
   

ROYAL BOROUGH OF WINDSOR & MAIDENHEAD 
PLANNING COMMITTEE 

 
WINDSOR URBAN DEVELOPMENT CONTROL PANEL 

 
23 May 2018          Item:  1 

Application 
No.: 

18/00362/FULL 

Location: 47 - 49 High Street Eton Windsor SL4 6BL  
Proposal: Conversion and extension of buildings including vertical sub-division of main building 

fronting High Street into half Wealden's.  Internal and external alterations to provide 1x 
Class A1/A2/A3 unit and 5 x Class C3 units with associated access, landscaping, 
public space and demolition works.  Amendments to applications 15/02786/FULL and 
15/02783/LBC. 

Applicant:   
Agent: Miss Jill McGregor 
Parish/Ward: Eton Town Council/Eton With Windsor Castle Ward 
  
If you have a question about this report, please contact:  Haydon Richardson on 01628 796697 or at 

haydon.richardson@rbwm.gov.uk 

 
1. SUMMARY 
 

1.1 This proposal seeks to repair and alter the listed building, as well as reinstate a  
1.2 application.  
 

It is recommended the Panel grants planning permission with the conditions listed in 
Section 9 of this report. 

 
2. REASON FOR PANEL DETERMINATION 

 

 The Council’s Constitution does not give the Head of Planning delegated powers to 
determine the application in the way recommended; such decisions can only be made by the 
Panel. 

3. DESCRIPTION OF THE LISTED BUILDING, SITE AND ITS SURROUNDINGS 
 
3.1 47-49 High Street, is a Grade II* Listed Building that can be found along Eton High Street. The 

building itself is made up of two Medieval half Wealden buildings and is also known as the ‘Cock 
Pit’. The buildings (now building) are believed to have been constructed in the Mid-15th Century. 
The building is a black and white timber framed building with later red brick additions shown on 
the rear elevation. There are four good quality timber shopfronts on the ground floor with three 
separate timber doors into the building from the High Street. The first floor is jettied and there are 
several different styles of casement timber windows on the front faēade. The roof is red clay tiled 
and pitched, with an initial double gable topped by a third, higher gable end set back slightly on 
the northern elevation. A small courtyard also exists to the rear of the site which is in a state of 
disrepair, like the building.  

 
3.2 Over the years the building has had a variety of uses. These include an Inn, ironmonger, a 

butcher and a tallow chandler, however its most recent use was as a restaurant. Planning 
permission was recently granted for the building to be part residential and part shops.  

 
3.3 Sited within Eton’s Historic High Street, the building is surrounded by important non-listed and 

grade II listed buildings. Buildings within the area are predominantly shops at ground floor and 
residential at first floor, however there are several entirely residential properties in the area. The 
northern end of the high street comprises the set of buildings which make up Eton College. 

 
3.4 The site is entirely within Flood Zone 2 and partially within Flood Zone 3. It is also located within 

Eton Conservation Area.  



   

 
4. DESCRIPTION OF THE PROPOSAL AND ANY RELEVANT PLANNING HISTORY 
 
4.1 The application seeks planning permission for the conversion and extension of the Medieval 

Wealden building which makes up 47-49 High Street, Eton. The bays which make up the front 
elevation of the building would be vertically subdivided to internally recreate the original two half 
Wealden’s. The works would also include internal and external alterations to the building to 
provide 3x residential (Class C3) units, 1x commercial (Class A1/A2/A3) units. 2x additional 
residential (C3) units would be built within the rear courtyard of the site (with associated access, 
landscaping) and semi-public amenity space would also be provided. Minor demolition works 
would also take place to later additions at the rear of the building. The resulting development 
would result in the provision of 5x C3 units and 1 large Class A unit.  

  
4.2 In recent years, the following applications have been determined at the site: 
 

Ref. Description Decision and Date 

03/83524/LBC Consent to carry out various internal and 
external works incorporating decorating, 
replastering, rendering externally to rear, new 
external fire escape (03/83523) 

Permitted -  08.07.2003 

03/83523/ADV Consent to display one externally illuminated 
hanging sign 

Refused - 22.09.2003 

05/01133/FULL Construction of a two storey rear extension and 
re-positioning of external staircase 

Refused - 30.06.2005 

05/01134/LBC Consent to construct a two-storey rear 
extension and reposition external staircase 

Refused - 30.06.2005 

05/01964/FULL Construction of a two storey rear extension and 
re-positioning of external staircase 

Permitted - 28.09.2005 

05/01965/LBC Consent to construct a two storey rear 
extension and re-position external staircase 

Permitted - 05.10.2005 

15/02783/LBC Conversion and extension to form 2 commercial 
units at ground floor and formation of 5 
residential units.  Internal & external changes to 
building and associated landscaping, public 
space and demolition works 
 

Permitted - 12.02.2016 

15/02786/FULL Conversion and extension to form 2 commercial 
units at ground floor and formation of 5 
residential units.  Internal & external changes to 
building and associated landscaping, public 
space and demolition works 

Permitted - 12.02.2016 

17/02723/CONDIT Details required by condition 4 (biodiversity 
mitigation) of planning permission 15/02786 for 
the conversion and extension to form 2 
commercial units at ground floor and formation 
of 5 residential units.  Internal & external 
changes to building and associated 
landscaping, public space and demolition works 

Approved - 25.10.2017 

17/02724/CONDIT Details required by condition 5 (sustainability) of 
planning permission 15/02786 for the 
conversion and extension to form 2 commercial 
units at ground floor and formation of 5 
residential units.  Internal & external changes to 
building and associated landscaping, public 
space and demolition works 

Approved - 24.10.2017 

17/02725/CONDIT Details required by condition 7 (ageing 
population) of planning permission 15/02786 for 
the conversion and extension to form 2 
commercial units at ground floor and formation 

Approved - 24.10.2017 



   

of 5 residential units.  Internal & external 
changes to building and associated 
landscaping, public space and demolition works 

17/02838/CONDIT Details required by condition 3 (external 
materials) of planning permission 15/02786 for 
the conversion and extension to form 2 
commercial units at ground floor and formation 
of 5 residential units.  Internal & external 
changes to building and associated 
landscaping, public space and demolition works 

Approved - 24.11.2017 

17/02839/CONDIT Details required by condition 6 (hard and soft 
landscaping) of planning permission 15/02786 
for the conversion and extension to form 2 
commercial units at ground floor and formation 
of 5 residential units.  Internal & external 
changes to building and associated 
landscaping, public space and demolition works 

Approved - 20.11.17 

17/02840/CONDIT Details required by condition 8 (acoustic and 
ventilation details) of planning permission 
15/02786 for the conversion and extension to 
form 2 commercial units at ground floor and 
formation of 5 residential units.  Internal & 
external changes to building and associated 
landscaping, public space and demolition works 

Approved - 24.11.2017 

17/02842/CONDIT Details required by condition 5 (Enclosure to 
the Cock Pitt building) of planning permission 
15/02783/LBC for Conversion and extension to 
form 2 commercial units at ground floor and 
formation of 5 residential units.  Internal & 
external changes to building and associated 
landscaping, public space and demolition works 

Approved - 24.11.2017 

17/02923/CONDIT Details required by condition 2 (construction 
management plan) of planning permission 
15/02786 for the conversion and extension to 
form 2 commercial units at ground floor and 
formation of 5 residential units.  Internal & 
external changes to building and associated 
landscaping, public space and demolition works 

Approved - 14.11.2017 

17/03490/CONDIT Details required by condition 9 (details of fig 
tree) of planning permission 15/02786 for the 
conversion and extension to form 2 commercial 
units at ground floor and formation of 5 
residential units.  Internal & external changes to 
building and associated landscaping, public 
space and demolition works 

Approved - 22.11.2017 

17/03493/CONDIT Details required by condition 3 (method 
statement for historic building recording) of 
listed building consent 15/02783/LBC for the 
conversion and extension to form 2 commercial 
units at ground floor and formation of 5 
residential units.  Internal & external changes to 
building and associated landscaping, public 
space and demolition works 

Approved - 21.11.2017 

17/03758/VAR Variation of Condition 2 to amend the wording 
of the condition in order that the full schedule 
including details of materials, joinery and 
workmanship/methodology of all repairs and 
alterations to the existing buildings is required 
prior to construction rather than prior to 
commencement for the conversion and 

Permitted - 22.02.2018 



   

extension to form 2 commercial units at ground 
floor and formation of 5 residential units.  
Internal & external changes to building and 
associated landscaping, public space and 
demolition works approved under 
15/02783/LBC. 

