APPLICATION FOR LISTED BUILDING CONSENT 
OFFICER DELGATED REPORT

	APPLICATION REFERENCE:
	PL/2026/03315

	APPLICATION TYPE:
	Listed building consent (Alt/Ext)

	SITE ADDRESS:
	32–34 Gloucester Street, Malmesbury, SN16 0AA

	DEVELOPMENT DESCRIPTION:
	Replace cement render with lime render/wash to the rear elevation and part of the side elevation.

	RECOMMENDATION:
	



SITE DESCRIPTION/CONTEXT
No. 32 and 34 Gloucester Street Malmesbury are a pair of three storey town houses with shop fronts. The building date from the mid-19th century and are rendered rubble stone to the front upper floors, with exposed rubble stone to the exposed south gable and cement render to the rear elevation. The roof is site clad. 

The properties have a combined four window range with 2 over 2 pane sashes windows to the upper floors with a left-hand doorway and a mid-19th century pilastered double fronted shop front with console brackets to No. 32 and colonnette glazing bars to corners of central entrance to No. 34. 

The property has a 20th century rear addition. 

The complete 19th century façade with original shop fronts occupies a prominent position fronting Gloucester Street opposite and  to the south west corner of the Malmsbury Abbey grounds and located in the Malmsbury Conservation Area.   

PROPOSAL
Replace cement render with lime render/wash to the rear elevation and part of the side elevation.

RELEVANT PLANNING HISTORY

	[bookmark: _bc9eaa23_7b84_4e11_8860_67eb8bbe0c9e]

	Proposal / Summary

	N/00/01564/ADV - Consent to display an advertisement – HANGING SIGN

	N/00/01563/LBC - Listed building consent – HANGING SIGN AND CHANGE OF COLOUR OF PAINTWORK

	N/88/01146/SEC - Unknown Decision - Permitted Development Date: 23/5/1988 – SECTION 53 DETERMINATION      CONVERSION OF EXISTING SHOP   INTO 2 NO.SHOP UNITS

	N/05/01517/LBC - Listed building consent Decision - Approve with Conditions Date: 1/8/2005 – Replace Three Metal Windows at Rear of Property with Wooden, Single Glazed Windows

	N/08/02621/LBC - Listed building consent Decision - Refused Date: 7/1/2009 – Internal Alterations to Ground Floor Associated with Change of Use of Part of Ground Floor to Residential

	N/08/01981/COU - Full planning permission Decision - Withdrawn Date: 3/10/2008 – Part Change of Use of the Ground Floor from Shop/Office (A1/A2/B1) to Return to Two Units Comprising the Retention of a Small Office/Shop (A1/A2/B1) to Include Whole Shop Front and The Creation of One 1 Bedroom Flat (C3) to the Rear

	N/08/01980/LBC - Listed building consent Decision - Withdrawn Date: 3/10/2008 – Internal Alterations To Ground Floor Associated With Change Of Use Of Part Of Ground Floor To Residential

	N/11/02745/FUL - Full planning permission Decision - Approve with Conditions Date: 19/10/2011 – Erection of Safety Railing to Existing Rear Parapet Wall

	N/11/02746/LBC - Listed building consent Decision - Approve with Conditions Date: 19/10/2011 – Erection of Safety Railing to Existing Rear Parapet Wall

	N/08/02620/COU - Full planning permission Decision - Refused Date: 7/1/2009 – Part Change of Use of the Ground Floor from Shop/Office (A1/A2/B1) to Return to Two Units Comprising the Retention of a Small Office/Shop (A1/A2/B1) to Include Whole Shop Front and the Creation of One No.1 Bedroom Flat (C3) to the Rear.

	15/10220/LBC - Listed building consent Decision - Approve with Conditions Date: 26/11/2015 – Part Change of Use of the Ground Floor from Shop/Office to Return to Two Units Comprising the Retention of a Smaller Shop/Office which Includes the Whole Shop Front and the Creation of a One Bedroom Flat to the Rear.

	N/13/00127/LBC - Listed building consent Decision - Approve with Conditions Date: 27/3/2013 – Replace 2 Windows to Lower Ground Floor on the Rear Elevation

	18/11349/PDENQ - PD Enquiries Decision - PP Not Required Date: 29/11/2018 – Repainting Front of Building in Same Colour

	N/07/02889/LBC - Listed building consent Decision - Refused Date: 21/1/2008 – Replace Glass Panels on Front Door with Timber Panels

	19/04797/PDENQ - PD Enquiries Decision - PP Required Date: 5/6/2019 – Alterations to shopfront and passageway gate frame

	20/06982/LBC - Listed building consent Decision - Refused Date: 20/10/2020 – Repairs to rotten timber sections on shopfront and repaint masonry in light grey colour

	15/08286/PDENQ - PD Enquiries Decision - PP Not Required Date: 4/9/2015 – Use of Premises as A1 Retail and Juice Bar

	15/10176/FUL - Full planning permission Decision - Approve with Conditions Date: 26/11/2015 – Part Change of Use of the Ground Floor from Shop/Office to Return to Two Units Comprising the Retention of a Smaller Shop/Office which Includes the Whole Shop Front and the Creation of a One Bedroom Flat to the Rear.

