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- English Heritage’s statutory duties have been provided by Historic England since 1st April 

2015. 

- Planning Policy Statement 5: Planning for the Historic Environment (PPS5) has now been 
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- Planning Policy Guidance Note 15: Planning and the Historic Environment (PPG15) has also 
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adopted by the Council, advice contained in the following document will remain our official position.  
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1.1. As part of the Council’s

environmental stewardship it is vital

that there is effective protection of

the historic built environment. The

physical survivals of the Borough’s

past are to be protected and valued

for their own sake and as part of our

cultural heritage.

1.2. The purpose of this document is to

set out our aims and policies for the

conservation of the Borough’s listed

buildings. This document is also

designed to provide guidelines on

the appropriate care and protection

of historic buildings for anyone who

works with them. However, it is not

intended to be a manual of

prescriptive standards to be applied

blindly. This document should be

read in conjunction with the

Conservation Areas and Buildings of

Local Interest Supplementary

Planning Guidance.

1.3. This document was approved as

Supplementary Planning Guidance

by Basingstoke and Deane Borough

Council on 20 February 2003. As

such it supports the policies of the

Council concerning listed buildings

in relation to development. This

document has been prepared in

consultation with the general public,

specialist conservation bodies, and

other interested parties. A full list of

consultees, copies of their responses,

and details of the Council’s

consideration of the issues raised

during the consultation period is

available for inspection, by

appointment, at the Civic Offices

during normal office hours.

1.4. For further advice on this document,

or to discuss an issue in more detail

please contact one of the

Conservation Officers in the

Regeneration and Design Team 

on 01256 845414.
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2.1 We are committed to assisting

owners in their efforts to find

innovative and sensitive ways of

altering or extending their buildings,

in ways that do not adversely affect

the special interest of the buildings,

or their surroundings. Most listed

buildings, though not all, can

accommodate some degree of

sensitive alteration and this can be

important in enabling historic

buildings to function today.

2.2 In order to control change, Listed

Building Consent is needed for any

work that would affect the special

character of a listed building. This

generally applies to all alterations

and extensions, but may also apply

to substantial repair schemes. Some

external alterations, all extensions,

new build and changes of use of a

building and/or area of land, also

generally require planning

permission. Appendix 1 provides a

more detailed guide to the law.

2.3 Planning Permission and/or 

Listed Building Consent will 

only be granted if proposals 

for extension or alteration would

preserve the special interest of 

the listed building(s).

2.4 While this guidance note is aimed

mainly at listed buildings, the

technical and design guidance

contained within it can be adopted

for any historic building. For more

information on historic buildings

that are unlisted, but which are

considered to be of local interest,

please see the Supplementary

Planning Guidance on Buildings of

Local Interest.

CONSIDERATIONS

2.5 Alterations and repairs to historic

buildings require special design

skills, knowledge of building

techniques and the use of

sympathetic materials. In view of

this, the appointment of a suitably

qualified historic building specialist

is strongly advised. The Conservation

Officers of the Borough Council are

also available for advice and

information on all matters relating

to historic buildings.

2.6 There is a danger that a building can

be over-restored to the point that it

then retains very little of its original

fabric. This can actually diminish its

historic interest. The repair of the old

is almost always preferable to the

introduction of new work, even if

this is a more expensive option,

because historic fabric is

irreplaceable and, therefore,

invaluable.

The loss of significant historic

fabric, for whatever reason, is

not normally acceptable.

2.7 In order to gain the appropriate

consents as efficiently as possible, it

is imperative to fully understand the

form and development of the

building before formulating the

proposals. By doing this early on,

one can assess how to fit the needs

of the owner and/or user, within the

special constraints of the building. In

all cases the onus is on the

applicant to justify the necessity of

such proposals.

2.8 The Council will usually require a

Design / Justification Statement 

to be submitted as part of any

application for Listed Building 

or planning consent. For more

information see Appendix 2.

ADAPTING TO THE BUILDING 

2.9 When buying or renting a listed

building, the occupier should ensure

that the building in its existing form

meets their needs now, and for the

foreseeable future, as there can be

no guarantee that even minor

alterations will be permitted.

Personal circumstances are 

not a material planning

consideration and are 

not taken into account in

determining an application.
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2.10 Some historic buildings may not

conform to the practical and flexible

standards of more modern buildings.

For example, indoor sanitation did

not become commonplace in

housing until the early 20th century,

and many houses have downstairs

and/or very small bathrooms.

Similarly, many historic buildings

have low ceiling heights, which

cannot be altered.

2.11 The "improvement" of a historic

building in order to modernise

conditions, can cause harm to the

essential character of the building in

question. In such situations the

occupier will be expected to

consider exploiting unconventional

spaces for their needs and to

accommodate the idiosyncrasies of

the historic building. Extensions

will only be permitted where

the special character of the

building can be preserved.

ADAPTING THE BUILDING 

2.12 When more space is needed it can

be a useful exercise to consider

whether additional accommodation

can be provided elsewhere on the

site in an outbuilding or in a new,

separate building. Such additions

may improve the functionality 

of the site.

2.13 Later accretions to a historic

building should not be thoughtlessly

removed in order to restore the

building to an idealised period of its

development. For example, Victorian

lath and plaster ceilings should not

necessarily be removed in order to

expose the older beams above, as

this is removing a part of the

development of the building.

2.14 Some buildings are undoubtedly

more sensitive than others, and

conversely, some historic buildings

are quite readily adaptable to

modern living standards. For

example, small cottages are

normally characterised by their

compact form, and virtually any

extension is likely to affect its

character. Studying the individual

sensitivities of a building is vital

when considering any alteration or

extension.

BUILDING REGULATIONS 
AND HISTORIC BUILDINGS

2.15 There is normally sufficient flexibility

in applying the Building Regulations

to take account of the sensitivities of

historic buildings. Compliance with

such Building Regulations will not,

therefore, normally justify a proposal

that would harm the character or

appearance of the building.

2.16 It is the responsibility of the

applicant or their agent to fully

investigate the need for Building

Control Consent, and to study how

to apply such regulations flexibly

and sensitively to the historic

building in question. The Council’s

Building Control Team can offer

advice on these matters.

