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STATUTES AND POLICY

UNCERTAINTY OF OUTCOME & LACK OF ENGAGEMENT

is an important concern for homeowners. This will not be easy but 
the Club strongly believes that owners must have the chance to tackle 
their home’s energy efficiency and have their schemes judged on their 
own merits.

We are campaigning for energy efficiency to be a 
statutory consideration in planning decisions for 
listed buildings.

unsuited to applications for most energy saving initiatives in listed 
buildings and should be replaced by a more streamlined system.  
59% of owners surveyed, who dealt with their local planning authority 
said the service was either indifferent or poor. Of those that had been 
charged for this advice, when asked if the cost represented value for 
money 84% indicated indifferent or poor.

Consequently, many listed building owners are put off from applying 
for alterations which would improve energy efficiency. The current 
regime is a disincentive for listed property owners to improve the 
energy efficiency of their buildings.
The Club are campaigning for minor beneficial works such as 
secondary glazing to be formally exempt from seeking consent, 
while larger but almost certainly acceptable works related to energy 
efficiency would not require detailed drawings or supporting 
paperwork.

We are campaigning for a better consent system 
that allows for faster and easier applications for 
energy improvements.

The key regulations that govern alterations to listed buildings and 
historic places are the Planning (Listed Buildings and Conservation 
Areas) Act 1990 and the National Planning Policy Framework (NPPF). 
Currently, the Act makes no reference at all to energy efficiency and 
the NPPF allows ‘harm’ to heritage significance to be weighed against 
‘public benefits’. However, energy efficiency is rarely given much weight 
at all in local planning authority decision making.
The presumption in favour of sustainable development in the NPPF 
is not applied directly to listed buildings. Section 16 which deals 
with conserving and enhancing the historic environment makes 
no reference at all to energy efficiency and as a result no action is 
taken. The NPPF doesn’t require or even suggest considering energy 
efficiency in decisions around listed buildings and so it is largely 
disregarded.  
Energy saving measures rarely feature in Local Plans in relation to listed 
buildings either. Local plans allow an individual council to set their own 
policies but as so often happens, listed buildings are largely forgotten 
and therefore listed property owners are denied the chance to make 
energy efficiency improvements where viable.
Energy efficiency must become a statutory consideration in 
determining applications for listed building consent and planning 
permission. Decisions regarding energy efficiency schemes cannot 
be properly made when only the historic value of the building is 
considered; such decisions should consider the future use of the 
property to ensure historic buildings continue to stand the test of time.  
This will require changing the law as well as national and local policy, 
but this is a critical change that is necessary to ensure listed buildings, 
where possible, are able to adapt to a world where energy efficiency 

Listed building consent and/or planning permission are required  
for many energy saving alterations to listed buildings. However,  
the process of applying for consent is viewed by many to be overly 
bureaucratic, slow and expensive, with no assistance from the  
local authority.
Owners expect to be able to speak to their Conservation Officer to 
get advice on whether consent is required or how to progress with an 
application, however many local planning authorities no longer provide 
helpful and timely pre-application advice. In recent years the planning 
administrator who picks up the phone typically explains that the 
Conservation Officer does not provide that service so they should 
fill in a form and pay a fee for pre-application advice or just make an 
application regardless. All too often the resulting pre-application advice 
is by email, is slow (sometimes months), poor quality and authoritarian 
in its tone. Other local planning authorities charge several hundred 
pounds (some over £1000) for pre-application advice which is 
disproportionate in the case of many minor changes.
Under-resourced council officers faced with inadequate policy 
guidance and training results in poor decision making often with 
a resistance to change. As a result the current consent system is 
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HOW CAN WE MAKE IT HAPPEN?
Changing the law is not a small undertaking but the 
government are already looking at energy efficiency in planning 
law for 2022, so there is an opportunity for the Club to 
get involved. The Planning Bill is due to be published by the 
Department for Levelling Up, Housing and Communities.
We will be asking every MP in the All Party Parliamentary 
Group on Listed Properties (APPG) to attend the debates 
as the bill goes through its first and second reading and to 
challenge Michael Gove over the heritage provisions of the bill. 
Once in committee the Club will write potential amendments 
for Craig McKinley, chair of the APPG, to table. We will keep 
all our members updated as we formulate our amendments.
We will be repeating this process in the Lords and using 
every opportunity to raise the issues facing listed property 
owners. Beyond this we will be lobbying the government on 
the regulations and guidance that will be rewritten for the new 
Planning Bill and we encourage members to contact their MPs 
with their concerns.

