APPLICATION FOR LISTED BUILDING CONSENT 
OFFICER DELGATED REPORT

	APPLICATION REFERENCE:
	PL/2025/08651

	APPLICATION TYPE:
	Listed building consent (Alt/Ext)

	SITE ADDRESS:
	NETHERBY COTTAGE, HAZELBURY HILL, BOX, CORSHAM, SN13 8LB

	DESCRIPTION OF WORKS:
	Removal of urea foam to underside of roof tiles replacement with modern insulation solution. Restoring 1no. historical window and replacement of 2no. rotting roof light. Internal reworks to second floor including required structural intervention, re-flooring and refinishing of ceiling and walls.

	RECOMMENDATION:
	



SITE DESCRIPTION/CONTEXT

Netherby Cottage is Grade II listed, it was designated on the  24th July 1985: the site is within the Box Conservation Area.

The property sits at the bottom of Hazlebury Hill, on the corner junction with Quarry Hill.

The property is mixture of squared Rubble Stone ashlar detailing the site has 2 visible stories with ancillary accommodation within the roof void. The proper is of a traditional 18th century appearance.

The list entry described the building as being formed from two cottage visual and map evidence shows the proposed mare original been three of more when viewed form the South West.


The list entry, for means of identification purposes only, provides the following description:

Two houses, now one, early to mid C18. Right side is squared rubble with unusual bands of triangular stones, stone tile roof, coped gables and north end stack. Two storeys and attic. First floor central 3-light recessed cyma-moulded mullion window with flush cyma-moulded single light to right. Ground floor central plank door in chamfered surround with recessed cyma-moulded 3-light window to left and similar 2-light to right, all under continuous hoodmould. End wall has 2-light attic and first floor recessed cyma-moulded windows, hoodmould to first floor window. Left side is ashlar fronted with rubble stone north wall, L-plan with coped east gable and roof hipped at angle. Large ridge stack on rear wing. Front has floor band and 2 flush cyma-moulded 3-light
first floor windows and altered ground floor with door, 3-light window under timber lintel and long timber lintel overuc20 bullseye window and 2-light window. North side has 3-ligh-t flush cyma-moulded upper window, ground floor door with inserted window and long 12- pane window under timber lintel. East gable end has attic 2-light recessed ovolo-moulded window with dripstone. Front room has large Tudor-arched stone rear-wall fireplace.se, late Ct.” (List entry no. 1181469)

PROPOSAL

Removal of urea foam to underside of roof tiles replacement with modern insulation solution. 

Restoring 1no. historical window to the North East Gable of the Building 

Replacement of 2no. roof lights to the rear roof sloop of the building with Conservation Metal Rooflights . 

Internal reworks to second floor of the building to subdivide the roof void to form an additional bathroom.   Structural intervention within the floor structure of the attic flooring and refinishing of ceiling and walls under.

RELEVANT PLANNING HISTORY

	[bookmark: _bc9eaa23_7b84_4e11_8860_67eb8bbe0c9e]

	Proposal / Summary

	PL/2021/09866 - Listed building consent Decision - Approve with Conditions Date: 12/5/2022 – New doorway on first floor and blocking up existing doorway. New doorway to garden. Demolition and rebuilding of garden wall in materials to match and new garden decking.

	N/87/02835/LBC - Listed building consent Decision - Approved Date: 18/1/1988 – ALTERATIONS TO SKY LIGHTS

	N/93/00402/LBC - Listed building consent Decision - Approved Date: 4/5/1993 – REPLACE OPEN TREAD STAIRCASE  AND INTERNAL ALTERATIONS REPLACE STAIRCASE/ALTERATIONS

	N/02/02411/LBC - Listed building consent Decision - Approve with Conditions Date: 29/11/2002 – EXTERNAL ALTERATIONS TO REAR ELEVATION AND ERECTION OF DECKING

	N/95/00105/LBC - Listed building consent Decision - Approved Date: 16/2/1995 – INTERNAL WORKS TO REPLACE     EXISTING STAIRS INTERNAL WORKS

	N/94/02393/LBC - Listed building consent Decision - Withdrawn Date: 20/2/1995 – AFFIX STREET NAMEPLATE AFFIX STREET NAMEPLATE

	N/95/00104/LBC - Listed building consent Decision - Approved Date: 1/3/1995 – INSTALLATION OF BATHROOM IN   FIRST FLOOR BEDROOM AND       ERECTION OF STUD PARTITION TO FORM CORRIDOR IN MAIN BEDROOM. BATHROOM & STUD PARTITION

	N/94/02236/LBC - Listed building consent Decision - Approved Date: 5/1/1995 – ATTACHED OUTSIDE LIGHT TO     DWELLING ATTACH OUTSIDE LIGHT TO DWLG

