
PLANNING COMMITTEE AGENDA - 6th February 2019

Applications of a non-delegated nature

Item No. Description

01. 18/01467/LBC - Listed Building Consent for the replacement of 11 windows with new 
hardwood timber windows at Wistaria House, Fore Street, Morchard Bishop.
RECOMMENDATION
Refuse Listed Building Consent.



Plans List No. 1

Application No. 18/01467/LBC

Grid Ref: 276844 : 107718

Applicant: Dr R E & Mrs S Manning

Location: Wistaria House 
Fore Street 
Morchard Bishop 
Crediton

Proposal: Listed Building Consent for the replacement of 11 windows with new 
hardwood timber windows

Date Valid:      20th September 2018



APPLICATION NO:  18/01467/LBC

MEMBER CALL-IN

RECOMMENDATION

Refuse Listed Building Consent  

PROPOSED DEVELOPMENT

Listed Building Consent for full replacement of 11 (eleven) 19th and early 20th century single 
glazed timber casement windows with glazing bars to new hardwood timber slim lite double 
glazed casement windows.

Wisteria House is located on a junction of Fore Street and a village lane at the centre of the 
village of Morchard Bishop. It is orientated with the principle elevation to the south onto the 
enclosed garden. The west flank wall with hipped roof is located onto Fore Street and it 
backs onto the lane. 

The list description advises that the property is mid-19th century two storey rendered cob and 
rubble stone plinths with rubble stacks and brick chimney shafts and slate roof. The windows 
are symmetrical 3-window front with late 19th century and early 20th century casements with 
glazing bars.

APPLICANT’S SUPPORTING INFORMATION

The proposed windows are to be a handmade quality product made in a painted hardwood 
in a traditional casement style, with flush fitting casements. The proposed glazing is a 14 mm 
slim lite double glazed unit with warm edge spaced double glazed units with soft coat 
insulation and argon filled space providing enhanced thermal insulation. The glazing bars 
are traditional through glazing bars. The glazing will be held in place with putty.   

The applicant has submitted additional information on the condition of each window. It is 
acknowledged that the timber is 95 % sound to the windows but the applicant considers that 
the 5 % of  damage to the window is generally in the most sensitive elements including 
bottom rails, glazing bars and joints have suffered more substantial damage from paint lifting 
and some water penetration. 

RELEVANT PLANNING HISTORY

00/00431/FULL - PERMIT date 27th November 2000
Conversion of outbuildings to a dwelling and formation of a new vehicular access  
00/00545/LBC - PERMIT date 27th November 2000
Listed Building Consent for the conversion of outbuildings to a dwelling  
03/00329/FULL - PERMIT date 15th April 2004
Conversion of outbuildings to dwelling and formation of a new vehicular access (Revised 
Proposal)  
03/00330/LBC - PERMIT date 12th September 2003
Listed Building Consent for conversion of outbuildings to dwelling (revised proposal)  
04/01989/FULL - PERMIT date 11th January 2005
Erection of dwelling and annexe incorporating some elements of the existing outbuildings to 
be replaced and formation of new vehicular access  
04/01990/LBC - PERMIT date 11th January 2005



Listed Building Consent for erection of dwelling and annexe incorporating some elements of 
the existing outbuildings to be replaced  
07/02347/LBC - DELETE date 4th March 2008
Listed Building Consent for external alterations  
18/00389/LBC - DELETE date 4th June 2018
Listed Building Consent for the replacement of existing boiler with external boiler and 
erection of a fire wall - DELETED  
18/01467/LBC - PCO date 
Listed Building Consent for the replacement of 11 windows with new hardwood timber 
windows  

OTHER HISTORY

INFORMATIVES

DEVELOPMENT PLAN POLICIES

National Planning Policy Framework 2018 
191. Where there is evidence of deliberate neglect of, or damage to, a heritage asset, 
the deteriorated state of the heritage asset should not be taken into account in any 
decision. 

193. When considering the impact of a proposed development on the significance of a 
designated heritage asset, great weight should be given to the asset’s conservation (and 
the more important the asset, the greater the weight should be). 

