIEF

This Design & Access Statement supports the detailed proposals for extending and altering 12 Watergates, Colerne,
which improve its function and enjoyment as a family home for the applicants and their young family. This C18th
vernacular workman’s (at some time a saddle-maker’s) cottage has evolved and grown over time, accompanied by
a large south facing garden that facilitates breathtaking views over Colerne and Lid Brook. The large garden offers
space, safety and opportunities for the family to enjoy time outdoors however, at present, the house is a little
restrictive of this.

The current configuration of the house is quite cellular and poorly connected; the aim is to open some spaces

out to improve connections both between social areas, and with the garden. The house needs to provide spaces
where the family can gather as well as find privacy, discreetly work from home, and comfortably accommodate
older relatives when they visit from overseas for long periods of time. The house should connect seamlessly

with the garden, extending regular indoor functions to the outdoor spaces, capturing the sunshine through the

day and taking advantage of the views. The alterations and extension seek to be complementary in their design,
harmonising with the old parts and offering a contemporary counterpoint where adding; prioritising a child-friendly
environment that’s adaptable as the family grows up.

With these things in mind, the overall plans for the property are summarised below:

1. The house alterations will focus on creating a downstairs kitchen area that flows into a dining extension which
opens up to the garden to capture the morning sun/views.

2. At first floor, the extension provides additional space for a bedroom which enjoys views south-east and in turn
creates space for an additional bathroom.

3. The refurbishment of the existing building. On the ground floor, adding a WC and shower, laundry room and
reconfiguring the stair to open-up the living spaces, which flow through into the new kitchen. On the first floor,
reconfiguring circulation and adding a further bathroom and storage, whilst also updating and renovating
the interiors and bringing in daylight along the north, extending the shared bathroom, and with some
reconfiguration to improve room layouts.

4. Dividing the garage to provide a workshop/studio, retaining the garage parking / storage alongside, and
forming a bins store facing the road.

5. Form a new entrance off the adjoining driveway, creating a more welcoming and practical approach and
engaging more with the street, and creating an entrance lobby.

6. Additionally, converting the loft to offer a flexible central space for play or home working, accessed via a new
stair via a lobbied landing at first floor which enables a fire escape window to the north.

7. Re-open some of the closed-up windows on the street-facing north elevation, to bring daylight into the rooms
that side where in-filled openings are identifiable in the existing masonry; also forming a new window opening
at first floor.

8. In the garden, create an outdoor dining and seating area which enjoys the far-reaching views south and

captures the evening sunshine.

In 2025, the applicants gained approval for alterations to add a single-storey rear extension with a box dormer
extension at attic level, which has been partially implemented with Works on site at time of writing. This revised
design responds to structural challenges affecting the attic dormer extension, instead reverting to simple rooflights
in the existing roof and proposing an additional storey to the approved rear extension. Much of the scheme
remains materially unchanged, with detailing consistent with the 2025 approval PL/2025/01951.

o g ali
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0O CONTEXT

21 SITE LOCATION
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Franks Wood

The property is located within the old part of Colerne, east of the centre and marketplace and immediately south of the old church
and manor which are a focus of the settlement.

Vicarage Lane becomes Watergates along this stretch, and forms part of a network of routes and buildings serving these estates.
The garden extends south down the slope to a field; ownership of the buildings and access around this are slightly fragmented, but
with neighbours create a sunlit courtyard. The compressed street has an intimate mews-like feel, a sense of being part of something
greater compounded by the sense of the area’s history. 12 Watergates’ orientation is away from the street, into the courtyard, and
this creates a strong feeling of front-and-back, of privacy and seclusion within the garden despite close neighbours each side.

Access along the street is perhaps slightly limited by turns in the narrow lane, but smaller vehicles can pass easily enough -
construction deliveries will need to accommodate this - and there is little parking immediately nearby but some spaces can be found
within a couple of minutes” walk.

Showing the site ownership and building components of 12
Watergates, enclosed between 10 and 12A.

Image: Bing Maps



22 HISTORICAL CONTEXT
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Looking at the above map from Historic England with a 100
meter radius around the site. 35 listed properties fall within the
radius. Out of the 35, Church of ST John the Baptist is a grade |
listed building.

ﬂ Outline denotes approximate location of the site
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These maps illustrate the development pattern of the site and its surroundings from the mid C19th to present day. These historical maps
reveal that the site and its surroundings have largely remained unchanged since the 1840’s with only small amounts of new development
in the late C20th in-filling some gaps along the street. Since then, the site’s surroundings have retained their vernacular character and
the open space to the south remains largely un-encroached. The neighbours on both sides have seen considerable change however; 10
Watergates expanding significantly along the west flank and 12A replacing farmyard buildings with a new dwelling.
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3.0 DESIGN REQUIREMENTS
3.1 OVERVIEW

Dining Room Extension:

e Extending into the garden terrace area, on the south/west side of the house.

e Enlarge the existing window into a doorway-sized opening linking the new space into the house

e The dining space should be large enough to comfortably accommodate the family and have room for
guests.

e Connection to outdoor space, visually and literally, whilst optimising useful space.

e Envisage a principal glass entrance door, with large glazed doors that can open-up to the garden on fine
days.

Ground-Floor:

e Convert existing kitchen to large boot/laundry room, additional shower and downstairs WC.

e Existing living room stays at the heart of the sociable and connected house, with staircase relocated
and reconfigured to form a light-well along the north and centre the space on its south-facing principal
window.

e Enlarged opening to the west room, which will serve as the new kitchen and which links through the
dining room in the extension.

First-Floor:

e Remodel or reconfigure stair to connect with open living room, obviate awkward turn steps at landing,
and increase daylight flow to ground floor.

e New first-to-attic staircase added for accessing loft conversion

e Create space for a home office, perhaps within a landing or as a separate room

e Extension to create additional space to reconfigure bedrooms and add further en-suite bathroom, and
add built-in storage provision

e Increase bathroom size, adding bath along with a walk-in shower

e Reorganised layout that improves circulation, storage and practical furnishing space within bedrooms.

e Convert attic to provide insulated habitable room.
e Rooflights to south, connecting views and daylight.
e Multi-purpose space; playroom, office, storage
e North part separated off to form raised space over first floor landing, with rooflights.
Garage and office:
e Garage must accommodate one car, and provide sufficient and suitable storage for bikes and other
outdoor leisure kit.
e Subdivide to create a multi-purpose workshop-come-studio room which connects onto the garden and
benefits from the views and afternoon sunshine.
e Form a bins store to house recycling, rubbish and garden waste, accessed off the driveway.
Materials and Aesthetic:
e Complementary and sympathetic to vernacular, with contemporary new elements.
e The design should be open and organic to optimise space and family functionality.
e The existing buildings history and original materials should be celebrated and conserved where possible.
Garden and Views:
e Connect indoor and outdoor functions, opening-out on warm or sunny days, letting in the light and fresh
air.
e Soften thresholds between the garden and the house; easy access and flow.
e All aspects of the house should prioritise the views and sunshine, making use of different aspects and sun
spots throughout the day.
Energy & Environment:
e Improve energy efficiency where possible while keeping the original features of the Georgian property.
e Air source heat pump and solar panels (on the garage) to be considered.
e Breathable, natural materials used where possible; e.g. wood fibre insulation, lime plasters etc.