A. DESIGN GUIDANCE -
ALTERATIONS

2.17 The guidance given in this section

provides a very general outline of a

number of ways of formulating

proposals for altering a building. The

advice given is not exhaustive and in

all cases occupiers are advised to

contact the Council’s Conservation

Officers before embarking on

alterations.
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DAMP, SECURITY 
AND INSULATION

2.18 A key theme that often arises when

working with historic buildings is

the issue of damp, breathability and

ventilation. Each element of the

building plays its part in allowing

the building to breathe and ensuring

that any moisture dries out quickly.

If even one part of the building is

altered in a way that reduces

ventilation or the evaporation of

moisture, such as the installation of

a concrete floor or double-glazing,

damp problems can arise.

2.19 Any proposals for increasing the

security of a building should be

discussed with Conservation Officers as

most new security measures will require

Listed Building Consent. However, there

are many ways of installing security

devices with the minimum impact

on historic fabric and early discussions

may prevent abortive work.

2.20 As with security and damp problems

there are ways of improving

insulation to historic buildings

without having to install modern

double-glazing or roof felt. Such

alterations will of course need Listed

Building Consent and the various

options can be discussed with

Conservation Officers.

EXTERNAL ALTERATIONS
Roofing

2.21 Roofs are often the best way of

identifying a building’s age and

historical development, and 

should rarely be altered in a 

way that would affect or remove

historic fabric.

2.22 The vernacular tile for North

Hampshire is a plain red handmade

clay tile with matching small angular

or half round ridges and bonnet

hips. Pantiles, Roman tiles and half-

round hip tiles should be avoided, as

they do not fit with the vernacular

form of the area. The Council will

resist the use of tiles in any artificial

material, in historic contexts.

2.23 Slates were used extensively in the

area after the arrival of the railways

and canals. Alterations should

attempt to match the colour, texture

and geology of the original slate as

closely as possible. The use of

artificial slates in historic contexts

will be resisted by the Council.

2.24 Thatch is also traditional for

Hampshire’s historic buildings, and

there are still a large number of

thatched buildings in the Borough,

the majority of which are listed.

Alterations to thatch must therefore

be very carefully considered, and

works carried out only by 

competent Thatchers.

2.25 Of the three types of thatch, Long

Straw is the traditional style and

technique in this area. The Council

will resist the replacement of Long

Straw with the other types of thatch,

particularly Water Reeds, which

requires the complete stripping of

the entire thatch, possibly including

ancient basecoats.
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2.26 Thatched roofs are generally very

simple in their plan and form.

Dormers within the roof are not a

traditional feature of North

Hampshire and cause problems with

drip lines. Eaves are typically low

and deeply overhung, with upper

windows set into the eaves line

beneath eyebrow dormers that

simply momentarily raise the line of

the eaves. Any proposals to alter

thatch should respect the local 

style as well as the tradition for

Long Straw.

Walls

2.27 Brick is evident in the vast majority

of North Hampshire’s historic -

buildings, as the principal walling

material, as an infill to timber

framing or as a dressing and

stabiliser for flint or cob walls.

The bricks are commonly reds,

with a natural variation in shades

and textures. Glazed blues are 

often used as decoration.

2.28 Alterations to historic brickwork

should be done on a like-for-like

basis paying particular attention to

mortar type, colour and texture as

well as joint size, bonding and

pointing style. A leaflet on re-

pointing and mortar types is

available on request from Hampshire

County Council.

2.29 Timber framed walls are an integral

part of the whole frame of a timber

framed building, and alterations

must only be carried out with full

consideration to the integrity of the

whole building. Please see below for

further guidance on timber framing.

2.30 Flint is also a very prevalent walling

material in the Borough. It is

commonly combined with brick

dressings, which provide structural

stability and decoration. As flint

walls are mainly randomly coursed,

alterations and repairs are typically

difficult, and should only be

undertaken by contractors with

sufficient skills and experience in

local flint walling techniques.

2.31 Where renders are proposed, the

mix should be appropriate to the

wall behind, providing sufficient

weather protection, whilst allowing

moisture to evaporate freely and

evenly across the wall. The

application of renders, or the

removal of unwanted renders,

requires Listed Building Consent.

Timber Framed Buildings

2.32 The Borough has a relatively large

number of timber framed buildings,

with remaining examples of all

known periods of timber frame

development, from the early Medieval

period to the early 19th century.

2.33 The structure and integrity of a

timber frame, which is often the

oldest part of the structure, relies on

every constituent part, and

alterations to any part of a timber

frame must be carefully considered.

The cutting or removing of principal

members such as posts, rails, wall

plates, tie beams, rafters, braces,

roof trusses, and purlins should

nearly always be avoided. Secondary

members that appear to be of

historic interest should also be left

alone, unless there are other factors

that would justify such a proposal.
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2.34 Timber repairs must be left to

framing experts (as alterations can

easily result in loss of historic

fabric). Due to the potential for loss

of historic fabric, timber repairs

often require Listed Building

Consent.

Similarly, the small, cottage

character of most timber framed

buildings makes them one of the

most difficult building types to

extend, particularly where the

extension would obscure the frame.

Extensions, including conservatories,

will often be harmful to the special

interest of timber framed buildings

and the historic fabric, thus making

many applications unacceptable.

Windows and Doors

2.35 The fenestration (the arrangement

and detail of windows) of a building

is often essential to its individual

appearance and is key to identifying

its historical development. Altering

existing windows, creating new

openings or blocking up existing

openings, can drastically alter the

building’s architectural appearance

and will almost certainly require

Listed Building Consent.

2.36 The specific material of an historic

window is an integral part of the

building’s character and a change to

more modern materials, such as

UPVC or metal, will nearly always 

be inappropriate and unlikely to 

gain Listed Building Consent.

2.37 Double-glazing, although an

effective way of improving thermal

efficiency in modern buildings, is

usually inappropriate to historic or

architecturally sensitive buildings.

Due to the greater weight of the

glazing, stronger, and therefore

thicker, frames and glazing bars are

needed, altering the appearance of

the window. These windows also

tend to be highly draught-proofed

which can conflict with the need for

a historic building to “breathe.”