194. 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 

196. Where a development proposal will lead to less than substantial harm to the 
significance of a designated heritage asset, this harm should be weighed against the 
public benefits of the proposal including, where appropriate, securing its optimum viable 
use. 

Mid Devon Core Strategy (Local Plan 1)
Mid Devon Local Plan (Core Strategy) COR2 - Local Distinctiveness 
Mid Devon Local Plan (Core Strategy) COR18 - Countryside

Mid Devon Local Plan Part 3 (Development Management Policies)
Mid Devon Local Plan Part 3 (Development Management Policy) DM27 – Development 
Affecting Heritage Assets

CONSULTATIONS

MORCHARD BISHOP PARISH COUNCIL - Morchard Bishop Parish Council FULLY 
supports the application: Proposed Phil Stott, Seconded Roger Field. UNANIMOUS. 

REPRESENTATIONS

None 



MATERIAL CONSIDERATIONS AND OBSERVATIONS

The main issues in the determination of this application are:
Section 16 of the Town and Country Planning (Listed Building and Conservation Areas) Act 
1990 require local planning authorities to ‘have special regard to the desirability of 
preserving the building or its setting or any features of special architectural or historic 
interest which it possesses’

The proposals are for the replacement of all the existing windows to this listed building with 
new hardwood slim lite double glazed units. The existing traditional flush fitting single glazed 
casement windows are considered to be significant fabric that has a very important role in 
providing the special architectural and historic interest of the building.

The proposed windows would be visually different from the existing windows. They have 
significantly thicker glazing bars than the existing windows to house the double glazed 
units requiring a 24 mm rather than the existing approximately 16 mm – 20 mm glazing 
bars for the single glazing. In addition the double glazed units would have a double 
reflective quality and noticeable inner profile with the visible black rubber seal between 
the units.

When considering such proposals the starting point is national planning policy guidance in 
the National Planning Policy Framework (NPPF) which advises the principle approach to 
dealing with alteration to the listed buildings stating at: 

Paragraph 193. ‘When considering the impact of a proposed development on the 
significance of a designated heritage asset, great weight should be given to the asset’s 
conservation.’ 

And 

Paragraph 194. 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 

The proposals have come from a specific assessment of the condition of each of the 
windows in the property which has shown that while there is some weathering and water 
damage to the bottom rails of the windows which are areas normally most affected by 
weathering, none have gone beyond a point where they could satisfactorily be repaired.
The applicant however has not looked to repair the existing window fabric. 

The application lacks a thorough understanding of the historic significance of the existing 
19th and early 20th century casement windows and their part in the significance of the 
building and has dismissed this approach by proposing to replace all windows without a 
substantive justification required by the planning policy. 

The applicant’s justification is that the current windows offer little by way of insulation or 
comfort to the rooms which they serve.

In response to the justification. It is recognised that the slim lite double glazing would 
offer an improvement on thermal performance and reduce condensation in comparison 
with the single glazed units. However there is no evidence provided as to the longevity 
of the double glazed units or cost and benefit assessment of improving insulation across 



the property in other areas where it is significantly more effective to insulate, such as in 
the roof space or through an improved heating systems. 

The windows in vernacular historic buildings are small as the glass technology restricted 
the use of large openings before the mid nineteenth century. The loss of heat through 
the window is much less than through the roof or walls which make up the bulk of the 
building fabric in a vernacular property.

Each new casement window costs around £1000 while the improvement to energy bills 
is estimated to be in the order of £5 - £10 per window about £50 - £100 per annum for 
the property (source: www.thegreenage.co.uk). This would mean it would take around 100 
years to achieve a return on the costs for installing the windows. 

It should also be noted that in guidance from the Centre for Sustainable Energy advises:

‘The typical lifetime of double glazing is around 20 years, however this can vary from 10-
35 years based on quality of materials, installation and where the windows are situated. 
Over time, the gas within the panes will gradually leak out. When around 25% of the gas 
has escaped, the thermal performance of the windows will be reduced and replacing the 
windows or installing a secondary glazing measure should be considered.’ (Source: - 
www.cse.org.uk)

It should also be noted that Part L of the Building Regulations regarding Conservation of 
fuel and power in existing dwellings paragraph 3.6 advises that listed buildings and 
buildings in Conservation Areas are exempt from energy efficiency requirements that 
may apply to building work to existing dwellings where: 

‘the energy efficiency requirement would unacceptably alter the character or appearance 
of such existing buildings.’   

