APPLICATION FOR LISTED BUILDING CONSENT 
OFFICER DELGATED REPORT

	APPLICATION REFERENCE:
	PL/2025/09462

	APPLICATION TYPE:
	Listed building consent (Alt/Ext)

	SITE ADDRESS:
	The Library, Manton House, Marlborough, SN8 1PN

	DESCRIPTION OF WORKS:
	Internal layout modifications alongside external changes, including the installation of conservation rooflights, a flue for a wood burner, and new dormer window to match existing design

	RECOMMENDATION:
	Approve with Conditions



SITE DESCRIPTION/CONTEXT

The application relates to The Library Flat, a first-floor residential unit located within the south‑west range of Manton House Stable Yard, Manton, near Marlborough. The building forms part of a former Victorian stable complex dating from the late nineteenth century, arranged around a quadrangle with Manton House forming the fourth side.

The stable range is Grade II listed, reflecting its historic and architectural significance as a largely intact courtyard group. The application site lies within the North Wessex Downs National Landscape. The flat is accessed from the outer (south‑west) elevation of the range and benefits from an associated garden area. The inner courtyard elevation, which is of greater heritage sensitivity, remains largely unaltered.

The flat has been in continuous residential use since the early 1990s following historic permissions for conversion and is currently configured as a three‑bedroom dwelling.

The Historic England listing description reads as follows: 

Stable range at Manton House GV II Range of buildings enclosing courtyard on north-west side of Manton House. c1870-80. Brick, with tiled roof. Domestic revival style with central gatehouse with jettied and timber framed first floor with half hipped roof. Either side, ranges of single storey stables with stable doors and windows. Remains mainly as built - a high-quality courtyard group.

PROPOSAL

Full planning permission and listed building consent are sought for the remodelling of the existing first‑floor residential flat. The proposals comprise:

· Reconfiguration of the internal layout, largely affecting modern partitions and finishes;
· Alterations to the outer elevation including:
· One additional dormer window to match an existing dormer;
· Revised and rationalised rooflights;
· A limited number of new or altered window openings;
· A discreet flue associated with a woodburning stove.

No alterations are proposed to the inner courtyard elevation. The works would not increase the footprint of the building and would not result in the creation of an additional dwelling.

RELEVANT PLANNING HISTORY

	[bookmark: _bc9eaa23_7b84_4e11_8860_67eb8bbe0c9e]

	Proposal / Summary

	K/84/1086 - Conversion of existing first floor premises to form off. veterinary lab., library etc – Approved with conditions – 17/01/1985

	K/10605 - Conversion of laboratory to one flat and 7-bedroomed multiple accommodation – Approved with conditions – 25/06/1987

	




RELEVANT LEGISLATION, POLICIES AND GUIDANCE 
Legislation
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.  Section 16 requires 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.  

[bookmark: _Hlk192696406]National Policy and Guidance
The National Planning Policy Framework (NPPF) sets out government policy, including in respect of the historic environment.  

Section 16 of the NPPF ('Conserving and enhancing the historic environment') sets out the Government's high-level policies concerning heritage and sustainable development. 

Paragraphs 213-215 of the NPPF require a balanced approach with any harm which would be caused being weighed against the potential public benefits which might be achieved. Paragraph 210 requires local planning authorities to take account of the desirability of sustaining and enhancing the significance of heritage assets and of new development making a positive contribution to local character and distinctiveness.

Section 14 of the NPPF addresses the challenge of climate change, flooding and coastal change. 

Paragraph 167 advises that “Local planning authorities should also give significant weight to the need to support energy efficiency and low carbon heating improvements to existing buildings, both domestic and non-domestic (including through 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 Advice Note 2: Making changes to Heritage Assets, illustrates the application of policies set out in the NPPF in determining applications for LBC (and planning permission).

Historic England’s publication ‘Traditional Windows – Their Care, Repair and Upgrading (2017)’ encourages the retention of windows that contribute to the significance of listed buildings but sets also out their approach to the alteration/replacement of windows where this is acceptable in principle:

1. Where historic windows, whether original or later insertions, make a positive contribution to the significance of a listed building they should be retained and repaired where possible. If beyond repair they should be replaced with accurate copies.
2. Where historic windows have already been replaced with windows whose design follows historic patterns, these usually make a positive contribution to the significance of listed buildings. When they do, they should therefore be retained and repaired where possible. If beyond repair they should be replaced with accurate copies.
3. Where historic windows or replacement windows of historic pattern survive without historic glass it may be possible to introduce slim-profile double-glazing without harming the significance of the listed building. There are compatibility issues to consider as the introduction of double-glazing can require the renewal of the window frame to accommodate thicker glazing, thereby harming significance. These issues are covered in Section 4 of this guidance.
4. Where historic windows have been replaced with ones whose design does not follow historic patterns, these are unlikely to contribute to the significance of listed buildings. Replacing such windows with new windows of a sympathetic historic pattern, whether single-glazed or incorporating slim-profile double-glazing, may cause no additional harm. It also provides an opportunity to enhance the significance of the building, which is the desired outcome under national policy.
5. Where a new window or re-glazing is agreed, the reflective properties of secondary and double-glazing as compared to modern, polished single-glazing, do not usually harm the significance of the building. But when new multi-paned windows are proposed, the desirability of reproducing broken reflections by individually glazing each pane should be considered. Where the aesthetic value of the building is high, then the impact on the whole of the relevant elevation should be considered, including the desirability of accurately matching other windows.
  
