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1. INTERIM PLANNING GUIDANCE

As part of the Local Plan process, supplementary planning guidance was prepared to supplement policies and proposals in the Local Plan.  The Borough Council consulted the public on the guidance at the draft deposit and revised draft deposit stages of the Local Plan preparation process.  Some of the comments on the Draft Deposit Guidance were taken into account in formulating the Revised Draft Guidance.

It was not appropriate for the Borough Council to adopt the guidance as supplementary planning guidance because this can only supplement an adopted local plan and the Tamworth Local Plan 2001-2011 will not be adopted until 2006.   Furthermore, under the new development plan system, supplementary planning guidance has been replaced with supplementary planning documents.

This guidance was approved as interim planning guidance by the Borough Council’s Cabinet on 15th August 2005.  Appropriate guidance will be replaced with supplementary planning documents in due course.  This is in accordance with the Council’s Local Development Scheme that came into effect in March 2005.

August 2005

DEVELOPMENT CONTROL AND LISTED BUILDINGS

Local Planning Authorities when considering planning applications for development which affects a listed building or its setting are required to have special regard to the desirability of preserving the building, its setting or any features of architectural or historic interest which it possesses.  This should usually be done in conjunction with a Listed Building Consent Application where appropriate.

Listed Building Control

Once a building is listed, it is the whole building and everything within its curtilage which is included, and not, as is often thought, small parts thereof.  Consent is required for demolition, in whole or part, and for any alterations or extensions which affect the special architectural or historic interest of the building.  Controls apply to all works, both externally and internally, that would affect a building’s special interest, whether or not the particular feature concerned is specifically mentioned in the list description.

The issues that are generally relevant to the consideration of all listed building consent applications are:

1. The intrinsic architectural and historic interest and rarity of the building, both nationally and locally, e.g. buildings which illustrate important aspects of the nation’s social, economic, cultural or military history;

2. Particular physical features of the building, e.g. design, plan, materials or location, which justify its inclusion in the list;

3. The building’s setting and its contribution to the local scene, e.g. where it forms an element in a group, park or other townscape, or where it shares architectural forms or details with other buildings nearby;

4. The extent to which the proposed works bring substantial benefits for the community, or contribute to economic regeneration in the area;

5. The grading of the building;

6. The use of the building – the best way of securing the upkeep of historic buildings is to keep them in active use and often the best use will be that for which it was originally designed.  The continuation or reinstatement of that use should be the first option, but this may not always be possible, or appropriate.  The Local Authority should exercise flexibility where new uses have to be considered to secure the building’s survival.

7. Alterations and extensions must be considered by judging the effect works have on the special interest of the building.  Many listed buildings can sustain some sensitive alteration, and indeed cumulative changes reflect the history of the use of the building.  However small alterations, which in themselves seem of little importance, can cumulatively be very destructive to a building’s special interest.  The preservation of facades, and the gutting and reconstruction of interiors is not normally an acceptable approach, as it can destroy the building’s special interest and create long term stability problems for the structure.

8. Where total or substantial demolition is proposed the following should be addressed: 

· a. the condition of the building, the cost of repairing and maintaining it in relation to its importance and to the value derived from its continued use; 

· the adequacy of efforts made to retain the building in use;

· the merits of alternative proposals for the site.
Conditions Imposed on Listed Building Consents

When Listed Building Consent has been granted, the Local Planning Authority can impose conditions relating to the details of the works involved.  All such conditions must be necessary, relevant, enforceable, precise and reasonable.

Listed Building Consent must always be granted subject to a condition that the work must be begun not later than five years from the date of the approval.

Conditions requiring the preservation of particular features, the making good of damage caused by works, or the reconstruction of the building (using the original materials so far as practicable) may also be imposed.

Where the authority is not satisfied with the information given regarding the works, they can impose conditions requiring the subsequent approval of specified details of works, whether or not these had been set out in the application.  It avoids the need for the authority to refuse applications if it is satisfied that the remaining details can safely be left for subsequent approval.
General Principles on Alterations to Listed Buildings

1. New Work – should be fitted to the old to ensure the survival of as much of the historic fabric as is practical.  Old work should not be sacrificed merely to accommodate the new.