6 AUSTIN DESIGN VWORKS 12 VWWATERGATES




AO RELEVANT PLANNING POLICY & DESIGN GUIDELINE

We have sought to understand and take into account the planning policy that applies to
the site. These comprise a combination of both local and national policies; in Colerne, a
Neighbourhood Plan has been recently introduced which will carry some weight. We have
identified and highlighted policies that we believe are pertinent to the project.

However, this may not cover all aspects and we respect that how the LPA may interpret
these policies may differ from our own interpretation. For this reason we have undertaken
a pre-application review, which is outlined later in this document.

National Planning Policy Framework (NPPF)

The national policy document sitting above all local documents, this sets out the principles
which are to be delivered under local strategy. The NPPF is quite frequently updated and
we can anticipate a further update soon following recent change of Government; however,
we don’t anticipate changes having any real impact on homeowner extension applications.
Our current assumption is that local policies will broadly be the place to look for guidance
affecting the application which may follow this pre-app, but we’d be pleased to have any
guidance you may have for us in this regard.

Wiltshire Core Strategy (WCS)

(January 2015)

The WCS covers a great deal of ground, and within this we’re looking at policies which
deal with homeowner extensions - predominantly Core Policy CP57 - and some which
contextualise this within designations that cover this specific location, namely Conservation
Area and Area of Outstanding Natural Beauty (AONB). These policies are Core Policy CP58
and Core Policy CP51 respectively.

Having looked at Planning applications at 10 Watergates and 12A Watergates the AONB
considerations have been mentioned and, in the case of 10 Watergates given little weight
as the officer considered the alterations not to be visible in the setting; however greater
concern was raised with 12A Watergates which is more visible from the south, and
a Landscape Visual Impact Assessment (of sorts) was included in the application to try
and allay concerns. With our proposal potentially including a dormer window we would
specifically like feedback on this element, and whether supporting reports would be
sought to demonstrate acceptability.

With both properties, more consideration was given to the historic setting which considers
impact on nearby Listed Buildings as well as on the Conservation Area more generally.
10 Watergates’ proposal for ‘traditional-style’ additions at the rear, using vernacular
materials, were well received and supported by the officer; for 12A Watergates there was
some resistance to the ‘incongruous’ non-traditional design from the Conservation Officer
in particular and our sense is the application was more contentious. Nonetheless both
were approved.

Oursenseisthatthe scale of additions we seek to make are moderate, and whilst ‘traditional
style’” might be considered more straightforward there is a good case for complementary
contemporary additions and some mentions within local policy to support this.

Colerne Neighbourhood Plan (NP)

(March 2022)

The Neighbourhood Plan does carry some weight; the Colerne NP reads as being well-
considered and is necessarily founded on the policies within NPPF and WCS but it does, of
course, apply some interpretation and discretion in the policies it promotes. The overall
guidance pages set this out; for example 6.4.1 includes noting that [/ paraphrase] southern
edge extensions should ideally use local stone and maintain a low roof-line. 6.4.4 goes
on to reiterate using (the right kind of) local stone. Here, there is no real mention of
‘innovative’ or ‘modern’ materials except outside of conservation areas, however there

are some mentions within the WCS (e.g. CP57 / 6.132). We sought the LPA’s guidance on
the weight given to this preference towards the vernacular in the NP.

Below is an extract from the WCS, pp.285-287, which outlines the key considerations
identified in CP57:

AUSTIN DESIGN WORKS | 12 WATERGATES
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Below is an extract from the WCS, p.290, which outlines the key considerations identified in CP58:

8 AUSTIN DESIGN WORKS [ 12 WATERGATES

Below is an extract from the Colerne Neighbourhood Plan, p.12, picking up and Below is an extract from the Colerne Neighbourhood Plan, p.22, which sets out
‘steering’ policies from the WCS on matters of design.

secToN 6 GENERAL GUIDANCE

Guidance for Developments in or Adjacent to
Settlements

6.4.

6.4.1.

6.4.2.

6.4.3.

6.4.4.

Guidance points are largely taken from the AONB Guidance’. Those that
are specifically relevant to Colerne are included in italics and quotation marks
below, sometimes added to in plain text with elaboration relevant to Colerne
parish.

‘Avoid development that will intrude negatively into the landscape and cannot
be successfully mitigated, for example, extensions to settlements on visible
hillsides.” Even for small developments, such as extensions on the southern and
eastern edges of Colerne, the forms should follow the contours, bed into the
landscape and maintain a low roof line. For any developments on the higher
slopes and plateau it is important to retain, ideally restore or enhance, the use
of local stone wall or hedgerow boundaries and ensure that new buildings

do not obtrude above the specific local treetop line. A Landscape and Visual
Impact Assessment (LVIA Natural England) may be required.

‘Layout of development should respect local built character and... (with the
exception of some historic central village areas)... ‘avoid cramming up to
boundaries resulting in hard suburban style edge to the settlement.” New
buildings should be set back from site and seftlement boundaries. Tree and
shrub planting (in native species) can also be used fo reinforce seftlement
boundaries.

‘Avoid developments incorporating standardised development layout,
suburban style lighting, construction details and materials that cumulatively can
lead to the erosion of peaceful landscape character.” Attempting to reintroduce
traditional vernacular styles on sites fully contained within post war estates
would be incongruous. However, where estates impact on the Conservation
Area and any established sefting, new developments should sensitively reflect
the historic character of that area through layouts, materials, boundaries and
the amount and pattern of trees, planting, hedgerows and so forth.

‘Promote the use of local stone and building styles in the construction of new
buildings and extensions to existing dwellings. New buildings should, at least,
respect local vernacular style’. Cotswold stone is variable; the solidity, colour
and eventual surface textures of stones across the CNL vary considerably,

so it is essential that the stone used in new buildings is, or has the same
characteristics as, the very local stone.

guidance for Vicarage Lane and Watergates:.

7.22.

7.23.

7.24.

Area Ab6: Vicarage Lane and Watergates

This area has mainly older buildings along Vicarage Lane and then a change
to a mix of modern and historic buildings on Watergates. The start of the lane
is marked by the entrance to the churchyard where the gateway and low walls
give a view through to the church and beyond. Following this, Vicarage Lane
is bordered very strongly with the high stone wall of the large vicarage to the
west and buildings to the east. The buildings include houses and rebuilt and
extended cottages, some converted from agricultural buildings, and all directly
onto the road. This area is heavily used by pedestrians, being close to the
Market Place and the amenities of the Old School building, effectively now a
Community Centre, and the church.

Vicarage Lane becomes Watergates at the steep easterly bend, marked by
the gated entrance to the historic Vale Court. By contrast with Vicarage Lane,
there is a quiet intimacy to this part of the area and there are no pavements.
At the green, the ‘tunnel’ of buildings and walls widens out dramatically with
significant views to the south across the green with the well and from the
houses. The houses are informally arranged either side of the road with most
houses separated from their neighbours’ by gardens, though tied together by
the almost continuous stone garden walls. Descending the south slope, the
houses are built into the landscape.