2.38 Where an historic door remains, it

should generally be retained, unless

it is completely beyond repair and

no longer fulfils its security and

weatherproofing function. If

replacement is necessary, this should

generally be with a new door,

custom-made to match.

2.39 Doors and windows should be

painted in a way that is appropriate

to their form, and the age and style

of the building. It is not the

Council’s intention to influence an

owner’s choice of colour, apart from

precluding colour schemes that

would detract from the character 

of the building. As a general guide,

colours should be appropriate to 

the architectural period. Paints used

should be appropriate to the type 

of timber, and allow the free

evaporation of any moisture 

within the timber.

INTERNAL ALTERATIONS
Wall and Ceiling Finishes

2.40 Historic plasterwork should be

repaired and altered on a like-for-

like basis. Ancient plasterwork or

wattle and daub infill panels

between historic timber frame 

walls should be left intact.

2.41 Modern cementitious and gypsum

plasters should be avoided, as these

generally do not match the

breathability and flexibility of

historic buildings, and will often

crack or become separated from the

fabric behind. Where they have been

ALTERATIONS AND EXTENSIONS 2.0

A
LT

ER
AT

IO
N

S 
A

N
D

 E
X

TE
N

SI
O

N
S

7Listed Buildings The Historic Environment

Supplementary Planning Guidance



used in the past, they can

sometimes be carefully removed and

replaced with a lime plaster, with

the benefit of Listed Building

Consent.

Floors

2.42 Floors are an integral part of the

structure of a building, providing

horizontal bracing between walls.

Poorly considered alterations to

floors can not only remove historic

fabric from the floor itself, but can

also cause severe structural

problems. This is particularly true

with timber framed buildings.

2.43 Many historic buildings were built

with an unconsolidated ground floor,

either left as bare earth, ‘rammed

chalk’, or lime ash and / or provided

with a timber suspended floor, or a

brick or stone floor. These should be

preserved. Concrete ground floors

and damp-proof courses were only

introduced towards the end of the

19th century, and their introduction

into earlier buildings is normally an

inappropriate alteration.

2.44 The arrangements of joists, trimmers

and beams and staircase positions

can be crucial to the understanding

of the historical development of a

building. Such evidence should be

left undisturbed in any proposals 

for change.

2.45 It is also important that

consideration is given to floor

loadings in conversion schemes. This

can be particularly important in

office conversions where heavy

equipment, such as filing cabinets

and photocopiers, can overload

historic floors.

Cellars

2.46 Many historic buildings have cellars,

which are the main foundation of

the building. They act as a buffer

between the occupied sections of

the building and the damp earth

beneath. Making alterations to them

can be fraught with difficulty and

should only be undertaken if

absolutely essential.

2.47 Due to their low level and generally

unheated atmosphere, cellars are

commonly damp. Despite this

inconvenience, it is very difficult to

fully damp-proof them without

causing more harm, and should

therefore not be undertaken lightly.

Dampness can often be controlled

with good cross-ventilation. There is

mounting evidence to suggest that

tanking systems and water-proof

plasters simply push moisture into

other parts of the building causing

damage elsewhere and shifting

damp into the occupied areas of the

building. Any damp-proofing in

cellars or elsewhere will normally

require Listed Building Consent.

2.48 Cellars are often the oldest part of

the building and backfilling will not

normally be permitted.

B. DESIGN GUIDANCE -
EXTENSIONS

2.49 Much of the guidance given in the

previous section for alterations is

also applicable to extensions, as the

technical, design and philosophical

considerations are similar.

2.50 Please refer also to the general

design guidance offered by the

Development Control Design Guide

2: "Extending Your Home". This

includes general advice on designing

extensions relating to matters such

as the privacy of neighbours.

2.51 There are three basic considerations

to be taken into account when

formulating a proposal to extend a

building of architectural or historic

interest:

• How will it affect the aesthetic

interest of the building?

• How will it relate to the historic

form and context of the building?

• How will it affect the historic

fabric of the building?
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2.52 Aesthetic interest, (that is the

principal proportions, size, scale,

bulk and basic constructional form

of a building), are normally clear to

the layman. However it is often the

less obvious features such as crown

glass, the form of brick bonding, and

the form of mortar joints that can

make a discernible difference

between good and poor extensions

to historic buildings.

2.53 The basic form and context of a

building is a matter that is often

neglected by owners and architects,

when formulating proposals for

extensions to historic buildings. The

specific character of a building can

be fundamentally harmed by an

extension that bears no relation to

its historic form and context, no

matter how good the detailing.

2.54 Extensions should be designed to

avoid as much of the historic fabric

as possible. Innovative ways to avoid

loss of fabric can normally be found.

SCALE AND BULK

2.55 The particular scale and bulk of a

building must be respected by any

extension. In the majority of cases,

an extension should step down and

back from the original building, in

order to allow the form of the

original to be read and the new part

to be seen clearly as subservient.

2.56 In all cases, the scale of the new

extension should relate well to the

original building, avoiding any

obviously differing lines and

proportions.

2.57 It should be noted that there are

occasions where no design for an

extension will be acceptable. This is

particularly the case for very small

or compact buildings, those which

have a strongly symmetrical element

in their design, or those which have

been overdeveloped in the past.

STYLE OF EXTENSION

2.58 The choice of what style to adopt in

extending a historic building is one

that can only be made according to

the individual case. A highly

designed building where matching

materials are easily sourced may be

more suited to matched styling.

However, an older building may be

so difficult to match in terms of

sourcing materials, that a

contemporary style may be more

appropriate. The benefits and

feasibility of each option should be

fully considered at an early stage.

2.59 If matched styling is chosen, the

implementation of detail will be 

key to the success of the extension.

A lack of consideration in this

respect can easily result in a

disappointing result that will detract

from the character and quality of the

building for generations to come.

2.60 Details such as brick bonding,

single glazed windows and

rainwater disposal elements selected

to match the original building can

make a huge difference when 

trying to blend a new extension 

into the original fabric.

2.61 If a contemporary design is chosen,

this must be of a very high standard.

