APPLICATION FOR LISTED BUILDING CONSENT 
OFFICER DELGATED REPORT

	APPLICATION REFERENCE:
	PL/2026/02771

	APPLICATION TYPE:
	Listed building consent (Alt/Ext)

	SITE ADDRESS:
	Rattlebone Inn, Church Street, Sherston, Malmesbury, SN16 0LR

	DEVELOPMENT DESCRIPTION:
	Essential repair works both internally and externally, numerous cracks and subsidence in evidence with potential underpining

	RECOMMENDATION:
	Approve



SITE DESCRIPTION/CONTEXT
The Rattlebone Inn is a 17th century purpose-built Inn. It is two storeys with squared and coursed rubble limewashed with flush rusticated dressed stone quoins exposed wooden lintels to window and door openings and gabled stone slate roof with brick and stone stacks. 
All windows are 2 or 3 light 19th century casements The front door is offset to left hand with a modern plank door.
The rear outbuilding is located to the rear of the main building and is  used as a dining room. It is  connected with a link porch. It is orientated with gable ends roughly south west to north east. 
The outbuilding is a single storey, rubble stone wall and concrete tile roof with open plan. 
The Inn occupies a strategic and prominent site at the east entrance to the Market Place Sherston on the south side of High Street and is in the Conservation Area. 
PROPOSAL
Essential repair works both internally and externally, numerous cracks and subsidence in evidence. Works include underpining

RELEVANT PLANNING HISTORY

	[bookmark: _bc9eaa23_7b84_4e11_8860_67eb8bbe0c9e]

	Proposal / Summary

	N/91/00975/FUL - Full planning permission Decision - Approved Date: 2/9/1991 – ERECTION OF 1.5M SATELLITE    DISH

	N/98/00664/FUL - Full planning permission Decision - Unknown Date: 20/5/1998 – EXTENSION TO PUBLIC HOUSE EXTENSION TO PUBLIC HOUSE

	N/91/01031/LBC - Listed building consent Decision - Approved Date: 21/6/1991 – INTERNAL ALTERATIONS TO       LISTED BUILDING

	N/99/00432/DOC - Approval of details reserved by a condition Decision - Unknown Date: 8/4/1999 – SUBMISSION OF DETAILS PURSUANT TO CONDITIONS 2(A)(1)2(A)(2)2(A)(3) 3 AND 4 OF N/98/0664/F - DETAILS OF SAMPLE PANEL AND POINTING OF STONEWORK,VERGE,EAVE & EXTERNAL DOOR

	N/04/02688/LBC - Listed building consent Decision - Approve with Conditions Date: 24/11/2004 – RETENTION OF DECKING TO REAR OF OUTBUILDING IN YARD

	14/04875/LBC - Listed building consent Decision - Withdrawn Date: 9/3/2015 – 

	14/03603/LBC - Listed building consent Decision - Approve with Conditions Date: 29/5/2014 – Reinstatement of Fire Damaged Roof & Ancillary Works

	N/89/01715/LBC - Listed building consent Decision - Approved Date: 18/9/1989 – ALTERATIONS TO LISTED BUILDING(RAMP/WINDOWS IN ROOF & ALTER WINDOW TO REFORM DOORWAY)

	N/09/01482/LBC - Listed building consent Decision - Approve with Conditions Date: 8/10/2009 – Addition of Signage Comprised of Individually Attached Letters to Front Elevation

	13/04665/PREAPP - Pre-Application enquiry Decision - Pre-App Response Date: 22/10/2013 – Open Up Masonry Area to Eating Room and Infill Glazed Roof For Seated/ Eating Area

	14/11065/PREAPP - Pre-Application enquiry Decision - Pre-App Response Date: 8/1/2015 – Proposed Glazed French Doors to existing dining area, installation of bar-servery and back fitting to existing barn/skittle alley and erection of a smoking shelter.

	N/99/00663/LBDC - Listed building consent Decision - Unknown Date: 28/4/1999 – SUBMISSION OF DETAILS PURSUANT TO CONDITIONS 2(a)(1), 2(a)(2), 2(a)  (3) AND 3 & 4 - RELATING TO N/98/0665/LB - DETAILS OF DOOR JOINERY & EAVES/VERGES/ROOFING MATERIALS/WALLING/POINTING

	N/98/00665/LBC - Listed building consent Decision - Unknown Date: 20/5/1998 – EXTENSION AND ALTERATIONS TO  PUBLIC HOUSE EXTENSION AND ALTERATIONS

	N/07/01579/FUL - Full planning permission Decision - Withdrawn Date: 1/8/2007 – Pave Courtyard, Extend Decking Area behind Barn and Add Free Standing Canopy for Smoking Shelter

	N/09/01458/ADV - Consent to display an advertisement Decision - Approve with Conditions Date: 8/10/2009 – Addition of Signage, Comprised of Individually Attached Letters to Front Elevation

	N/07/00861/LBC - Listed building consent Decision - Withdrawn Date: 25/5/2007 – Attach Awning to Building, Pave Courtyard and Extend Decking Area

	N/07/00892/FUL - Full planning permission Decision - Withdrawn Date: 25/5/2007 – Pave Courtyard, Extend Decking Area and Erect Removale Canopy

	14/04547/FUL - Full planning permission Decision - Withdrawn Date: 9/3/2015 – Removal Of Windows And Doors To Form Walkways, Installation Of Double Glazed Doors & Wood Burning Stove, Alterations To Court Yard.

