APPLICATION FOR LISTED BUILDING CONSENT 
OFFICER DELGATED REPORT

	APPLICATION REFERENCE:
	PL/2025/09836

	APPLICATION TYPE:
	Listed building consent (Alt/Ext)

	SITE ADDRESS:
	67, MONKTON FARLEIGH, BRADFORD ON AVON, BA15 2QJ

	DEVELOPMENT DESCRIPTION:
	Change of Window Specification from Previous Consent (PL/2024/05336)

	RECOMMENDATION:
	Approve with Conditions



SITE DESCRIPTION/CONTEXT

A Grade 2 Listed semi-detached cottage and post office. Probably late C16, extended C18 and altered C19. Rubble stone, Bridgwater tiled roof with coped verges and stone stacks. Gable end to road. Two-storey, 1-window west front. Moulded Tudor- arched stone doorway with planked door and 12-pane sash to right, no first-floor windows, attic with rooflight. Right return is gable to road with small C19 sash to ground floor and single-light casement in chamfered stone surround to first floor, square stone sundial with initials CPH 1903 (Charles Parry Hobhouse), damaged insurance disc. Rear has chamfered round-arched planked door to rear of through passage within lean-to greenhouse, 3-light chamfered mullioned casement to right, C19 half-dormer with 2-light casement to left. First floor has 3-light ovolo-mullioned casement and 3-light cyma-mullioned casement, right hand part in dressed limestone is a C18 addition. Single storey post office attached to left and at right angles to main range of No 67 has C19 six-pane and 4-pane shop windows, half-glazed door and pantile roof. Interior has deep chamfered beams with stepped stops to through passage and room to left which has large open fireplace with Tudor- arched wooden lintel on stone jambs, bread ovens. Dining room in C18 part has beaded
square-headed fireplace. First floor south bedroom has stone bolection-moulded fireplace with cornice and a C19 inserted cast-iron grate, planked doors.

The property is now comprised of two parts, the two-storey main house with a number of interesting features (the likely the reason for the listing) and a single storey annexe on the street, previously used as a post office. The latter was assimilated into the main dwelling in 2015/18 (refs. 15/09802/FUL and 15/09826/LBC).  Since then, consent has been granted for internal works that reconfigured the bathroom in conjunction with the installation of a biomass boiler in 2020 (ref. 20/04840/LBC).  In September 2024 consent was granted for various works to the 20C extension (ref. PL/2024/05336).

PROPOSAL

Revision to the fenestration permitted in the granting of application PL/2024/05336 which was consented 06 September 2024.  

Since gaining consent the owners of Cluny Cottage have been discussing the technical details of the scheme with a joiner and some of the limitations arising from those conversations suggest alterations to the window construction from timber to aluminium.
 
RELEVANT PLANNING HISTORY

	[bookmark: _bc9eaa23_7b84_4e11_8860_67eb8bbe0c9e]

	Proposal / Summary

	18/00601/ENF - Breach of 15/09802/FUL & 15/09826/LBC - plans not adhered to - 67 Monkton Farleigh Bradford On Avon Wiltshire BA15 2QJ – 

	W/06/03191/PREAPP - Pre-Application enquiry – Change former post office to dwelling house

	W/96/00301/LBC - Listed building consent Decision - Approved Date: 15/4/1996 – Lean-to greenhouse

	W/78/00289/HIS - Historic apps 1974 to 1983 Decision - Approved Date: 12/5/1978 – Pedestrian access with gate

	W/11/02585/FUL - Full planning permission Decision - Withdrawn Date: 14/11/2011 – Alterations and demolition of rear addition to bring about the conversion of village shop and Post Office facility to form ancillary residential accommodation directly asscoiated to host residential property to create one planning unit

	W/11/02624/LBC - Listed building consent Decision - Withdrawn Date: 14/11/2011 – Alterations and demolition of rear addition to bring about the conversion of village shop and Post Office facility to form ancillary residential accommodation directly asscoiated to host residential property to create one planning unit

	W/11/00818/PREAPP - Pre-Application enquiry Decision - West Historic PD/PREAPP response Date: 5/4/2011 – General enquiries about other applications

	20/06254/TCA - Work to Trees in a Cons Area Decision - NOOBJECT Date: 3/9/2020 – Fell  Cherry tree . We do not wish to replace it.

	20/04840/LBC - Listed building consent Decision - Approve with Conditions Date: 2/9/2020 – Internal alterations to reconfigure an unused cupboard and shower room into a family bathroom.

	15/09802/FUL - Full planning permission Decision - Approve with Conditions Date: 30/11/2015 – Change of use of former Post Office from retail (A1) to residential (C3) to form additional residential accommodation for 67 Monkton Farleigh. Removal of lean-to, provision of new window and reinstatement of internal doorway.

	15/09826/LBC - Listed building consent Decision - Approve with Conditions Date: 30/11/2015 – Change of use of former Post Office from retail (A1) to residential (C3) to form additional residential accommodation for 67 Monkton Farleigh. Removal of lean-to, provision of new window and reinstatement of internal doorway.