One of the acknowledged Key Views (No.1) is from Rudloe looking across to
the south and east slopes of Colerne. [Key Views Report]

Area Aé6: Vicarage Lane and Watergates -

This guidance also applies to No.1 Eastrip Lane

Constraints: Within Conservation Area. Buildings below 21 Watergates are also within Green Belt.
Cotswolds National Landscape (AONB) guidance. Key View 1. Listed Buildings and walls.

Building Line

Development should maintain the building line of existing adjacent houses, some
building directly onto street may be appropriate. Walls facing onto public areas
should be of local stone.

Roofline

Any development should be of no more than two storeys, follow the contours and
be as low as possible within its site. (Refer to 6.4.1 LVIA)

Boundaries

Boundaries fronting public areas should be of local stone.

Parking

Off-street pull-offs for cars may be appropriate in specific locations. Surrounding
stone walls should be repositioned.

Trees

Planning permission must be sought to fell, chop or lop any tree over a specified
size on land within the Conservation Area or with a tree preservation order
(6.7.4). Any felling of trees approved should be mitigated with replacement native
tree planting elsewhere within the development, where possible.

Building Materials

Roofing materials should be the same or similar to those on surrounding
properties. Developments should be of local stone where they front the highway in
the Conservation Area, or the same or similar to that of surrounding properties

Historic
Environment

Some listed buildings are found in this area. These should be sensitively
considered for any development - refer to page 15 map.

General Guidance, Section 6, also relevant to this area

Page 22  COLERNE NEIGHBOURHOOD PLAN:



5.0 SITE CONTEXT

O 12 WATERGATES, OUTSIDE

The entrance could not easily be more understated, 12 Watergates is attached to 10 Watergates on the west, along a weaving bounda- The Victorian extension steps down the scale a little, a gesture which continues with the garage/
across a driveway and through a garden gate by the ry wall line. This outhouse is owned by No.10 up to the line of the green roller, the  outbuilding which will sub-divide to offer a room with glazing out onto the garden here. The alfresco
garage. There’s a ‘mews’ feel and, once in, you’re met  near end housing No.12’s outside WC. The kitchen extension will need to sitinto/  dining space on the right gets a lot of sun, and a pergola could bring welcome shade and also tie the
by the view. Way-finding could be improved here. over the corner; a valley abutment gutter will need to serve upper roofs. space to the house as an outdoor garden room.

The views south looking down the garden from both inside and outside the building are New extension to be in this area, linking with the doorway/ window on View from the street, where we propose rebuilding the pedestrian gate to
the key outlook, a real focus for the project is to make the most of this lovely view. the right. A large cistern is set under this area; a new soak-away may create a more apparent and welcoming arrival point. Foul drains gather at

obviate its use. this corner, so perhaps the cistern won’t cause too many issues.

AUSTIN DESIGN WORKS 112 WATERGATES 9



0.2 A NOSIALGIC NEGHEOURHOOD

The agricultural and cottage-service-industry heritage of the buildings along Vicarage Lane is quite apparent Along Vicarage Lane / Watergates, the older buildings are hard against the road creating a tight-knit and intimate
with the intertwined, ramshackle and small scale buildings and enclosures. In-fill development has added to street scene. Vernacular materials are consistently limestone walling with stone or clay tile roofs, mostly quite humble
the jumble but without, we feel, detracting from it. here although punctuated by the civic buildings which have afforded crisp ashlar detailing and Welsh slate.

= “b

Along the road-side elevation there’s no distinction between 10 and 12 Wtergates,nd now few openings. The street is characterised by its enclosure by the stone walls of bot uildiﬁgs and boundary walls. The
The small windows are very private, and its very clear we’re at the back. The old, large, openings which front- punctuation created by the small yards and overhanging trees is an important feature, giving a sense of
ed businesses historically are clearly evident though; we’d like to re-open some of these. ‘things beyond’ which retain a strong sense of privacy.

e

TR
.‘ / ¥
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0.3 INSIDE 12 WATERGATES

Upstairs the intention is to bring daylight in along the north and re- The stairs will be relocated, to The living room is a through-route but nonetheless it’s a great gathering The west room will become the kitchen with enlarged
configure the stair and corridors, which are quite generous unlike the run along the north wall and space with lovely character. Opening-up the current stairwell which will openings to the door and window shown here, and
bathroom which is tight and needs enlarging. draw light to the ground floor. create an open-plan feel, and help re-centre the room on its window. re-instating the north openings.

Existing cramped kitchen to become a welcoming entrance hallway Stair to be relocated and the The existing garage will be divided to provide a single bay With sufficient headroom, the attic lends itself to conversion; light-touch
with boot room. New half-glazed door, with screened laundry and a walls opened-up between living garage with storage, and workshop room opening up the west  structural changes are necessary. Rooflights will enhance the space, and
create a light well over the hallway along the north eaves

ground floor WC/shower room behind. room and new kitchen. wall onto the garden and bringing in evening sunshine.

AUSTIN DESIGN WORKS 112 WATERGATES 1



O.O DESIGN INSPIRATION

O] BUILDING FORM

The intention is to introduce a new contemporary character with the additions and externally-visible alterations. The intersection of roof and eaves levels, windows and door openings where the proposed
extension is located lends itself to a flat roof, with the roof edge set just above main eaves and openings aligned with existing stone lintels. Rooflights will bring light, and some increased feeling of space, to the

attic. The images below seek to give a sense of the character this might create.

12 AUSTIN DESIGN VWORKS 12 VWWATERGATES



0.2 INTERIOR SPACE

The proposed alterations seek to form some connections between social spaces within the house which are currently compartmented, without seeking to form any single large open-plan space,
and as such these spaces need to share their identity. We also want to create volume by opening-up the landing ceiling to the roof, and bring light in from above both here and in the new kitchen.
Storage will be incorporated and integral through all areas. The images below seek to give a sense of the character this might create.

AUSTIN DESIGN \WORKS |12 NWATERGATES
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0.3 MATERIAL PALETTE

The intention is to use a unifying colour / tone palate for the external surfaces which brings a coherence to the additions and distinguishes them as of one part of the building’s ongoing history
and story. The materials we are proposing are black metal standing seam to roofs, trims and detailing, in combination with charred timber cladding to walls with dark grey brick below damp proof
course. Existing windows are, mainly, white painted timber and this style will be followed to existing areas, whereas new elements will have powder coated aluminium [or alu-clad timber] glazing.

14 AUSTIN DESIGN VWORKS 12 VWWATERGATES
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7.0 PRE- APRUCATIQM _ e |
GROUND FLOOR PLAN Re-clad gable above doors{q’o & ’ | -

l

=, . i

A pre-application en;quiry was s
submitted on 9th| October | | 66043 Existing doors removed ~—
2024, which included ‘a design | '
inf fion document similar to | Plew enclosure ang ddors
informa ! . l’ forming bins store

this DAS, and the scheme design | =
shown on this and the following

pages.