INTRODUCTION TO THE MANIFESTO

chimneys and limitations on the use of solar panels are just some 
examples. The encouragement to install air source heat pumps and 
electric car charging points, where feasible for a listed property owner, 
is not within permitted development rights and requires planning 
permission (at a cost currently of £226) which can often take six 
months or more. 
Government has set aside £450m over the next 3 years to encourage 
the installation of heat pumps and yet there are planning obstacles 
which prevent some owners from even enquiring. The limit of £5,000 
per household is far from sufficient and certain types of insulation have 
even made some properties difficult to mortgage. 
As owners we recognise the importance of sensitively adapting 
our homes to save energy but we also need the support and 
understanding of the planning and conservation authorities. 
We are being assured that our politicians are aware of our concerns 
and have no plans to extend the EPC requirements, however this has 
very similar rings to the VAT concession pledge that was withdrawn 
in 2012 and we are very uncomfortable leaving the matter to chance 
without some categorical undertaking. 
The Club devotes much of its time and energy fighting the corner of 
owners within parliament on matters such as VAT and planning laws 
and we propose to make the issue of Energy Efficiency in particular 
highest on the Club’s agenda, working to protect listed property 
owners and ensure future needs are catered for.

Owners of listed properties are 
becoming increasingly concerned about 
the direction that government appear 
to be taking regarding energy efficiency 
and listed homes, especially Energy 
Performance Certificates (EPCs). 
At present, domestic listed property 
owners are exempt from needing an 
EPC to sell their properties (unless you 
live in Scotland where it is already law) 
but we have heard of vendors being 
asked by potential buyers to provide 

EPCs regardless and even more alarming, the suggestion that mortgage 
providers themselves could insist on a minimum rating in the future.
We all care about reducing our energy use, but those of us who 
live in a listed building are denied many opportunities to make a 
difference due to lack of support and planning regulations that do not 
consider energy efficiency as part of the decision process. Sensible 
improvements could save owners significant money on their energy 
bills. There are around half a million listed buildings in the UK with one 
and a half million people living in them, so not only are these important 
for the owners, but they would make a real contribution to our 
national goal of reducing carbon emissions. 
The problem of making listed buildings more energy efficient is 
particularly challenging; poor insulation, single glazed windows, draughty 
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WE NEED YOUR HELP

If you support our goals, tell your friends and 
neighbours about our campaign and recommend 
they join us. Our campaign is working to help all listed 
building owners across the whole UK, and every new 
member strengthens our call for reform.
Club members get the full news and analysis from our 
campaign in every issue of Listed Heritage, as well as 
the chance to shape our campaign strategy and bring  
up the issues that have affected them.
As you can imagine this task is very expensive which 
is why we need your help. We’re not asking you for 

money, but if you could give some thought to moving 
your home insurance to the Club’s providers they will 
pass an introductory fee back to us and it is this fee  
that will finance our efforts. 

As the policies they offer provide an exceptional 
combination of reasonable cost and comprehensive 
cover, it’s a true win/win situation.

Please call us on 01795 844939 or e-mail your current 
policy’s renewal date to kirstie@lpoc.co.uk and we’ll 
contact you at the appropriate time.

HOW CAN WE MAKE IT HAPPEN?
Making changes across every local council in the UK is 
extremely challenging. Not only are they under significant 
financial pressure but they are also legally autonomous as long 
as they keep to the duties the law sets out for them. Whereas 
in the past ,a good conservation and planning service was 
provided, this is no longer the case as the demands of local 
government have increased and their budgets have shrunk.
Making conservation and planning advice services part of local 
authority statutory duties is the only way to ensure that good 
advice will be available across the UK and is the only way to 
deliver ring fenced funding to support it.

The Planning Bill is our most direct opportunity to change 
the law and so advice services will be the subject of some of 
our proposed amendments. There will also be opportunities 
to address this through regulations or potentially in the 2022 
budget.
We will be pushing for a trial program to demonstrate the 
value of good advice and the improvements that come from 
a more streamlined system. Providing the seed money for the 
scheme would hopefully result in a significant improvement in 
both quality and quantity of consent and planning decisions. 
This approach would also underline that councils can choose 
to operate this way if they want to and spur other councils to 
follow even without a change in the law.
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PERMITTED DEVELOPMENT AND LISTED BUILDINGS

Most home owners benefit from permitted development rights which 
allow alterations, such as air-source heat pumps or electric car charger 
points, without the need for planning permission. However, permitted 
development rights do not extend to listed buildings so, for example, 
planning permission is required for an air source heat pump or a 
post-mounted electric car charger point within the curtilage of a listed 
building. 
The cost of making a planning application is reasonably modest, but 
the cost of professional advice from surveyors and planners can be 
significant. Timescales are also quite long and excessive amounts of 
paperwork are typically required. As a result it is considerably slower 
and more expensive to install these improvements next to a listed 
building. The fact that unlisted neighbours require no permission at all 
underlines how inequitable the present system is. 
While heat pumps and charging points themselves may not seem like 
a major issue today, petrol cars and gas boilers will be phased out in 
our lifetimes. By 2040 a home that does not have a car charging port, 
particularly in a rural area, may lose significant value and be difficult to 
sell. Owners are already keen to make these kinds of improvements 
and they should be supported, not put off by bureaucratic process 
and high upfront costs. 

