
 
 

 

written information or drawings  as may be required to understand the significance of a site or structure before 
an application is determined. The principle of early consultation should extend to English Heritage and the 
national amenity societies on cases where a formal planning or listed building consent application would be 
notifiable to them by direction or under the GDO. 

2.12 It is generally preferable for both the applicant and the planning authority if related applications for 
planning permission and for listed building or conservation area consent are considered concurrently. 
Authorities are required by section 66(1) of the Act, in considering whether to grant planning permission for 
development which affects a listed building or its setting, to have special regard to the desirability of preserving 
the building or its setting or any features of architectural or historic interest which it possesses. It is unlikely 
that they will be able to do so effectively unless the planning application is accompanied by a listed building 
consent application (where the development in question requires one) or at least contains an equivalent amount 
of information. If an authority is asked to consider a planning application in isolation, a decision on that 
application cannot be taken as predetermining the outcome of a subsequent application for listed building 
consent. Authorities are also required by section 72 of the Act, in the exercise in a conservation area of their 
powers under the Planning Acts (and Part I of the Historic Buildings and Ancient Monuments Act 1953), to 
pay special attention to the desirability of preserving or enhancing the character or appearance of that area. In 
the case of unlisted buildings in conservation areas, the Courts have held that consent for the demolition of a 
building may involve consideration of what is to take its place (see paragraph 4.27). 

2.13 Local planning authorities are urged to ensure that they have appropriately qualified specialist advice on 
any development which, by its character or location, might be held to have an adverse effect on any sites or 
structures of the historic environment. The need for environmental assessment of major development proposals 
affecting historic areas should be considered in the light of the advice given in Department of the Environment 
Circular 15/88. Authorities should ensure that the Royal Fine Art Commission is consulted on all planning 
applications raising conservation issues of more than local importance, and should take the RFAC's views fully 
into account in reaching their decisions. 

2.14 The design of new buildings intended to stand alongside historic buildings needs very careful 
consideration. In general it is better that old buildings are not set apart, but are woven into the fabric of the 
living and working community. This can be done, provided that the new buildings are carefully designed to 
respect their setting, follow fundamental architectural principles of scale, height, massing and alignment, and 
use appropriate materials. This does not mean that new buildings have to copy their older neighbours in detail: 
some of the most interesting streets in our towns and villages include a variety of building styles, materials, and 
forms of construction, of many different periods, but together forming a harmonious group. Further general 
advice on design considerations which are relevant to the exercise of planning controls is given in Annex A to 
PPG 1. 

2.15 Some historic buildings are scheduled ancient monuments, and many which are not scheduled are either of 
intrinsic archaeological interest or stand on ground which contains archaeological remains. It is important in 
such cases that there should be appropriate assessment of the archaeological implications of development 
proposals before applications are determined; and that, where permission is to be granted, authorities should 
consider whether adequate arrangements have been made for recording remains that would be lost in the 
course of works for which permission is being sought. Further advice on archaeology and planning is given in 
PPG 16. 

The setting of listed buildings 

2.16 Sections 16 and 66 of the Act require authorities considering applications for planning permission or listed 
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building consent for works which affect a listed building to have special regard to certain matters, including the 
desirability of preserving the setting of the building. The setting  is often an essential part of the building's 
character, especially if a garden or grounds have been laid out to complement its design or function. Also, the 
economic viability as well as the character of historic buildings may suffer and they can be robbed of much of 
their interest, and of the contribution they make to townscape or the countryside, if they become isolated from 
their surroundings, e.g. by new traffic routes, car parks, or other development. 

2.17 Local planning authorities are required under section 67 of the Act to publish a notice of all applications 
they receive for planning permission for any development which, in their opinion, affects the setting of a listed 
building. This provision should not be interpreted too narrowly:  the setting of a building may be limited to 
obviously ancillary land, but may often include land some distance from it. Even where a building has no 
ancillary land - for example in a crowded urban street - the setting may encompass a number of other 
properties. The setting of individual listed buildings very often owes its character to the harmony produced by 
a particular grouping of buildings (not necessarily all of great individual merit) and to the quality of the spaces 
created between them. Such areas require careful appraisal when proposals for development are under 
consideration, even if the redevelopment would only replace a building which is neither itself listed nor 
immediately adjacent to a listed building. Where a listed building forms an important visual element in a street, 
it would probably be right to regard any development in the street as being within the setting of the building. A 
proposed high or bulky building might also affect the setting of a listed building some distance away, or alter 
views of a historic skyline. In some cases, setting can only be defined by a historical assessment of a building's 
surroundings. If there is doubt about the precise extent of a building's setting, it is better to publish a notice. 

Changes of use 

2.18 New uses may often be the key to a building's or area's preservation, and controls over land use, density, 
plot ratio, daylighting and other planning matters should be exercised sympathetically where this would enable a 
historic building or area to be given a new lease of life. The Secretary of State is not generally in favour of 
tightening development controls over changes of use as a specific instrument of conservation policy. He 
considers that, in general, the same provisions on change of use should apply to historic buildings as to all 
others. Patterns of economic activity inevitably change over time, and it would be unrealistic to seek to prevent 
such change by the use of planning controls. 

2.19 Advice on the planning aspects of re-use and adaptation of rural buildings is given in PPG 7 (paragraph 
2.15 and Annex D). English Heritage has also issued guidance entitled The Conversion of Historic Farm 
Buildings. Special considerations apply in Green Belts (see PPG 2). 

Article 4 directions for listed buildings 

2.20 Under article 5 of the GDO,  directions under article 4 bringing certain categories of permitted 
development within planning control can be made by local authorities without the need for approval by the 
Secretary of State if they relate solely to a listed building or to development within the curtilage of a listed 
building, provided they do not affect the carrying out of development by a statutory undertaker. Authorities 
are reminded that permitted development rights should not be restricted without good reason; but there will 
nevertheless be cases where it will be desirable to invoke this power to ensure that the immediate setting of a 
listed building is protected when minor development is proposed. For example, farm buildings converted to 
new uses may otherwise generate curtilage developments - such as garages, fuel tanks or fences - that may not 
be suitable in an agricultural setting. 

Planning controls and other aspects of the historic environment 
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