APPLICATION FOR LISTED BUILDING CONSENT 
OFFICER DELGATED REPORT

	APPLICATION REFERENCE:
	PL/2026/00430

	APPLICATION TYPE:
	Listed building consent (Alt/Ext)

	SITE ADDRESS:
	Avon House, Langley Park, Langley Park Way, Chippenham, SN15 1GG

	DESCRIPTION OF WORKS:
	Demolition of the poor-quality late 20th century extensions to Avon House and the adjacent Barn structure along with the reinstatement and conservation repair of the exposed historic stone elevations exposed following demolition works.

	RECOMMENDATION:
	Approve with Conditions



SITE DESCRIPTION/CONTEXT

Avon House is a former rural farmhouse with origins in the late 17th/early 18thcentury which is now encircled by the buildings and hard landscaping of the industrial and commercial estates of Langley Park And Wavin UK.

Avon House lies adjacent to Cocklebury Lane in the northern section of Langley Park. 
It is surrounded by a small area of green space with mature trees, and beyond this 
lies the built structures and hard landscaping of the commercial business estate.

The modern  extensions attached to the Listed Building and the substantial erosion of its setting 
(associated both with the loss of the wider rural landscape and modern development in the 
immediate setting) detracts from its special interest which is found to be modest and largely 
informed by evidential and historic values implied within the Building’s envelope and fabric.

Avon House does not lie within or near a Conservation Area,

PROPOSAL

Demolition of modern (20th Century) Additions to the Main Building and the Associated former Barn

RELEVANT PLANNING HISTORY

	[bookmark: _bc9eaa23_7b84_4e11_8860_67eb8bbe0c9e]

	Proposal / Summary

	15/03429/FUL - Full planning permission Decision - Approve with Conditions Date: 29/6/2015 – Buried High Voltage Grid Connection Cable from Castle Combe Solar Farm to Chippenham Electricity Substation (Retrospective)

	15/03921/PREAPP - Pre-Application enquiry Decision - Pre-App Response Date: 16/7/2015 – Masterplan Comprising Approximately 33,000 sqm of Existing Employment (B1 and B2) Floorspace and Approxmately 5,100 sqm New Employment (B1) Floorspace, a Small Cafe (A3), a Local Foodstore (A1),  Hotel (C1) and a Mix of Residential Units (C3), Including H

	15/12797/SCO - Scoping Opinion following a screening opinion Decision - OPIN- Screening Opinion Date: 2/2/2016 – Scoping Opinion Relating to Mixed Use Redevelopment Scheme

	16/03515/OUT - Outline Planning Decision - Approve with Conditions Date: 11/1/2017 – Outline Application for the demolition of existing buildings and redevelopment to provide up to 400 units (C3); a 69 bed hotel (C1) with cafe (A3) up to 199 sqm; a discount foodstore (A1) of up to 1,741 sqm; B1, B2 & B8 floorspace (up to 13,656 sqm) and h

	16/05320/LBC - Listed building consent Decision - Approve with Conditions Date: 9/9/2016 – Demolition of Modern Extension to Avon House & Barn & Demolition of the Nissen Hut

	17/08154/PREAPP - Pre-Application enquiry Decision - Pre-App Response Date: 21/12/2017 – Reserved Matters Application Pursuant to Outline Ref: 16/03515/OUT. Application for 198 Residential Units.

	19/05335/DOC - Approval of details reserved by a condition Decision - Approved Date: 22/8/2019 – Discharge of conditions 4 & 8 of planning application 16/03515/OUT (Outline Application for the demolition of existing buildings and redevelopment to provide up to 400 units (C3); a 69 bed hotel (C1) with cafe (A3) up to 199 sqm; a discount foodstore (A1)

	19/08832/DOC - Approval of details reserved by a condition Decision - Partial Discharge of Condition(s) Date: 9/10/2019 – Discharge of condition 15 of application 16/03515/OUT

	19/09681/DOC - Approval of details reserved by a condition Decision - Partial Discharge of Condition(s) Date: 1/11/2019 – Discharge of conditions 9, 11, 12, 13 & 14 on 16/03515/OUT

	19/10783/DOC - Approval of details reserved by a condition Decision - Approved Date: 4/12/2019 – Discharge of condition 30 on 16/03515/OUT

	ENQ/2021/04231 - Pre-Application enquiry Decision - Pre-App Response Date: 9/12/2021 – Redevelopment of the site including part demolition of Littelfuse warehouse and replacement extension to front; demolition of later additions to, and renovation of Avon House listed building; erection of four commercial buildings comprising seven E(g)iii

	ENQ/2025/00391 - Pre-Application enquiry Decision - Pre-App Response Date: 19/5/2025 – Mixed-use redevelopment of the site for residential and commercial uses (outline application)

	N/04/03366/FUL - Full planning permission Decision - Approve with Conditions Date: 26/1/2005 – EXTERNAL ALTERATIONS AND CREATION OF FIVE ADDITIONAL PARKING SPACES

	N/05/01467/SCR - Screening Opinion - TCPA EIA 2006 Decision - OPIN- Screening Opinion Date: 28/6/2005 – Screening Opinion - Mixed Use Development, Retail, Leisure and Residential

	N/05/02614/SCO - Scoping Opinion following a screening opinion Decision - OPIN- Screening Opinion Date: 22/11/2005 – Scoping Opinion - Mixed Use Development

	N/13/01776/OUT - Outline Planning Decision - Withdrawn Date: 17/4/2015 – Demolition and Redevelopment of Land at Langley Park and Extension and Refurbishment of Hathaway Retail Park for up to 115 Residential Units, Food and Goods Retail Units, Multi Storey Car Park, Leisure and Hotel, Industrial Units. Highway Improvements to