 
 
4.3 A similar application was recently granted at the site (App No.15/02786). The implementation of 

that scheme has begun, alongside the discharge of relevant conditions. That scheme has been 
referenced throughout this report as it forms a fall-back position for the applicant and is a 
significant material planning consideration. 

 
4.4 During the process of the application amended plans were submitted, those plans have been 

referred to throughout the report as ‘the proposed plans’ and are recommended for approval.  
 
5. MAIN RELEVANT STRATEGIES AND POLICIES RELEVANT TO THE DECISION 

 
 National Planning policy Framework  
 

 Section 12 – Preserving and enhancing the historic environment  

 Section 10 - Meeting the challenge of climate change, flooding and coastal change 

 Section 2 – Ensuring the vitality of town centres  

 Section 4 – Sustainable transport  

 Section 6  - Delivering a wide choice of quality homes  

 Section 7 – Good design  
 

Royal Borough Local Plan 
 
5.1 The main strategic planning considerations applying to the site and the associated policies are: 
 

Within 
settlement 

area 

High 
risk of 

flooding 

Conservation 
Area 

Listed 
Building 

Highways, 
car parking 
and cycle 
storage 

Area 
specific 
policies 

DG1, H10, 
H11 

F1 CA2 LB2, LB3 
T5, P4, T7 ETN1, ETN2 

 
 These policies can be found at: 
 https://www3.rbwm.gov.uk/downloads/download/154/local_plan_documents_and_appendices 
 
5.2 Borough Local Plan: Submission Version  
 

Issue Local Plan Policy 

Preserving and Enhancing the Historic Environment  HE1 

 
The NPPF sets out that decision-makers may give weight to relevant policies in emerging plans 
according to their stage of preparation. The Borough Local Plan Submission Document was 
published in June 2017. Public consultation ran from 30 June to 27 September 2017. Following 
this process the Council prepared a report summarising the issues raised in the representations 
and setting out its response to them.  This report, together with all the representations received 
during the representation period, the plan and its supporting documents have now been 
submitted to the Secretary of State for examination. The Submission Version of the Borough 
Local Plan does not form part of the statutory development plan for the Borough. However, by 
publishing and submitting the Borough Local Plan for independent examination the Council has 
formally confirmed its intention to adopt the submission version. As the Council considers the 
emerging Borough Local Plan to be sound and legally compliant, officers and Councillors should 
accord relevant policies and allocations significant weight in the determination of applications 
taking account of the extent to which there are unresolved objections to relevant policies. 

https://www3.rbwm.gov.uk/downloads/download/154/local_plan_documents_and_appendices


   

Therefore, the weight afforded to each policy at this stage will differ depending on the level and 
type of representation to that policy. This is addressed in more details in the assessment below.   

 
 Eton Wick Neighbourhood Plan 

 

Issue Neighbourhood Plan Policy 

Housing developments  HD1, HD2, HD3 

Parking  TI1 and Tl2 

Flooding  EN3 

Business Leisure and Tourism Bl2 
 

5.3 The NPPF sets out that decision-makers may give weight to relevant policies in emerging plans 
according to their stage of preparation. The neighbourhood plan has recently been agreed 
subject to modifications by an Examiner.  The neighbourhood plan will now need to be subject to 
a local referendum. However at this advanced stage of its preparation significant weight can be 
afforded to its policies, subject to the modifications suggested by the Examiner. 
 
Other Local Strategies or Publications 

 
5.4 Other Strategies or publications relevant to the proposal are: 
 

 Conservation Area appraisal – view at  

https://www3.rbwm.gov.uk/info/200207/conservation_and_regeneration/666/conservation_
areas_and_listed_buildings 

  
6. EXPLANATION OF RECOMMENDATION 

 

6.1  The key issues for consideration are:  

i whether the proposal would have an acceptable impact on the significance of the Listed 

building  
 
ii whether the proposal would preserve or enhance the character and appearance of the 

Eton Conservation Area;  
 
iii whether the proposal would, either by itself or cumulatively with other similar proposals, 

impede the flow of flood water, reduce the capacity of the flood plain to store flood water, 
or increase the number of people or properties at risk from flooding; 

 

iv the design of the new buildings and the layout of the development;  
 

v impact on the amenities of the neighbouring residents;  
 

vi wildlife impacts and impacts on trees; and 
 

vii the adequacy of parking on the site and the impact on highway safety in the area. 
 

Impact on the Listed Building and its setting  
 

6.2 Local Plan Policy LB2 advises that in determining planning applications special regard should be 
given to the preservation of Listed Buildings and their settings. Where proposals include the 
alteration or extension of a Listed Building, they should only be granted where the works would 
not adversely affect the character of the building internally and externally.   

 
6.3 Furthermore Section 12, of the National Planning Policy Framework seeks to preserve and 

enhance Heritage assets and conservation areas. Paragraph 134 of the NPPF advises that  
‘Where a development proposal will lead to less than substantial harm to the significance of a 
designated heritage asset, this harm should be weighed against the public benefits of the 
proposal, including securing its optimum viable use. Paragraph 136 states that ‘Local planning 

https://www3.rbwm.gov.uk/info/200207/conservation_and_regeneration/666/conservation_areas_and_listed_buildings
https://www3.rbwm.gov.uk/info/200207/conservation_and_regeneration/666/conservation_areas_and_listed_buildings


   

authorities should assess whether the benefits of a proposal for enabling development, which 
would otherwise conflict with planning policies but which would secure the future conservation of 
a heritage asset, outweigh the disbenefits of departing from those policies’. 

 
6.4 Borough Submission Plan Policy HE1 places similar emphasis on conserving and enhancing the 

significance and functions of heritage assets, as well as their settings, in an appropriate manner. 
 
 Significance of the Heritage Asset 
 
6.5 The building is grade II* Listed. Until recently it was also on Historic England’s ‘Heritage at Risk 

Register’; both factors add greatly to its significance, especially as it assumed that it was 
removed from the mentioned risk register only after planning permission was granted to begin its 
restoration in 2015; works which have not yet been completed.  

 
6.6 The site occupies a very noticeable position in Eton High Street, its predominantly timber framed 

faēade contrast greatly with the many brick buildings that surround it, adding to its value and 
prominence in the High Street. Research into the History of the building has revealed its original 
construction as two half Wealden houses, which is very unusual in an urban setting such as this 
and therefore increases the significance of the building considerably. The building is also highly 
significant due to the completeness and quality of its medieval timber-frame.  

 
6.7 During the implementation of the scheme granted in 2015, the building has had to undergo 

significant interventions in order to stabilise it and its medieval timber frame, which has involved 
the careful removal of historic lath and plaster. Therefore the remaining historic fabric of this 
building is of great significance.  

 
 The proposal and its impact on the significance of the Listed Building  
 
6.8 This proposal differs from the previously approved scheme in that it comprises one large Class A 

unit as opposed to two separate, smaller Class A units. The previous permission also included 
the horizontal split of the 2* listed buildings bays, resulting in commercial at ground floor and 
residential at first floor. This scheme would include a vertical split of the bays with one side being 
retail (unit 6) and the other being residential (Unit 5). Research into the history of the site has 
shown that the building was originally vertically split into two half Wealden medieval houses, 
therefore this scheme would bring the building closer to its original form. The previously proposed 
horizontal split of the building would require extensive works to the ground floor ceilings of the 
building to install noise insulation, wiring and services to facilitate its mixed use. Such works 
would lead to more alterations and ultimately more harm, to an already significantly altered listed 
building. For these reasons the vertical split of the building in the manner proposed under this 
application is supported by both Historic England and the borough’s Conservation Officer.  