	18/10069/FUL - Full planning permission Decision - Approve with Conditions Date: 19/12/2018 – Change of use of former Post Office from retail (A1) to residential (C3) to form additional residential accommodation for 67 Monkton Farleigh (retrospective). The reinstatement of an internal doorway, provision of new windows and a skylight, closing up of

	18/10359/LBC - Listed building consent Decision - Approve with Conditions Date: 13/12/2018 – Reinstatement of an internal doorway, provision of new windows and a skylight, closing up of an external door, provision of internal wall, associated works

	20/03210/LBC - Listed building consent Decision - Approve with Conditions Date: 8/6/2020 – Installation of a flue in the rear extension in support of a new boiler

	PL/2024/05336 - Listed building consent (Alt/Ext) Decision - Approve with Conditions Date: 6/9/2024 – Alterations to kitchen and dining area to the rear of Cluny Cottage

	PL/2025/02321 - Listed building consent (Alt/Ext) Decision - Withdrawn by Applicant Date: 2/5/2025 – To install a 2.3x2.5m garden room in the back garden.

	14/10488/TCA - Work to Trees in a Cons Area Decision - NOOBJECT Date: 9/12/2014 – Prune canopy of one willow tree, reducing by half.

	18/03276/TCA - Work to Trees in a Cons Area Decision - NOOBJECT Date: 4/5/2018 – Goat Willow tree - fell

	18/09732/PREAPP - Pre-Application enquiry Decision - Pre-App Response Date: 21/12/2018 – Alterations to existing fenestration and raising of exsitng roof

	19/01810/FUL - Full planning permission Decision - Approve with Conditions Date: 17/4/2019 – Alteration to front room of house to minimally raise roof locally. Alterations to elevational treatment.

	19/10120/FUL - Full planning permission Decision - Approve with Conditions Date: 16/12/2019 – Extension, alteration and refurbishment to include partial over cladding, single and two storey front extension, single storey side extension and roof works over garage to form loft room.

	PL/2021/06010 - Full planning permission Decision - Approve with Conditions Date: 5/11/2021 – Demolition of existing dwelling and construction of replacement dwelling and associated works

	PL/2023/00356 - Full planning permission Decision - Approve with Conditions Date: 13/4/2023 – Revised scheme to PL/2021/06010 'Demolition of existing dwelling and construction of replacement dwelling and associated works’ to revise some window configurations/positionings and some materials in the approved dwelling and removal of non native boundary

	PL/2025/09836 - Listed building consent (Alt/Ext) – Change of Window Specification from Previous Consent (PL/2024/05336)

	W/02/00696/FUL - Full planning permission Decision - Approve with Conditions Date: 12/6/2002 – Rebuilding of existing shed for workshop/storage

	W/06/01551/FUL - Full planning permission Decision - Approve with Conditions Date: 9/10/2006 – Extension

	W/11/00060/PREAPP - Pre-Application enquiry Decision - West Historic PD/PREAPP response Date: 8/2/2011 – Proposed change of use to residential

	W/80/01359/HIS - Historic apps 1974 to 1983 Decision - Approved Date: 23/12/1980 – Replacement of flat roof with new pitched roof

	W/96/00609/FUL - Full planning permission Decision - Approve with Conditions Date: 17/6/1996 – Extension

	

	






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.


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 are supportive of the revisions

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 comments have been 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 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 revised information has been submitted to justify the proposed change in materials to the works previously consented in the Design Access and Heritage Statement.

During the consideration of the previous application officers concluded:

In terms of the works to the building, the proposal is considered to preserve the character and 
appearance of the listed building and the setting of the neighbouring listed properties, demonstrating compliance with the legal requirements of section 16(2) of the Planning (Listed 
Buildings and Conservation Areas) Act 1990.  The scope of the revised works will comply with para 208 of the NPPF and Guidance contained in BS7913. 

The applicant has demonstrated that the works are minor and confined to an area of the building 
which is composed solely of modern fabric. The proposed works will therefore not impact on the 
historic values of the Heritage Asset.

The proposed works are considered to be well considered and allow a better connection between 
the house the garden the works would also improve light levels within the building. Which allow 
the building to better function in its optimum viable use as modern family home.
The works will be undertaken with minor visual change to the envelop of the existing building, as 
the such there will be no significant impact of the setting of the adjacent listed buildings. 

In general the works are well considered and justified in the content of the submitted Heritage 
Statement the works are therefore complaint with para 200 of the NPPF.

In conclusion the works to the building are generally are considered are considered on balance to preserve the special interest of the Listed Building as per the requirements Section 16(2) of the Planning (Listed Buildings & Conservation Areas) Act 1990 and national guidance set out in the NPPF and BS7913.


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.

Given the extant consent the proposed works are limited to amendments the materials of the windows previously permitted, as such the proposals will not impact on the significance of the listed building.

The works are thus compliant with the chapter 20 of the NPPF (2026). 

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):


CONCLUSION


In this case the proposals will have no effect on the significance of the heritage asset(s). 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. Given the works is general are as per those previously approved under PL/2024/05336

The requirements of current conservation legislation, policy or guidance are considered to be met and the application is recommended for approval. 


RECOMMENDATION:
That Listed Building Consent be GRANTED, subject to the following conditions:

Standard Timescale and Approved Plan List