Historic England Advice Note 18: Adapting Historic Buildings for Energy and Carbon Efficiency, provides advice in support of consistent decision making on approaches to improve the energy efficiency and support carbon reduction of historic buildings, whilst conserving their significance.

Wiltshire Core Strategy:
Whilst not directly relevant to listed building consent applications, the below policies give an indication of the Council’s approach to development affecting heritage assets:

· Core Policy 57 ‘Ensuring high quality design and place shaping’: A high standard of design is required in all new developments, including extensions, alterations, and changes of use of existing buildings. Development is expected to create a strong sense of place through drawing on the local context and being complementary to the locality.

· Core Policy 58 ‘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.”

ISSUES

Impact upon the preservation of the listed building or its setting or any features of special architectural and/or historic interest.

CONSULTATION RESPONSES

Conservation - The Conservation Officer advised that the application relates to part of a Grade II listed former Victorian stable range, forming a high‑quality courtyard group associated with Manton House. The proposals include internal alterations and external changes to the outer (south‑west) elevation, which has previously been altered.

In the initial response, concern was raised regarding the cumulative impact of further interventions to this elevation, particularly the number of rooflights and the introduction of a horizontal window, which were considered to risk further weakening the appearance of the listed building. It was noted that, despite previous alteration, the elevation remains sensitive to additional change. The proposed dormer was supported in principle, subject to appropriate detailing to match the existing feature.

Following further discussion and the submission of amended plans, the Conservation Officer confirmed that the revisions addressed the earlier concerns. The amended scheme was considered to achieve a more balanced and coherent elevation, reducing visual clutter and limiting harm. The Officer concluded that the proposal would result in no harm to the overall significance of the listed building, subject to conditions relating to joinery details, the correct formation of new openings, and confirmation that an existing rooflight has been removed as part of the overall scheme.

Preshute Parish Council – “Two parish councillors visited the site and met Mr Sangster. The alterations are the opposite side from the listed stable courtyard and are not overlooked by any properties. The new dormer will match existing. The internal alterations involve the removal of stud walls. Which has no effect on the red brick external stonework. The property is predominantly set within its own garden. The parish council supports this planning permission.”

REPRESENTATIONS  

In accordance with the requirements of Section 5(1) of the Planning (Listed Buildings and Conservation Areas) Regulations 1990 (as amended) the application for listed building consent was publicised by way of:

· A site notice displayed near the site;
· An advertisement placed in the local press.

These methods were used to inform interested parties and to allow a statutory consultation period of 21 days for representations to be submitted.

No letters of representation had been received at the time of writing this report. 

ASSESSMENT
In accordance with Section 16(2) of the Planning (Listed Buildings and Conservation Areas) Act 1990, special regard has been given to the significance of the listed building, including its architectural and historic interest, and the desirability of preserving both the building and its setting. Relevant policies within the National Planning Policy Framework (NPPF), particularly Section 16: Conserving and Enhancing the Historic Environment, have also been taken into account. These policies require that any harm to the significance of a designated heritage asset must be clearly justified and weighed against the public benefits of the proposal.

Information considered/submitted
Paragraph 207 requires that applicants describe the significance of any heritage assets affected, including any contribution made by their setting. This should include sufficient information to provide a clear understanding of the significance of the heritage asset and its setting and the potential impact of any proposals on that significance.

The application is supported by a range of plans and documents, including existing and proposed floor plans and elevations, a location plan, site plan, and a Planning, Design and Access Statement incorporating a Heritage Assessment. The submitted drawings clearly illustrate the nature and extent of the proposed works and allow for a full understanding of the impact of the development on the listed building and its setting.

The Heritage Assessment provides appropriate background to the significance of the listed building and explains how the proposals have been developed to minimise harm, including through amendments made during the application process. Additional product information has also been submitted in relation to proposed rooflights, confirming their conservation‑style appearance.

Having regard to the minor and contained nature of the proposal, it is considered that the information submitted is sufficient and proportionate to the development proposed and provides an adequate basis upon which to assess the application against relevant planning and heritage policies. No further information is required to determine the application.

Assessment of significance: 
According to the National Planning Policy Framework (NPPF), significance is defined 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 further categorises significance into four key values:

· Evidential – the potential of the asset to yield evidence about past human activity.
· Historic – the ways in which the asset illustrates aspects of history.
· Aesthetic – the sensory and design qualities of the asset.
· Communal – the meanings and associations attached to the asset by people.
	