It should not simply use token

modern features, such as large

glazed screens, to create a different

effect. When designing an extension

that is clearly different from the

original building, one must also look

at picking up the key features that

characterise the site, such as scale,

bulk, and vertical and horizontal

spacing and rhythm, which although

perhaps quite unintentional in the

original vernacular construction of

the building, may now prove to be

the key factors that lend the building

its special character.
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3.1 Government guidance is clear that

the best way of securing the vitality

of buildings and areas is to keep

them in active use. The sustained re-

use of buildings is desirable for

economic and environmental

reasons. Conversion is one of the

ways that this can be achieved.

3.2 However, before any conversion is

considered, applicants should

demonstrate that the building is no

longer suitable for its original use.

Often the best use of the building is

the original use and this should be

considered at the outset.

3.3 As well as listed buildings, there are

also many redundant buildings of

local historic and architectural

significance. The Council aims to 

see these buildings retained and

used for their original function

wherever possible.

3.4 The Local Plan contains countryside

policies on the use of buildings in

the rural area. This will have a

bearing on the sort of new uses for

old buildings that will be considered

most favourably. The Council will

expect anyone putting forward a

scheme for the conversion of a

building to be able to justify the

reuse of the building in terms 

of the potential impact on 

the countryside.

3.5 It is the impact of the proposed 

use, rather than the type of use,

which is instrumental in deciding

whether or not it is acceptable in

listed building terms. Whether the

building is listed or not it is

necessary to ensure that the original

structure retains as much 

as possible of its original character

after conversion. Size, form,

materials, fenestration, internal

layout, external surroundings 

and position in relation to 

other buildings may all be of 

importance in determining 

the building’s character.

3.6 Each proposal for the conversion of

a building will be assessed on its

individual merits. The ability of a

particular building to accommodate

a conversion without detrimentally

affecting its character, or causing

loss of original fabric or features,

will vary. There can be no guarantee

of a Planning or Listed Building

Consent for a conversion.

CONSIDERATIONS

3.7 The Council will not approve

applications for the conversion of

outbuildings that have been the

subject of recent substantial

rebuilding or long-term neglect. A

building in such a poor state of

repair that it will have to be taken

down to ground level or below

before it can be repaired and re-

used will not be given permission for

conversion. However, where a

structure is in a poor state of repair

but is capable of conversion, without

anything other than partial

rebuilding, there will be a

presumption in favour of retention.
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THE SITE 

3.8 It is important that discussions with

Conservation Officers take place at

an early stage, as the information

required for a particular

development will vary.

3.9 Applicants may be required to

support their proposals by providing

the following information:

• an assessment of the site as a

whole, including all buildings 

on the site;

• a description of the condition 

of the buildings;

• an assessment of the repairs

needed to enable the conversion;

• an assessment of any structural

work or other alterations

necessary to enable the

conversion;

• areas of demolition and rebuild,

illustrated on appropriate plans

and elevations;

• a design statement detailing the

ethos behind the proposal;

• a description of any existing

modern extensions or buildings

within the vicinity which are to

be demolished; and

• a description/plan of any

screening, planting, fencing 

or parking areas which should 

be appropriate and do not

detrimentally affect the 

setting of the building.

3.10 Any proposal would 

need to show that:

• accommodation would be

contained within the existing

structure/site;

• any existing unsympathetic

modern extensions would be

demolished/altered;

• the form, bulk and general design

of the building is in keeping with

its surroundings;

• local building styles and materials

have been respected;

• the converted building is capable

of functioning independently and

any new use is compatible with

any adjacent uses;

• the building is appropriately 

sited for a conversion;

• any screening, planting or 

fencing is appropriate and does

not detrimentally affect the

setting of the building;

• the special character of the listed

building has been respected; and

• other policies of the local plan

have been complied with,

particularly with respect to

planning, highways and 

noise issues.
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4.1 Listed buildings represent a major

element in the historic quality of our

towns, villages and countryside.

Failure to give full and careful

consideration to proposals for their

demolition could lead to irreversible

damage to the Borough’s urban and

rural environment. The value of

listed buildings to society is

recognised and reflected in national

government policy where there is a

general presumption in favour of

their preservation. The Local Plan

also underlines the Borough

Council’s commitment to the

preservation of listed buildings and

historic buildings of local

architectural or historic interest.

4.2 Although the Council has a statutory

duty to preserve historic buildings,

very occasionally there will be cases

where demolition is unavoidable.

Destruction of listed buildings (and

indeed historic buildings more

generally) is very seldom necessary

where all parties are willing to find

imaginative new uses for them and

incorporate them into wider

development plans. Proposals for the

demolition of a historic building

often arise as a direct result of

neglect or inflexibility. 4.3 PPG15 states that it is almost

inconceivable for Grade I or II*

buildings ever to be demolished.

These buildings are of outstanding

national importance and represent

only 6% of the national stock of

listed buildings and 5% of the stock

of the Borough’s listed Buildings. The

demolition of such buildings within

the Borough would be wholly

exceptional and would require the

strongest justification.

4.4 It is also highly unlikely that the

demolition of a Grade II listed

building (or indeed other historic

buildings) will ever be acceptable.

Where this unusual circumstance

does arise, there are clear steps that

must be taken before demolition will

be considered. Clear and convincing

evidence must be submitted with

any application for demolition

showing that:

a) serious efforts have been made to

sustain the existing use (or to

find viable new ones) and that

these efforts have failed. These

efforts should include offering the

building for sale as a necessary

preliminary to showing that the

building is wholly beyond

economic repair;

b) the preservation of the building in

a charitable or community

ownership is not possible or is

unsuitable; and

c) re-development would outweigh

the loss that would result from

the demolition of the building.

The Historic Environment Listed Buildings
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4.5 Where c) above is put forward as

justification for the demolition of the

building the Borough Council will

consider (in particular) the physical

condition of the building, the

adequacy of efforts made to retain it

in its current use and the merits of

the alternative proposals for the site.

It should be noted that the merit of

any alternative scheme would not,

in itself, be sufficient to justify the

demolition of an historic building or

group of historic buildings.

4.6 To enable an historic building or

group of buildings to be given a new

lease of life the Council may be

prepared to consider relaxing other

controls subject to reasonable

standards of health and amenity

being ensured.

4.7 In the extraordinary circumstance

that demolition of a listed building is

to be permitted it is a legal

requirement that English Heritage

must be notified and allowed access

to buildings that it wishes to record.

In any case the Council will normally

require that full recording of the

building via detailed plans and

colour photographs as a condition of

any consent to demolish. One set of

these drawings and photographs

should be deposited at the County

Record Office. It may also be

appropriate for certain features of

the listed building to be retained for

re-use in the new scheme, in order

to retain the architectural history of

the site.

4.8 Demolition will not normally be

granted until detailed plans have

been approved for the replacement

building(s) or for the future use of

the site. It may also be considered

necessary to ensure that a contract

for the re-development of the site

has been entered into before

demolition proceeds.
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5.1 Planning Authorities are required by

Sections 16 and 66 of the Planning

(Listed Buildings and Conservation

Areas) Act 1990 to consider the

desirability of preserving the setting

of a listed building when assessing

an application for planning

permission or Listed Building

Consent where the proposal could

affect the setting of a listed

building.

5.2 Under Section 67 of the Act the

Local Planning Authority is required

to publish a notice of all

applications for planning permission

for proposals which would, in their

opinion, affect the setting of listed

buildings.

5.3 The setting can be an integral part

of a building’s character and hence

the desirability to preserve it. Setting

can be difficult to assess. The extent

of the setting may be obvious such

as the immediate garden, a

courtyard or forecourt. However, it

could extend to include a wider

designed landscape, extending for

some distance from the building, or

a whole street or square which

includes several other buildings.

5.4 For any proposal affecting the

setting of a listed building it is

important that the applicant can

demonstrate that the impact has

been assessed in detail.

THE ASSESSMENT OF SETTING 

5.5 PPG15 clearly advises that setting

‘should not be interpreted too

narrowly’ (para.2.17). This is

especially important in an urban

context. In many instances the

definition of the setting of a listed

building will be wider than its

curtilage.

5.6 In a densely developed urban setting

the listed building may have little or

no ancillary land but the setting

could have a far wider extent. If a

listed building has a key visual

impact on the street scene or the

wider townscape it is possible that

any development, within the street,

or the wider vicinity, could have an

effect on its setting. For example, a

church tower or spire in a market

town would be a very significant

element in views across the town

both from within and without and

would be an important feature in

the historic skyline. If a proposed tall

building was to block the view of an

important listed building from a

significant vantage point it is likely

to be interpreted as having an

adverse effect on the setting.

The Historic Environment Listed Buildings
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5.7 Views are an important

consideration in the assessment of

setting. Views both from the listed

building and towards the listed

building or any view where it would

be possible to see both the listed

building and the proposed building

must be assessed. This assessment

can be very important in a planned

landscape where the building and its

setting were designed as a unified

concept. In such a case the views

from the house, for example, to

significant features either natural (a

view down a valley or a glimpse of

distant Downland) or man made (a

folly or a formal avenue of trees)

will be of significance. In

establishing the setting in this wider

context the use of aerial

photographs can be invaluable.

5.8 Additionally the listed building may

have been designed to be an eye

catcher in its own right and be

viewed from afar, perhaps from a

specific vantage point. If the setting

of a listed building is very open in

character any proposal that would

affect it would have to be

considered with great care. Not only

would there be concern over the

interruption of important views but

also over what could be essentially

an isolated character to the setting.

The intrusion of new buildings

within such a setting would

obviously have a detrimental impact.

THE IMPORTANCE OF SETTING 

5.9 The setting of a listed building can

be an integral part of its character

and contribute to its significance.

Any proposal that would adversely

affect the setting could diminish the

special interest of the building.

When consideration is being given

to a conversion scheme for a listed

building it is important that the

implications for the setting are

considered. New car parking,

garaging, domestic gardens (and

associated features such as

swimming pools, garden sheds and

pergolas) can have an adverse effect

on the setting ,making the scheme

inappropriate (irrespective of the

quality of the conversion of the

building itself). If a listed building is

dislocated from its setting by a new

development such as a road, car

park or building its significance will

be reduced, as will its contribution

to the wider landscape or

townscape.

5.10 The setting of a listed building (or a

group of listed buildings) can make

a significant contribution to the

special character of a conservation

area or the amenity of any area and

can form an important open space

in an urban context (churchyards

can be very important in this

respect). Unlisted buildings within

the setting (which may be classed as

curtilage buildings and therefore

covered by listed building law

themselves) can make a positive

contribution to the character and

quality of the setting. Although

these buildings may not be listed in

their own right they can have an

important role in defining and

enhancing the setting of the

principal building and also of a

conservation area.

5.11 The setting of a listed building may

have archaeological significance if

there are the remnants of earlier

occupation of the site. If the setting

is a garden or parkland it can

provide an invaluable wildlife

habitat.
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NOTIFICATION

5.12 If an application for planning

permission affects the setting of a

grade I or II* listed building the

Local Planning Authority must notify

English Heritage giving opportunity

to comment. If an application affects

the setting of a group of listed

buildings of various grades it will be

assumed that the setting of all is

affected and therefore notification

will be undertaken according to the

highest grade.

SETTING AND ENABLING
DEVELOPMENT 

5.13 Central Government and the Local

Plan acknowledge that the

preservation of listed buildings is

desirable. However, this issue should

not be considered to the exclusion

of all others. As with all planning

decisions it is important that the

balancing of opposing factors is

undertaken. This is very important

when considering proposed enabling

development. If the enabling

development is to have an adverse

affect on the setting of a listed

building this must be weighed

against other benefits such as the

restoration of a building. If a

proposed development would have

a damaging effect upon the setting

of a listed building and the Local

Planning Authority is mindful to

grant approval then it must

demonstrate that there are

overriding reasons for granting the

permission.
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INTRODUCTION

1.1 The ‘List of Buildings of Special

Architectural or Historical Interest’ is

a national register, drawn up by the

Department of Culture, Media and

Sport. It comprises a wide variety of

buildings and structures of special

architectural and/or historic interest.

There are currently 1801 Listed

Buildings in the Basingstoke and

Deane Borough area. These vary

from churches, farmsteads (barns

and granaries etc.), cottages and

houses, to bridges, telephone kiosks,

a lamppost and dog kennel.

WHY ARE BUILDINGS LISTED?

