APPLICATION FOR LISTED BUILDING CONSENT 
OFFICER DELGATED REPORT

	APPLICATION REFERENCE:
	PL/2026/01015

	APPLICATION TYPE:
	Listed building consent (Alt/Ext)

	SITE ADDRESS:
	30 High Street, Marlborough, SN8 1LW

	DEVELOPMENT DESCRIPTION:
	Proposal involves fitting out the interior to suit a new restaurant. In addition to flooring and wall finishes, there will be a commercial kitchen and bar, air conditioning as well as lighting.

	RECOMMENDATION:
	Approve with Conditions



SITE DESCRIPTION/CONTEXT

The application site comprises No. 30 High Street, Marlborough, a Grade II listed building located within Marlborough town centre and the Marlborough Conservation Area. The property forms part of a historic terrace fronting the High Street and contributes positively to the character and appearance of the conservation area. The surrounding area contains a mix of retail, food and drink, commercial and residential uses occupying buildings typical of the historic town centre.

The building dates from the 18th century and is constructed principally of red brick beneath a pitched old tile roof. It is arranged over two storeys with attic accommodation and retains architectural features of special interest, including first-floor cased sash windows, an attic dormer and a 19th-century bay shopfront. The building also retains historic timber floorboards at first-floor level.

The building is included on the National Heritage List for England under list entry number 1261854. The statutory list description, provided for identification purposes, states:

“C18. Red brick. Pitched old tile roof, with overhanging eaves. 2 storeys and attics. Ground floor has 1 modern shop front, and 1 oblong C19 bay shop front. 1st floor has 2 cased sashes with glazing bars. 1 attic dormer with pitched roof, tile-hung cheeks, and casements with lead glazing bars. Nos 30 to 38 (consec) form a group.”

The building has recently been subject to repair, refurbishment and structural stabilisation works authorised through earlier listed building consents. The present application relates principally to its internal fit-out and adaptation for restaurant use.

PROPOSAL

Listed building consent is sought for internal and external alterations associated with fitting out the building for use as a restaurant. Customer seating would be provided at ground- and first-floor levels, with ancillary office and staff accommodation within the attic. No structural works are proposed. The proposed works comprise:

· installation of a commercial kitchen and bar adjacent to the existing plumbing and drainage facilities;
· retention of the existing toilets and drainage runs, with new sanitaryware and wall finishes where required;
· widening of a first-floor doorway by removing a modern half-height sidelight;
· installation of kitchen extraction equipment terminating through a grille on the rear elevation;
· installation of wall-mounted fan-coil units served by an internal chilled-water system, avoiding external condenser units;
· installation of a dropped ceiling above the bar, together with recessed and surface-mounted lighting, speakers, CCTV and emergency signage;
· new internal wiring, routed to avoid penetration of historic lath-and-plaster walls;
· application of painted or wallpaper finishes to modern walls and ceilings;
· provision of vinyl floor finishes at ground-floor level;
· retention of the historic first-floor floorboards beneath a protective, reversible raised floor system comprising a breathable membrane or thin cork covering, timber packers and chipboard, finished with vinyl tiles;
· localised sympathetic repairs to the retained timber floor at attic level; and
· repainting of the existing shopfront, with painted fascia lettering and reuse of the existing projecting bracket for a hanging sign.

The existing principal shopfront and rear service access would remain unchanged.Proposal involves fitting out the interior to suit a new restaurant. In addition to flooring and wall finishes, there will be a commercial kitchen and bar, air conditioning as well as lighting.

RELEVANT PLANNING HISTORY

The site has an extensive planning history associated with alterations and maintenance of the Grade II listed building. The most relevant history comprises:
· PL/2024/01368 – Comprehensive repair and refurbishment of the building externally and internally, including repair and replacement of defective floorboards and removal of non-original internal partitions (Approved 03/04/2024).
· PL/2025/02671 – Comprehensive repair and refurbishment of the building externally and internally (Approved 12/05/2025).
· PL/2025/06163 – Extractor fan, kitchen set-up, air conditioning and associated restaurant fit-out works (Withdrawn 11/11/2025).
· PL/2025/09422 – Installation of structural steel to replace a rotten timber beam supporting the first-floor rear roof gable (Approved 03/03/2026).

The recent permissions relate primarily to the repair and refurbishment of the listed building.
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.”

Marlborough Area Neighbourhood Plan 2021-2036
· MARL9 Design Guidance for the Marlborough Conservation Area

ISSUES

Impact upon the preservation of the listed building or its setting or any features of special architectural and/or historic interest.