2. Modern Extensions – should not dominate the original in scale, material or situation.
3. Walls – every effort should be made to retain or re-use facing brickwork, stonework, tile or slate hanging or weatherboarding.

4. Openings – door and window openings should generally not be altered in their proportions or details, especially where they are a conspicuous element of the design.

5. Pointing – should normally be visually subservient to the wall and building material.  Repointing should usually be no more than a repair – a repeat of the existing mix and appearance.  Cutting out old mortar with mechanical cutters should not normally be permitted.

6. Render / Plaster – lime based render is generally preferable to cement rich render.

7. Timber frames – repair to timber frames, including the roof structure should be kept to a minimum.  Traditional fixing and repair methods should perpetuate.

8. External painting – unpainted surfaces should not normally be painted over.  Waterproof and hard gloss paints should be avoided.

9. External Cleaning – all methods cause damage if carelessly handled.  Cleaning with water and a bristle brush is the simplest method.  Abrasive and chemical cleaning can damage wall surfaces and destroy detail.

10. Roofs – where a roof is stripped, it is important that as much as possible of the original covering is re-used, preferably on the visible slopes, with matching new or reclaimed materials on other slopes.

11. Slates / Tiles – should be laid in the original pattern of coursing, and where necessary, repaired with matching materials.

12. External doors and doorways – should be retained.  Where replaced, new doors should copy the original materials, the detail of the design and the paint finish.  Unpainted hardwood or stained doors or varnished softwood doors are rarely sustainable.

13. Windows – as a rule should be repaired, or replaced like for like.  In the case of replacements, the thickness and moulding of the glazing bars, the size and arrangement of panes and other details should be appropriate to the date of the building, or to the date when the window aperture was made.  It is usually impossible to install double glazing units in existing frames or to replicate existing frames with new sealed units.  Secondary glazing in a removable inner frame is a more acceptable method of draughtproofing.

Identification of buildings for listing

The following are the main criteria, which the Secretary of State applies as appropriate in deciding which buildings to include in the statutory list:

1. Architectural interest – the lists are meant to include all buildings which are of importance to the nation for the interest of their architectural design, craftsmanship and decoration; also important examples of particular building types and techniques e.g. Buildings displaying technological innovation or virtuosity, and significant plan forms;

2. Historical interest – this includes buildings which illustrate important aspects of the nations social, economic, cultural or military history;

3. Close historical associations – with nationally important people or events;

4. Group value – especially where buildings comprise an important architectural or historic unity or a fine example of planning e.g. squares, terraces or model villages;

5. Age and rarity – are relevant considerations, particularly where buildings are proposed for listing on the strength of their historic interest.

· Pre 1700

All buildings which survive in anything like their original condition are listed; most buildings are listed but selection is necessary;

· After 1840
Because of the increase in numbers of surviving buildings greater selection is necessary.  Only the best examples of particular building types, and those of definite quality and character are listed;

· After 1914


For the same reason only selected buildings are listed.

In selecting buildings the primary reason is its intrinsic architectural quality or its group value.  The external appearance of a building – both its intrinsic architectural merit and any group value – is a key consideration.  Well-documented historical associations of national importance will increase the case for the inclusion of the building in the statutory list.  The building should be of some architectural merit in itself, or is should be well preserved in a form which confirms its historical associations.

Applications to Have a Building Listed

Requests to list buildings should be accompanied by a justification for adding the building to the list, a location plan such as an Ordnance Survey Plan showing wherever possible the position of any other listed buildings nearby, clear up-to-date photographic prints of the main elevations of the building, historical associations, any information about the building such as its date, details and specialised function e.g. industrial building, the name of the architect if known, its group value in the street scene, and any details of any interior features of interest.  Once collated, information should then be forwarded to the Secretary of State for consideration.

Identification of Buildings for the Local List

The Borough Council has developed a local list of buildings which although not worthy of statutory listing, are considered to be of value to the area in terms of their architectural quality, contribution they make to the environment in which they stand or by important local association with people or events.

