
APPLICATION FOR LISTED BUILDING CONSENT  

OFFICER DELGATED REPORT 

 
APPLICATION REFERENCE: PL/2026/03457 

APPLICATION TYPE: Listed building consent (Alt/Ext) 

SITE ADDRESS: Pumphouse Cottage, Crofton, Marlborough, SN8 

3DW 

DESCRIPTION OF WORKS: Removal of cement-based render to the south and 

west elevations of Pumphouse Cottage. 

RECOMMENDATION: Approve with Conditions 

 

SITE DESCRIPTION/CONTEXT 

Pumphouse Cottage is an historic building dating from the early 19th century, as a workman’s 

cottage within the Crofton Pumping Station site.  Built for the engineman to live on site, the main 

pumping station is a grade I listed building, which was built to enable and manage the movement 

of water for the Kennet and Avon Canal.  Whilst not listed in its own right, it is curtilage listed and 

forms part of a group of working buildings associated with the site, including a grade II* listed flue. 

 

The engines are the earliest steam beam engines still in working order. The pumping station is 

the key element in an important group of industrial and utilitarian monuments in Crofton, which 

also includes the reservoir outfall (q.v.) locks (q.v.), the Great Western Railway and a 1939-45 

pillbox. 

 

PROPOSAL 

Removal of cement-based render to the south and west elevations of Pumphouse Cottage. 

 

RELEVANT PLANNING HISTORY 

 

Proposal / Summary 

K/56288/F - Full planning permission Decision - Approve with Conditions Date: 1/5/2007 

– Erection of single storey timber clad hobby room 

K/39542 - Full planning permission Decision - Approve with Conditions Date: 26/7/2000 – 

Demolition of outhouse and rebuilding to provide dining room. 

PL/2023/07900 - Full planning permission Decision - Approve with Conditions Date: 

14/11/2023 – Change of use from vacant, former cottage tied to pumping station 

employment, to Kennet & Avon Canal Trust administration office on upper floor with 

visitor refreshment facilities on ground 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.  

 

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 

Historic England – ‘We suggest that you seek the views of your specialist conservation and 

archaeological advisors.’ 

 

Great Bedwyn Parish Council – no comment. 

 

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 representations received. 

 

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. 

 

• Heritage Statement 

• Design & Access Statement 

• Method Statement  

 

Combined, the three documents provide a good understanding of the relationship between this 

curtilage listed building and the key buildings within the site, which are of exceptional interest.  

The information provides a good level of information to set out and explain the rationale behind 

the proposal, and the intention to restore the brick elevations of this curtilage listed cottage in 

context with the whole site. 

 

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 with is relationship with the site as a whole, 

the site being an historic water pumping station, with steam fired boilers to drive the beam engines 

that pump the water in this historic canal system.  The engines are the earliest steam beam 

engines still in working order, and the pumping station is the key element in an important group 

of industrial and utilitarian monuments in Crofton.  They are brick-built industrial buildings, 

although the cottage itself is currently rendered in cement, beneath which the historic brickwork 

survives.  The cottage itself is quite simple, and it is its relationship with the other buildings within 

the complex that are part of its significance and contribution, visually and historically, to the 

industrial site as a whole. 

  

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. 

 

The proposal is to completely remove the cement render from the south and west elevations of 

the building.  Whilst the whole building, including the rear extension, are rendered, the works are 

focused on the south and west elevations.  If the works are successful on these two elevations, 

consideration will be given to removing it from the other two elevations. 

 

The Applicants have carried out trial removal areas of render since 2021, without the benefit of 

listed building consent.  This trial removal has extended to the lower half of the south elevation 

being removed.  The removal has been considered necessary due to the current render being in 

poor condition, with many cracks, causing damp issues within the building.   

 

There is photographic evidence of the building having render in c.1930, although the building has 

been subject to many changes over the years, such as being refenestrated, alterations to roof 

pitch, loss of tile hanging to gable of west elevation etc. 

 



The intention to remove the render will aim to reinstate the exposed brickwork the building is 

believed to have had originally, to match the other brick structures within the site.  This is a 

reasonable assumption, and it the reasoning to improve on the building’s aesthetic appearance 

within this important site is appreciated.  

 

The trial render removal has revealed some damaged brickwork to lower levels, but above the 

cills, the brickwork appears to be well preserved and not overly damaged by tool marks, 

particularly on the higher levels of the areas already exposed.  If the brickwork, once the render 

is removed, is in good condition, it will be left exposed.  If it is too poor, then the render will be 

renewed, but with lime render.  Damaged bricks at lower levels will be replaced with new or 

salvaged to match the existing. 

 

There may be some localised damage to brickwork, but based on the trial areas already done, 

the risk is considered to be relatively low. 

 

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. 

 
Does the site or pr oposed developm ent possess/im pact 
on any of the features where  
protected speci es are likely to be present (assess ed 
against Natural England’s standi ng  
advice) and w here s peci es 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/A 

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

(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? 

 

 

Comments (if any): 

N/A 

 

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.  

 

In this case, whilst there could be some localised damage to brickwork from the render removal, 

this is considered to be a low level risk based on the trials already undertaken.  Removing the 

inappropriate cementitious render will benefit the building’s fabric by improving the breathability 

of the fabric, which is currently being damaged by moisture retention from the cement render.  

Leaving the building as exposed brickwork will reinstate the appearance of the building to reflect 



its historic and architectural relationship with the other Pumpstation buildings.  Whilst there is 

historic evidence of the rendered elevations, this is not believed to be the original elevation 

treatment, and whilst later alterations to buildings can form part of their significance, in this 

instance, as this is a curtilage listed building, the overall significance of the wider site will not be 

harmed if the render here is removed.  The removal could actually be a visual improvement to 

the setting of the grade I and II* listed buildings, by improving visual cohesion and reinforcing the 

relationship the cottage to the other buildings. 

 

If, upon removal of the render, lime render is reinstated, there will not be any concerns over 

retaining the status quo. 

 

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 limit 

• Approved plans 

• Repointing method statement 

• Render renewal 

• Informative – relates to removal of render on south and west elevations only, and no other 

works to the building. 


