APPLICATION FOR LISTED BUILDING CONSENT 
OFFICER DELGATED REPORT

	APPLICATION REFERENCE:
	PL/2026/04232

	APPLICATION TYPE:
	Listed building consent (Alt/Ext)

	SITE ADDRESS:
	Court Cottage, 59 Upper South Wraxall, Bradford On Avon, BA15 2SE

	DEVELOPMENT DESCRIPTION:
	First floor layout alterations to remove internal modern masonry and timber partitions forming cupboards to facilitate bathroom, bedroom and landing enlargement.

	RECOMMENDATION:
	Approve with Conditions



SITE DESCRIPTION/CONTEXT

The subject property was originally three terraced cottages appearing on 1st epoch mapping, which has evolved to the existing GII single dwelling, with many internal alterations and encircling extensions. The site is surrounded by a rubble stone boundary wall and includes a detached double garage/store and a large garden. 
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Location Plan and Site Photo (front garden towards garage) 

The site is within the historic settlement of Upper South Wraxall, a small village in policy terms. The village retains its historic form, character and legibility as a rural settlement dominated by farms and scattered dwellings. 

The site is within the South/Lower South Wraxall Conservation Area which stretches from Lower Wraxall in the south, through South Wraxall to Upper South Wraxall in the north. 
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1st epoch mapping, subject property circled. 
The hamlet is surrounded by historic structures - C15, GI listed South Wraxall Manor lying approx. 450m to the north, and four historic farmsteads; Little Court Farmstead to the immediate northwest, GII C17 Court Farmhouse 150m to the southwest and the late C17 GII Church Farmhouse rebuild further southwest and Furlong Farm to the south south-west. 
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WCC mapping, highlighting listed building and later additions. The site within the Conservation Area (shaded green), listed buildings (hatched) and PRoW (purple). 

The property is listed as Court Cottage, but was also previously known as Dial House and the Historic England listing identifies it as Lower Court Farmhouse and states it is ‘probably early C17.’ Also details that the left return has a restored external stack and there is a later gabled wing to the rear. 

The village includes numerous C17 properties, demonstrating this was a period of substantial development including the many manor houses and farmsteads. 

PROPOSAL

According to the application form - First floor layout alterations to remove internal modern masonry and timber partitions forming cupboards to facilitate bathroom, bedroom and landing enlargement.

The works subject to the application are limited to the first floor of the building, and affect modern fabric as previously discuss at pre-application stage under ENQ/2024/01533.

RELEVANT PLANNING HISTORY

	[bookmark: _bc9eaa23_7b84_4e11_8860_67eb8bbe0c9e]

	Proposal / Summary

	W/03/02102/TCA - Work to Trees in a Cons Area Decision - Approved Date: 6/1/2004 – Fell two Portugal Laurels and Silver Birch trees, crown reduction and crown raising of three Hornbeam trees

	W/02/00994/FUL - Full planning permission Decision - Approve with Conditions Date: 13/9/2002 – Single storey utility room extension

	W/02/00995/LBC - Listed building consent Decision - Approve with Conditions Date: 13/9/2002 – Single storey extension for utility room

	W/00/00588/LBC - Listed building consent Decision - Approve with Conditions Date: 21/6/2000 – New garage

	W/00/00587/FUL - Full planning permission Decision - Approve with Conditions Date: 21/6/2000 – New garage

	W/04/01800/TCA - Work to Trees in a Cons Area Decision - Approved Date: 29/10/2004 – Felling of Robinia Pseudoacacia

	W/00/01150/LBC - Listed building consent Decision - Approve with Conditions Date: 21/8/2000 – Removal of ground floor window, installation of new French doors, replacement of first floor window with surround and frames

	13/03750/TCA - Work to Trees in a Cons Area Decision - NOOBJECT Date: 1/10/2013 – Reduce height of Yew hedge to approx 2.1 m and hard trim inside

	14/10633/TCA - Work to Trees in a Cons Area Decision - NOOBJECT Date: 17/12/2014 – Fell 2 Hornbeams

	W/01/01724/FUL - Full planning permission Decision - Approve with Conditions Date: 13/12/2001 – Erection of a single storey conservatory

	W/01/01725/LBC - Listed building consent Decision - Approve with Conditions Date: 13/12/2001 – Erection of a single storey conservatory

	W/04/01904/FUL - Full planning permission Decision - Approve with Conditions Date: 22/11/2004 – Conservatory

	W/04/01907/LBC - Listed building consent Decision - Approve with Conditions Date: 22/11/2004 – Conservatory

	13/01675/TCA - Work to Trees in a Cons Area Decision - Approved Date: 9/8/2013 – Crown clean and remove dead wood from Robinia (T1) and reduce height of Yew hedge (T2) by 500mil

	W/94/00187/LBC - Listed building consent Decision - Approve with Conditions Date: 23/5/1994 – Opening up of old built up window and forming new window to match existing

	W/08/00133/TCA - Work to Trees in a Cons Area Decision - Approved Date: 11/2/2008 – To fell one Hornbeam tree and a Eucalyptus tree

	W/06/03783/TCA - Work to Trees in a Cons Area Decision - Approved Date: 24/1/2007 – Reduction of overgrown hedge

	W/87/00596/FUL - Full planning permission Decision - Approve with Conditions Date: 23/6/1987 – Extension

	W/87/00597/LBC - Listed building consent Decision - Approve with Conditions Date: 23/6/1987 – Extension at side and rear to form utility with bathroom over and garden room

	15/12007/TCA - Work to Trees in a Cons Area Decision - NOOBJECT Date: 4/1/2016 – T1 - Mulberry - Fell to ground level.

