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SUMMARY 

 
Description : Replace windows on front and rear elevation with double glazed sash 

and case lookalike windows. 
 
Recommendation  -  REFUSE 
 
Ward : 02 - Thurso 
 
Development category : Local Development – Listed Building (within Thurso 
Conservation Area) 
 
Pre-determination hearing : None 
 
Reason referred to Committee : Local member referral  

 

1. PROPOSED DEVELOPMENT 

1.1  Application is made for listed building consent and planning permission for the 
replacement of windows with double glazed sash and case lookalike windows to 
this B Listed property within Thurso Conservation Area. The proposed replacement 
windows are marketed as ‘sash and case look-alike’ and specified as tilt and turn 
with a 1 over 1 pane configuration in white painted timber.  The windows proposed 
appear to be of a single unit design with a central horizontal bar. 

1.2 Pre-application 12/01811/PREAPP was issued in June 2012 whereby the Council 
would support planning permission and listed building consent provided that a  
report concludes that the existing windows are beyond repair and that the 
replacement windows were sympathetic to the character and appearance of the 
listed building. 

1.3 The applicant has written to confirm that the windows are beyond repair and should 
be replaced. A Supporting Statement was also provided by the applicant to indicate 
that the windows are beyond repair and should be replaced The issues raised by 
the applicant relate to the existing windows being beyond repair, improved thermal 
reliability, noise dampening, crime prevention and health and safety implications of 
the windows. 

1.4 Variations: None 



2. SITE DESCRIPTION 

2.1 Proposal relates to a Category ‘B’ Listed, 1820-30 2 storey, 3 bay end terrace 
house with centre door, harled, painted tooled ashlar margins and slate roof. Four 
pane sash and case windows to Campbell Street and Cowie Lane elevations. 
Recent casement windows to rear. The property was Listed on 21.02.1972 and is 
located within the Thurso Conservation Area. 

3. PLANNING HISTORY 

3.1 04/00113/LBCCA: Remove existing Caithness slate and replace with new 
Caithness slate. Granted LBC 09/07/2012 

3.2 00/00316/LBCCA: Widening opening in rear wall to 2.4m to form vehicular access 
(retrospective). Granted LBC 13/11/2000 

4. PUBLIC PARTICIPATION  

4.1 Advertised : Listed Building – Edinburgh Gazette  

Representation deadline : 23.11.2012 

Timeous representations : 0 

Late representations : 0 
 

5. CONSULTATIONS 

5.1 Historic Environment Team: The replacement of windows in listed buildings must 
meet the specific national policy and guidance. This requires historic windows to be 
proven to be completely beyond repair before the local planning authority consider 
granting consent for their replacement. In this case the report presented suggests 
that the existing windows are probably capable of further repair.  
 
However, the report submitted with the application also makes clear that the 
windows currently in the building are a later replacement and are not original. 
Additionally, many of the rear windows have been replaced with a later more 
modern window type. Therefore, in this case there may be the opportunity to allow 
the existing windows to be replaced without significant loss to the special interest of 
the listed building and to allow a more appropriate window form to be reinstated to 
the rear.  
 
That said the current proposal for sash and case "look alike" windows is not 
acceptable for a listed building.  
 
There are local joiners who are capable of creating a new sash and case window, 
traditionally constructed, which is identical in appearance but incorporates the 
desirable double glazing.  
 
It was concluded that replacement of the existing windows would be supported 
were a more appropriate design of window, incorporating double glazing could be 
employed. The detail of the proposed window design was not supported and is 
considered to be contrary to both national policy and guidance. 
 



6. DEVELOPMENT PLAN  

 The following policies are relevant to the assessment of the application 

6.1 Highland-Wide Local Development Plan 2012 

 28 Sustainable Design 

 29 Design Quality and Place-Making 

 57 Natural, Built and Cultural Heritage 

6.2 Caithness Local Plan 2002 

 Written 
Statement  

Thurso Chapter 12. A key objective is to ‘safeguard the 
Outstanding Conservation Area and promote measures for its 
enhancement.’  

Appendix VI Design Guidelines for Thurso Conservation Area. 

7. OTHER MATERIAL CONSIDERATIONS 

7.1 Highland Council Supplementary Planning Policy Guidance 

Highland Historic Environment Strategy 

HC Development Advice Note 3: Replacement Windows The most relevant 
sections are outlined below. 

Listed Buildings 

Listed Building Consent is required for any alterations other than the repair of and 
exact “like-for-like" replacements. Replacements will only be acceptable where it 
can be demonstrated that renovation of the original windows is not feasible. 

 Where replacement of original windows are shown to be necessary they 
must be like-for-like in every detail (unless the windows have already been 
replaced with inappropriate windows, in which case replacements which 
better reflect the original style should be used). 

 Sashes should slide vertically for opening (can hinge inwards for cleaning). 
 All mullions should be retained. 
 External finish should normally be white paint (unless original colour 

different). 
 Windows should be timber (or material original to the building). 