 
6.9 Internally, the building has already undergone significant alterations as the 2015 scheme has 

been partially implemented. This application differs in that a longer section of the partition wall 
between unit 5 and 6 is to be replaced. A new wall is to be added between unit 6 and unit 1 to 
create a new side access to the rear public space. The side access would remove the need for 
the public to enter the courtyard via the building, reducing the likelihood of wear and tear. Historic 
England, have raised no objection to this change and the Borough’s Conservation Officer is in 
support of it. Throughout the ground floor other internal walls are to be added to support the 
buildings original timber frame and secure safe usage of the first floor. Additionally, several doors 
are to be replaced within units 1, 4, 5 and 6 and a chimney is to be trimmed back in unit 1. At first 
floor, a new partition wall is to be added between Unit 6 and 1, and new walls are to be added 
within all of the units which make up the listed building in the aim of stabilising the building’s roof 
and providing better usage of the first floor spaces. A stair case is also to be reinstated in Unit 6 
and in unit 4 an existing stair case is to be completely replaced.  

 
6.10 Externally, numerous doors and windows are to be replaced at both ground and first floor.  All 

elevations of the building are to undergo repair and restoration works, however the pattern of the 
timber beaming facing onto Eton High Street is to be slightly altered to reinstate the original 
timber bracing. A few external walls of unit 6 and 1 are to be replaced as they are unstable, some 
boundary walls surrounding the site are also to be replaced. A set of storage cupboards is to be 



   

added within the rear courtyard and like the previous scheme, this proposal includes public 
access into the buildings courtyard space and the ‘Cock Pitt’. The courtyard would be 
appropriately landscaped (hard and soft) and would provide external seating space for the 
commercial unit, as well as the public. A permanent installation within the Cock Pitt is also 
intended, which would exhibit the history of the area and of the building itself.  

 
6.11 The replacements, alterations and installations outlined above are considered to cause less than 

substantial harm to the listed building, as the works would lead to minor changes to the faēade of 
the building and would also alter its internal configuration. However the harm identified would be 
outweighed by ensuring the longevity of the II* Listed Building and securing its optimum viable 
use, which is in itself a public benefit. Additionally public access to the Cock Pit, the provision of a 
semi-public space within the buildings rear courtyard, reinstating the buildings vertical split form 
and all weigh in favour of the proposal.  

 
6.12 Overall it is considered that the proposal would preserve the Grade II* Listed Building, in line with 

all relevant policy guidance and the views of all specialist consultees.  
 

Contribution to Eton Conservation Area and High Street 

6.13 Local Plan Policy CA2 advises that within a Conservation Area development ought to preserve or 
enhance the character or appearance of the area, and to protect any views that contribute to the 
distinctive character of the Conservation Area. Furthermore, Policy CA2 requires extensions or 
alterations to existing buildings to be of a high design standard that is sympathetic in terms of its 
siting, proportion, scale, form, height, materials and detailing to adjacent buildings and the 
character of the area in general. 

6.14 NPPF paragraph 126 advices that new development should make a positive contribution to local 
character and at paragraph 137 that opportunities for new development should be sought in 
Conservation Areas that enhance or better reveal the significance of the Conservation Area. 
Policy HE1 of the emerging borough local plan places similar emphasis on preserving and 
enhancing the historic environment in a way which is appropriate to its significance.   

6.15  Specific to Eton, Policy HD3 of the emerging neighbourhood plan states that ‘In the Conservation 
Area, or well-established areas sensitive to change, the design of new development should 
match details such as storey heights, window design, window styles/heights, and groundwork 
and paving, where these contribute to historic distinctiveness and identity’. Policy BL2 advises 
that within Eton High Street ‘the provision of any new or additional retail floor space on Eton High 
Street will be supported provided that it complements and enhances the retail function of the 
centre, and does not result in the reduction of heritage building features on the High Street. The 

policy also states that ‘Applications for change of use from retail to residential uses on the ground 

floor will not be supported on Eton High Street’.  

6.16 The restoration of the listed building will undoubtedly enhance the character of the conservation 
area, as the building is of historic significance and will add to the wide range of historic buildings 
that make up the high street. Furthermore the building has been in a state of disrepair for some 
years, its renewal would enhance the Conservation Area’s appearance.  

6. 17  The design of the new houses is clearly contemporary, and would provide a clear contrast 
between the old and new buildings at the site. Whist they would differ from the styles of 
surrounding buildings, their designs are of high quality and it is considered that they would 
enhance the appearance of the Conservation Area by providing appropriately scaled buildings 
that are “of their time”.  

6.18 The proposal would lead to the loss of 1x ground floor retail unit, when compared with the 
previously approved scheme. This loss would cause some harm to the Conservation Area and 
the vitality of Eton High Street as a shopping area. However 1 unit would remain, and would be 
significantly enlarged to compensate for the loss of the other unit. In addition to this, a retail study 
compiled by Kempton Carr Croft Property Consultants suggests that due to the very limited size 
of the retail units, their siting within a 2* Listed Building, and their location amongst residential 
properties,  the units would be unlikely to find a tenants in the near future. The proposed retail 



   

units have been marketed and have received little interest, especially as less restricted and more 
useable properties are located in the high street. They conclude that as a single larger unit, the 
unit is more likely to find a tenant as there would be more useable space, which could also attract 
longer leaseholders. Also the proposal would bring forward the significant public benefit to this 
extremely significant Heritage asset by its repair and return to its original two half Wealden 
design, these works would outweigh any harm caused to the conservation area; in line with 
paragraph 136 of the NPPF.  

6.19 For these reasons the proposal is also considered to safeguard the vitality of the High Street, as 
well as preserve and enhance the Eton Conservation Area.    

  Impact on Flooding and Flood Risk  

6.20 The proposal is sited in within Flood Zone 2 and 3A where there is high risk of f looding. Generally 
Local Plan policy F1 allows an increase of 30sqm in footprint per site located in the floodplain.  
The development would exceed 30m2, contrary to Policy F1. Notwithstanding this, The NPPF 
requires the following tests be applied for new development in high risk flood areas.   

 Sequential Test  
 
6.21 Paragraph 101 of the NPPF aims to steer new development to areas with a lower probability of 

flooding through a Sequential Test. 
 

Exceptions Text  
 

6.22 Paragraph 102 of the NPPF states that if it is not possible for the development to be located in 
zones with a lower probability of flooding, the Exception Test should be applied if appropriate. 
Table 2 of the NPPG classifies new dwelling houses as ‘More vulnerable development’.  Table 3 
of the NPPG indicates that more vulnerable development in Flood Zone 3A requires the 
Exceptions Test.  

 
6.23 For the Exception Test to be passed, 
 

 it must be demonstrated that the development provides wider sustainability benefits to the 
community that outweigh flood risk, informed by a Strategic Flood Risk Assessment 
where one has been prepared.  

 a site-specific flood risk assessment must demonstrate that the development will be safe 
for its lifetime taking account of the vulnerability of its users, without increasing flood risk 
elsewhere, and, where possible, will reduce flood risk overall.  
 
Both elements of the test will have to be passed for development to be permitted. 
 

6.24 Paragraph 103 requires that ‘When determining planning applications, local planning authorities 
should ensure flood risk is not increased elsewhere and only consider development appropriate 
in areas at risk of flooding where, informed by a site-specific flood risk assessment following the 
Sequential Test, and if required the Exception Test, it can be demonstrated that: 

 
● within the site, the most vulnerable development is located in areas of lowest flood risk unless 
there are overriding reasons to prefer a different location; and 
 
● development is appropriately flood resilient and resistant, including safe access and escape 
routes where required, and that any residual risk can be safely managed, including by emergency 
planning; and it gives priority to the use of sustainable drainage systems. 
 

6.25 The applicants have suggested that due to the configuration of the site, it is not possible to raise 
the floor levels, and therefore floor levels will remain as existing which is below the 1 in 100 Flood 
water level with a 35% allowance for climate change. As such, the proposal would be contrary to 
paragraph 30 of the Planning Practice Guidance and to the National Planning Policy Framework 

(NPPF). The Environment Agency have objected to the proposal on this basis.  Furthermore the 



   

submitted documents show no consideration of alternate, appropriately sized, sites which are 
at lower risk of flooding and therefore the proposal would fail the sequential test.  

 
6.26 Notwithstanding the above, an extant scheme comprising residential and retail units, exists at the 

site and therefore the choice of site is considered to be acceptable despite the flooding concerns 
raised by the EA. Additionally the development has been designed to be flood resilient by 
locating all sleeping accommodation on the first floor and above. A flood evacuation plan has 
also be submitted which demonstrates an escape route in the event of the flood. Although the 
route is not entirely ‘very low hazard’ the same route has been approved on the previous 
scheme.  Furthermore the measures set out in the updated FEP state that ‘Future residential and 
retail tenants at 47-49 Eton High Street will be required to sign up to the EA’s Flood Warning 
service as part of their lease/purchase agreement’, ensuring that new residents will be aware of 
the egress route and flood warning service, ultimately reducing those at risk.  