	18/01024/TCA - Work to Trees in a Cons Area Decision - NOOBJECT Date: 1/3/2018 – (T1) - Robinia tree - fell

	ENQ/2024/01533 - Pre-Application enquiry Decision - Pre-App Response Date: 19/12/2024 – Replace rear and side extensions to existing properties, together with internal layout and external landscaping alterations

	PL/2024/08794 - Full planning permission Decision - Approve with Conditions Date: 27/11/2024 – Erection of a Replacement Storage Barn (Retrospective)

	PL/2026/04232 - Listed building consent (Alt/Ext) – First floor layout alterations to remove internal modern masonry and timber partitions forming cupboards to facilitate bathroom, bedroom and landing enlargement.

	

	






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.  

[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.

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

The Parish Council have not objected to the proposal.

REPRESENTATIONS 

In accordance with the requirements of Section 5(3)(a) of the Planning (Listed Buildings and Conservation Areas) Regulations 1990 (as amended) publicity is not required for listed building consent to carry out works affecting only the interior of a Grade II (unstarred) listed building.

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 a detailed Heritage Statement has been summitted by the applicant which clearly demonstrates that the fabric affected is modern and thus of limited architectural and historic merit. This has been affirmed by our previous site inspection.


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 is outlined in the submitted Heritage Statement and agreed to be as follows which has been inspected and discussed during the consideration of ENQ/2024/01533.

Evidential Value: 
Evidential value derives from the potential of a place to yield evidence about past human activity. It is dependent on the inherited fabric of the place. 
There is little left of Court Cottage to show how past generations resided there. The outline of the building with a rear projecting gable, the blocked in doorway of one dwelling, and the two fireplaces, show that there were two attached dwellings within which families lived. However, 
this is not particularly revealing of past life here. The step-back to the side of the large fireplace is indicative of a former staircase in this location, with a likely sequence of anteroom and bedroom above, but this is based on our knowledge of other buildings of this age and not Court Cottage itself. The bread oven in the living room’s fireplace is the only remaining feature of evidential note.

Historical Value: 
Historical value can be thought of as narratives that buildings tell, connecting people and their everyday lives though the past present and future. This value can be associative or illustrative.  

Court Cottage has value as historic former agricultural worker’s accommodation; due to its age alone it would be considered as worthy of listing. It is part of the wider C17th development of South Wraxall, with links to the prosperity and development of farming, in this area, and at that time.

Aesthetic Value: 
Aesthetic Value derives from the ways in which people draw sensory and intellectual stimulation from a place, through conscious design or the way a place has fortuitously evolved over time.  

The aesthetic value of Court Cottage is primarily derived from its pre Georgian style, and particularly from the front elevation. This is furthered building an authenticity. However, this is tempered by late C20th work when cementitious mortar was used ubiquitously on the outside of the building, and the stonework of the extensions was not as well-considered as it could have been. Internally, any truly historic aesthetic value is derived from only the living room fireplace. 
The core historic part of the building is stylistically typical of its age, but the accumulated collection of modern interventions do nothing to reveal, display, or better explain the historic core. 
It is notable that the cottage has a good relationship with its setting; it is situated at the end of a narrow lane from where it has always been accessed, and it is located between the village on one side and the wider 
landscape on the other. 

Communal Value: 
Communal value derives from the meanings of a place for the people who relate to it, or for whom it figures in their collective experience or memory.  

As a private dwelling house, Court Cottage has no communal value. It will feature in the memory of some local residents, but it is not a place of congregation for the community. 

Officers considered that external appearance of the building is considered contribute to the Communal Values of the building and note that this is linked to the Aesthetic values of the building.

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.

In consideration of the impacts of the scheme it is clear that the proposal works will not impact on the significance of the listed building the works being limited to modern fabric which is considered to have no intrinsic value to the wider significance of the listed building.

The impact of the works in this case on the significance of the listed building is considered to neutral in terms of Policy HE6 of the NPPF, we are unable to identify any elements of the would be harmed by the scope of the works. Policy HE6 of the NPPF states the proposals that have a positive affect on heritage assets should be supported and advises that where harm is caused it must be exceptional and justified. Given the neutral impact of the proposals and lack of harm, one most conclude the works to be acceptable on this occasion.

Given the works are soley internal in nature Policy HE9 relating to Conservation Areas does not require consideration given the lack of external changes to the structure.




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?
	na

	(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?
	na



Comments (if any): No changes are proposed to the exterior of the building.


CONCLUSION

Given the works are confined to the amendment of modern partitions and feature at first floor level in the building. The works are considered not impact on either the architectural of historic special interests of the application site.

In this case the proposals will have no effect on the significance of the heritage asset. 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.

According we recommend approval subject to conditions.
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