 “Like-for-like” definition  

In this context like-for-like means an exact replacement of the original windows in 
terms of materials, proportions, glazing pattern (fenestration), construction 
detailing, method of opening and decorative finish. 

7.2 Scottish Government Planning Policy and Guidance 
Scottish Historic Environment Policy (SHEP) 

Scottish Planning Policy (SPP) 



Appendix 1 Guidelines for the detailed consideration of Listed Building 

Consents and Conservation Area Consents 

Managing Change in the Historic Environment, Windows, October 2010 

PAN 71 Conservation Area  Management 

8. PLANNING APPRAISAL 

8.1 Section 25 of the Town and Country Planning (Scotland) Act 1997 requires 
planning applications to be determined in accordance with the development plan 
unless material considerations indicate otherwise.  

8.2 This means that the application requires to be assessed against all policies of the 
Development Plan relevant to the application, all national and local policy guidance 
and all other material considerations relevant to the application.  

8.3 Development Plan Policy Assessment 

Appendix VI Design Guidelines for Thurso Conservation Area of the Caithness 
Local Plan written statement, Sept. 2002 s4 Windows 4.5 provides guidance 
regarding retention of historical features and notes the requirement for application. 
In consideration of the applications at hand this guidance is of limited value as the 
Listed status of the building takes precedence to the wider area designation as a 
Conservation Area.  
 

8.4 National policy, through the SPP and SHEP, state that planning permission should 
normally be refused for development to a Listed Building or within a conservation 
area that fails to preserve the historic fabric of the building or otherwise preserve 
and enhance the character or appearance of the conservation area. 
 

8.5 Policy 57 of the Highland-wide Local Development Plan (HwLDP) states that the 
Council will allow developments only if it can be satisfactorily demonstrated that 
they will not have an unacceptable impact on the heritage resource. Policy 28 
states that proposals must demonstrate high quality design in keeping with local 
character and the historic and natural environment and make use of appropriate 
materials. 
 

8.6 Material Considerations 

As a Listed Building all works which alter the property in a way which would affect 
its character or its setting as a building of special architectural or historic interest, 
require listed building consent.  The property is also located within a Conservation 
Area. 
 

8.7 The Planning (Listed Buildings and Conservation Areas) (Scotland) Act 1997 states 
that conservation areas "are areas of special architectural or historic interest, the 
character or appearance of which it is desirable to preserve or enhance". Local 
authorities have a statutory duty to identify and safeguard such areas.The Council 
has a statutory duty to protect Listed Buildings.  As a Listed Building this property 
requires additional care to ensure that proposed works are in keeping with the 
character and recognized national importance of the building.   



8.8 Strategic aim 6 of the Historic Environment Strategy states that listed buildings 
within Highland should be protected from harmful developments, including 
extension and alteration, which may affect their special architectural and historic 
interest. 
 

8.9 The Historic Environment Team (Conservation Officer) are the Council’s advisors 
with regards the impact of the development on built heritage. The Historic 
Environment Team has indicated that the replacement of windows in listed 
buildings must meet the specific national policy and guidance. This requires historic 
windows to be proven to be completely beyond repair before the local planning 
authority can consider granting consent for their replacement. In this case the 
report presented by the applicant suggests that the existing windows are probably 
capable of further repair.  
 

8.10 The report submitted with the application makes clear that the windows currently in 
the building are a later replacement and are not original. Additionally, many of the 
rear windows have been replaced with a later more modern window type. 
Therefore, in this case there may be the opportunity to allow the existing windows 
to be replaced without significant loss to the special interest of the listed building 
and to allow a more appropriate window form to be reinstated to the rear. That said 
the current proposal for sash and case "look a like" windows are a type and design 
that are not acceptable for a listed building. There are local joiners who are capable 
of creating a new sash and case window, traditionally constructed, which is 
identical in appearance but incorporates the desirable double glazing. This is the 
key issue with regard to the proposed development the Conservation Officer has 
accepted the case for replacement windows on the basis that those currently in the 
building are not original however the proposed windows are not of an appropriate 
design to preserve or enhance the historic quality of the building and are therefore 
unacceptable. The proposed windows are of a design that differs significantly in 
terms of the appearance and opening method. The rationale for this is explained in 
the coming sections. 
 

8.11 A key guidance document in the form of the Historic Scotland ‘Managing Change in 
the Historic Environment, Windows.’ document October 2010 states in section 3.10 
- Method of Opening ‘The way in which a window opens can contribute 
significantly to the authenticity and appearance of a historic building. All 
traditional sash and case windows open by sliding the sashes up or down in 
the same plane: in the open position they never project outwards from the 
building.’ The document  also notes in s.4.2 ‘The form, glazing materials and 
pattern, framing materials, method of opening, finish and associated fixtures 
of the window are important considerations.’ Further references are made in 
the document and it is clear that like-for-like replacement windows require to 
replicate not simply the ‘look’ of a sash and case window, but accurately reflect the 
proportion, opening window method, astragal dimensions and profiles, and fixing of 
the glass.  
 

