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	Wiltshire Council Planning Consultation Response

	23rd September 2026 
	

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


	 
	

	Application No:
	PL/2026/04365 FULL 
Description of Works. The construction of a new 60 bed nursing home with associated landscaping and car parking facilities and the erection of 7 assisted living units.


	Proposal:
	

	Site Address:
	Address: Co-operative Food, Mill Street, Calne, SN11 0HT


	
	

	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)

	X
	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)
· Traditional Windows: their care, repair and upgrading (2017)


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: 
Free Church Mill Street Calne grade II 
No.s 13, 21 – 27, 27A, 27B, 29,30 Church Street  grade II 
Bently House grade II
Calne Mill  grade II
Pond Cottage Mill Street grade II
The Vicarage Mill Street grade II
St Mary’s Church grade I 

Site and assets considered: 
The site is located to the centre of Calne and is currently occupied by the Former Cooperative store a large footprint building and associated car parking located with Mill Street to the south and The Pippen to the North. The River Marden forms the east edge of the site and bends to run through the middle of the site separating it into an north section to The Pippen and a south section to Mill Street. 

The site is in the Calne Conservation Areas 

Proposal: The construction of a new 60 bed nursing home with associated landscaping and car parking facilities and the erection of 7 assisted living units.


Relevant planning history: 
PL/2021/07982 for eight dwelling on the car park off The Pippin. 

PL/2021/07845 which was for the partial demolition of the exiting Co-op retail/office building and creation of 16 dwelling units.

PL/2022/05621 Demolition of existing building and erection of new dwellings with ground floor space for Class E a, c and g (i) use and associated infrastructure, including access, parking, servicing and landscaping.

Issues: impact on the setting of listed buildings and the Calne 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 heritage assets include the Calne Conservation Area the significance of which is assessed in the Conservation Area Appraisal. In addition, the individual listed buildings in the immediate vicinity have their own significance and setting.

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 Calne Conservation Area Appraisal under ‘Town Centre’ heading states 

‘The centres of old towns contain much that is worth preserving, not only in the form of individual buildings but also of whole streets, areas and spaces, particularly where these are of architectural merit or historic interest. The first consideration on any proposals for development in a Conservation Area must be its effect on the character of the area as a whole. New development 'will be permitted in Conservation Areas only if it can be designed to accord with the special architectural qualities of the area.’

It then discusses the importance of the area around the existing site following the demolition of the Harris Factory a large and invasive development in the historic core 

Under Calne Industry and Expansion section it comments:

The Harris bacon factory, which was the main employer in the town for most of this century, grew out of a small pork butcher's shop opened in the late 18th Century. By the 1890s Calne was the main centre in the country for bacon curing and the business also included sausage and lard making, brushes, upholstery and soap. This easy acceptance of and reliance on one central industry, a pattern followed by many small towns, resulted in a disastrous effect on the life of Calne when the industry eventually declined and ceased

The closure of the factory in 1983 left 2000 people without jobs and caused mass unemployment in the town. The subsequent demolition of the factory buildings literally ripped the heart out of Calne, previously a working and thriving town and greatly damaged its social and economic health. As with most market towns the dominant town centre activity is retailing and commerce.

The demolition of the factory resulted in a large area of open space in the centre of the town and split the centre into two retail areas, one centred on the High Street and Phelps Parade and the other on Church Street. Church Street appears to be in decline as a shopping area and the commercial future of Calne is likely to be focussed around the High Street.

The existing environmental quality of this area, which includes Wood Street, The Square and Phelps Parade, needs to be improved if it is to draw in visitors and strengthen the economy and the town centre. 

The Cooperative Site is at the core of this historic area of Calne and has a substantial spatial responsibility to the building blocks for Place Making and regeneration of Calne Town Centre.

Its immediate setting includes the neighbouring Free Church and St Marys Church and its tower, this is the most prominent landmark in the town centre appearing in long views above roof top level and glimpsed down framed streets.

In contrast to the historic buildings the 20th century development of the Coop Building has imposed a monolithic scale and forms. The Coop building has had a significant harmful effect on the character and appearance of the Conservation Area, including streetscape and spaces. 

The River Marden is another heritage asset that the town has ignored, and the development site offers an opportunity to link it back into the urban landscape.

The previous application for residential development of the site Ref. PL/2022/05621 clearly failed to respond to the significance of linked historic spaces and to form a fundamental building block of the character of Calne. 

The Local Planning Authority advised the applicant of the failings, and this started a process that began to develop during the application review and the scheme was beginning to move from the initial large blocks to a scheme based on good Urban Design Principles and Placemaking.

Unfortunately, the process benefits gained in the previous negotiations and positive discussions appear to have been fundamentally lost and this scheme has reverted to oversized large blocks and floor plates with lack of contextual work sand Placemaking consideration. My comments below are therefore much as previous 
scheme with a need to move the scheme back to urban design principles.

At this stage the proposals are poorly designed out of scale with the current pattern and form of urban development in Calne Town centre and fail to achieve a considered urban design approach to integrate into and better reveal the character the Calne town centre and its local distinctiveness and is considered harmful to the setting of designated heritage assets and the character and appearance of the Conservation Area contrary to NPPF and the Local Plan Policies. 

The scheme needs more dialogue and development probably best achieved by withdrawing the current scheme and a new pre application process.

As suggestions for further discussion, I would like to see the following considered:

· Respond to the existing built scale and tight knit character and context around the site by reducing the scale and massing of the large block and its single massive floor plate. There is a need to reduce the scale to smaller blocks and terraces that form new streetscapes that link to the existing and integrate, incorporate and better reveals existing historic buildings, views and routes.
· Improve and create public spaces and movement through the site
· Improve the townscape of the upper site north of the river. The small terrace and semi-detached dwellings need to assist in forming townscape but look lost and incongruous in car parking. They are too loose in their current roles, and need to concentrate on their role in the townscape, spaces, landscape  and movement from north to south.

Rather than repeat much of the same commentary I concur with the comments of Historic England to the current proposal for a Care Home in including that: 

The proposed Care Home would occupy a much larger footprint than the current Co-op building and its eastern range would be significantly taller. Its overall mass would therefore be more dominant in the street scene, and in views across the conservation area, are not in keeping with the smaller scale buildings and plots that surround it. 

I also agree with the conclusion of Historic England that planning permission should be refused, and that the design of the Care Home should be amended to better respond to and complement the character and appearance of the Conservation Area and historic spatial context. 

I consider that the proposal would result in harm to the significance of the Conservation Area and the setting of the listed buildings including the neighbouring Calne Free Church, St Mary The Virgin Church and tower and concentration of listed properties on Church Street and Mill Street. Substantial weight is given  to the conservation of these designated heritage assets, and the public benefits from the Care Home would not outweigh this harm. The proposal would therefore be contrary to NPPF HE 6 (4).

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. 

I consider that the proposal would result in harm to the significance of the Conservation Area and the setting of the listed buildings including the neighbouring Calne Free Church, St Mary The Virgin Church and tower and concentration of listed properties on Church Street and Mill Street. Substantial weight is given to the conservation of these designated heritage assets, and the public benefits from the Care Home would not outweigh this harm. The proposal would therefore be contrary to NPPF HE 6 (4) and Core Strategy Policy CP58 ‘Ensuring the conservation of the historic environment’ and Core Strategy Policy CP 57: Ensuring high quality design requires a high quality of design in all new developments.

I would be happy to be involved in pre application discussions as with the previous developer of the site, to develop a scheme based on good Placemaking and Urban Design principles.
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