(6.0t

CAR PORT New thermal partition; insulated

ceiling to garden room

/ Opening enlarged to form double 3I|d|’1g doors

Victorian oven removed; relocate boiler here

Form new door opening

GARDEN ROOM, |

A covering letter, Submittef 1 Soil pipe moved inside 150 o] o o ; l
with the pre appllcahoh, sefs el e 4 ipe—— New timber pergola
out some other supporting and / : : (% H i3 — 1l
. /| : - * M F s A i it o
reference documents; this letter - - e T Fee r.LL_Lw, E—4 d A j
o I/ Rei i =T = ' s ~— | g 7g. 1T T
is included below on page 24.1;_/ Reinstate window e i |qg'.7 , / LYCe _gr () *(* ff?f& - /{ L | 11944
LAUNDRY!  HALL = | DlNINﬁTERRACE | 5~ Fil New steps to lower garden
New joinery to laundry ~ " | = s N W S 3 WL s -"1 . ‘4— ew steps to lower garde
Form step within hallway - : ! =5

New cloaks storage : |

. i uz New partition, with full height sliding door

Existing wall removed, new beam over

Staircase removed and replaced with new one, ~

. = Bi-fold ti ind ith sill seat
open to living room with applied feature joinery iy cj i-fold/ concertina window with sill sea

\ _ _j - Iseg o s

NFW KIT%P%ENLQ{_L i,l Full height window opposite stairs
| |

i ] 4 a i, ”7_. __ : _-J i 1 8 _i g |
. . |- . ’ o ¢ A R b i [ — a7 1 1ccezi
Reinstate window; fit timber privacy 156,74 L ! | ) ) 15653

louvers externally ’ \ { OFFICE / }{ ; éo-‘:PANTR'\( “H— --.ME;:_‘:%—T:—;-‘;«r?e
\ ¢ of d L

New partition and door below stair / landing

Wardrobe / cupbcjard under stair

In this scheme the existing kitchen is divided to

4 BEDRO]?N? - 5 | N ST . \ form an entrance hallway, laundry and shower/
i if — B Lot Go! ye v § L y d . L H H

Suggest use fold-down wall bed, or sofa _—— iy | _ i IR e el Island with dining table WC with a newlf.ront door Openlhg onto the
bed, and fold-down wdrkstation to give 1 "y X , 2 \ S, driveway. In the living room, the stair is replaced
sufficient room for the two uses 7 AN fivh 1 lone back wall with an open-sided staircase and the dividing
o Rooflightialong back wa Timber louvers set below rooflight 5| removed; below the stair, a new opening
// Low level units only in kitchen accesses the west room which serves as office

Y A ' , : :
2 Window opening enlarged to full height and guest bedroom, with a reinstated window

— onto the street. The south part of that room

1 forms a pantry, serving the new extension that

to give more|space, but space can proy|des kitchen/dining room. In the garage,

work without doing so ‘ | an insulated wall encloses a garden room that

| e - 2| serves as office, next to which a dining terrace is

R e ] [ linked with a pergola to steps down the sloping
! garden.

Full height units in pantry

Chimney breast could be removed
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/2 HRST FHOOR & ATTIC FLOOR PLANS

The existing bathroom is slightly widened, and its door repositioned, to enable a full size bath. With the stair
reconfigured, the landing is opened-up to the roof and filled with light from rooflights above the eaves, and
reconfigured to rationalise in-built storage. A stair up to the attic separates bedroom 3 but retaining a door off the
stairwell may enable fire separation from the living room, perhaps allowing escape from the loft via the bed 3 with
its window widened to also enjoy more of the view south.

A large box dormer was proposed, as this generates critical headroom through the centre of the space whilst T "1
preserving the original primary structures. The roof is insulated at rafter level, exceptﬂthe retained Victorian loft at
the east.

Existing garage roof

Perhaps add solar panels?
s

Soil vent pipe moved to
internal position — — ——— |

Bh |
l ue

| :
.‘ } —
b e ; ey 7/ i | Wall removed; new lintels at ceiling © | = .

Existing Loft Unaltered

; \ Bathroom extended into bedroom,

Ay enabling bath (or large shower)
: \ New loft ladder and hatch _
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New stair, 800mm wide I

purlins on show |

o S=0 Nk
New partition, providing /‘11 F-‘*‘_‘fl ' il
( {,

separation from landing

[Potential for door to extend to

roof; or, partition above door]

'l
l

New box dormer, extending headroom

|

Balustrade or wall
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ATTIC HLOOR PLAN

/
/

[Potentially retain a door, ——— 1~ " |\,

enabling fire separation of
“attic from living room]

Small cupboard space below stair /

P

| BEDROOM;I 3

New partition wall and door

New rooflights at wall == (o e
abutment above eaves T t;_[] ? i‘ = A
= ’l "|J ¢ Vi # . ——— Bedroom door relocated, likely replace partition
IATTICROOM ||
- : ] [e. W .1 : BTG,
Ceiling raised to rafters; void ——=2 ' - 1—- =, = o g 75 .
above landing, with trusses / By v Tf 1 ]—k i Landing storage reconfigured —— New storage above stair

Enlarge window

New flat roof; drain gathers to
gutter below

Locally raise new wall over party
wall to enclose rooflight

Abutment rooflight over{rear wall

FRST FLOOR PLAN



/.3 SECTIONS

NEW KITCHEN

e

Roof insulated / lined at rafters

eiling removed over landing

Roof lights
4 i'-- . -*W| {f’r DN
| Ceiling rai“s'z:d i /
‘ J b _ New stair and partition
L3N —
‘BEDROOM 3] 1 7
¥ ¥ [ !'—-—-[:
“r

Timber fins for privacy

Window reinstated

Units at low level only

Wall moved across

i |

| BATHROOM

Window reinstated r—“—“mﬁﬁ, ,

| I gl
LA,.N_UDRYJ-r HALL |
y HOWjBI::':'__H—\_ = i ol = ¥
dwdl L

777 P v\ ' /r"'-‘ 5

Step internally
Settony R—F

New partition with sliding door

SECTION B-B

New sliding double door

Fold-down workstation

Drop-down wall bed

These sections illustrate the overall scheme proposal, and show the impact on headroom achieved
by adding the dormer window.

The new kitchen occupies an outside space enclosed by existing stone walls on three sides; a
rooflight runs the length of the abutment with No.10, bringing light down the back wall of the

kitchen. The flat roof offers escape access from bedroom 3 via its enlarged window, possibly
enabling this as an egress route from the attic.-

Terraced outdoor dining room New steps down to lower garden

New timber pergola

AUSTIN DESIGN WORKS 112 WATERGATES
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/4 ELEVATIONS

Widen existing Winddw

4

New Kitchen Extension
1T 6

SOUTH ELEVATION

The proposal is to introduce a unifying
material to new elements, which share
a contemporary language and style with
crisp lines and flat roofs to the kitchen
and dormer, and also a small porch/
canopy over the new entrance door.
The cladding material might be F
something like black or grey metal, |
black charred timber, or perhaps brick.
We propose to re-clad the garage gable
to match.

Rooflights are set just above eaves over “‘/
the landing, a group of three in total; !

at ground floor level a small window is

re-opened to the shower room, and a

slightly larger one to the office / guest | e
bedroom, with timber louvres outside o

helping retain privacy.
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Car Port
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i
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' New rooflights over landing N
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—1 ] = ;,T
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Timber louvers for privacy

NORTH ELEVATION



/.0 PRE-APP CONCEPT SCHEME ILLUSTRATIONS

On approach from the street side the changes are fairly subtle. Two windows are re-opened facing:,:‘,

the road; off the driveway the new doorway creates a more obvious entrance, with garage facade
and gateway refreshed. The more extensive alterations at the back are not visible from the road.
As such, the impact on the setting of the conservation area are quite minimal.