	N/09/01346/LBC - Listed building consent Decision - Approve with Conditions Date: 1/10/2009 – Repair to Front Wall of House

	ENQ/2025/00084 - Pre-Application enquiry Decision - Approve Date: 13/2/2025 – Proposal of the re-instating of 1no. window.  Removal of Urea-foam insulation from underside of roof tiles.  Removal of non-original structure unfit for purpose and replacement with modern structural elements where necessary.  Implementation of 1no. hippe

	15/10779/PREAPP - Pre-Application enquiry Decision - Pre-App Response Date: 20/11/2015 – Redevelopment of Industrial site for Residential Use

	17/09403/OUT - Outline Planning Decision - Withdrawn by Applicant Date: 4/9/2023 – Outline Planning Permission with Regard to Access, Scale, Layout and Phasing of Proposed Redevelopment of Industrial Site for Residential Use

	N/02/02214/LBC - Listed building consent Decision - Approve with Conditions Date: 29/11/2002 – GENERAL REPAIRS AND MINOR INTERNAL AND EXTERNAL WORKS INCLUDING RENEW ROOF STRUCTURES TO SINGLE STOREY RANGE AND PORCH; RENEW EXISTING WINDOWS AND DOORS; NEW CENTRAL HEATING SYSTEM AND REPLACE CEILINGS

	N/03/00294/TCA - Work to Trees in a Cons Area Decision - Approved Date: 11/3/2003 – TREE FELLING AND SURGERY WORK

	N/04/02350/FUL - Full planning permission Decision - Approve with Conditions Date: 17/11/2004 – ERECTION OF PORCH AND REROOFING OF UTILITY/STORE BUILDING TO INCORPORATE GARDEN STORE ON NEIGHBOURING PROPERTY

	N/04/03330/LBC - Listed building consent Decision - Approve with Conditions Date: 13/1/2005 – REPLACEMENT OF TIMBER BEAM AND TWO FIREPLACES IN SITTING ROOM

	N/05/00055/LBDC - Listed building consent Decision - Approved Date: 14/3/2005 – Discharge of Conditions on 04.02350.FUL - Joinery Details (2.1), Slates (2.2), Eaves and Verge Details (2.3) and Paint (3)

	N/09/01083/TCA - Work to Trees in a Cons Area Decision - Approved Date: 29/7/2009 – Fell 8 Leyland Cypress Trees

	N/10/00805/FUL - Full planning permission Decision - Approve with Conditions Date: 23/4/2010 – Rebuilding of Boundary Wall & Increase in Height to 2 Metres

	N/10/00817/LBC - Listed building consent Decision - Approve with Conditions Date: 23/4/2010 – Rebuilding of Boundary Wall and Increase Height to 2 Metres

	N/10/01735/TCA - Work to Trees in a Cons Area Decision - Approved Date: 29/6/2010 – Fell 2 Conifer Trees and 1 Elm Tree

	N/12/04168/FUL - Full planning permission Decision - Withdrawn Date: 5/3/2013 – Reconstruction of Existing East Stone Wall, Extending it to same Height as the Adjoining South Wall.

	N/12/04172/LBC - Listed building consent Decision - Withdrawn Date: 5/3/2013 – Reconstruction of Existing East Stone Wall, Extending it to same Height as the Adjoining South Wall.

	PL/2023/09195 - Full planning permission Decision - Approve with Conditions Date: 16/5/2024 – Redevelopment of existing industrial site to facilitate restoration, renovation and creation of 2no. dwellings and 2no. self-contained holiday units, including airsource heat pumps & in-roof photovoltaic panels, together with external swimming pool, lands

	PL/2025/08651 - Listed building consent (Alt/Ext) – Removal of urea foam to underside of roof tiles replacement with modern insulation solution. Restoring 1no. historical window and replacement of 2no. rotting roof light. Internal reworks to second floor including required structural intervention, re-floor

	ENF/2024/00811 - Alleged breach of Condition 03 of PL/2023/09195 relating to Construction Method Statement - J Price Bath Ltd, Quarry Hill, Box, Corsham SN13 8LH – Removal of urea foam to underside of roof tiles replacement with modern insulation solution. Restoring 1no. historical window and replacement of 2no. rotting roof light. Internal reworks to second floor including required structural intervention, re-floor

	

	




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.  

Section 72(1) of the Planning (Listed Building and Conservation Areas) Act 1990 also requires the Council to pay special attention to the desirability of preserving or enhancing the character or appearance of designated Conservation Areas. 

[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.

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).


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

The Box  Parish Box Council raise no objection to the works.
 
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.


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.