CONSULTATION RESPONSES

[bookmark: _Hlk206417654]WC Conservation: Conservation Officer: No objection, subject to conditions. Initial concerns related to inaccuracies in the submitted drawings, insufficient information regarding the treatment of historic floorboards, justification for alterations to a first-floor doorway, and the lack of detail relating to proposed signage. Following the submission of amended plans and additional supporting information, these matters were largely resolved. The Conservation Officer confirmed that the revised rear elevation accurately reflects the building as rebuilt, raised no objection to the proposed doorway alteration, and welcomed the use of painted signage. The proposed retention of the historic floorboards with a reversible overlay solution was also broadly supported. A condition is recommended to secure details of the fixing method for the proposed first-floor floor covering to ensure no unacceptable harm to historic fabric occurs. The Conservation Officer concluded that the proposal would support the long-term viable use of the listed building and raised no overriding heritage objections.
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 received during the consultation period.

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 support of the application, the applicant has submitted a heritage statement and design and access statement, application forms, location plan, existing and proposed floor plans and elevations, shopfront details, and a photographic survey of the building. The submitted information identifies the building's Grade II listed status, describes the proposed works and assesses their impact on the significance of the heritage asset. The submitted plans illustrate the proposed internal alterations, the widening of the first-floor doorway, the proposed extraction grille, and the proposed signage strategy.

Following concerns raised by the Conservation Officer regarding inaccuracies within the original drawings and the level of detail provided in relation to certain alterations, amended plans and additional supporting information were submitted during the course of the application. This further information addressed the accuracy of the rear elevation drawings, provided additional justification for the doorway alteration, clarified the proposed treatment of the historic floorboards, and provided details of the proposed signage. The Conservation Officer subsequently confirmed that sufficient information had been provided to assess the heritage impacts of the proposals as submitted.

Notwithstanding this, the information submitted in respect of the proposed extraction and ventilation system remains limited. Whilst technical datasheets for the proposed fan and attenuator have been provided, no detailed odour assessment, completed EMAQ risk assessment or comprehensive specification has been submitted to demonstrate that the proposed extraction strategy is capable of serving the intended restaurant use. Consequently, whilst sufficient information has been provided to assess the heritage impacts of the alterations currently proposed, uncertainty remains as to whether a more substantial extraction system may ultimately be required and whether such a solution could have additional implications for the significance of the listed building.

Overall, the Local Planning Authority is satisfied that sufficient information has been provided to assess the heritage impacts of the scheme as submitted, whilst recognising the limitations and uncertainties associated with the proposed extraction and ventilation arrangements.

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 30 High Street, Marlborough derives principally from its evidential, historic and aesthetic value as an eighteenth-century Grade II listed building within the historic core of Marlborough. The listing description identifies the building's eighteenth-century origins, red brick construction, tiled roof, sash windows and historic relationship with adjoining listed buildings, forming part of an important historic group within the High Street.

The building also contributes positively to the character and appearance of the Marlborough Conservation Area, which is recognised for its exceptional historic townscape, continuous historic frontages, traditional shopfronts, historic burgage plot pattern and concentration of listed buildings along the High Street.

Whilst the building has undergone alteration over time, including the introduction of a modern shopfront and recent structural repair works, it retains a timber-framed core and surviving historic fabric which contribute to its significance. The Conservation Officer has identified the historic floorboards, surviving historic fabric and overall plan form as elements of particular importance. The significance of the building also derives from its continued contribution to the historic High Street and its relationship with the surrounding listed buildings and conservation area.

The proposal primarily affects internal fabric, including alterations to a first-floor doorway, floor finishes and the installation of building services, together with limited external alterations comprising painted signage, a projecting hanging sign and a kitchen extract grille. Following the submission of amended plans and additional information, the Conservation Officer concluded that the proposed doorway alteration would not affect significant historic fabric, the revised signage was acceptable, and the retention of the historic floorboards in situ would preserve an important element of the building's evidential value, subject to details of the fixing method being secured by condition.

The asset's communal value derives from its prominent position within Marlborough town centre and its contribution to the historic environment of the High Street. The continued occupation and viable use of the building is also recognised as contributing positively to its long-term conservation.

Overall, the significance of the asset is derived primarily from its surviving historic fabric, timber-framed structure, historic form and appearance, and its contribution to the special architectural and historic interest of the Marlborough Conservation Area and the wider High Street townscape.

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 seek to facilitate the continued use of the building as a restaurant through a series of largely internal alterations, limited external works and associated servicing requirements. In assessing the impact of the proposals, particular regard has been had to those elements of significance identified above, namely the surviving historic fabric, the timber-framed structure, the historic floorboards, the traditional plan form and the building's contribution to the character and appearance of the Marlborough Conservation Area.