	N/13/01856/CAC - Demolition in a conservation area Decision - Withdrawn Date: 4/3/2014 – Demolition of Single Storey Retail Units

	N/91/01899/LBC - Listed building consent Decision - Approved Date: 22/10/1991 – INSTALLATION OF NEW DISABLED  TOILET IN EXISTING TOILET     FACILITIES

	N/93/01773/FUL - Full planning permission Decision - Approved Date: 2/11/1993 – RELOCATION OF EJECTOR TESTING TOWER FROM WITHIN THE FACTORY TO NEW AREA RELOCATION OF TESTING TOWER

	N/94/01578/FUL - Full planning permission Decision - Approved Date: 12/9/1994 – ELEVATE ONE ROOF SECTION OF   EXISTING BUILDING AND ENCLOSE FOUR SIDES ELEVATE ROOF ENCLOSE SIDES

	PL/2023/06726 - Approval of details reserved by a condition Decision - Withdrawn by Applicant Date: 4/10/2023 – Discharge of Condition 7 of 16/03515/OUT Relating to Landscape Detail

	PL/2023/07104 - Approval of details reserved by a condition Decision - Approve Date: 18/1/2024 – Discharge of Condition 12 of 16/03515/OUT (Outline Application for the demolition of existing buildings and redevelopment to provide up to 400 units (C3); a 69 bed hotel (C1) with cafe (A3) up to 199 sqm; a discount foodstore (A1) of up to 1,741 sqm; B1,

	PL/2023/07105 - Approval of details reserved by a condition Decision - Partial Discharge of Condition(s) Date: 3/10/2023 – Discharge of Condition 15 of 16/03515/OUT (Outline Application for the demolition of existing buildings and redevelopment to provide up to 400 units (C3); a 69 bed hotel (C1) with cafe (A3) up to 199 sqm; a discount foodstore (A1) of up to 1,741 sqm; B1,

	PL/2023/08264 - Approval of details reserved by a condition Decision - Withdrawn by Applicant Date: 1/12/2023 – Discharge of Condition No 27 on 16/03515/OUT (Outline Application for the demolition of existing buildings and redevelopment to provide up to 400 units (C3); a 69 bed hotel (C1) with cafe (A3) up to 199 sqm; a discount foodstore (A1) of up to 1,741 sqm; B

	PL/2023/10139 - Approval of details reserved by a condition Decision - Approve Date: 4/10/2024 – Discharge of Condition No 13 and 14 on 16/03515/OUT - Outline Application for the demolition of existing buildings and redevelopment to provide up to 400 units (C3); a 69 bed hotel (C1) with cafe (A3) up to 199 sqm; a discount foodstore (A1) of up to 1,74

	PL/2023/10140 - Approval of details reserved by a condition Decision - Approve Date: 17/4/2025 – Discharge of Condition 8 - Landscape Phasing, Condition 28 - Details of Enclosures & Condition 29 of planning application 16/03515/OUT - Details of Estate Roads-Outline Application for the demolition of existing buildings and redevelopment to provide up t

	PL/2024/10953 - Approval of details reserved by a condition Decision - Approve Date: 8/1/2025 – Discharge of condition 27 (Materials) relating to application 16/03515/OUT

	PL/2024/11557 - Approval of details reserved by a condition Decision - Partial Discharge of Condition(s) Date: – Discharge of conditions 7 (Landscaping), 9 (Landscaping), 11 (Water supplies for fire fighting), 27 (Materials), 28 (Design details) and 29 (External Works, roads, footpaths...) of 16/03515/OUT

	PL/2026/00430 - Listed building consent (Alt/Ext) – This application seeks Listed Building consent for the demolition of the poor-quality late 20th century extensions to Avon House and the adjacent Barn structure along with the reinstatement and conservation repair of the exposed historic stone elevations

	

	




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.

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.

Below is a summary of the representations received during the consultation period. In accordance with the provisions of the Planning (Listed Buildings and Conservation Areas) Act 1990, only matters relevant to the consideration of the building’s special architectural or historic interest have been taken into account in the assessment of this Listed Building Consent application.

No objections were received in response to the scheme. 


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 applicant has provided a robust assessment of  the condition the existing building identifying the need for remdial works to address the deteriorating condition of the 20th Century Additions to the original Farmhouse. The applicant has also provided a robust assessment of the significance of the building complex and identify the elements of the building which contribute to its significance. 

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. It should be noted that the case officer is familiar with the site and condition of the building due to previous site inspections.


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.

In this case the significance of the building lies largely with its ofign

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 Listed Building retains historic value in terms of physical form and fabric which offers illustrative information on its function and role as a farmhouse then dwelling house. The 20th century works have resulted in the loss and obscuring of visual and archaeological information from which to understand and appreciate it. 

Whilst the Building has been converted to offices, the conversion appears to have been relatively light touch, though key historic features such as fireplaces have been removed. However the basic historic planform, structural building envelope and associated masonry and timber fabric as survived largely intact, including principal timbers in the roof trusses, 

In the barn, evidential information has been greatly compromised by the wholesale conversion and alteration of the structure from a functional farm building into a suite of offices, meaning both planform and fabric have been severely affected. 

The level of aesthetic value of the building group  is relatively modest given there appears to be 
no inherent architectural design intent however its is generally a characterful building in the Wiltshire historic rural farmhouse vernacular. Its aesthetic value as a whole building composition is certainly diminished by the addition of the 20th century functional extensions which partly obscures elevations of the Building and erodes an overall appreciation of its historic appearance as a single, un-extended entity.  

The proposals to remove the existing modern additions is consider on balance to affect areas of the building which are consider to detract from the form of the original rural buildings and the removal of these features has the potential to enhance the form of the buildings by exposing their original form.

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?
	n

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

	(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?
	n/a




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:

