
Our Ref: 26018/LW/gl/LBC

5 March 2026

North Hertfordshire Council
Council Offices
Gernon Road
Letchworth Garden City
SG6 3JF

Dear Sir / Madam,

Application for Listed Building Consent – Rooks Nest Farm, Rooks Nest Lane, 
Therfield, SG8 9QX

On behalf of our client, Mrs C Williams, we enclose an application seeking listed building 
consent at Rooks Nest Farm, Rooks Nest Lane, Therfield, SG8 9QX for the following scope 
of development:

Total demolition of barn following accidental partial collapse (development already 
undertaken)

In addition to this letter (which includes the Heritage Assessment & Justification 
Statement), the following information is submitted in support of this application:

•  Application Form
•  Location Plan
•  Floor Plans and Elevations

This letter includes further evidence to support the application, including photographs 
of the site before and after the partial building collapse, correspondence with the Local 
Planning Authority (LPA) and certification regarding the asbestos removal.

Background

The site comprises the Grade II Listed barn on the east side of Rooks Nest Lane. The 
adjacent Rooks Nest Farmhouse is also Grade II Listed. To the south of the site lies the 
Rooks Nest Farm complex. The barn is shown in Figure 1 as ‘Barn A’.



Figure 1 - Site Plan

The barn dated from the 17th century and was of timber-framed construction, with 
horizontal timber wall boarding. Photographs of the barn included in the supporting 
information from the 25/00509/FPH application are below, which show the barn covered 
in ivy.

Figure 2 - Photographs of the barn from application ref. 25/00509/FPH



The site is located outside the settlement boundary for Therfield and lies within the Rural 
Area beyond the Green Belt. The dwelling and barn are set back from the highway behind 
a gated driveway.

Planning History

Planning permission and associated listed building consent for the renovation and 
conversion of the existing barn to habitable area and erection of single storey line from 
the main house were granted in September 2011 under application refs: 11/01750/1HH 
and 11/01751/1LB respectively.

These consents were not implemented due to financial constraints and lapsed in 2014.

More recently, planning permission and listed building consent was sought for the 
renovation and conversion of existing barn into habitable accommodation, to include 
insertion of windows to front and side elevations, insertion of two rooflights in rear 
elevation and repair or replace existing cart doors. Installation of mezzanine floor, and 
erection of single storey glazed extension to link to main dwelling, following part 
demolition of existing side store (application refs. 25/00509/FPH and 25/00510/LBC). 
These applications were approved in June 2025.

The case officer dealing with the application conducted a site visit on 5 June 2025 and 
took the following photographs:

Figure 3 - Photographs taken on 5 June 2025

The applications were accompanied by a Structural Report which confirmed that defects 
noted during the inspection of the barn were the result of age and weather deterioration, 
but which did not significantly affect the overall structural integrity of the building and 
which could be easily repaired and strengthened. The report concluded that the barn 
structures were considered to be of permanent and substantial construction and would
be suitable for conversion to other uses, without the necessity for further strengthening
or alteration.

A Bat Survey was also submitted in support of the applications, which set out that the 
barn was concluded to support a single non-breeding day roost of a single species of 
bat and therefore, appropriate licensed mitigation measures were required to ensure 
redevelopment of the barn could be carried out lawfully.



Accordingly, Condition 3 attached to planning permission 25/00509/FPH is as follows:

No works are in any circumstances to commence unless the local planning 
authority has been provided with either:

1. a license issued by Natural England authorizing the specified
activity/development to go ahead; or

2. a statement in writing from the relevant licensing body to the effect
that it does not consider that the specified activity / development will 
require a license.

The client intended to start works to make the barns structurally safe as per the 
consented scheme, however there had been delays in obtaining a bat license from 
Natural England which, as per condition 3, was required prior to the works starting on 
site. A structural engineer visited the site on 21 November 2025 to discuss the 
forthcoming works.

However, on 23 November 2025 the barn structure suffered an accidental partial collapse.

The client made contact with North Herts Council to provide notification of the barn’s 
collapse on 25 November and that there was a health and safety concern regarding the 
barn being structurally unsafe and the presence of asbestos. This correspondence is 
included in Appendix 1. A response was received from Senior Conservation Officer Mark 
Simmons, and a site visit was arranged for 3 December 2025.

Photographs from the site visit on 3 December 2025 are included below.

Figure 4 - Photographs taken on 3 December 2025

Follow up correspondence from Mark Simmons was provided on 5 December 2025 (and 
is included in Appendix 2). Due to the presence of asbestos in the roof and proximity of 
the barn to the house (where children are present) and animals (both dogs and horses), 
it was agreed with the Conservation Officer that this needed to be dealt with urgently. It 
was therefore necessary to dismantle the building following the accidental partial 
collapse in order to remove the environmental hazard in the interests of health and 
safety.



The client also notified the HSE executive and Building Control of the barn’s partial 
collapse and forthcoming asbestos removal at this time.

The asbestos was removed from site in December 2025. Appendix 3 contains a Certificate 
of Identification of Asbestos Fibres from Athena Environmental Solutions Ltd and a 
Consignment Note from the Environment Agency to corroborate the presence of 
asbestos in the material removed from site.

The ivy which covered the barn was also removed from site due to this being a fire risk.

As part of this process, any timber lengths which were salvageable were retained and 
stored on site.

The following photographs show the site on 20 February 2026, along with the condition 
of the timber lengths which were retained.

Figure 5 – Site photographs taken 20 February 2026



Figure 6 - Site photographs taken 20 February 2026

Legislation and Policy Context

Planning (Listed Buildings and Conservation Areas) Act 1990

Section 7(1) of the Act states:

Subject to the following provisions of this Act, no person shall execute or cause to 
be executed any works for the demolition of a listed building or for its alteration or 
extension in any manner which would affect its character as a building of special 
architectural or historic interest, unless the works are authorised.

Section 8(3) of the Act permits the retrospective seeking of Listed Building Consent, 
stating that:

(3) Where—

a) works for the demolition of a listed building or for its alteration or extension
are executed without such consent; and



b) written consent is granted by the local planning authority or the Secretary of
State for the retention of the works, the works are authorised from the grant 
of that consent.

Further, Section 9 states:

(1) If a person contravenes section 7 he shall be guilty of an offence.

(2) Without prejudice to subsection (1), if a person executing or causing to be
executed any works in relation to a listed building under a listed building 
consent fails to comply with any condition attached to the consent, he shall 
be guilty of an offence.

(3) In proceedings for an offence under this section it shall be a defence to prove
the following matters—

a) that works to the building were urgently necessary in the interests of
safety or health or for the preservation of the building;

b) that it was not practicable to secure safety or health or, as the case may
be, the preservation of the building by works of repair or works for 
affording temporary support or shelter;

c) that the works carried out were limited to the minimum measures
immediately necessary; and

d) that notice in writing justifying in detail the carrying out of the works
was given to the local planning authority as soon as reasonably 
practicable.

National Planning Policy Framework (NPPF) 2024

Chapter 16 of the NPPF sets out policies related to conserving and enhancing the historic 
environment.

Paragraph 207 states that, in determining applications, local planning authorities should 
require an applicant to describe the significance of any heritage assets affected, including 
any contribution made by their setting. The level of detail should be proportionate to the 
assets’ importance and no more than is sufficient to understand the potential impact of 
the proposal on their significance.

Paragraph 213 advises that any harm to, or loss of, the significance of a designated 
heritage asset (from its alteration or destruction, or from development within its setting),



should require clear and convincing justification. Substantial harm to or loss of grade II 
listed buildings should be exceptional.

North Hertfordshire Local Plan 2011-2031

Policy SP13 states that when considering the impact of a proposed development on the 
significance of a designated heritage asset, great weight will be given to the asset’s
conservation and the management of its setting. The Council will pursue a positive
strategy for the conservation and enjoyment of the historic environment through 
maintaining a strong presumption in favour of the retention, preservation and 
enhancement of heritage assets and their setting according to their significance.

Policy HE1 requires applications relating to designated heritage assets to be 
accompanied by a Heritage Assessment / Justification Statement. This is provided below.

Heritage Record

Rooks Nest Farmhouse together with the Barn 5 metres east of Rooks Nest Farmhouse 
are separately listed Grade II. Both buildings were added to the Statutory List of Buildings 
of Special Architectural or Historic Interest on 29 January 1986.

The Historic England official list entry for the Barn is as follows:

“Barn about 5 metres east of Rooks Nest Farm House, Therfield” (list entry number
1347390)

Heritage Category: Listed Building
Grade: II
List Entry Number: 1347390
Date first listed: 29-Jan-1986
List Entry Name: Barn about 5 Metres East of Rooks Nest Farm House
Statutory Address: BARN ABOUT 5 METRES EAST OF ROOKS NEST FARM HOUSE, ROOKS 
NEST LANE

Details

THERFIELD ROOKS NEST LANE TL 33 NW (East side) Dane End 4/127 Barn about 5m E of 
Rooks Nest Farm House GV II Barn. C17 or C18. Timber frame on brick base, 
weatherboarded. Steeply pitched corrugated iron roof. 3 bays with single aisle. Central 
gabled midstrey projects to yard. Aisle to rear. Left end lean-to outshut.

Listing NGR: TL3434035633



Heritage Assessment / Justification Statement

As noted above, this application for Listed Building Consent is retrospectively seeking 
the total demolition of Rooks Nest Barn following accidental partial collapse.

It was not possible to obtain Listed Building Consent in advance of the accidental partial 
collapse as there was no immediate evidence to suggest the building would imminently 
collapse. The structural report identified defects in the building, but these were to be 
rectified through conversion of the barn to habitable accommodation. Accordingly, the 
client had sought full planning permission and Listed Building Consent for the conversion 
of the barn which they were intending to proceed with following receipt of a bat license 
from Natural England as required by condition to be obtained prior to the 
commencement of works.

In determining the 2025 applications for the conversion of the barn, the Council had 
regard to this Structural Report, and undertook a site visit, with the Officers report for 
application ref. 25/00509/FPH stating the following:

4.3.3 Although the existing barn is in a dilapidated state and is almost entirely ivy 
covered, the submitted structural report states that:

“Generally, the defects noted during the inspection are the result of age and 
weather deterioration, which do not significantly affect the overall structural 
integrity of the building and could be easily repaired and strengthened, as detailed 
in the body of this report.”

4.3.4 As such, I consider that the proposed works to bring the building back into 
re-use would comply with clause b) of Policy CGB4 and would not constitute a 
major reconstruction.

Following the accidental partial collapse of the building on 23 November 2025, it was 
necessary to dismantle the building given the remaining structure was unsafe structurally 
and to remove a hazard in the interests of health and safety. It would not have been 
appropriate to fence off the area and leave all material in situ due to the presence of 
asbestos which comprised an environmental hazard. Moreover, there was a need to make 
the site safe for health and safety reasons due to the proximity to the dwelling (where 
children are present) and animals (namely horses and dogs), therefore necessitating the 
removal of the unsafe timbers. It was also necessary to remove the ivy due to the fire risk. 
This approach was agreed with the Conservation Officer on site on 3 December 2025 and 
in follow-up correspondence on 5 December 2025.



As such, there was no alternative to removal of this material, which was urgently 
necessary to remove the health and safety hazard. Any salvageable timber lengths were 
retained and stored on site.

The Council was also duly notified of the accidental partial collapse in a timely manner 
and the client has been in dialogue with the relevant bodies regarding the removal of 
material from the site due to the presence of asbestos.

As detailed in the photographs above from February 2026, the remaining timber beams 
are in a very poor state due to historic water ingress.

Therefore, the total demolition of the building as sought retrospectively by this 
application following its accidental partial collapse does not, in and of itself, cause harm
to the listed building’s special character given this had already been severely impacted
by the accidental partial collapse.

The subsequent removal of material was necessary on health and safety grounds and 
given the condition of the remaining material, it is not considered there is any historic 
fabric left.

Further, replacing the building would not restore or replicate the significance of the 
original listed barn building given the damage to the historic fabric and remaining 
materials.

Conclusion

The above has demonstrated that our client took the necessary steps following the 
accidental partial collapse, namely the urgent removal of the asbestos material and 
unsafe timbers due to the environmental hazard and the need to make the site safe due 
to the proximity to the dwelling (where children are present) and animals (horses and 
dogs).

Any salvageable timber lengths were retained and stored on site.

There was no alternative to removal of this material, which was urgently necessary to 
remove the health and safety hazard. Any salvageable timber lengths were retained and 
stored on site.

Notice in writing was provided to the local planning authority as soon as reasonably 
practicable following the accidental collapse and the client acted on the advice provided 
by the Conservation Officer at the time.



Should you require any further information or wish to discuss the matter, please do not 
hesitate to contact me.

Yours faithfully,

Lauren Whiteley
Associate



 

APPENDIX 1 

 

Correspondence with North Herts District Council 
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Email Correspondence from Conservation Officer 5 December 2025 
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Asbestos Certificate of Identification and Consignment Note 

 

 

 

 