AUSTIN DESIGN WORKS | 12 WATERGATES
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/.0 PREEAPP CONCEPT SCHEME ILLUSTRATIONS

Looking back from the garden, the kitchen extension sits into the corner between 10 and 12
Watergates and, whilst fairly visible from here, the dormer addition becomes part of a busy
roof line and doesn’t break the ridge. This addition would not be very visible from the distant
views towards the area from the south. The pergola to the dining terrace increases the sense
of separation from 12A Watergates.
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/10 PRE-APP ADDENDUM = NORTH ELEVATION

Whilst the Pre-App enquiry was in review, we
contacted the case officer and requested that
an opinion also be offered on a slightly amended
North Elevation, which included the addition of a
modest-size first floor window and the omission
of a rooflight initially proposed above that area.

o
! 1
| |

PRE-APPLICATION

DA06WG: 12 Watergates - Extension & Alterations

i 8
I— L —
- 1 |
5
N
N
|
L N Y
g _ = y
A § ‘
8 | pe~
R’ !

EN
- =
ey |
;
wﬂ S
|
| I
| f [
| | f
L ’ -4 .
-~ S g AR . 0 AU
{
o — [v'
T H
Lk L i
—— == |,, i |
T
i -1

Certified

AUSTIN DESIGN WORKS - The Old Warehouse GLOODU
[. OI4D3836393 E info@austindw.co.uk

RIBA v FEG arb 17vaer) Waves MR 505 () KL,
e GARDEN i
R E AECB SEIN pesionERs  Tossiioss REEANea compay oM
B ERED MEMBER  renivanoprore DA M

Chartered Practice builcing knowlecge  REGISTER (¢ c;

North Elevation Variant = Window Added RevA)
SK-241203-1 Rev A / 1100 © A4
Drawn: MA / Date: 3rd December 2024

AUSTIN DESIGN WORKS 112 WATERGATES

21



/& PREEAPP COVERING LETTER

A U ST ] N Old Warehouse
IS
\X/OPKS Gloucestershire

GL6 0DU

Architecture & Landscape T: (01453) 836393

E: info@austindw.co.uk

Development Management, .
W: www.austindw.co.uk

Wiltshire Council,
County Hall
Bythesea Road
Trowbridge

BA14 8JN 4t October 2024

Dear Planning Officers,

12 Watergates, Colerne — Request for Pre-Application Advice

| am acting on behalf of Mr & Mrs Gorman, for whom | request your pre-application advice and guidance
on proposals to alter and extend their property in Colerne. We request a written consultation, for which a
fee of £134 will be paid via Civica Payment.

| enclose the following:

1. Site location plan

2. Pre-application request form

3. Document outlining the proposal, including background and site information

4. Plans, sections and elevations of proposed concept scheme with some dimensions noting the size
of additions/extensions

5. Preliminary ecology appraisal, with summary on page 4 identifying no bats present and no further
required surveys (albeit with some proposals for enhancement)

We recognise that the site is located in a conservation area, and within proximity of listed buildings and
objects [including several within the church yard], and that views towards this part of Colerne from the
south are important to the landscape setting. We have set out what we believe to be a considered and
sensitive proposal in respect of these considerations; we are seeking to use contemporary forms and
materials palate as we believe this offers a complementary intervention in the setting. We note that little
change is visible from Watergates / Vicarage Lane itself, and that views of the site from the south will be at
some distance; a recent application for 12A Watergates — PL/2023/04037 — included a proportionate LVIA
document which shows two photos from the south at Tutton Lane and across the valley from the A4
noting that topography blocks nearer views of the site. In case useful, | have also appended a copy of that
document.

Yours sincerely,

Matthew Austin RIBA
Director, Architect - Austin Design Works
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/. PRE-APP NWRITTEN RESPONSE

Wiltshire Council
e ——————

Development Services

Matthew Austin Wiltshire Council
. Tel: 0300 456 0114
Email: [ Email:developmentmanagement@uwiltshire.gov.uk

www.wiltshire.gov.uk

Application No: ]
Application Type: Pre-application Enquiry
Proposal Re-instatement of street facing windows, new entrance door with canopy, add

rooflights and dormer window, extension to provide kitchen, internal alterations and
alterations to existing garage

Site Address 12 WATERGATES, COLERNE, CHIPPENHAM, SN14 8DP

| refer to your pre-application enquiry which was registered on 09" October 2024. In response to your enquiry
I hope that you will find the following information helpful.

Please note that this advice represents an officers' informal opinion based upon the information you have
provided. It is given without prejudice to any decision the Council may make on any subsequent formal
planning application. In particular, a planning application will be the subject of publicity and consultation in
accordance with the Council's procedures which may bring to light additional issues, and as you will be
aware, advice offered is based on the planning policies that apply at the time of writing.

SITE DESCRIPTION AND PROPOSAL

The pre-application enquiry relates to 12 Watergates, a semi detached property located within the defined
settlement boundary of Colerne, classified as a large village in the WCS. The property is set within the
Cotswold National Landscape, (AONB), and the Colerne Conservation Area. On the opposite side of the
road lies the Grade 1 listed Church off St John the Baptist. In addition to the Grade 1 listed church there are
numerous grade Il listed tombs within its grounds.

Pre-application advice is sought for the following elements;
e Reopening closed up windows on the north elevation, insertion of rooflights and / or additional
window
e Loft conversion and insertion of dormer windows
e Subdivision of garage and conversion to office space
e Single storey rear extension
e Solar panels to garage



The development and works are intended for purposes associated with the occupation and use at 12
Watergates as a single residential dwellinghouse.

MAIN ISSUES

¢ Principle of Development

e Landscape and Visual impacts — including impact on CNL (formerly AONB)
o Heritage Impacts — Listed Buildings and Archaeology

¢ Residential Amenity

e Access and parking

CONSULTATIONS
Archaeology — No comment

Highways - Windows that open outward above the public highway would need to be of sufficient height above
the highway to not cause an obstruction. Therefore a minimum height of 2.4 m above the highway would be
acceptable or if windows were designed as sash style so they do not overhang the highway then there would be
no reason for a highways objection.

Ecology — No objections raised however highlight matters to be addressed in submission of full planning
permission. See attached consultation response

POLICIES & LEGISLATION

Wiltshire Core Strategy 2015 (WCS)
Core Policy 51: Landscape

Core Policy 57: Ensuring high quality design and place shaping

Core Policy 58: Ensuring the conservation of the historic environment
Core Policy 61: Transport and Development

Core Policy 64: Demand Management

National Planning Policy Framework (NPPF)

Colerne Neighbourhood Plan

Policy BE1: Character and design

Policy BE2: Heritage

Policy NE1: Landscape and Natural Environment
Policy SE1: Renewable Energy

ASSESSMENT

Principle of Development

At the heart of the NPPF is a presumption in favour of sustainable development and the adopted Wiltshire
Core Strategy seeks to build resilient communities and support rural communities but this must not be at the
expense of sustainable development principles and the Settlement and Delivery Strategies of the Core
Strategy are designed to ensure new development fulfils the fundamental principles of sustainability.