8.12 The applicant has responded to the concerns raised by the Conservation Officer 
indicating that the existing windows are beyond repair, will provide improved 
thermal gain and health and safety implications of the windows for cleaning
 



purposes. It is considered however that these arguments fail to justify the windows 
proposed in terms of the particulars of the design and the impact on the 
appearance of the building. 
 

8.13 Whilst the Conservation Officer can accept the case for replacement of windows 
and the potential utilisation of double glazing however the application fails on the 
fundamental issue of respecting and conserving the character and appearance of a 
nationally significant building, recognised by its B Listed status, within a 
Conservation Area, with respect to the design and appearance of the proposed 
replacement windows. 
 

8.14 In consideration of a recent appeal case for replacement windows for a Listed 
building within the Wick Pulteneytown Conservation Area the reporter noted ‘It 
appears to me of paramount importance that the design of the further 
replacement windows and the materials employed should be appropriate to 
the character and appearance of the building in its context.’ Furthermore ‘The 
understandable desire to achieve energy efficiency does not outweigh these 
considerations.’ This appeal case is included within the appended Committee 
paperwork. Whilst this appeal differed in the nature of replacement windows 
proposed, the context of policy and guidance remains the same. It is noted that 
particular reference was made to Historic Scotland’s guidance note on managing 
change in the historic environment and the principles applied to the alteration of 
windows in listed buildings. This has similarly been noted in s.8.11 above.   
 

8.15 The proposed replacement windows are marketed as ‘sash and case look-alike’ 
and specified as tilt and turn with a 1 over 1 pane configuration in white painted 
timber. The windows proposed appear to be of a single unit design with a central 
horizontal bar. As such the proposed windows in plan form appear to be 
significantly different from the traditional form and appearance of sash and case 
windows. The pane configuration is also different with the existing traditional 
windows in evidence on the Campbell Street and Cowie Lane elevations being 2 
over 2, 4 pane sash and case timber windows of traditional design.   Number of 
modern casement windows are likewise to be replaced – 4 to the rear of the 
property and a smaller ancillary window on the Cowie Lane elevation. 

 

8.16 This application is not supported by national policy and guidance in relation to 
design and the historic environment.  The profile, bulk, frame detailing and opening 
mechanism is not comparable to historically accurate and appropriate windows. 
This current application should be seen as an opportunity to reinstate some of the 
buildings original character and detail with a more appropriate alternative. The 
replacement windows should be of a traditional timber sash and case design 
appropriate to the age and style of the listed building. The proposed windows, 
would have an adverse affect on the historic character and  appearance of the 
listed building, the surrounding planned townscape, may impact on the amenity of 
adjacent buildings and would not preserve nor enhance the character and 
appearance of the conservation area.  As such this development proposal cannot 
be supported. 
 
 



8.17 It is therefore recommended that both listed building consent and planning 
permission be refused in line with both policy and national guidance and on the 
expert advice of the Conservation Officer.  
 

8.18 A revised proposal for sliding sash and case timber units that have a glazing 
pattern that is appropriate to the building would receive our support as they would 
comply with national guidance and policy. 
 

8.19 Other Considerations – not material 

 Not applicable 

8.19 Matters to be secured by Section 75 Agreement 

 Not applicable 

9. CONCLUSION 

9.1 All relevant matters have been taken into account when appraising this application. 
It is considered that the proposal does not accord with the principles and policies 
contained within the Development Plan and is unacceptable in terms of applicable 
material considerations.   

It is recommended that permission be refused.  

10. RECOMMENDATION 

 Action required before decision issued  No 

 Subject to the above, it is recommended the application be REFUSED for the 
following reasons: 

1. The proposal is contrary to Scottish Historic Environment Policy (SHEP) December 
2011, in that it fails to conserve the buildings historic character. The profile, bulk, 
frame detailing and opening mechanism is not comparable to historically accurate 
and appropriate windows. The design as proposed fails to demonstrate a sensitive 
and appropriate approach to material alteration of a Listed Building within a 
Conservation Area as required by SHEP. 

2. The proposal is contrary to the aims of Scottish Planning Policy, Historic Scotland’s 
‘Managing Change in the Historic Environment – Windows’ 2010, and to Policies 
29 and 57 of the Highland-wide Local Development Plan, in that replacement 
lookalike tilt and turn windows fail to preserve the character or appearance of the 
category B Listed Building, which is also within Thurso Conservation Area.   

 

 

 

 



3. The proposal is contrary to the aims of Scottish Planning Policy, Historic Scotland’s 
‘Managing Change in the Historic Environment – Windows’ 2010, and to Policies 
29 and 57 of the Highland-wide Local Development Plan, in that lookalike tilt and 
turn sash and case windows, as specified, fail to enhance the character or 
appearance of the conservation area.  

 

Signature:  Dafydd Jones 

Designation: Area Planning Manager North 

Author:  David Barclay 

Background Papers: Documents referred to in report and in case file. 

Relevant Plans: Plan 1 – Location & Elevation Plan 

 Appendix 1 – Proposed Replacement Window 
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