 
6.27 Overall it is considered that good measures are in place to reduce flood risk to the new residents 

and notwithstanding those measures due to the many community benefits arising from the site 
(restoration of the heritage asset and provision of public open space), and the fact that an extant 
scheme exists at the site permitting residential and retail units; the community benefits of the 
scheme are considered to outweigh any flooding concerns.   

 
 Overall design and layout  
 

6.28 The proposed layout would provide a clear separation between the listed buildings and the two 
new houses. As noted above, the design of the new houses is contemporary and would provide a 
clear contrast between the old and new buildings at the site and within its setting.  The new units 
would differ from the styles of surrounding buildings and their designs are of high quality which 
would add visual interest to the site and enhance the appearance of the Conservation Area. The 
maximum ridgeline height of the new houses would be approximately 7.4m, which is about 1.6m 
higher than the closest of the older buildings and 0.5m higher than the oldest building at the front 
of the site, with roof forms designed to reduce the overall mass of the building and to be 
complementary to Eton’s varied roofscape. This is comparable to the heights of the closest 
buildings to the south (which are 7.2m and 7.84m high) and rear / east (7.7m) and a little higher 
than those to the north (6.6m).  As these sit within other higher buildings, it is considered that this 
scale is acceptable.  The overall form of the houses proposed is also considered to be 
sympathetic to the existing buildings both within and around the site. 

Impacts on the amenities of the neighbouring residents 

6.29 Separation distances from neighbouring properties are sufficient to ensure that there would be no 
unacceptable overlooking for occupiers of those properties. Conditions have been added to 
ensure that side elevation first floor windows would be obscure glazed to prevent any 
unacceptable levels of overlooking or loss of privacy. Any resulting overlooking or loss of privacy 
caused by the new properties would not be uncommon in this urban retail and commercial area. 
Overall it is considered that the proposal would have an acceptable impact on neighbouring 
amenity.  

6.30 Conditions have been added to ensure that the buildings are noise insulated and that any future 
odour omitting appliances are managed with appropriate ventilation.  

Impacts on Wildlife and important trees  

6.31 There are some trees and other vegetation in the rear garden which would be removed, these 
provide limited opportunities for nesting birds. In order to compensate for any loss of habitats and 
to enhance biodiversity at the site the applicants will integrate bat boxes into the new buildings to 
enhance the sites capability of bat habitation, create appropriately sized hedgehog gaps in and 
between boundary treatments to allow small animals to manoeuvre in and about the site, 
appropriately place insect stacks within the courtyard greenery. All such details are contained 
within submitted document 'Biodiversity Mitigation and Enhancements, The Cock Pitt, Eton (4 
Acre Ecology Limited, May 2017)' and a condition has been added to ensure that this document 
is adhered to. The Borough’s Ecologist has no objection to the proposed works. 



   

6.32 To the rear of the site a moderate sized fig tree, of low quality (confirmed by the boroughs tree 
officer and submitted arboriculture report) is to be removed and replaced by a visually enhancing 
landscaping scheme. The scheme  shown on documents CSA/3307/101 Rev A,  CSA/3307/102,  
10854/04 REV C, 443-C-6101 and 1711-DOC-06-01,  would create buffers between the public 
and private zones in the site’s rear courtyard and would complement the listed building and its 
setting. Appropriate planters, shrubbery and trees would provide a good visual transition between 
the historic and modern buildings on the site. The Borough’s Tree Officer has no objection to any 
of the proposed works. 

6.33 Conditions have been added to ensure that the landscaping and wildlife enhancements are 
carried out as described in the mentioned documents and plans.  

The adequacy of parking on the site and the impact on highway safety in the area 

6.34 The site has no car parking available on site, and as with the previous application, the Highway 
Authority accepts zero parking in this instance providing that a legal agreement is entered into to 
preclude the prospective occupants from obtaining a residential permit.  

6.35 There is an opportunity for the provision of cycle stores on site, and this along with refuse and 
recycling clearance can be provided for by appropriate conditions. The Highways officer has also 
suggested that a construction management plan be submitted for the proposed works. Those 
details have been provided in ‘Construction Phase Plan/Method Statement, Issue 4, received 
08/05/18’ and have been conditioned to be complied with.  

 
 Other Considerations  

 
6.36 The Council has, in considering this planning application, had special regard to the desirability of 

preserving the listed building and its setting or any features of special architectural or historic 
interest which it possesses, as required under Section 66(1) of the Planning (Listed Buildings and 
Conservation Areas) Act 1990.  

 
6.37 The Council has paid special attention to the desirability of preserving or enhancing the character 

or appearance of the conservation area, as required under Section 72(1) of the Planning (Listed 
Buildings and Conservation Areas) Act 1990.  

 
6.38 Archaeological remains maybe at the medieval site; a condition has been added to ensure 

excavation works take place in the appropriate manner, as required by Berkshire Archaeology.  
 
7. SECTION 106 PLANNING OBLIGATION 
 
7.1 A section 106 planning obligation will be required to ensure public access to the “Cock Pitt” and 

courtyard. The agreement will also ensure that there are appropriate restrictions for parking 
permits and that the details in the flood evacuation plan are adhered to and appropriately 
updated.  

 
8. Community Infrastructure Levy  
 

8.1 No CIL forms have been submitted with the proposal, however the development is CIL Liable.  
 The Council’s calculations suggest that the amount payable is approximately £25,680 (charged 

at £240 per sqm of internal floor space).  
 
9. CONSULTATIONS CARRIED OUT 
 
9.1 No comments have been received from any of the 22 neighbouring properties directly notified or 

in result of site notices placed on 06/03/18.   

 
 Comments from interested parties 

 
 Statutory consultees 

 



   

Consultee Comment 
Where in the 
report this is 
considered 

Historic 
England 

Supports the application on heritage grounds and considers 
that the application meets the requirements of the NPPF, in 
particular paragraph numbers 17 and 131; for the reasons 
stated below.  
 
The Cock Pitt is an unusually complete and high quality 
example of a pair of medieval houses. What makes it 
particularly special is that it is a pair of half-Wealdens, a form 
of construction where a hall that is open to the rafters and a 
two storey solar block are combined under one roof. 
Normally this is a rural building type that stands alone. 
Finding them in an urban context as part of a terrace (they 
may be the only survivors of an originally longer row) is 
particularly unusual and interesting. They are therefore 
highly significant, a fact recognised by their grade II* listing, 
and need to be treated with care. 
 
This application differs from the previously consented 
applications 15/02783/LBC and 15/02786/FUL as it seeks to 
divide the building into two units vertically rather than 
horizontally by reinstating the lost party wall between them. 
This would conserve these buildings in a much better 
manner than the consented scheme as it would involve less 
intrusive sound and fireproofing measures and allow the fact 
that they were built as two separate dwellings to be 
appreciated and understood. An alternative public access 
route to the rear has been provided and the additional stair 
needed can be fitted into a former opening in the floor 
without harm to the original timber structure.  The more 
extensive rebuilding works proposed for the rear wings are to 
our mind justified by the poor condition and limited 
significance of these buildings.  
 
There is a tension between the conservation of the early 
fabric of this particular building, which would be best served 
by residential use, and the conservation of the character of 
the conservation area in which it sits, which is to a great 
extent enhanced by its historic role as a shopping centre with 
active frontages. The conversion of part of the ground floor 
of the front wing into residential use would harm this aspect 
of the character of the conservation area, reducing the 
liveliness and animation of this part of the High Street. We 
also understand the need for this restoration project to be 
commercially viable and that the applicants do not want to 
reduce the amount of residential units when compared to the 
consented scheme. The proposal to keep one of the units in 
the front wing in commercial use and the other as a 
residence seems a reasonable way of limiting the impact on 
the conservation area while ensuring that a more 
sympathetic way of dividing the property is achieved. 

6.2-6.12 

Eton Town 
Clerk 

Members expressed their concerns that the front of this 
development onto the High Street needs to be retail, in line 
with other businesses in the High Street. 