1.2 Under the Planning (Listed Buildings

and Conservation Areas) Act 1990

the Secretary of State for Culture,

Media and Sport has a statutory

duty to list buildings of special

architectural or historic interest.

1.3 This is carried out in order to identify

the best of our building heritage so

that we can protect and conserve it,

both for ourselves and for future

generations.

HOW ARE BUILDINGS LISTED?

1.4 A programme of national surveys

has been undertaken by appointed

professional Inspectors from English

Heritage who advise the Department

of Culture, Media and Sport. The

Basingstoke and Deane Borough

area was resurveyed between 1982

and 1983 and the lists were

published during 1984. Sometimes it

is necessary for buildings that were

overlooked at the survey stage to be

added to the list at a later date. This

is done either by ‘spot listing’ or

serving a Building Preservation

Notice, which has the effect of

listing a building for 6 months.

During this time the Department of

Culture, Media and Sport must

consider whether the property

should be permanently listed.

1.5 The list is a register. It simply

identifies buildings that are of

special interest, by giving a brief

description of the building and its

grade of listing.

1.6 The lists are available for inspection

at the Civic Offices, London Road,

Basingstoke between 8.30am and

5.00pm Monday to Thursday and

8.30am to 4.30pm on Friday.

CRITERIA FOR LISTING
BUILDINGS

1.7 The criteria used for the selection of 

listed buildings are:

• all buildings before 1700 that

survive in anything like their

original condition;

• most buildings between 1700 

and 1840 (the ‘Georgian period’),

though selection is necessary;

• buildings built between 1840 and

1914 (the ‘Victorian and

Edwardian period’) provided they

are buildings of clear quality and

character, the selection being

designed to include the principal

work of the principal architects.

1.8 Selected buildings from 1914 to 1939

are also considered and in recent

years a start has been made on

listing later buildings. Buildings over

30 years old are eligible for listing if

they meet the very rigorous selection

criteria. Exceptionally, a building

between 10 and 30 years old may be

listed if it is seriously threatened and

if it is of outstanding interest.

1.9 In choosing buildings for listing,

particular attention is paid to:

• special value within certain types,

either for architectural or planning

reasons or illustrating social or

economic history (for example

industrial buildings, railway

stations, schools, hospitals,

theatres, town halls, markets,

almshouses, prisons, mills);

• technological innovation or

virtuosity (for example cast iron,

prefabrication, or the early use of

concrete);

• group value, especially as

examples of town planning (for

example, terraces or model

villages); and

• association with well-known

historical figures or events.
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GRADING OF LISTED
BUILDINGS

1.10 Listed buildings are classified in

grades to show their relative

importance. However it does not

mean that a ‘Grade I’ building is

more worthy of preservation than a

‘Grade II’ building. All listed

buildings are of national importance.

• Grade I - These are buildings of

exceptional interest or rarity. Only

2% of the buildings listed fall

into this grade, only 33 in the

Borough of Basingstoke and

Deane.

• Grade II* - These are outstanding

buildings and there are 62 in the

Borough.

• Grade II - These buildings are of

special interest, which warrant

every effort being made to

preserve them. They form the vast

majority of listed buildings both

nationally and within the

Borough.

THE EFFECTS OF LISTING AND
LISTED BUILDING CONSENT

1.11 A listed building may not be

demolished, extended or altered,

internally or externally, in any way

which, in the opinion of the Local

Planning Authority, will affect its

character or appearance as a

building of special architectural or

historic interest, without the prior

consent of the Local Planning

Authority.

1.12 Owners, occupiers and their agents

and builders should note that it is

actually a criminal offence, liable to

prosecution, to carry out such work

without consent. The penalty for this

can be high, either in the form of an

unlimited fine or imprisonment. If an

offence is committed, the Local

Planning Authority may prosecute

and/or serve a Listed Building

Enforcement Notice on the owner to

restore the building to its former

state.

1.13 ‘Listed Building Consent’ is obtained

through a formal application to the

Borough Council and will be

examined by trained building

conservation staff. The ‘Listed

Building Consent’ is in addition to

any need for ‘Planning Permission’

and ‘Building Regulation Approval’.

1.14 The fact that a building is listed does

not necessarily mean that it must

remain unaltered for all time, but

there is a presumption in favour of

preserving the integrity of all listed

buildings.

1.15 It is sometimes wrongly assumed

that the listing only applies to the

exterior or the front elevation of a

building. The listing actually applies

to the building in its entirety,

including its interior structure and

fixtures and, in certain special

instances, the fittings.

1.16 The description in the list is intended

primarily for identification purposes

only. It does not provide a

comprehensive record of all the

building’s attributes or features of

importance. Therefore, if a feature is

not mentioned, it does not mean

that it is not protected by the listing.

1.17 A listed building includes every part

of the building (both internal and

external), all buildings objects or

structures fixed to the listed

building, and any building, object or

structure that has been within its

curtilage since before 1st July 1948.

If you are in any doubt about what

features such as outbuildings,

boundary walls etc. would be

considered to be within the

curtilage, and therefore a part 

of a listed building, please 

don’t hesitate to contact the

Conservation Officers.
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1.18 ‘Listed Building Consent’ is

sometimes required for work even

when planning permission is not. The

following list gives some examples of

when listed building consent is

required. However, it is not exhaustive

and if in any doubt you should

contact the Conservation Officers.

WHAT REQUIRES LISTED
BUILDING CONSENT?

1.19 Listed Building consent is required

for the following:

• any alterations or additions, both

internally and externally, which

affect the special interest of the

listed building;

• demolition of all, or any part of

the building or any other building

within the curtilage of the listed

building that was constructed

prior to 1st July 1948;

• any works of alterations or

extension, whether internal or

external, to a curtilage building;

• any repair that does not replicate

the existing fabric exactly; and

extensive repairs (even on a ‘like

for like basis) or repairs that

involve the removal of historic

fabric.

1.20 Whenever any of the above are

considered, no matter how

insignificant the work or repair may

seem, it is essential that you contact

the Local Planning Authority before

commencing the work, in order to

ascertain whether Listed Building

Consent is required. The

Conservation Officers will be able to

offer help and advice to ensure that

the work is carried out in a manner

that is most sympathetic and

appropriate to the special interest of

the building:

• Altering or replacing any of the

windows and doors, including

double-glazing and roof lights.