The significance of the Grade II listed stable range lies largely in its historic and aesthetic value as part of a late‑nineteenth‑century purpose‑built stable complex associated with the former Manton Estate. The asset’s significance is derived principally from its overall form, architectural composition and legibility as a planned courtyard group, particularly when experienced from the inner courtyard where historic character and detailing are best preserved. The evidential value of the part of the building affected by the proposal is limited, as the first‑floor accommodation has been subject to substantial twentieth‑century alteration and retains little historic fabric internally. The communal value of the asset is also limited, given its location within a private estate and lack of public access. As such, the significance of the listed building is primarily expressed through its historic function and aesthetic qualities, rather than the detailed fabric or internal layout of the areas subject to alteration.

Impact of proposals on the significance and setting of the building/structure:
Understanding the impact of proposed works on a listed building requires a careful and proportionate assessment of how those changes affect the asset’s heritage significance and its setting. This includes both the physical alterations to the building itself and any changes to its spatial or visual relationship with surrounding structures or spaces.

The significance of a heritage asset is not static; it is shaped by its architectural, historic, and communal values, and by how these are experienced in context. Therefore, any intervention must be considered in light of the asset’s identified significance, with attention given to both potential harm and benefits. Benefits may include repairs that support the long-term conservation of the building, improved energy performance, or enhanced public access and understanding.

This assessment is grounded in the statutory duty under Section 16 of the Planning (Listed Buildings and Conservation Areas) Act 1990, which requires special regard to be given to the desirability of preserving the building and its features of special interest. It is also informed by national policy, particularly paragraphs 199–208 of the National Planning Policy Framework (NPPF), and relevant local heritage policies and guidance.

The proposed works have been assessed having regard to the significance of the listed building, which lies primarily in its historic and aesthetic value as part of a planned Victorian stable courtyard, rather than in the detailed fabric or internal layout of the first‑floor accommodation.
The internal alterations would largely affect modern partitions and finishes resulting from twentieth‑century conversion works. As such, they would not result in the loss of historic fabric or features that contribute to the building’s significance. The historic plan form of the stable range is already altered in this location, and the proposed reconfiguration would not further erode the legibility of the asset.

Externally, the proposal would introduce limited alterations to the outer elevation, which has previously been subject to change and makes a more limited contribution to the building’s overall aesthetic significance. No alterations are proposed to the inner courtyard elevation, where the historic and aesthetic value of the asset is most strongly expressed. The amended design has reduced the extent of intervention and rationalised roof features, and the Conservation Officer has confirmed that the scheme would result in no harm to the overall significance of the listed building, subject to conditions securing appropriate detailing and implementation.

The proposal would deliver modest benefits in terms of the continued viable residential use and upkeep of the building, supporting its long‑term conservation without compromising its significance.

Having regard to Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990, Section 16 of the NPPF, and Core Policy CP58 of the Wiltshire Core Strategy, it is considered that the proposed works would have a neutral impact on the significance of the listed building, preserving its historic and aesthetic value. No harm has been identified that would require further justification or mitigation beyond the conditions recommended.

Impact on Ecology 
While Section 16 of the Planning (Listed Buildings and Conservation Areas) Act 1990 does not explicitly reference protected species, Local Planning Authorities have a statutory duty to consider potential impacts on protected species when determining applications. This responsibility arises from broader environmental legislation and national planning policy and must be taken into account where relevant.

	[bookmark: _eca03b1d_d44b_4219_86b2_4f942b1775ec][bookmark: _3da55a7a_6ec5_447d_ba42_52c23e1884e6]Does the site or proposed development possess/impact on any of the features where
protected species are likely to be present (assessed against Natural England’s standing
advice) and where species are likely to be found?
	
	

	
	Y / N / NA

	(a)
	Does the site or proposed development possess/impact on any of the features where protected species are likely to be present (assessed against Natural England’s standing advice) and where species are likely to be found?
	NA

	(b)
	If yes, has a protected species survey been submitted?
	NA

	(c)
	If yes, does the survey show a detailed consideration of ecological impacts, wildlife mitigation and the creation, restoration and enhancement of wildlife corridors to preserve and enhance biodiversity in accordance with the standing advice?
	NA



Comments (if any): The ecological impacts of the proposal have been considered under the accompanying application for full planning permission. 


CONCLUSION

The NPPF confirms that when considering the impact of a proposed development on the significance of a designated heritage asset, great weight should be given to the asset’s conservation (and the more important the asset, the greater the weight should be). It makes clear that any harm to a designated heritage asset requires clear and convincing justification. 

The overall impact of the proposals on heritage assets will be neutral. On this basis no specific justification is required however it is considered the works will assist in securing the future use of a heritage asset in support of its long-term conservation. The requirements of current conservation legislation, policy or guidance are considered to be met. 


RECOMMENDATION:
That Listed Building Consent be GRANTED, subject to conditions. 