The principle of domestic extensions, alterations and/or outbuildings within the curtilage of existing dwellings

is considered acceptable, providing those proposals are complaint with the requirements of relevant policies
within the development plan. Section 14 of the National Planning Policy Framework is clear in that LPAs
should not require applicants to demonstrate the overall need for renewable or low carbon energy and
recognise that even small-scale projects provide a valuable contribution to cutting greenhouse gas
emissions; and that LPAs should approve the application if its impacts are (or can be made) acceptable.

In this instance, of particular relevance are policies pertaining to, scale, design and amenity (CP57) Heritage
(CP58) and Landscape AONB (CP51).

Scale and design

Core Policy 57 requires a high standard of design in all new developments; of particular relevance to
householder developments is paragraph (iii) which require development to respond 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.

Good design helps to provide a sense of place, creates, or reinforces local distinctiveness, and promotes
community cohesiveness and social wellbeing; the layout and design of new developments must also be
based on a thorough understanding of the site itself and its wider context, and seek to maximise the benefits
of the site’s characteristics. This will require careful consideration of the site layout. No two sites share the
same landscapes, contours, relationship with surrounding buildings, street pattern and features. The
proximity of poor quality or indistinct development is not a justification for standard of poor design solutions.
New development should integrate into its surroundings whilst seeking to enhance the overall character of
the locality. A high standard of design is required in all new developments, including extensions, alterations,
and changes of use of an existing building.

In this instance the scale of the proposals is considered acceptable however the success of the scheme will
rely on the use of high-quality materials and detailing especially within this sensitive location. The proposed
roadside alterations, provided that they are sensitively detailed are considered acceptable. There is no
preference between the two options of 2 roof lights and a window or 3 roof lights. The proposed solar panels
should fit as flush to the roof slope of the garage as possible, or solar tiles could be considered. Alterations
to form the home office are similarly considered acceptable. The design of the box dormer, whilst divergent
from the historic building, shows a clear evolution of its development overtime. As with the above elements
this does remain dependent on the use of high quality materials and detailing.

Landscape and visual impacts — including CNL formerly AONB

Core Policy 51 states that development should protect, conserve and where possible, enhance the
landscape character. Section 15 of the NPPF expects decisions to ensure the protection and enhancement
of valued landscapes. Policy NE1 of the CNP requires that the open landscape space is maintained.

The proposal, contained within the curtilage of 12 Watergates, whilst located within the CNL is experienced
within the suburban built context of Watergates Lane.

Plans indicate that the glazing of the proposed dormer will be set in a rebate and as such it may not be
necessary but the applicant may wish to consider the external glazing to be coated to reduce reflectivity and
lightspill.

Given the above acceptance of the above design and scale of the proposal it is considered that the
development will conserve the landscape character in accordance with CP 51 of the WCS and policy NE1
of the Colerne NP.

AUSTIN DESIGN W/ORKS 112 WATERGATES
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Heritage

Core Policy 58 of the WCS states that development should protect, conserve and where possible enhance
the historic environment. Heritage assets include archaeological sites of regional and local interest. Section
16 of the NPPF states 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. Where development
sites have potential to include, heritage assets with archaeological interest, developers are required to
submit an appropriate desk-based assessment and, where necessary, field evaluation.

The application site is situated within the Colerne Conservation Area, as required by the CP58 of the WCS,
due consideration must be given to the potential impact upon the character and setting of the conservation
Area. The Grade | listed church (St. John the Baptist Church) lies some 45.0m to the north. The distance
and screening (stone wall) between ensure that there is no unacceptable harm caused to its setting.

The proposal is also set within the curtilage of the host dwelling and is a modest rear extension, facing away
from the main road. The introduction of new and former openings will be visible from the public realm
however subject to the use of high-quality materials these are considered to conserve the historic
environment. The proposed dormer window, whilst of a striking modern design, departing from the much
older original property, subject to being of high-quality materials and detailing is considered to be acceptable
in this context. Further works including solar panels on the garage and alterations to to form a home office
are similarly considered to have an acceptable impact on the heritage assets.

Residential Amenity

Core Policy 57 requires new development to have ‘regard to the compatibility of adjoining buildings and
uses, the impact on the amenities of existing occupants, and ensuring that appropriate levels of amenity are
achievable within the development itself, including the consideration of privacy, overshadowing, vibration
and pollution’. North Wiltshire Local Plan Saved Policy NE18 states that development will only be permitted
where it would not generate, or itself be subject to, harm upon public health or cause pollution to the
environment by the emission of excessive noise, light intrusion, smoke, fumes, other forms of air pollution,
heat, radiation, effluent or vibration.

The NPPF expects decisions to ensure development functions well, adds to the quality of the area and
ensures a high standard of amenity for existing and future users. Planning decisions must ensure that new
development is appropriate for its location taking into account the likely effects (including cumulative effects)
of pollution on health, living conditions and the natural environment, as well as the potential sensitivity of the
site or the wider area to impacts that could arise from the development.

The proposal will see new openings onto the street elevation however these are not considered to result in
any direct overlooking of private amenity spaces. In respect of the dormer window and extension to the rear,
these face wither onto open countryside or the existing plot and as such are not considered to result in
overlooking or overshadowing above the existing situation. Highways officers have offered no objection
however no windows should open to overhang the public highway.

Access and parking

Wiltshire Core Strategy policy CP61 states that new development should be capable of being served by safe
access to the highway network. Core Policy 64, states that provision of parking associated with new residential
development will be based on minimum parking standards.

AUSTIN DESIGN WORKS |12 WATERGATES

There is an existing double garage which is to be converted into a carport and garden room. There would appear
to be parking to the front of the garage, however, this is not clear from the plans.

The proposed development will provide four bedrooms.

Highways parking standards would require three off street parking spaces for a development of a new four
bedroom dwelling.

The existing access to the garage is not within the redline site location plan for the pre-application. A full planning
application will require the redline site plan for the application to show the access to the highway and a proposed
block plan to show vehicular access and parking arrangements. The highways engineer has not commented on
the access and highway parking requirements.

Publicity

Please be aware that a full application will also be subject to consultation with the Town/Parish Councils and
neighbouring properties. It is always difficult to gauge reaction to applications and there may be other issues
raised that have not been considered as part of this pre-application process.

CONCLUSION

Subject to full scaled plans, elevations and public consultation responses in regard to the proposal, design and
neighbourhood amenity, it can be advised that the proposed development may be in accordance and acceptable
to the requirements of Policy CP51, CP 57, CP 58, CP 61 and CP 64 of the WCS.

Any subsequent application will need to be made as a householder application accompanied by a detailed set of
drawings which would contain:

« Site location plan (redline site to include access to Highway)
* Block Plan
+ Scaled detailed existing and proposed elevations

+ Scaled existing and proposed floor plans
* Materials schedule or annotated on plans

The proposal is considered to be acceptable and could be supported subject to the above comments.
| trust the above information is useful.
Yours faithfully

Head of Development Management

Officer's Name: Claire Pratt
Planning Officer
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8.2 DECISION NOITICE - APPROVAL

Wiltshire Council

T —

The Town and Country Planning Act 1990

Approval of Householder Planning Permission with Conditions

Application Reference Number: PL/2025/01951
Decision Date: 25/04/2025

Applicant: Mrs L Gorman

12 Watergates, Colerne, Wiltshire, SN14 8DP

Particulars of Development: Rear extension, attic conversion with dormer

window, and new window openings to new
dwelling; solar panels to roof, re-ordering of
garage doors and new glazed openng to
garage.