6.18 

Environment
al Agency  

Object to the scheme on grounds of the proposed floor levels 
being below the 1:100 flood risk level, with a climate change 

6.25 – 6.27 



   

allowance.  

 
 Other consultees and organisations 
 

Consultee Comment 
Where in the 
report this is 
considered 

Conservation 
Officer  

Supports the application; subject to conditions and 
informatives. (The relevant conditions have been added to 
the accompanying LBC application – 18/00363) 

  

6.2-6.12 

Access and 
advisory Forum  

Support the application, as the new side access would 
allow for level access to the rear public courtyard. Which 
would benefit both the public and residents with 
disabilities.  

 

Environmental 
Protection  

No objection subject to conditions relating to noise and air 
pollution.  

6.29 - 6.30 

Berkshire 
Archaeology 

No objection, subject to a condition which would ensure 
that ‘No development takes place until the applicant has 
secured the Implementation of a programme of 
archaeological works, which may comprise more than one 
phase of work, in accordance with a written scheme of 
investigation’ 
 

6.38 

Highways 
Department 

No objection subject to a condition requiring a construction 
management plan and informatives.  

6.35 

 
10. APPENDICES TO THIS REPORT 

  

 Appendix A - Site location plan 

 Appendix B – Existing, previously approved and proposed plans.  

 
Documents associated with the application can be viewed at 
http://www.rbwm.gov.uk/pam/search.jsp by entering the application number shown at the top of 
this report without the suffix letters. 

 
This recommendation is made following careful consideration of all the issues raised through the 
application.  The Case Officer has sought solutions to these issues where possible to secure a 
development that improves the economic, social and environmental conditions of the area, in 
accordance with NPFF. 
 
In this case the issues have been successfully resolved. 

 
11. CONDITIONS RECOMMENDED FOR INCLUSION IF PERMISSION IS GRANTED  

 
 
1 The development hereby permitted shall be commenced within three years from the date of this 

permission.  
Reason: To accord with the provisions of Section 91 of the Town and Country Planning Act 1990 
(as amended).  

 
2 No development shall take place until details of measures to provide acoustic insulation for the 

containment of internally generated noise and associated ventilation measures from A1/A2/A3 
Class have been submitted to and approved in writing by the Local Planning Authority. The 
approved measures shall be carried out and completed before the use commences and shall be 
retained maintained in good working order at all times. 

http://www.rbwm.gov.uk/pam/search.jsp


   

Reason: To protect the residential amenities of the area. Relevant Policy Local Plan NAP3. 
 
3 In the event that Unit 6 includes a commercial cooking area. Prior to the installation of the 

cooking area, details of the ventilation and filtration/odour control equipment to be installed,  shall 
be submitted to and approved in writing by the Local Planning Authority.  Such equipment shall 
thereafter be installed and retained as approved and shall be maintained in good working order at 
all times. 
Reason: To protect the amenities of the area. Relevant Policy Local Plan NAP3. 

 
4 The rating level of the noise emitted from any new plant and equipment shall be lower than the 

existing background level (to be measured over the period of operation of the proposed plant and 
equipment and over a minimum reference time interval of 1 hour in the daytime and 15 minutes 
at night) by at least 5dB(A).  The noise levels shall be determined 1m from the nearest noise-
sensitive premises. The measurement and assessment shall be made in accordance with BS 
4142: 2014.   
Reason:  To protect the residential amenities of the area. Relevant Policy Local Plan NAP3. 

 
5 No development shall take place within the application area until the applicant has secured the 

implementation of a programme of archaeological works, which may comprise more than one 
phase of work, in accordance with a written scheme of investigation, which has been submitted 
by the applicant and approved by the Planning Authority 
Reason: The site lies within an area of archaeological potential, specifically within the historic 
core of the medieval settlement of Eton. A programme of works is required to mitigate the impact 
of development and to record any surviving remains so as to advance 

 
6 All hard and soft landscape works shall be carried out in accordance with the details shown on 

plans CSA/3307/101 Rev A,  CSA/3307/102,  10854/04 REV C, 443-C-6101 and 1711-DOC-06-
01.   The works shall be carried out prior to the occupation of any part of the development, or in 
accordance with a programme agreed in writing by the Local Planning Authority, and retained 
thereafter in accordance with the approved details.  
Reason:  To ensure satisfactory landscaping of the site in the interests of visual amenity.  
Relevant Policies - Local Plan DG1.   

 
7 The submitted Construction management plan reference 'Construction Phase Plan/Method 

Statement, Issue 4, received 08/05/18'  shall be implemented as approved and adhered to for the 
duration of the works or as may be agreed in writing by the Local Planning Authority. 
Reason:  In the interests of highway safety and the free flow of traffic.  Relevant Policies - Local 
Plan T5. 

 
8 All biodiveristy mitigation and enhancement works shall be carried out in accordance with the 

details shown in document ''Biodiversity Mitigation and Enhancements, The Cock Pitt, Eton (4 
Acre Ecology Limited, May 2017)' .   The works shall be carried out prior to the occupation of any 
part of the development, or in accordance with a programme agreed in writing by the Local 
Planning Authority, and retained thereafter in accordance with the approved details.  
Reason:  To ensure satisfactory landscaping of the site in the interests of visual amenity.  
Relevant Policies - Local Plan DG1. 

 
9 No part of the development shall be occupied until covered and secure cycle parking facilities 

have been provided in accordance with details that have first been submitted to and approved in 
writing by the Local Planning Authority.  These facilities shall thereafter be kept available for the 
parking of cycles in association with the development at all times. 
Reason:  To ensure that the development is provided with adequate parking facilities in order to 
encourage the use of alternative modes of transport.  Relevant Policies - Local Plan T7, DG1 

 
10 No part of the development shall be occupied until a refuse bin storage area and recycling 

facilities have been provided in accordance with details that have first been submitted to and 
approved in writing by the Local Planning Authority.  These facilities shall be kept available for 
use in association with the development at all times. 
Reason:  To ensure that the development is provided with adequate facilities that allow it to be 
serviced in a manner which would not adversely affect the free flow of traffic and highway safety 



   

and to ensure the sustainability of the development.  Relevant Policies - Local Plan T5, DG1. 
 
11 Irrespective of the provisions of Classes A and E of part 1 of Schedule 2 of the Town and Country 

Planning (General Permitted Development) Order 1995 (or any order revoking and re-enacting 
that Order with or without modification) no enlargement, improvement or any other alteration 
(including the erection of any ancillary building within the curtilage) of or to any dwellinghouse the 
subject of this permission shall be carried out without planning permission having first been 
obtained from the Local Planning Authority. 
Reason: In order to ensure that any further development at the site takes into account the 
Conservation Area location and proximity to listed buildings, and the site's floodable location.  
Relevant Policy - Local Plan CA2, LB2 and F1. 

 
12 No further windows or rooflights shall be inserted into the approved new dwellings without written 

approval having first been obtained from the Local Planning Authority. 
Reason: To prevent overlooking and loss of privacy to neighbouring occupiers, and to ensure that 
the design of new windows is compatible with the Conservation Area location and proximity to 
listed buildings. Relevant Policies - Local Plan H11, CA2 and LB2. 

 
13 The windows serving bathrooms and WCs in the new dwellings shall be of a permanently fixed, 

non-opening design, with the exception of an opening toplight that is a minimum of 1.7m above 
the finished internal floor level, and fitted with obscure glass.  These window shall not then be 
altered without written approval having first been obtained from the Local Planning Authority. 
Reason: To prevent overlooking and loss of privacy to neighbouring occupiers. Relevant Policy - 
Local Plan H11. 

 
14 The development shall be completed in accordance with the details set out in 'Flood Risk 

Assessment,, Versant Developments, project no.17062, received 26/04/18'.  
Reason: To ensure that residents are protected from the risk of flooding at the site.  Relevant 
Policy - Local Plan F1. 

 
15 The development shall be carried out  in accordance with the measures detailed in documents 

'Good accessibility and adaptability statement' and plans 1711-DOC-07-01,1711-DOC-07-02,  
received 09/05/18 and those measures shall be maintained thereafter.  
Reason:: To ensure that the development is suitable for future occupiers, and to comply with the 
Requirements of the Planning for an Ageing Population SPD. 