	18/05586/FUL - Full planning permission Decision - Approve with Conditions Date: 20/9/2018 – Proposed internal and external alterations, creation of letting rooms.

	18/06062/LBC - Listed building consent Decision - Approve with Conditions Date: 20/9/2018 – Proposed internal and external alterations.

	20/07195/PDENQ - PD Enquiries Decision - Withdrawn by Council Date: 29/8/2023 – Proposed Woodburning Stove and Prefabricated Flue System in Skittle Alley Outbuilding

	19/00966/LBC - Listed building consent Decision - Approve with Conditions Date: 27/6/2019 – Proposed alterations to form first floor studio unit, second floor shower room to managers flat and alterations to stud walls to form cupboards.

	18/00100/PREAPP - Pre-Application enquiry Decision - Pre-App Response Date: 25/1/2018 – Proposed Covered Glazing Area to Court Yard, New Wood Burning Stove, Meat Smoker and Alterations to Window and Door Openings.

	17/08654/ADV - Consent to display an advertisement Decision - Approve with Conditions Date: 13/11/2017 – 1 replacement header logo fitted onto an existing bracket and 1 non-illuminated logo

	18/00933/PREAPP - Pre-Application enquiry Decision - Pre-App Response Date: 5/4/2018 – Proposed External & Internal Alterations. Glazed Covered Area to Courtyard. First Floor Bedroom & Ensuite Alterations. Replacement of Existing Fire Escape & Walk Way. Wood Burning Stove and Meat Smoker.

	PL/2021/04291 - Listed building consent Decision - Approve with Conditions Date: 30/12/2021 – Proposed covered area to side of public house (retrospective)

	ENQ/2021/03579 - PD Enquiries Decision - PP Required Date: 16/6/2021 – Covered Area to Side of Public House

	PL/2021/06627 - Full planning permission Decision - Approve with Conditions Date: 30/12/2021 – Proposed covered area to side of public house (retrospective)

	ENQ/2024/01090 - PD Enquiries Decision - Withdrawn by Council Date: 24/9/2024 – Replace Lintels with Steel Lintels encased in Timber (Structural Inspection Report Submitted)

	PL/2024/09835 - Listed building consent (Alt/Ext) Decision - Approve Date: 22/1/2025 – Essential repairs to existing first floor window lintel and masonry over

	PL/2025/04160 - Listed building consent (Alt/Ext) Decision - Approve with Conditions Date: 13/8/2025 – Remove recent timber boarding over windows and doors and replace with glazed doors and windows

	14/10437/FUL - Full planning permission Decision - Approve with Conditions Date: 2/1/2015 – Extension to Provide Entrance Foyer, Kitchen, Toilet Facilities and Additional Storage

	20/00535/FUL - Full planning permission Decision - Approve with Conditions Date: 8/4/2020 – Proposed demolition of part of existing village hall and construction of a new extension to provide larger entance foyer, toilet facilities and additional storage

	PL/2021/05824 - Removal/variation of conditions Decision - Approve with Conditions Date: 9/8/2021 – Variation of condition 2 of application 20/00535/FUL: ''Proposed demolition of part of existing village hall and construction of a new extension to provide a larger entrance foyer, toilet facilities and additional storage''

	PL/2021/09276 - Approval of details reserved by a condition Decision - Approve Date: – Discharge of conditions 3, 4, 6 of PL/2021/05824

	PL/2026/02771 - Listed building consent (Alt/Ext) – Essential repair works both internally and externally, numerous cracks and subsidence in evidence with potential underpinng

	ENF/2023/00995 - Alleged breach of Condition 01 of PL/2021/04291 and PL/2021/06627 relating to covered area - Rattlebone Inn, Church Street, Sherston, Malmesbury, SN16 0LR – Essential repair works both internally and externally, numerous cracks and subsidence in evidence with potential underpinng

	

	






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) August 2026 sets out government policy, including in respect of the historic environment. 

Chapter 20 - Conserving and enhancing the historic environment, recognises heritage assets as an irreplaceable resource. Heritage assets should be conserved in a manner appropriate to their significance, with harm avoided unless there is a clear and convincing justification. Decision-makers are required to apply a balanced approach, giving substantial weight to the conservation of heritage assets and weighing any harm to significance against the public benefits of the proposal.