At:

12 Watergates, Colerne, Chippenham, SN14
8DP

In pursuance of its powers under the above Act, the Council hereby GRANT PLANNING
PERMISSION for the above development to be carried out in accordance with the
application and plans submitted (listed below).

In accordance with paragraph 38 of the National Planning Policy Framework, Wiltshire

Council has worked proactively to secure this development to improve the economic, social

and environmental conditions of the area.

Subject to the following conditions:

Conditions

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.

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

Location Plan received 25 February 2025

Proposed Block Plan SD 201 C received 24 April 2025

Proposed Elevations SD 240 E received 24 April 2025

Ecology Mitigation Products details received 24 April 2025

Proposed First and Attic Floor Plans SD 203 C received 25 February 2025
Design and Access statement received 25 February 2025

Proposed Sections A-A and B-B SD 220 A received 25 February 2025
Proposed Ground Floor Plans SD 202 B received 25 February 2025

Bat and Nesting Bird Survey Report received 25 February 2025

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

No rooflights shall be installed until details (including size, manufacturer and model
number) have been submitted to and approved in writing by the Local Planning
Authority. The new rooflights shall be of a design which, when installed, do not
project forward of the general roof surface. The development shall be carried out in
accordance with the approved details.

REASON: In the interests of the visual amenity of the area

Informative

Any alterations to the approved plans, brought about by compliance with Building
Regulations or any other reason must first be agreed in writing with the Local
Planning Authority before commencement of work.

Informative

The applicant is requested to note that this permission does not affect any private
property rights and therefore does not authorise the carrying out of any work on
land outside their control. If such works are required it will be necessary for the
applicant to obtain the landowners consent before such works commence.

If you intend carrying out works in the vicinity of the site boundary, you are also
advised that it may be expedient to seek your own advice with regard to the
requirements of the Party Wall Act 1996.

Informative

The effect of paragraph 13 of Schedule 7A to the Town and Country Planning Act
1990 is that planning permission granted for development of land in England is
deemed to have been granted subject to the condition (biodiversity gain condition)
that development may not begin unless:

(a) a Biodiversity Gain Plan has been submitted to the planning authority, and
(b) the planning authority has approved the plan.

The planning authority, for the purposes of determining whether to approve a
Biodiversity Gain Plan, if one is required in respect of this permission would be
Wiltshire Council.

There are statutory exemptions and transitional arrangements which mean that the
biodiversity gain condition does not always apply. For further information on
exempt developments please refer to:

https://www.gov.uk/guidance/biodiversity-net-gain-exempt-developments

Based on the information available this permission is considered to be one which
will not require the approval of a biodiversity gain plan before development is
begun because one or more of the statutory exemptions or transitional
arrangements is considered to apply.

Informative

The applicant is advised that the photovoltaic (PV) panels and Air Source Heat
Pump (ASHP) referenced in the Design and Access Statement have not been
formally assessed as part of this application. It is the applicant’s responsibility to
satisfy themselves that the installation of any PV panels or ASHP constitutes
“permitted development” under the Town and Country Planning (General Permitted
Development) (England) Order 2015 (as amended). If the proposals do not meet
the relevant criteria and conditions of Schedule 2, Part 14 of the Order, a separate
planning application may be required.

Poawrvis Khansows - Corporate Director, Place
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8.6 ROOFLIGHT DETAILS FOR DISCHARGE OF CONDITION

100x50mm SW trimmer fixed between rafters, set 30mm below
top of existing rafters to allow venilation above

Velux flashing kit for Cotswold stone tile; sets upper
face of roof window flush with upper tile level

Fair faced 12mm poplar ply lining to window reveal set into frame rebate, with 25x[75-25mm
scribed to purlin] rebated edge trim concealing depth of roof layers to c.10mm below
plaster; finished 2 coats Ronseal Diamond Hard Interior Varnish (White Ash)

Existing principal structural timbers to be on show; gently brush clean
with stiff nylon bristle [or soft copper] to remove surface dirt.
Decorate with one thin/lightly brushed coat of traditional limewash
(e.g. Earles or similar) colour TBC (suggest white) ,{1';1’

‘Q’

S
) . . ¥
Velux Heritage Range conservation rooflight as
schedule SC500; position upper edge of insulating
frame surround at top of existing rafter level [or as

manufacturer recommendations].

Velux flashing kit for Cotswold
stone tile; dress over tiles

NOTE:

(e.g. Pro Clima Tecon Primer RP or Tescon Sprimer) to prepare surfaces to ensure adhesion.

and cared for.

Adaptavate Breathaplsata SMOOTH

finish coat over UNIVERSAL base coats,

directly applied to wood fibre

insulation; painted finishes as schedule
Fair faced 12mm poplar ply lining to window reveal set into frame
rebate, with 25x25mm square profile rebated edge trim concealing
depth of roof layers to c.10mm below plaster; finished 2 coats Ronseal
Diamond Hard Interior Varnish (White Ash)

100x50mm SW trimmer fixed between rafters, set 30mm below

Adaptavate Breathaplsata SMOOTH finish coat over UNIVERSAL
base coats; takle plaster fimishes up/pver wall edge into window
reveal, to meet timber linings. Painted finishes, as schedule

Wrap upper layer of SuperQuilt back over wall plate, trim around principal
timbers and tape all edges to adjoining material for airtight seal. Pack void with
wood fibre insulation e.g, Gutex Thermoflex [using offcuts locally below window]

Airtightness layer provided by SuperQuilt insulation sheets, which must therefore be carefully installed with manufacturer-recommended fixing methods, overlaps, jointing tapes and to have edges
taped to adjoining materials (such as rooflight frames, truss members, wall plate etc) using a recognised proproetary airtightness-sealing tape (e.g. ProClima Tescon range of tapes) and using primers

We recommend nominating an 'airtightness champion' on the site team who is charged with leading on all matters of airtightness quality and assurance. We also strongly recommend taking a toolbox
talk from a technical adviser at an established retailer of airtightness membranes, suggesting Dave Judd of Ecological Building Systems Mobile: 07508 883 273 Tel: 01228 711 511

Roof build-up as DT602.

Upper SuperQuilt insulation layer to wrap up/over rafter and trimmer closest to frame, allow ¢.8-10mm
additional tolerance to accommodate compressed thigkness; tape quilt edge onto frame with ProClima
Tescon airtightness tape.

100x50mm SW trimmer fixed between rafters, set 30mm below
top of existing rafters to allow venilation above

Velux flashing kit for Cotswold stone tile; sets upper
face of roof window flush with upper tile level

Velux Heritage Range conservation rooflight as
schedule SC500; position upper edge of insulating
frame surround at top of existing rafter level [or as
manufacturer recommendations].