	13/05053/PREAPP - Pre-Application enquiry Decision - Pre-App Response Date: 21/11/2013 – Internal Alterations to Provide 3 Additional Residential Flats (Reduction of Existing Floor Space of Beauty Salon to Provide 2no. 1 Bedroom Flats, Division of Existing 3 bedroom Maisonette to Provide 1no 1 Bedroom Flat and 1no 2 Bedroom Flat).

	14/05617/FUL - Full planning permission Decision - Approve with Conditions Date: 10/10/2014 – Internal Alterations to Provide 2 Additional Residential Flats (Reduction of Existing Floor Space of Beauty Salon to Provide 2no. 1 Bedroom Flats, Refurbishment of Existing 3 bedroom Maisonette. 2 Juliette & 2 Walk-On Balconies, Replacement of Existing Wi

	21/02352/LBC - Listed building consent Decision - Approve with Conditions Date: 10/6/2021 – Repairs to rotten timber sections on shopfront and new side gate frame

	N/02/02047/COU - Full planning permission Decision - Permitted Development Date: 25/9/2002 – CHANGE OF USE FROM OFFICE USE (A2) TO (A1) RETAIL AND BEAUTY SALON

	N/13/01110/FUL - Full planning permission Decision - Withdrawn Date: 27/6/2013 – Change of Use From Retail & Part Residential to Single Residential Dwelling. Internal & External Alterations Associated With Change of Use

	N/87/02281/FUL - Full planning permission Decision - Approved Date: 21/12/1987 – CHANGE OF USE AND CONVERSION  TO FORM DWELLING

	N/88/01153/DOC - Approval of details reserved by a condition Decision - Approved Date: 20/6/1988 – DISCHARGE OF CONDITION NO.2   REQUIRING DETAILS OF          CONVERSION WORKS AND          EXTENSIONS RELATING TO        PERMISSION N.87.2281.F

	N/88/02169/DOC - Approval of details reserved by a condition Decision - Approved Date: 19/8/1988 – DISCHARGE OF CONDITION NO. 1  ON PERMISSION N.88.1153.DC    DETAILS OF EXTERNAL ROOFING   MATERIALS

	PL/2024/07773 - Listed building consent (Alt/Ext) Decision - Approve with Conditions Date: 30/10/2024 – Retrospective application to replace 3 no windows, minor works at ground floor level & refitting bathroom.

	PL/2025/03383 - Listed Building Discharge of Condition Decision - Approve Date: 23/5/2025 – Approval of conditions 2 and 3 relating to Application reference PL/2024/07773 - Retrospective application to replace 3 no windows, minor works at ground floor level & refitting bathroom

	PL/2026/03315 - Listed building consent (Alt/Ext) – Replace cement render with lime render/wash to the rear elevation and part of the side elevation.

	

	






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
N/A

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.

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 Design and Access, Statement, Heritage Statement, Site Location, Rear Elevation Plan, Side Elevation Plan, and Schedule of Works. 

The following heritage recommendations are therefore made on the basis of the local planning authority's own assessment of the significance of the heritage asset and the impact of the proposals.
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 its mid-19th century pair of townhouses with shops with double depth plan, using good quality materials and craftmanship. Of particular interest is the mid-19th century pilaster double shop front with original details. The pair of townhouses with shop fronts make a positive contribution to the Conservation Area. 

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 proposal is for the removal of an inappropriate cement render to the rear west and part of the south side elevations. The existing cement render in addition to its poor appearance is delaminating that allows and traps water penetration in the underlying historic fabric. 

The applicant advises that the delamination would allow the general removal of the cement render without harm to the underlying historic masonry. The rear 20th century addition is concrete masonry, and the cement render may be more difficult to remove in this area and may need power tools to remove. 

The application includes a Schedule of the Works for removal of the cement render and the application of the lime-based render. 

The lime-based render would involve a base coat in 3.5 Hydraulic lime, mixed with a suitable sand at a ratio of 2 sand 1 lime by volume mix and haired with natural horsehair. 

The top render coat would be to the same specification applied and levelled with a stiff brush used to give a light key. 

The finishing coats is to be roughcast and applied by hand with a Harling trowel. This finish is achieved with a lime mix of 4 pea gravel, 2 sand and 3 hydraulic lime. 

The surfaces will then be lime washed with Yellow Ochre pigmented lime wash.

In this case the proposals will result in heritage benefit by virtue of the proposed investment in appropriate materials and appearance repair which will help to secure the future of the building. 

Considering the substantial weight to be given to the conservation of the asset, 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 are beneficial and 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.

.  
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. 

Considering the substantial weight to be given to the conservation of the asset, 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 are beneficial and 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:


WA5 	LISTED BUILDING CONSENT -COMMENCEMENT 3 YEARS
The works for which Listed Building Consent is hereby granted shall be begun before the expiration of three years from the date of this consent.
REASON:  To comply with the provisions of Section 18 of the Planning (Listed Buildings and Conservation Areas) Act 1990 as amended by the Planning and Compulsory Purchase Act 2004.

 Plans List conditions.