The evidence indicates that replacement of sound single glazed windows with double 
glazing of windows in vernacular buildings offers no substantial cost effective thermal 
benefits and substantially refutes the applicants justification based on thermal 
improvement.

The applicant has made no attempt to preserve the existing windows or recognise their 
contribution to the significance of the listed building. In addition the applicant offers no 
recognised alternatives such as draught proofing, secondary glazing, shutters, blinds 
and curtains which have potential to improve thermal performance without the loss of 
significant fabric. 

There are also questions about the longevity of the long term thermal effectiveness of 
double glazed units or understanding of the established sustainable benefits of retaining 
the existing single glazed windows with their recognised longevity supported by the age 
of the existing windows which are in general good order and function and potential for 
repair as required. 

In addition the applicant partly justifies the replacement of the current softwood windows 
as they are ‘poorly maintained’. Paragraph 191 of the NPPF advises that where there is 
evidence of deliberate neglect of, or damage to, a heritage asset, the deteriorated state 
of the heritage asset should not be taken into account in any decision. 

http://www.thegreenage.co.uk/
http://www.cse.org.uk/


While the existing windows are all in generally good condition their neglect should not be 
used to support the removal of traditional fabric. 

The principle issue in this case is that of the ‘Conservation Approach’ which underpins 
the established process for the repair and alterations of Heritage Assets and the 
supporting policy that seeks that ‘great weight’ in decision making be accorded to the 
conservation of the heritage asset and its fabric.

The proposal involves the whole scale replacement of all the existing 18th century and 
early 19th century windows to the building recognised as making a contribution to the 
significance of the building, and it is considered that this will lead to less than substantial 
harm to the significance of a designated heritage asset.

The proposed double glazed windows are considered to have a definable visual harm to the 
external appearance of the property from having thicker glazing bars and double reflective 
qualities of the double glazed units with visual black rubber bead to the double glazed unit.
 
On balance the conservation of the existing fabric should be given great weight and the less 
than substantial harm attributed from the proposed replacement of these windows is not 
justified by the evidence of the alleged thermal benefits of slim lite double glazing.

In addition the applicant has not shown a process of assessment of the benefits of 
conserving the windows or looked at the alternative approaches to improving the thermal 
performance around the existing windows which could be achieved with less or no harm to 
the significance of the building

The proposed replacement of the existing single glazed, timber, flush fitting casement 
windows of the 19th and early 20th century, with similar timber windows with double gazed 
units are considered have a less than substantial harmful impact on the existing fabric of the 
building and its external appearance. This proposal has not provided sufficient justification to 
show a public benefit would be achieved through the replacement windows that would 
outweigh the great weight attributed to the Conservation of the heritage asset and fabric or 
the preservation of the significance of the building in accordance with Mid Devon Local Plan 
Part 3 Policy DM27

REASON FOR REFUSAL

The proposed replacement of the existing single glazed, timber, flush fitting casement 
windows of the 19th and early 20th century, to Wisteria Cottage Morchard Bishop with similar 
windows in painted hardwood flush fitting with slim 14 mm units with enlarged 24 mm glazing 
bars to retain the glazing units has not been sufficiently justified to outweigh the less than 
substantial harm through the loss of existing fabric and visual impact on the character and 
appearance of the buildings elevations. The development is therefore contrary to the 
provision of policy DM27 of the Local Plan part 3 (Development Management Policies) and 
paragraph 196 of the NPPF.

The Human Rights Act 1998 came into force on 2nd October 2000. It requires all public 
authorities to act in a way which is compatible with the European Convention on Human 
Rights. This report has been prepared in light of the Council's obligations under the Act with 
regard to decisions to be informed by the principles of fair balance and non-discrimination.