Velux flashing kit for Cotswold
stone tile; dress over tiles, aiming
to leave not less than last tile
course visible [if practical without
compromising weatherproofing]

Locally lift bottom 2-3 tile
courses to enable access;
fit OVEP Over-Fascia
Vented Eaves Protection
[as DT602]

top of existing rafters to allow venilation above

Ensure junctions are tight butted and

meshed-over to avoid cracking /

Existing gutters retained; no
alterations anticipated on
north elevation

Continuity of airtightness into walls is reliant on junction between these roof layers and the wall plaster layers at the wall-to-roof junction; take extra care to ensure these junctions are properly taped S02 North Pitch Rooflights

DT-603 | Scale 1:10@A3
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8./ DISCHARGE OF CONDITION NOTICE - APPROVAL

Wiltshire Council

T ——— —

Development Services

Wiltshire Council

Tel: 0300 456 0114
Email:developmentmanagement@wiltshire.gov.uk
www.wiltshire.gov.uk

06 November 2025

Dear Sir/Madam

TOWN AND COUNTY PLANNING ACT 1990 (as amended)
APPROVAL OF DETAILS RESERVED BY CONDITION

Application No: PL/2025/07396

Proposal: Discharge of condition 3 (Rooflights details) of PL/2025/01951 - Rear
extension, attic conversion with dormer window, and new window
openings to new dwelling; solar panels to roof, re-ordering of garage
doors and new glazed opening to garage.

Site Address: 12 Watergates, Colerne, Chippenham, SN14 8DP

On Behalf Of: Mrs L Gorman

12 Watergates, Colerne, Wiltshire, SN14 8DP

| refer to your application for the discharge of condition(s) attached to the above planning permission dated 12
September 2025. After careful consideration, the following decision has been made:

Condition(s) submitted for consideration:

Condition 3:

No rooflights shall be installed until details (including size, manufacturer and model number) have been
submitted to and approved in writing by the Local Planning Authority. The new rooflights shall be of a
design which, when installed, do not project forward of the general roof surface. The development shall be

carried out in accordance with the approved details.

REASON: In the interests of the visual amenity of the area

Details Submitted for Approval:

e Pitched Rooflight Details Drawing No. DT-603 Revision A
o Flat Roof Abutment, Rooflight and Edge Details Drawing No. DT-604 Revision B
e Window and External Door Schedule Drawing No. SC-500 Revision

e Details of Velux rooflights, drawings numbered GCL 01 en GB GB, GGL 70 conservation en GB GB
and ISU 1093 en GB GB

Decision: The details submitted in relation to this condition are APPROVED
Reason for Decision:

The submitted drawings show that the pitched rooflight details will not project beyond the roof slope and are
of the “heritage conservation rooflight” type. These details are considered to be acceptable, and the pre-
installation requirements of the condition have been addressed, with no further submission necessary. The
details provided for the rooflight within the flat roof are also acceptable.

However, it should be noted by the applicant that neither condition may be regarded as being discharged
until such time as the development has been carried out in accordance with the details so agreed.

Please note that in accordance with national planning guidance, discharge of condition applications are
procedural in nature and do not require public consultation. While third-party representations may occasionally
be received, they are not formally invited and do not form part of the statutory decision-making process. The
assessment of this application has been based solely on whether the submitted details satisfy the requirements
of the relevant planning condition(s).

This letter acts as official confirmation and therefore | suggest that you attach it to the decision notice as
evidence that you have complied with the requirements of the relevant condition(s).

Yours faithfully

Head of Development Management

AUSTIN DESIGN WORKS |12 WATERGATES
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QO DESIGN AMENDMENTS

The pre-application was positive, and this was supported at Planning with an approval with consultees in agreement that the contemporary additions to the existing property were appropriate and not causing harm to the
sensitive heritage setting.

In the approved householder application, some design development was made in response to feedback and these considerations are also brought forward in this revised design:

e Ground floor windows on the north, onto Vicarage Lane, will be vertical sashes at lower level to avoid projecting into the street.

e Whilst a product has not yet been specified or detailed, it is proposed that the solar panels will be an in-roof type which are set into the tiling layer (in lieu of tiles to the area covered by the panel and its mounting).
e Materials have been annotated onto the proposal plans and elevations; these are as detailed in the approval received in 2025.

Following the approved planning application, the project has progressed through detailed design and tenders, with a Contractor now appointed and works under way to the approved design of PL/2025/01951; however this has
required the applicants to revisit the works proposed for converting the Attic due to the extent of structural upgrade that would necessitate. This new Application scheme therefore makes some alterations deliver much of the
same brief, with some updates to reflect new family needs:

e The works to the attic have been scaled-back to omit the
approved box dormer extension, enabling existing principal
structure to be retained and leave existing roof coverings e
far less disturbed. The attic’s use will be comparatively
quite limited, but access will be enabled and insulation 3
improvements undertaken. We note that by omitting the /s
Dormer, this does offer a noticeable reduction in potentially %
visible new volume at the upper level.

e The extension’s size is increased to add an upper storey,
which connects at first floor level;, the design effectively
raises the approved flat roof to sit just above main eaves
level, and largely replicates the appearance of the approved
ground floor addition. Windows and cladding are aligned to
horizontal and vertical features to help tie-in visually.

e The upper level of the extension sits onto the party wall, with
a valley gutter inserted to serve the upper roofs- accessed
for maintenance from the applicant’s side.

e The first floor has been re-arranged to access the extension,
and adds an en-suite where the west bedroom previously
sat.

e Amendments to the plan layout also offer more storage
space at first floor level

Notwithstanding the proposed enlargement to the approved
extension, we feel that the removal of the box dormer at attic
level offers a material off-set to the visible impact of this change.
Whilst the first floor of the extension sits on the party wall
line, its relationship with the neighbouring property will not be
overbearing or deprive them of light; views out are established,
and new windows are directed towards far-reaching views over
the valley beyond.
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100 ACCESS

As can be seen in maps on pages 4-5, above, the site is accessed by vehicles and on foot via Vicarage
Lane, which links the Marketplace south-east to Watergates and Eastrip Lane. The lane is restricted
by its width and some tight corners, however passing places exist along its relatively modest length.
The property shares a driveway, sufficient for two cars to park side-by-side, and has its own garage
beyond this. Access into the property is by foot off this driveway, via a small gate into the garden.

The proposal seeks to change little, with the vehicular access largely unaltered other than a slight
narrowing of the garage to present a bins store towards the driveway and create a small garden
room / office whist retaining parking for one vehicle. The shared driveway will be unaltered save for
necessary works to below-ground drains and commensurate surfacing.

The main change is in the form of a new entrance door accessed directly off the driveway, making
its entry point more visible on approach and overcoming the current need to enter the house via its
garden.

During construction, it is proposed that the garage offer temporary materials storage for building
materials along with a small temporary compound in the garden, with the driveway used for receipt
of deliveries and removal of skips/waste. Care and consideration will be needed by the construction
team to mitigate nuisance and disruption to neighbouring properties, to manage vehicle movements
and parking on Vicarage Lane and other nearby lanes/roads, and to ensure containment of dust, run-
off and pollutants are properly managed.

It is to be noted that construction is already under way, implementing the approved scheme
PL/2025/01951, and this also follows construction work recently carried successfully to 12A Watergates
and demonstrates that good management and communications are continuing to enable such works
to be undertaken without unreasonable impact on neighbours.
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