Chapter 5 of the NPPF sets out policies for Meeting the challenge of climate change and gives substantial weight to the benefits of improving the energy efficiency of existing buildings and/or drawing energy from district heat networks, renewable and low carbon sources (including through the 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’s Conservation Principles, Policies and Guidance (2008) provides policy and guidance for the “sustainable management of the historic environment”. Additional guidance on the application of policies set out in the NPPF is contained within their publications:  
· Historic Environment Good Practice Planning Advice Note 2 – Managing Significance in Decision-Taking in the Historic Environment (2015)
· Historic Environment Good Practice Planning Advice Note 3 – The Setting of Heritage Assets 2nd edition (2017) 
· Historic England Advice Note 2 – Making changes to Heritage Assets (2025)
· Historic England Advice Note 18 – Adapting Historic Buildings for Energy and Carbon Efficiency (2026)
· Traditional Windows: their care, repair and upgrading (2017)

  
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
Sherston Parish Council raised no objection 

REPRESENTATION
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 representations were 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 20: 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
Policy HE5 of the NPPF requires applicants to assess the significance of any heritage assets affected by a proposal, including the contribution made by their setting, and to identify the likely effects of the development on that significance. Sufficient information should be provided to enable a clear understanding of the significance of the heritage asset and its setting, and the impact of the proposal upon it.

Decision-makers must be satisfied that assessments accurately reflect the effects on heritage assets caused by development proposals.

In this case the application includes Site Location and Block plan, Heritage, Design and Access statement, Structural Engineers investigation reports, Existing and proposed plans, elevations and section. 

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 significance of Rattlebone Inn comes from its vernacular architecture, its form, layout and architectural expression/detailing and use of local design and materials which have significant historic and architectural interest and make a positive contribution to the Sherston Conservation Area.
The outbuilding is curtilage listed. It appears on 19th century OS mapping and was a functional building possible a store it has ownership and physical connection to listed Rattlebone Inn 

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 policies HE4-9 of the National Planning Policy Framework (NPPF), and relevant local heritage policies and guidance. 

The proposals relate to the dining room to the south of the property which was connected to the main property with a lobby that also contains access to the toilets. 

The Structural Engineer was requested to investigate and report on defects of the dining area. It is constructed in solid stone walling and a timber roof forming an A' frame with the rafters at 450mm centres. The dining area is 10.2m in length, 4.07m width, with a height to eaves level of around 2.5m and the height to the ridge on the gable end was 3.69m.

The ceiling tie and collar had been centred at 900mrn every other rafter. The bottom of the rafters had been connected to a timber wall plate sat on the external stone wall and to the gable end on the east. 

The Structural Engineers Report made observed defects including 
· The lack of an adequate fall of the guttering to the north wall of the dining area and oversailing of run off onto walls. 
· Vertical cracks observed to gable wall indicate the gable wall leaning outwards.
· 'A' frames not connected to the gable through a purlin and no diagonal bracing. 
· The 30mm external crack observed on the south wall 1 m from the gable 
· Settlement due to poor soil or a lack of adequate footings. 

Original recommendations provided two Options 
Option 1 is stitching the cracks to the comers internally and the external Heiflex ties and monitoring the defects for potential future movement. Underpinning cannot be fully ruled out. 

Option 2 conducting three trial holes to assess the conditions of the soil and footings to determine if the movement observed is ongoing, and whether underpinning may be required.

The report concluded that the cause of the movement was likely related to inadequate foundations and/or ground conditions and recommended trial pit investigations to determine the need for underpinning

The trial pit investigation has been undertaken during the application has clarified the works required.

the Structural Engineer has confirmed that underpinning works are required to stabilise the structure. 

A revised proposal plan was submitted highlighting areas for underpinning to the west end gable  

The proposal involves mass concrete underpinning installed in carefully sequenced sections beneath the existing foundations to transfer the building loads onto suitable loadbearing strata. 

The design includes reinforced connections between underpin sections, with the works carried out in a controlled sequence to minimise any risk of further movement.

The other defects of guttering, dampness, and localised timber decay, are to be repaired during the works. Including drainage and rainwater goods affected during the course of work,  the perimeter paths reinstated and repairs and decoration to  internal plasterwork and finishes. 

CONCLUSION

The NPPF confirms that when considering the potential impact of a development proposal on the significance of a designated heritage asset, substantial 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 will be a matter of considerable importance and weight which requires clear and convincing justification. 

In this case, the proposals will result in heritage benefits by virtue of the proposed investment in repair and structural repair which will help to secure the future/stability of the building. Taking into account the substantial weight to be given to the conservation of the asset, these public benefits are considered to be sufficient to offset any minor harm to original stone walling fabric of the curtilage listed outbuilding. 

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 standard 3yr and plans list  conditions.