In order to be acceptable, the application needs to be assessed against the following criteria:

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 accompanied by detailed plans, a Heritage Impact Statement, Design and Access Statement and a Structural Engineer’s Report. The applicant has also supplied a detailed schedule of works detailing how the Urea Foam insulation will be removed from the under side of the roof.

Paragraph 208 also provides for the local planning authority to make its own assessment of impact and the following heritage recommendations are offered on this basis. 


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 Netherby Cottage is attributed to its origins as group of 18th Century Cottages that have evolved over time. The floor plan of the building shows evidence of two separate internal stair cores corresponding to evolution of the building to form the current family home.

The majority of works are limited to left hand section of the building when viewed from the Street, the main roof timbers within this section of the building are mostly exposed the rafters currently concealed under the Urea Foam. The existing roof timber provide clues as to the age and form of the buildings original construction and evidence of tradition carpentry methods.

The roof void provides evidence of previous domestic accommodation in the presence of drainage adjacent to the existing window in the North East gable and remnants of plaster surrounding the window.  


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 works are generally as discussed at Pre-application stage where the LPA confirmed in principle the acceptability of the removal of the Urea Foam Insolation and the reuse of the attic void as habitable accommodation.

This is on the basis firm evidence has been provided to show that the attic has been used as part of the accommodation of the domestic residence. 

The proposed structural works are generally considered beneficial as these will allow the optimum viable use of the attic void as part of the domestic use of the wider building. The works will consolidate the existing fabric of the building and assist with the longevity of the building as a Heritage Asset.

The submitted information and the inspection of the building by my colleague at Pre-application stage confirm the need for remedial works to the existing rooflights and gable window as these were identified as in a poor condition and in need of refurbishment to maintain the envelop of the building.

The proposed ventilation to serve the proposed bathroom would be located to the rear of the property and is of a discrete format – as a result it will not impact of the visual qualities of the building. 

The application lackS sufficient information to confirm the quality and visual characteristics of the new/replacement window to the gable end this can be addressed via an appropriately worded condition.



Impact on Ecology 
While Sections 16 and 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 do 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?
	y

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

	(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?
	y




CONCLUSION

In this case, the impact of the proposals on heritage assets will be largely positive and the requirements of current conservation legislation, policy or guidance are considered to be met. 

In this case the proposals will also result in considerable heritage benefits by virtue of the proposed investment in repair and upgrading/structural repair which will help to secure the future/stability of the building /via facilitating the optimum viable use.  


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

1) The works for which Listed Building Consent is hereby granted shall be begun
before the expiration of three years from the date of this consent.

REASON: To comply with the provisions of Section 18 of the Planning (Listed
Buildings and Conservation Areas) Act 1990 as amended by the Planning and
Compulsory Purchase Act 2004.

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

Received on the 2/03/2026 -
Method Statement for the Removal of the Urea Foam Insulation.
Large-Scale Details of the Proposed New Rooflight
Received on the 30/10/2025
Bat Survey
Heritage Report
Structural Engineers Report
Design and Access Statement
758 3 00 Location Plan
758 3 01 Existing Site Plan
758 3 02 Existing Ground Floor Plan
758 3 04 Existing Second Floor Plan
758 3 05 Existing Roof Plan
758 3 14 1 Proposed Second Floor Plan (Enlarged Area)
758 3 14 Proposed Second Floor Plan
758 3 12 Proposed Ground Floor Plan
758 3 16 Proposed South and North Elevations
758 3 06 Existing South and North Elevations
758 3 15 Proposed Roof Plan
758 3 08 Existing Sections
758 3 07 Existing Elevations West and East
758 3 13 Proposed First Floor Plan
758 3 17 Proposed Elevation West and East.

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


3) All new repair works and making good to the retained fabric, shall match the existing original work adjacent in respect of methods, detailed execution and finished appearance unless otherwise approved in writing by the Local Planning Authority.

Reason - To ensure that special regard is paid to protecting the special architectural and historic interest and integrity of the building under Section 16 of the Planning (Listed Buildings and Conservation Areas) Act 1990.

4) Before work begins in respect of the refurbishment of the Second Floor Gable window , drawings to a minimum scale of 1.10, fully detailing the detailed construction of the replacement windows including cross sections of the frame, glazing bar, cill and head, these shall be approved in writing by the Local Planning Authority and installed incompletely in accordance with the approval.

Reason - To ensure that special regard is paid to protecting the special architectural
and historic interest and integrity of the building under Section 16 of the Planning
(Listed Buildings and Conservation Areas) Act 1990.

5) All new partitions shall be designed designed so they can be removed in the future without damaging the original historic fabric of the roof structure. New walls should not cut through historic features like such as rafters and purlins they should be "scribed" around them.

REASON: In the interests of preserving the character and appearance of the
listed building and its setting.