The Conservation Officer initially raised concerns regarding inaccuracies in the submitted drawings, the treatment of the historic floorboards, the lack of information relating to the proposed doorway alteration and the absence of signage details. Following the submission of amended plans and additional information, these concerns were largely resolved. The amended drawings now accurately reflect the current condition of the building, including the rebuilt rear elevation, and additional information has been provided regarding the proposed works.

The proposed widening of the first-floor doorway through the removal of an existing modern sidelight is considered acceptable. The Conservation Officer confirmed that no significant historic joinery survives within this part of the building and therefore the works would not result in harm to the significance of the listed building. The alteration is considered neutral in heritage terms.

The proposed painted shopfront signage and replacement hanging sign have also been assessed by the Conservation Officer and are considered acceptable. The use of painted lettering is consistent with the character of the building and conservation area, whilst the repainting of the existing painted brickwork at ground floor level would not result in harm to the significance of the asset.

The most sensitive element of the proposal relates to the treatment of the historic first-floor floorboards. Revised details confirm that the existing floorboards will be retained in situ beneath a reversible overlay system. This approach preserves an important element of the building's evidential and historic value and avoids the unacceptable harm that would arise from their removal. Whilst the principle of the proposed approach is supported, precise details of the fixing method have not been provided and the Conservation Officer advises that this matter should be secured by condition to ensure that historic fabric is not damaged through direct fixing or adhesive application. Subject to such a condition, the works are considered acceptable.

More generally, the proposals represent the adaptation of a vacant listed building for an active and viable town centre use. The Conservation Officer considers that bringing the building back into beneficial occupation would support its long-term conservation and contribute positively to the vitality and viability of Marlborough High Street. This heritage benefit attracts moderate weight in favour of the proposals.

However, it is important to note that the heritage assessment has been undertaken on the basis of the extraction and ventilation arrangements currently shown on the submitted drawings. Whilst the heritage impacts of those works are considered acceptable, separate concerns have been raised regarding the adequacy of the proposed extraction strategy. Should a more extensive system involving additional ducting, flues or plant equipment ultimately be required, the heritage implications of such works have not been assessed as part of this application and remain uncertain.

Overall, the proposals are considered to preserve the special architectural and historic interest of the Grade II listed building and preserve its contribution to the character and appearance of the Marlborough Conservation Area. No harm to the significance of the heritage asset has been identified arising from the works currently proposed, subject to an appropriate condition securing the detailed treatment of the historic floorboards.

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?
	N/a

	(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?
	N/a



Comments:
The proposal relates to the alteration and continued use of an existing listed building and does not involve works affecting roofs, trees, vegetation, external habitat features or other structures with potential to support protected species. The proposal is therefore unlikely to have any adverse ecological impacts and no protected species surveys are required. The application raises no ecology or biodiversity concerns.

CONCLUSION
The NPPF confirms that designated heritage assets are an irreplaceable resource and that substantial weight should be given to their conservation. In considering applications for Listed Building Consent, special regard must be given to the desirability of preserving the listed building, its setting and those features which contribute to its special architectural and historic interest.

In this case, the proposed works have been carefully designed to facilitate the continued viable use of the building whilst largely retaining its historic plan form and significant fabric. Following the submission of amended plans and additional supporting information, the Conservation Officer confirmed that the inaccuracies within the original submission had been addressed and raised no overriding objection to the proposals. The removal of the modern sidelight to widen the first-floor doorway would not result in the loss of significant historic fabric, the proposed painted signage is considered appropriate to the character of the building and conservation area, and the historic floorboards would be retained in situ through the use of a reversible floor system.

The proposal would secure the continued beneficial use of a currently vacant Grade II listed building within the Marlborough Conservation Area, thereby supporting its long-term conservation and contributing positively to the vitality and viability of Marlborough High Street. This heritage benefit attracts moderate weight in favour of the proposal.

Whilst uncertainty remains regarding whether a more substantial extraction system may ultimately be required to serve the proposed restaurant use, the Listed Building Consent application must be determined on the basis of the works currently proposed. The heritage impacts of those works have been adequately assessed and, subject to a condition requiring details of the fixing method for the proposed first-floor floor treatment, no harm to the significance of the listed building has been identified.

Accordingly, the proposed works would preserve the special architectural and historic interest of the Grade II listed building and preserve its contribution to the character and appearance of the Marlborough Conservation Area. The proposal is considered to satisfy the statutory duties contained within Sections 16 and 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 and accords with the relevant heritage policies of the NPPF, Core Policy 58 of the Wiltshire Core Strategy and Policy MARL9 of the Marlborough Area Neighbourhood Plan.

The application is therefore recommended for approval, subject to conditions.

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


