APPLICATION FOR LISTED BUILDING CONSENT 
OFFICER DELGATED REPORT

	APPLICATION REFERENCE:
	PL/2026/00619

	APPLICATION TYPE:
	Listed building consent (Alt/Ext)

	SITE ADDRESS:
	Loaf Cottage, 2 Sandy Lane, Chippenham, SN15 2PZ

	DESCRIPTION OF WORKS:
	Replacement of two kitchen window frames and one bathroom rooflight

	RECOMMENDATION:
	Approve with Conditions



SITE DESCRIPTION/CONTEXT

The subject property is a Grade II listed, early C19 cottage, possibly rebuilt on the site of an earlier cottage, within a small hamlet on the Bowood estate. At one and a half storeys, the cottage is built of ironstone rubble under a thatched half hipped roof. The Historic England listing notes flush stone-mullioned windows with leaded lights, ‘probably replacing iron casements.’ Many of the surrounding buildings are also listed and all contribute strongly to the Sandy Lane Conservation Area. 

PROPOSAL

The proposal is to replace two kitchen windows, on the NW and SW elevations, with thicker units to match. Other windows in the property have previously been replaced in white finished aluminium, with applied (faux) lead cames. 

Both windows are currently 12mm thick DG steel casements. 18mm aluminium DG casements are proposed, with details to match the previously replaced aluminium windows elsewhere in the building, installed within the retained stone mullions.

The works also include the replacement of an existing rooflight.

RELEVANT PLANNING HISTORY

	[bookmark: _bc9eaa23_7b84_4e11_8860_67eb8bbe0c9e]

	Proposal / Summary

	13/05517/TCA - Work to Trees in a Cons Area Decision - NOOBJECT Date: 2/1/2014 – Crown Lift to 5 Metres and Crown Reduction of 20% to Multi Stemmed Sycamore

	N/03/02595/LBC - Listed building consent Decision - Refused Date: 11/11/2003 – EXTENSION TO PROVIDE FIRST FLOOR BATHROOM AND GROUND FLOOR CONSERVATORY FOLLOWING DEMOLITION OF MODERN ADDITIONS

	N/05/00476/LBC - Listed building consent – Retrospective Application for Alterations to Boundary Wall and Insertion of Gate

	15/02161/LBC - Unknown – Erection of an apex shed

	N/03/02594/FUL - Full planning permission Decision - Refused Date: 11/11/2003 – EXTENSION TO PROVIDE FIRST FLOOR BATHROOM AND GROUND FLOOR CONSERVATORY

	N/12/00905/S73A - Full planning permission Decision - Approve with Conditions Date: 7/6/2012 – Retention of Gate

	N/12/00892/LBC - Listed building consent Decision - Approve with Conditions Date: 7/6/2012 – Retention of Gate

	14/11540/TPO - Work to TPO Trees Decision - Approve with Conditions Date: 19/1/2015 – Sycamore - Remove 3 lower branches to give more light in garden.

	20/06585/PREAPP - Pre-Application enquiry Decision - Pre-App Response Date: 11/9/2020 – Relocation 1 x Bathroom to the first floor, to what is currently a bedroom.  Remove previously approved sunroom, replace with an extension.

	K/46548/T - Work to TPO Trees Decision - Approve with Conditions Date: 5/12/2003 – TPO 222 W1.  Fell 7 Sycamore.  Crown raise Sycamore & Horse Chestnut.  Thin young saplings.  Fell 2 Sycamore.  Crown reduce 1 Sycamore by 25%.

	K/39317/T - Work to TPO Trees Decision - Approve with Conditions Date: 9/6/2000 – Deadwood and reshape 3 Sycamores.  Remove 2 dead Pine.

	21/01362/FUL - Full planning permission Decision - Approve with Conditions Date: 26/5/2021 – Replacement of part of existing modern rear extension with new and enlarged garden room structure plus relocation of existing bathroom from ground floor to first floor together with related minor alterations.

	21/01927/LBC - Listed building consent Decision - Approve with Conditions Date: 26/5/2021 – Replacement of part of existing modern rear extension with new and enlarged garden room structure plus relocation of existing bathroom from ground floor to first floor together with related minor alterations.

	ENQ/2025/01592 - Pre-Application enquiry Decision - Pre-App Response Date: 17/11/2025 – Replace two kitchen windows and one bathroom rooflight

	K/39301/T - Work to Trees in a Cons Area Decision - Refused Date: 7/6/2000 – Fell clump of Sycamore and replace with Oak/Cherry/Ash

	K/50940/F - Full planning permission Decision - Approve with Conditions Date: 12/11/2004 – Change of use of land from forestry to a woodland garden

	N/04/02919/LAC - Notification Decision - Object Date: 1/11/2004 – CHANGE OF USE OF LAND FROM FORESTRY TO WOODLAND GARDEN

	N/12/03166/TCA - Work to Trees in a Cons Area Decision - Approved Date: 6/11/2012 – Fell 1 Japanese Larch & 1 Scots Pine

	PL/2021/04531 - Householder planning permission Decision - Approve with Conditions Date: 28/6/2021 – Alterations to existing curtilage Listed Garage/Annexe building to convert to Home Offices

	PL/2021/05072 - Listed building consent Decision - Approve with Conditions Date: 28/6/2021 – Alterations to existing curtilage Listed Garage/Annexe building to convert to Home Offices

	PL/2026/00619 - Listed building consent (Alt/Ext) – Replacement of two kitchen window frames and one bathroom rooflight

	

	




RELEVANT LEGISLATION, POLICIES AND GUIDANCE [delete as required]
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.

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.

1. 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

The Parish Council do not object.

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.


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.

This includes detailed plans in the case of this application.

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.

In this case the significance of the building lies largely derives from its historic fabric and its architectural design in the picturesque style, which makes a significant contribution to the character and appearance of this C19 estate village. 

The leaded lights in stone mullioned surrounds are a key element of this picturesque design and, while the existing window fittings are modern and therefore of no intrinsic significance they do contribute to the character and picturesque style of the house, and it is important that any future replacement windows match the existing in design. A site visit confirmed that no original windows survive. 


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 212-221 of the National Planning Policy Framework (NPPF), and relevant local heritage policies and guidance.

It is proposed to replace the steel DG 12mm units with 18mm DG aluminium units. Technical details have been submitted these confirm  that new windows will match those previously installed elsewhere in the property. 

It is not always possible for aluminium frames to replicate the details of steel or iron and, given that the replication of details is desirable to ensure preservation of character and uniformity of window design.

The existing rooflight is located within a modern flat-roofed extension. It is of modern materials and inappropriate design and the replacement with a more traditionally detailed metal rooflight, replicating those in the modern extension, is uncontroversial.

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/A

	(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



Comments (if any):


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 the following conditions:
Standard Time Scales 
Approved Plans