 
16 The development shall be carried out  in accordance with the Sustainability measures detailed in 

'47 -49 Eton High Street, Discharge of Conditions Sustainability Statement' received 09/05/18 
and those measures shall be  retained and maintained thereafter.  
Reason: To ensure that measures to make the development sustainable and efficient in the use 
of energy, water and materials are included in the development and to comply with the Royal 
Borough of Windsor & Maidenhead Sustainable Design & Construction Supplementary Planning 
Document. 

 
 
 



   

WINDSOR URBAN DEVELOPMENT CONTROL PANEL 

 
23 May 2018          Item:  2 

Application 
No.: 

18/00363/LBC 

Location: 47 - 49 High Street Eton Windsor SL4 6BL  
Proposal: Consent to Convert and extend buildings including the vertical sub-division of main 

building fronting High Street into half Wealden's.  Internal and external alterations to 
provide 1x Class A1/A2/A3 unit and 5 x Class C3 units with associated access, 
landscaping, public space and demolition works.  Amendments to applications 
15/02786/FULL and 15/02783/LBC. 

Applicant:   
Agent: Miss Jill McGregor 
Parish/Ward: Eton Town Council/Eton With Windsor Castle Ward 
  

If you have a question about this report, please contact:  Haydon Richardson on 01628 796697 or at 
haydon.richardson@rbwm.gov.uk 

  
1. SUMMARY 
 
1.1 The proposal seeks to repair and alter the listed building, as well as reinstate a commercial unit 

(use class A1, A2 or A3), and three dwellings within its walls. Two new dwellings would be 
created within the site’s rear courtyard, as would a new semi-public amenity space. The entire 
building and its curtilage require significant restoration, the costs of which are to be funded by the 
provision of the additional residential accommodation. Alterations to the internal configuration of 
the building seek to work within and towards its historic layout. The commercial unit would 
occupy the buildings northern bay at both ground and first floor, the other bay would be entirely 
residential. 
 

1.2 Overall it is considered that the proposal would result in less that substantial harm to the listed 
building, however the resulting harm would be outweighed by securing the buildings longevity 
and optimum viable use, which is a public benefit.  Additionally public access to the Cock Pitt, the 
provision of a semi-public space within the buildings rear courtyard, and reinstating the buildings 
original vertical split plan form all weigh in favour of the proposal.  

 
1.1 For the reasons mentioned above the proposal is considered to be in compliance with all relevant 

material planning considerations and we recommend that listed building consent be granted for 
the application.  

 

It is recommended the Panel grants planning permission with the conditions listed in 
Section 9 of this report. 

 
2. REASON FOR PANEL DETERMINATION 

 

 The Council’s Constitution does not give the Head of Planning delegated powers to 
determine the application in the way recommended; such decisions can only be made by the 
Panel. 

 
3. DESCRIPTION OF THE LISTED BUILDING, SITE AND ITS SURROUNDINGS 

 
3.1 47-49 High Street, is a Grade II* Listed Building on Eton High Street. The building itself is made 

up of two Medieval half Wealden buildings and is also known as the ‘Cock Pitt’. The buildings 
(now building) are believed to have been constructed in the Mid-15th Century. The building is a 
black and white timber framed building with later red brick additions shown on the rear elevation. 
There are four good quality timber shopfronts on the ground floor with three separate timber 
doors into the building from the High Street. The first floor is jettied and there are several different 
styles of casement timber windows on the front façade. The roof is red clay tiled and pitched, with 
an initial double gable topped by a third, higher gable end set back slightly on the northern 



   

elevation. A small courtyard also exists to the rear of the site which is in a state of disrepair, like 
the building.  

 
3.2 Over the years the building has had a variety of uses. These include an Inn, ironmonger, a 

butcher and a tallow chandler, however its most recent use was as a restaurant. Planning 
permission was recently granted for the building to be part residential and part shops.  

 
3.3 Sited within Eton’s Historic high street, the building is surrounded by important non-listed and 

Grade II Listed Buildings. With the exception of a few entirely residential buildings, the 
surrounding properties are predominantly shops at ground floor, with residential above. The 
northern end of the high street comprises buildings which make up Eton College. 

 
3.4 The site is entirely located within Eton Conservation Area.  
 
4. DESCRIPTION OF THE PROPOSAL AND ANY RELEVANT PLANNING HISTORY 
 
4.1 The application seeks listed building consent for the conversion and extension of the Medieval 

Wealden building which makes up 47-49 High Street, Eton. The bays which make up the front 
elevation of the building would be vertically subdivided to internally recreate the original two half 
Wealden’s. The works would also include internal and external alterations to the building to 
provide 3x residential (C3) units, 1x A1/A2/A3 units. 2x additional residential (C3) units would be 
built within the rear courtyard of the site (with associated access and landscaping) and semi-
public amenity space would also be provided. Minor demolition works would also take place to 
later additions at the rear of the building. The resulting development would result in the provision 
of 5x C3 units and 1 large Class A unit.  

 
4.2 In recent years, the following listed building applications have been determined at the site: 
 

Ref. Description Decision and Date 

03/83524/LBC Consent to carry out various internal and external 
works incorporating decorating, replastering, 
rendering externally to rear, new external fire 
escape (03/83523) 

Permitted, 08.07.2003 

05/01134/LBC Consent to construct a two-storey rear extension 
and reposition external staircase 

Refused, 30.06.2005 

05/01965/LBC Consent to construct a two storey rear extension 
and re-position external staircase 

Permitted, 05.10.2005 

15/02783/LBC Conversion and extension to form 2 commercial 
units at ground floor and formation of 5 residential 
units.  Internal & external changes to building and 
associated landscaping, public space and 
demolition works 

Permitted,  12.02.2016 

 
4.3 In 2015 listed building consent was granted for a very similar scheme at the site (15/02783). The 

implementation of that scheme has begun, and the scheme has been referenced throughout the 
report as it forms a fall-back position for the applicant and is a significant material consideration. 

 
4.4 During the process of the application amended plans were submitted, those plans have been 

referred to throughout the report as ‘the proposed plans’ and are recommended for approval.  
 
5. MAIN RELEVANT STRATEGIES AND POLICIES RELEVANT TO THE DECISION 
 

Royal Borough Local Plan 

 
5.1 The main strategic planning considerations applying to the site and the associated policies are: 
 
 
 
 



   

 Conservation 
Area 

Listed 
Building 

Local Plan CA2 LB2, LB3 

 
 These policies can be found at: 
 https://www3.rbwm.gov.uk/downloads/download/154/local_plan_documents_and_appendices 
 
5.2 Borough Local Plan: Submission Version  

 

Issue Local Plan Policy 

Preserving and Enhancing the Historic Environment  HE1 

 
The NPPF sets out that decision-makers may give weight to relevant policies in emerging plans 
according to their stage of preparation. The Borough Local Plan Submission Document was 
published in June 2017. Public consultation ran from 30 June to 27 September 2017. Following 
this process the Council prepared a report summarising the issues raised in the representations 
and setting out its response to them. This report, together with all the representations received 
during the representation period, the plan and its supporting documents have now been 
submitted to the Secretary of State for examination. The Submission Version of the Borough 
Local Plan does not form part of the statutory development plan for the Borough. However, by 
publishing and submitting the Borough Local Plan for independent examination the Council has 
formally confirmed its intention to adopt the submission version. As the Council considers the 
emerging Borough Local Plan to be sound and legally compliant, officers and Councillors should 
accord relevant policies and allocations significant weight in the determination of applications 
taking account of the extent to which there are unresolved objections to relevant policies. 
Therefore, the weight afforded to each policy at this stage will differ depending on the level and 
type of representation to that policy. This is addressed in more detail in the assessment below.  

 
Other Local Strategies or Publications 

 
5.3 Other Strategies or publications relevant to the proposal are: 
 

 Conservation Area appraisal – view at  

https://www3.rbwm.gov.uk/info/200207/conservation_and_regeneration/666/conservation_
areas_and_listed_buildings 

 
6. EXPLANATION OF RECOMMENDATION 

 
6.1 The key issues for consideration are: 
 

 Impact of the proposal upon the significance of the Grade II* Listed Building  
 

Relevant policy considerations  
 

6.2 Local Plan Policy LB2 advises that in determining planning applications special regard should be 
given to the preservation of Listed Buildings and their settings. Where proposals include the 
alteration or extension of a Listed Building, they should only be granted where the works would 
not adversely affect the character of the building internally and externally.  

 
6.3 Local Plan Policy CA2 advises that within a Conservation Area development ought to preserve or 

enhance the character or appearance of the area, and to protect any views that contribute to the 
distinctive character of the Conservation Area. Furthermore, Policy CA2 requires extensions or 
alterations to existing buildings to be of a high design standard that is sympathetic in terms of its 
siting, proportion, scale, form, height, materials and detailing to adjacent buildings and the 
character of the area in general. 

 
 

https://www3.rbwm.gov.uk/downloads/download/154/local_plan_documents_and_appendices
https://www3.rbwm.gov.uk/info/200207/conservation_and_regeneration/666/conservation_areas_and_listed_buildings
https://www3.rbwm.gov.uk/info/200207/conservation_and_regeneration/666/conservation_areas_and_listed_buildings


   

6.4 Furthermore Section 12, of the National Planning Policy Framework seeks to preserve and 
enhance Heritage assets and conservation areas. Paragraph 132 of the National Planning Policy 
Framework (NPPF) states ‘In determining planning applications, local planning authorities should 
consider the desirability of sustaining and enhancing the significance of heritage assets and 
putting them to viable uses consistent with their conservation’. Authorities are also advised to 
allow for new development which would make a positive contribution to local character and 
distinctiveness and enhance the character and settings of heritage assets. Paragraph 134 of the 
NPPF advises that  ‘Where a development proposal will lead to less than substantial harm to the 
significance of a designated heritage asset, this harm should be weighed against the public 
benefits of the proposal, including securing its optimum viable use. Paragraph 136 states that 
‘Local planning authorities should assess whether the benefits of a proposal for enabling 
development, which would otherwise conflict with planning policies but which would secure the 
future conservation of a heritage asset, outweigh the disbenefits of departing from those policies’. 

 
6.5 Borough Submission Plan Policy HE1 places similar emphasis on conserving and enhancing the 

significance and functions of heritage assets, as well as their settings, in an appropriate manner. 
 
 Significance of the Heritage Asset 
 
6.6 The building is grade II* Listed. Until recently it was also on Historic England’s ‘Heritage at Risk 

Register’; both factors add greatly to its significance, especially as it assumed that it was 
removed from the mentioned risk register only after planning permission was granted to begin its 
restoration in 2015; works which have not yet been completed.  

 
6.7 The site occupies a very prominent position in Eton High Street, its predominantly timber framed 

façade contrasts greatly with the many brick buildings that surround it, adding to its value and 
prominence in the High Street. Research into the history of the building has revealed its original 
construction as two half Wealden houses, which is very unusual in an urban setting such as this 
and therefore increases the significance of the building considerably. The building is also highly 
significant due to the completeness and quality of its medieval timber-frame.  

 
6.8 During the implementation of the scheme granted in 2015, the building has had to undergo 

significant interventions in order to stabilise it and its medieval timber frame, which has involved 
the careful removal of historic lath and plaster. Therefore the remaining historic fabric of this 
building is of great significance.  

 
 The proposal and its impact on the significance of the Listed Building  
 
6.9 This proposal differs from the previously approved scheme in that it comprises one large Class A 

unit as opposed to two separate, smaller Class A units. The previous permission also included 
the horizontal split of the 2* listed buildings bays, resulting in commercial at ground floor and 
residential at first floor. This scheme would include a vertical split of the bays with one side being 
retail (unit 6) and the other being residential (Unit 5). Research into the history of the site has 
shown that the building was originally vertically split into two half Wealden medieval houses, 
therefore this scheme would bring the building closer to its original form. The previously proposed 
horizontal split of the building would require extensive works to the ground floor ceilings of the 
building to install noise insulation, wiring and services to facilitate its mixed use. Such works 
would lead to more alterations and ultimately more harm, to an already significantly altered listed 
building. For these reasons the vertical split of the building in the manner proposed under this 
application is supported by both Historic England and the borough’s Conservation Officer.  

 
6.10 Internally, the building has already undergone significant alterations as the 2015 scheme has 

been partially implemented. This application differs in that a longer section of the partition wall 
between unit 5 and 6 is to be replaced. A new wall is to be added between unit 6 and unit 1 to 
create a new side access to the rear public space. The side access would remove the need for 
the public to enter the court yard via the building, reducing the likelihood of wear and tear. 
Historic England, have raised no objection to this change and the Borough’s Conservation Officer 
is in support of it. Throughout the ground floor other internal walls are to be added to support the 
building’s original timber frame and secure safe usage of the first floor. Additionally, several doors 
are to be replaced within units 1, 4, 5 and 6 and a chimney is to be trimmed back in unit 1. At first 



   

floor, a new partition wall is to be added between Unit 6 and 1, and new walls are to be added 
within all of the units which make up the listed building in the aim of stabilising the building’s roof 
and providing better usage of the first floor spaces. A staircase is also to be reinstated in Unit 6 
and in unit 4 an existing stair case is to be completely replaced.  

 
6.11 Externally, numerous doors and windows are to be replaced at both ground and first floor.  All 

elevations of the building are to undergo repair and restoration works, however the pattern of the 
timber beaming facing onto Eton high street is to be slightly altered to reinstate the original timber 
bracing. External walls of unit 6 and 1 are to be replaced as they are unstable, some boundary 
walls surrounding the site are also to be replaced. A set of storage cupboards is to be added 
within the rear courtyard and like the previous scheme, this proposal includes public access into 
the buildings courtyard space and the ‘Cock Pitt’. The courtyard would be appropriately 
landscaped (hard and soft) and would provide external seating space for the commercial unit, as 
well as the public. A permanent installation within the Cock Pitt is also intended, which would 
exhibit the history of the area and of the “Cock Pitt” itself.  

 
6.12 The replacements, alterations and installations outlined above are considered to cause less than 

substantial harm to the listed building, as the works would lead to minor changes to the façade of 
the building and would also alter its internal configuration. However the harm identified would be 
outweighed by ensuring the longevity of the II* Listed Building and securing its optimum viable 
use, which is in itself a public benefit. Additionally public access to the Cock Pitt, the provision of 
a semi-public space within the buildings rear courtyard, reinstating the building ’s vertical split 
form and all weigh in favour of the proposal.  

 
6.13 Overall it is considered that the proposal would preserve the special interest of the Grade II* 

Listed Building, in line with all relevant policy guidance and the views of all specialist consultees.  
 
 Other Considerations  
 
6.14 The Council has, in considering this planning application, had special regard to the desirability of 

preserving the listed building and its setting or any features of special architectural or historic 
interest which it possesses, as required under Section 66(1) of the Planning (Listed Buildings and 
Conservation Areas) Act 1990.  

 
7. CONSULTATIONS CARRIED OUT 
 
 Comments from interested parties 

 
 Statutory consultees 
 

Consultee Comment 
Where in the 
report this is 
considered 

Historic 
England 

The Cock Pitt is an unusually complete and high quality 
example of a pair of medieval houses. What makes it 
particularly special is that it is a pair of half-Wealdens, a form 
of construction where a hall that is open to the rafters and a 
two storey solar block are combined under one roof. 
Normally this is a rural building type that stands alone. 
Finding them in an urban context as part of a terrace (they 
may be the only survivors of an originally longer row) is 
particularly unusual and interesting. They are therefore 
highly significant, a fact recognised by their grade II* listing, 
and need to be treated with care. 
 
This application differs from the previously consented 
applications 15/02783/LBC and 15/02786/FUL as it seeks to 
divide the building into two units vertically rather than 
horizontally by reinstating the lost party wall between them. 

 



   

This would conserve these buildings in a much better 
manner than the consented scheme as it would involve less 
intrusive sound and fireproofing measures and allow the fact 
that they were built as two separate dwellings to be 
appreciated and understood. An alternative public access 
route to the rear has been provided and the additional stair 
needed can be fitted into a former opening in the floor 
without harm to the original timber structure.  The more 
extensive rebuilding works proposed for the rear wings are to 
our mind justified by the poor condition and limited 
significance of these buildings.  
 
There is a tension between the conservation of the early 
fabric of this particular building, which would be best served 
by residential use, and the conservation of the character of 
the conservation area in which it sits, which is to a great 
extent enhanced by its historic role as a shopping centre with 
active frontages. The conversion of part of the ground floor 
of the front wing into residential use would harm this aspect 
of the character of the conservation area, reducing the 
liveliness and animation of this part of the High Street. We 
also understand the need for this restoration project to be 
commercially viable and that the applicants do not want to 
reduce the amount of residential units when compared to the 
consented scheme. The proposal to keep one of the units in 
the front wing in commercial use and the other as a 
residence seems a reasonable way of limiting the impact on 
the conservation area while ensuring that a more 
sympathetic way of dividing the property is achieved. 
 
 
In conclusion:  
Historic England supports the application on heritage 
grounds. 
We consider that the application meets the requirements of 
the NPPF, in particular paragraph numbers 17 and 131. 
 
 In determining this application you should bear in mind the 
statutory duty of section 16(2) of the Planning (Listed 
Buildings and Conservation Areas) Act 1990 to have special 
regard to the desirability of preserving listed buildings or their 
setting or any features of special architectural or historic 
interest which they possess. 
 
Your authority should take these representations into 
account in determining the application. If there are any 
material changes to the proposals, or you would like further 
advice, please contact us. Please advise us of the decision 
in due course. 

 

 
 Other consultees and organisations 

 

Consultee Comment 
Where in the 
report this is 
considered 

Conservation 
Officer  

Supports the application; subject to conditions. 

  

 



   

Access and 
advisory 
Forum  

Support the application, as the new side access would allow 
for level access to the rear public courtyard. Which would 
benefit both the public and residents with disabilities.  

 

 
8. APPENDICES TO THIS REPORT 

  

 Appendix A - Site location plan 

 Appendix B – Existing plans 

 Appendix C - Previously approved plans  

 Appendix D - Proposed plans 

 
Documents associated with the application can be viewed at 
http://www.rbwm.gov.uk/pam/search.jsp by entering the application number shown at the top of 
this report without the suffix letters. 

 
This recommendation is made following careful consideration of all the issues raised through the 
application.  The Case Officer has sought solutions to these issues where possible to secure a 
development that improves the economic, social and environmental conditions of the area, in 
accordance with NPFF. 
 
In this case the issues have been successfully/unsuccessfully resolved. 

 
9. CONDITIONS RECOMMENDED FOR INCLUSION IF PERMISSION IS GRANTED  

 
 
1 Prior to the relevant works beginning, details including plans, sections and elevations of all new 

plumbing, pipes, soil-stacks, flues, vents and ductwork shall be submitted to and approved in 
writing by the Local Planning Authority. 

  Reason: To protect and preserve the character and setting of the listed building. Relevant 
Policies - Local Plan LB2. 

 
2 All new external materials to be used as a part of this permission shall be in exact accordance to 

those samples provided on site on the 21st November 2017 as a part of approved condition 3 
(17/02838/CONDIT). These samples shall remain on site for the durations of the works. 
Reason: To protect and preserve the character and setting of the listed building. Relevant 
Policies - Local Plan LB2. 

 
3 Prior to each new stage of construction and repair, details on internal joinery and methodology of 

all repairs and alterations to the existing buildings shall be submitted to and approved in writing. 
The works shall be subsequently undertaken in accordance with the approved details and 
particulars.  
Reason: The nature and extent of intervention is such that the Local Planning Authority must 
ensure that the works will be carried out in a manner that will not harm the architectural and 
historic significance of the listed building(s). Relevant policy - Local Plan LB2. 

 
4 Prior to their installation, further details including plans, sections and elevations at a scale of 1:10  

of all new or replacement windows and doors to be inserted in the building in accordance with the 
approved plans shall be submitted to and approved by the Local Planning Authority in writing. 
Reason: To protect and preserve the character of the listed building.  Relevant Policies - Local 
Plan LB2. 

 
5 Prior to the relevant construction, further details including materials schedule and drawings at a 

scale of 1:20 of all new partition walls shall be submitted to and approved in writing by the Local 
Authority. Reason: To ensure new walls within the building are appropriate for the listed building 
Relevant Policies = Local Plan LB2 

 
6 Prior to the installation of the new staircase in unit 6, further drawings at a scale of not less than 

http://www.rbwm.gov.uk/pam/search.jsp


   

1:20 and including elevation, plan and section details shall be submitted to and approved in 
writing by the Local Planning Authority. 
Reason: The submitted drawings are inadequate in these respects and further information is 
needed in order to protect and preserve the character of the listed building.  Relevant Policies - 
Local Plan LB2." 

 
7 No works shall be undertaken to demolish and rebuild the external wall of unit 1 or unit 4, until a 

written description of the steps and works to be taken to secure the safety and stability of that 
part of the building which is to be retained, and further details including sections and a schedule 
of materials for the replacement wall have been submitted to and approved by the Local Planning 
Authority in writing. The steps and works approved shall be undertaken to ensure the continuing 
safety and stability of the building throughout the course of the works hereby approved. 
Reason: To protect and preserve the listed building. Relevant Policies - Local Plan LB2.  

 
8 A photographic and written record carried out in accordance with the method statement titled 

"The Cock Pitt' 47-49 High Street, Eton Method Statement for historic building recording 
November 2017" shall be combined and one hard copy and one digital copy shall submitted to 
the Local Authority no later than three months after completion of works in accordance with this 
permission. 
Reason: To ensure that an understanding of the building can be accessed by any interested 
parties. Relevant Policy - Local Plan LB2.  

 
9 Prior to commencement of relevant works, a method statement for the removal of the existing 

black paint from internal and external timbers shall be submitted to and approved in writing by the 
Local Planning Authority. 
Reason: To ensure the appropriate sympathetic method is used to remove the inappropriate 
paint on the Listed Building.. Relevant Policies - Local Plan LB2.  

 
10 The works/demolition shall commence not later than three years from the date of this consent.  

Reason: In accordance with the requirements of Section 18 of the Planning (Listed Buildings and 
Conservation Areas) Act 1990 (as amended) and to avoid unimplemented consents remaining 
effective after such lapse of time that relevant considerations may have changed. 

 
11 The development hereby permitted shall be carried out in accordance with the approved plans 

listed below. 
Reason: To ensure that the development is carried out in accordance with the approved 
particulars and plans. 

 
 
Informatives  

 
 1 Listed Building Consent will be required to install any new grills, security alarms, lighting, security 

or other cameras or fixtures on the external faces of the building. It will be an offence to 
undertake this work without first obtaining consent from the Local Planning Authority 

 
 2 The entirety of this building is Grade II* listed. It should be noted that the first floor flooring of the 

building has particular historic significance and therefore loading on this floor should be avoided 
to prevent any damage to the delicate floor beneath. Any damage resulting from loading could 
constitute an offence, for which the perpetrator and land owner could be prosecuted. 

 
 
 
 
 
 



Appendix A – Site Location Plan (18/00362 and 18/00363) 

‘The Cock Pitt’  

47 – 49 High Street , Eton  

 

 



Appendix B – Existing Plans  

47- 49 High Street, Eton (18/00362 and 18/00363) 

Existing Ground Floor Plan  

 

 

 

 

 

 

 

 

 

 

 

 



Existing First Floor Plan 

 



Existing Roof Plan

 

 

Existing Elevation Plans  



 

Elevation A 

 

Elevation B 



 

Elevation C 

 

Elevation D 



 

Elevation E 

 

Elevation F 



Building as originally constructed in 1446 (two half Wealden buildings) 

 



Appendix C – Extant Permission - Proposed Plans (15/02786 and 15/02783)  

Proposed site plan  

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Proposed ground floor plan 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Proposed First Floor Plan  

 

 

 

Proposed Elevations  



 

 

 

 



 

 



 

 

 

 



 

 

 

 

 

 



Proposed internal alterations and demolition works  

Ground Floor 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

First Floor  

 



Proposed Repair and renewal elevations 

 

 

 



 

 



Appendix D – Proposed Plans (APP no.18/00362 and APP no.18/00363) 

Proposed ground floor plan  

 

 

 

 

 

 

 

 

 

 

 

 



 

Proposed first floor plan  

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Proposed Elevations  

 

 



 

 

 

 



 

 

 

 



 

 



 

 

 

 



 

 

 

 



 

 

 

 

Proposed Repair works and internal alterations 

First floor  

 

 

 

 

 

 

 

 

 

 



 

 

 

Ground floor 

 



 

 

 

 



 

 



 

 

 

 