The use of aluminium or plastic

(often referred to as uPVC) is

unacceptable;

• Rendering or painting exterior

walls;

• Re-pointing;

• Replacing natural materials with

concrete, imitation stone, resins,

fibre or plastic;

• Removing, or changing roof

material, for example replacing

clay tiles or slates with concrete,

or long straw thatch with combed

wheat reed thatch;

• Fixing or removing bargeboards

or external window shutters;

changing or demolishing

chimneystacks or pots or

replacing cast iron gutters with

plastic;

• Installing solar panels or satellite

antenna;

• Fixing advertisement signs or

shop front sun blinds;

• Altering or removing interior

features of interest such as doors,

fireplace surrounds, over mantles,

cornices, panelling and

ironmongery;

• "Gutting" a building and

removing lath and plaster ceilings

and horse hair plaster or wattle

and daub panels; and

• All works of alteration e.g.

creating new door and window

openings internally as well as

externally.

1.21 Section 2 of this document provides

more guidance on what requires

listed building consent.

1.22 Before undertaking any works of

repair or alteration to a listed

building make sure your contractor

or builder is made aware that the

building is listed and is given a copy

of any Listed Building Consent

application and plans or conditions,

together with any specifications and

grant conditions which the

Conservation Officers have

stipulated.

GRANTS

1.23 The Borough Council sets aside a

special budget to award

discretionary repair grants to owners

of listed buildings on the Council’s

Buildings at Risk Register.

Application forms are available from

the Regeneration and Design, and

prospective applicants should

contact the Conservation Officers for

more information.
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INFORMATION REQUIRED AS
PART OF A LISTED BUILDING
CONSENT APPLICATION

2.1 This section provides advice to

owners of listed buildings who are

considering any alteration, extension

or demolition to their property.

Before carrying out any works,

which affect the special interest of a

listed building, it is necessary to

obtain Listed Building Consent by

making an application to the Local

Planning Authority.

2.2 The advice given in this section is

designed to ensure that any Listed

Building Consent application made

to the Local Planning Authority

provides adequate information to

allow the Council to make a fully

informed decision. It should

supplement the information given

on the back of the Listed Building

Consent application forms.

NATIONAL IMPORTANCE 
OF LISTED BUILDINGS

2.3 A listed building is a building that is

included on the ‘List of Buildings of

Special Architectural or Historical

Interest in England’ produced by the

Secretary of State. These buildings

are valued for their own sake as an

irreplaceable record of our cultural

heritage, and a central part of our

national identity. Once listed, the

whole of the building is protected

both internally and externally and

includes any later extensions,

regardless of age or quality.

JUSTIFYING WORKS TO 
A LISTED BUILDING

2.4 The high quality and special interest

of listed buildings, in a national

context, means that there must be

an over-riding, clear justification for

any alteration, extension or

demolition that would affect the

special interest of such a building.

The responsibility is on the applicant

to justify this work as part of any

application, and should be

accompanied by a design/repair

philosophy for the work to the

building. Personal circumstances,

such as a growing family, cannot be

taken into account.

INFORMATION REQUIRED AS
PART OF AN APPLICATION

2.5 Due to the high quality and national

importance of listed buildings it is

vital that any applications for Listed

Building Consent are also of a high

quality. This applies to the proposed

design (whether this is for

alteration/extension or demolition)

and the level of information supplied

as part of the application.

Government guidance on the

historic environment (PPG15 para

3.4 states "Applicants for listed

building consent… should provide

the local planning authority with full

information, to enable to assess the

likely impact of their proposals on

the special architectural or historic

interest of the building and on its

setting"). Applicants without enough

detailed information could be

subject to delay or they may be

rejected.
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2.6 Due to this need to provide a high

quality application, it is strongly

recommended that a qualified

professional architect or surveyor

with proven experience of working

with historic buildings is employed

to produce the application. He/she

will know how to convey the

information accurately to someone

who is not familiar with the site.

They will also be aware of the need

for sensitivity in any proposals to

alter a historic building.

2.7 There are several different ways of

conveying information about a

building and what is chosen will

depend upon the type of building

and what alterations are proposed.

The following information explains

how best to present the proposed

work in relation to the building and

its setting. It specifies the level of

detailed information required to

make an acceptable application.

PROVIDING A CONTEXT 

3.1 In all applications for Listed Building

Consent the context of the building

and its surroundings, must be shown

by describing:

• the proposed location of the site

in relation to the surrounding

area (Map at 1:1250 or 1:2500).

The site itself should be edged in

red;

• how the proposals relate to the

site and buildings on or near to it

(Plan at 1:200 or 1:500); and

• the proposed development, its

general form and characteristics.

THE BUILDING IN ITS
CURRENT FORM

4.1 Information given under the term ‘as

existing’ will describe and depict the

building as it is, before any

alterations, and will enable officers

to see which architectural or historic

features are important to the special

interest of the building. This

information should include:

• The location and extent of the

listed building and should show

whether it is on the development

site or is adjacent to it;

• These should be shown in

drawings of floor plans,

elevations and sections as

relevant at a scale of 1:50 or

1:100 and should include such

detail as fireplaces, staircases,

panelling etc. (Where a building

has a timber frame it is essential

that the whole frame is shown

accurately);

• Detailed drawings where only a

small part of the building or site

is affected and a general plan

showing its location;

• Carefully selected photographs as

a supplement to the measured

drawings but not as a substitute;

• An analysis of the building

showing the location of the

historic fabric and any more

modern material. This will ensure

that the impact of the proposal is

fully understood. In some

instances it may be necessary to

have an architectural and

historical analysis undertaken by

an architectural historian or

buildings archaeologist. It is

essential that the historical

importance or sensitivity of each

area or item affected is know.
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PROPOSALS

5.1 This part of the application must

depict, clearly and accurately, how

the proposals will affect the

character and appearance of the

historic elements of the building.