In selecting buildings for such a list, the same criteria as used by the Secretary of State in the statutory listing process was applied. The external appearance of the building, both in terms of its intrinsic architectural quality or its group value is a key consideration. Well-documented historical associations of local and national importance will increase the case for the inclusion of the building within the list. In such cases, the building should also be of some architectural merit in itself.

If people would like to put forward a building for consideration, please provide as much information as possible.  Simply to provide an address would not be sufficient. 

Conservation Area Designation

Designation introduces a general control over the demolition of unlisted buildings and provides a basis for policies designed to enhance and preserve all aspects of character or appearance that define an area’s special interest.  It is this quality, rather than that of the individual buildings which should be the prime consideration in identifying conservation areas, and it important to consider whether the area is of sufficient architectural or historic interest to warrant designation, rather than whether designation would provide an additional power of control.  Conservation Area designation should be seen as the means of recognising the importance of the components which make up the area rather than individual buildings.

The more clearly the special architectural or historic interest that justifies designation is defined and recorded, the sounder will be the basis for local plan policies and development control decisions.

The main considerations when assessing an area, with a view to designating a conservation area are:

1. The topography, for example thoroughfares, and property boundaries

2. Its historical development

3. The archaeological significance and potential

4. The prevalent and traditional building materials

5. The character and hierarchy of spaces

6. The quality and relationship of buildings in the area and also of trees and other green features

7. Unlisted buildings which make a positive contribution to he special interest of the area

8. Architectural and historic quality, character and coherence of the buildings, both listed and unlisted, and the contribution which they make to the special interest of the area

9. Relationship of the built environment to landscape features, including definition of significant landmarks, vistas and panoramas

10. Any negative features.

It is important to remember that designation is not an effective means of protecting landscape features, except where they are an integral part of the historic built environment.

Bringing vacant upper floors back into use, particularly residential use, helps ensure what are often important buildings are kept in good repair and help sustain activity in the town centre after working hours.  Local Planning Authorities are urged to develop policies to secure better use of vacant upper floors and actively encourage proposals, which include bringing vacant floors back into use.

Conservation Area Control over Demolition

Designation imposes controls over the demolition of most buildings within the conservation area.  In determining such applications, the planning authority should take account of the part played by the building in terms of the contribution made to the architectural or historic interest of the area, and in particular of the wider effects of demolition on the surrounding buildings and on the conservation area as whole.

There should be a presumption in favour of retaining buildings, which make a positive contribution to the character or appearance of the area.

If approval is granted, it is advisable to impose a condition that demolition should not be started until a contract for carrying out the works for redevelopment has been finalised and planning permission for those works granted.

Trees in Conservation Areas

Many trees in conservation areas are subject to Tree Preservation Orders, which means the local planning authority’s consent must be obtained before they can be cut down, topped or lopped. In addition to these controls, special provision is made for trees in conservation areas, which are not subject to a Tree Preservation Order.  With the exception of small fruit trees or those which are dead, dying or dangerous, anyone proposing to cut down, top or lop a tree in a conservation area is required to give 6 weeks notice to the local planning authority.  The planning authority then considers bringing the tree under control by designating a TPO.  When considering whether to extend protection to trees in conservation area, the local authority should always take into account the visual, historic and amenity contribution of the trees.

Ecclesiastical Exemption

Ecclesiastical buildings which are listed, are subject to normal planning controls, but those being used for ecclesiastical purposes are exempt from listed building consent.  Such buildings are instead subject to a separate church system of control, which takes account of the historical and architectural importance of churches.  This system, known as Faculty Jurisdiction has developed over time and has been approved by the Secretary of State and the General Synod.  To regulate the procedure the Government has established a code of practice to which all exempt denominations must adhere.

This exemption does not include buildings no longer in ecclesiastical use and only applies to the following denominations: 


· The Church of England

· The Church of Wales

· The Roman Catholic Church

· The Methodist Church

· The Baptist Union of Great Britain

· The Baptist Union of Wales

· The United Reformed Church
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