This can be achieved in the

following ways:

• Amending copies of ‘as existing’

drawings to show what is being

altered, removed, repaired and

retained;

• If changes cannot easily be

shown pictorially, they can be

explained in writing on the

drawings with separate schedules

of work covering conservation

methods, materials and treatment

(for example, how the pointing

will be carried out and which

mortar mix is proposed);

• Submitting full details of any new

service runs, and details of all

proposed internal and external

finishes;

• Where alterations to a listed

building would have a visual

impact on the street scene, a

street scene elevation showing

the proposals in conjunction with

the adjoining buildings and

spaces should be submitted.

Where appropriate this should be

produced as a 3D drawing.

LEVEL OF DETAIL

6.1 Maps and plans should be at an

appropriate metric scale. For plans,

elevations and sections 1:50 is

usually acceptable. For smaller

features (such as doors and

windows) or decorative features

(such as mouldings or railings) a

scale of 1:20 is more appropriate.

For particular important details,

plans may need to be half or full

size.

6.2 Carefully selected photographs

should include views of the interior

of the building where this will be

affected.

6.3 Any matters which cannot be

covered in drawings (for example

the evolution of a building or an

account of its history or architectural

significance) can be submitted in a

written format. This would also

apply to any specifications/or

conservation method statements

6.4 Not every application for Listed

Building Consent will require all of

the above information. If you are in

any doubt you should contact the

local planning authority.

GENERAL ADVICE ON
ALTERATIONS

7.1 Listed buildings represent a finite

resource. Government advice about

the care of listed buildings states

that "there should be a general

presumption in favour of the

preservation of listed buildings"

(PPG15 para 3.3). Very often the

special character of a listed building

relies on features or fabric that may

not immediately appear to be of

value. It is all too easy for the

special interest of a building to be

lost due to the ill advised and hasty

actions of owners, despite what are

often good intentions.

7.2 Similarly buildings can be ‘robbed’

of their special interest as surely as

by unsuitable piecemeal alteration

as by outright demolition (for

example the extensive re-pointing in

cement mortar to ‘waterproof’ a

building, can have serious

detrimental effects on the historic

fabric of a building).

COST

8.1 It must be borne in mind that any

authorised work to listed buildings is

likely to be more expensive than

similar alterations to an unlisted

building. This is due to the high

quality of materials and

craftsmanship required when

carrying out work to buildings of

such importance. Only alterations of

a suitably high quality, which will

not adversely affect the special

character of the listed building, will

be granted consent.
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BUYING A LISTED BUILDING

9.1 If you are considering buying a listed

building, it is vital that the building

suits your accommodation

requirements for now and for the

future. If the building does not suit

your lifestyle/does not have enough

light/is too small or too draughty, it

may be wiser to buy another

building more suited to your needs.

It must not be assumed that Listed

Building Consent will be granted for

any alterations or extensions.

FURTHER ADVICE 
AND INFORMATION

10.1 Should you require further

assistance or information, please

contact the Regeneration and

Design team at Basingstoke and

Deane Borough Council on 

01256 845414.

10.2 Prospective applicants are advised

to arrange a pre-application

inspection/discussion with a

Conservation Officer prior to

submitting an application and while

proposals are still in sketch format.

This can save a lot of time and

money.

10.3 Please contact a Conservation

Officer if you would like to discuss

the issue of curtilage in relation to a

particular building.
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English Heritage: Enabling

Development and the Conservation of

Heritage Assets. June 1999.

English Heritage: Building Regulations

and Historic Buildings. September 2002.

English Heritage + CABE: Building in

Context. 2001.

English Heritage: Informed

Conservation. 2001.
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Basingstoke and Deane Borough Council,

Civic Offices,

London Road,

Basingstoke,

Hampshire, RG21 4AH

(01256) 844844

www.basingstoke.gov.uk

REGENERATION AND DESIGN

Conservation, Urban Design and

Regeneration, Landscape, Protected Trees

Direct Tel: (01256) 845414 or 845742

E-mail: j.barrow@basingstoke.gov.uk

DEVELOPMENT 
CONTROL TEAM

(01256) 844844

E-mail:

development.control@basingstoke.gov.uk

CONTACTS
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ARTICLE 4 DIRECTION:

Additional planning tool removing

Permitted Development rights from

buildings/areas (to ensure the retention of

traditional details).

BARGEBOARDS:

The inclined projecting boards placed at

the gable of the building covering the

ends of the horizontal timbers.

BONNET HIP:

A tile resembling a woman’s bonnet used

on the hip of a roof.

BRICK BOND:

The interlacement of bricks produced

when they lap those mixed above and

below them.

BRACES:

An inclined piece of timber 

sometimes curved, used to stiffen 

roof, partitions and the like.

COB:

A mix of straw, gravel and clay used 

for the making of cob walls.

CROSS-VENTILATION:

Where opposite walls have ventilation

openings to allow a through flow of air.

CROWN GLASS:

Fine window glass. Crown glass is slightly

uneven plus is often faintly tinted, with a

brilliant, fire-finish lustre, which gives it

pleasing properties.

EYEBROW DORMER:

A very low dormer on a pitched roof, with

no sides, the covering of the roof being

carried over the top in a curve so creating

an eyebrow - like effect.

FENESTRATION:

The arrangement of windows in a façade.

PANTILES:

A curved S-shaped tile for roofing.

PERMITTED DEVELOPMENT RIGHTS:

Development that does not require

planning permission.

POST:

An upright piece of timber.

PURLIN:

An horizontal piece of structural timber

lying on the principal rafters of a roof

truss to give immediate bearing to the

common rafters.

RAFTER:

An inclined timber framing the sides of a

roof and meeting another rafter at the

ridge.

RAIL:

An horizontal piece of timber between the

panels of a door or wainscoting.

RANDOM COURSING:

Stones or bricks in a range of sizes not

laid in courses but randomly.

RIDGE:

The upper angle of a roof.

ROMAN TILES:

A single lap tile consisting of a flat section

with an upstand on one side and a half

round on the other, the half round fitting

over the upstand of the adjacent tile.

TIE BEAM:

A member connecting a pair of 

principal rafters.

VERNACULAR:

A term used to describe local, regional,

traditional building forms and types using

indigenous materials and without grand

architectural pretensions-such as farm

buildings and country cottages.

WALL PLATES:

A timber laid horizontally to which joists,

rafters and roof trusses are fixed.

GLOSSARY
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