The Club considers that domestic listed buildings 
should have permitted development rights 
available for certain minor alterations. 

HOW CAN WE MAKE IT HAPPEN?
There are two routes to improving permitted development 
rights. Firstly the Planning Bill offers a way to change the law 
that presently leaves listed buildings with no rights and we will 
certainly be pursuing this with a targeted amendment.
However, most of the present law around permitted 
development comes as regulation formed by the government. 
As the last order was made in 2015, we are due to have it 
revisited in the coming year or so. Changing regulations is 
much easier than changing the law and we believe that there 
is scope to return some measure of permitted development 
through secondary legislation.
We will be lobbying the Department for Levelling Up, Housing 
and Communities and asking that they consider listed buildings 
in a new general permitted development order. We know 
that we are supported on this by owners and several other 
heritage groups who see conservation work stymied by the 
constant need to obtain permissions. A high-profile case of 
this came in 2020 when the Crown Estate neglected to seek 
planning permission to repair a set of stone stairs outside 
Windsor Castle. 

HOW CAN WE MAKE IT HAPPEN?
This month the Club has asked the Minister for Energy 
to confirm that listed buildings will continue to enjoy an 
exemption from the EPC regime. While we expect that he will 
affirm the status quo and say there are no plans to change, we 
still see this as a temporary measure and are determined to be 
more proactive. 
We will be engaging with Department for Business, Energy 
and Industrial Strategy to head off any potential changes 
and flag up the presently exempt status of listed buildings 
so that any future legislation does not exclude listed homes. 
Throughout this we will be continually underlining that the 
present qualified exemption needs to be converted into a 
broader statutory exemption for all listed buildings.

HOW CAN WE MAKE IT HAPPEN?
The budget is still the best opportunity to make this kind 
of change because the Chancellor controls the overall tax 
regime. We will be engaging with the junior Treasury ministers 
and officials and reminding them of the Government’s legal 
commitments to net zero. The present Treasury policies do 
require that sustainability is considered on an equal footing with 
monetary cost and we believe this will make it very difficult for 
the Treasury to directly argue against a VAT cut.

ENERGY PERFORMANCE CERTIFICATES (EPCS)

Furthermore, letting a listed building should not result in enforced 
changes or significant bureaucracy to obtain an exemption. This would 
also give peace of mind to many owners that they could still sell their 
building “as is” if necessary, no matter how the law changes for non-
listed properties.

We are campaigning to make listed buildings 
formally exempt from EPC requirements and 
minimum energy performance standards.

Energy Performance Certificates add another layer of complexity for 
listed property owners, partly due to the inadequacies of the standard 
assessment protocol which was designed around more modern 
building methods and materials. 
Most listed building owners do not require an EPC but there is a 
sizeable minority who do. For example letting out your listed property 
as a holiday let or using it as an event venue will require an EPC. Listed 
buildings that cannot be improved to meet the minimum standards 
are able to register an exemption, but the Club is concerned that 
listed buildings are not explicitly exempt from EPCs entirely.
Seemingly minor changes to the law, for example requiring all 
homes to achieve minimum energy performance standards to 
change ownership, would leave listed building owners significantly 
exposed and potentially unable to sell or bequeath their building. 
We believe that the present exemption while valued is not strong 
enough to protect listed property owners forever, especially given the 
Government’s voluntary target for mortgage lenders to achieve an 
EPC portfolio average of C.
The Club are campaigning for a change in the law which would 
establish a separate EPC category for listed buildings. Wherever 
an EPC may be required in future, owners will already have one 
which establishes that the building is exempt from specific minimum 
performance standards, allowing owners to make improvements at 
their own pace where possible whilst protecting the value of their 
homes from undue energy performance comparison. 

VAT

THE WAY FORWARD 

are not unique to listed buildings and all homeowners should benefit 
from reduced VAT. 

We are campaigning for zero VAT on energy 
improvements to listed buildings, as well as  
our longstanding campaign for reduced VAT  
on maintenance.

retrofitting the remainder of the UK’s housing stock. There are 
indications that properties not achieving EPC category C may 
face difficulties for future sale or rent and the Club’s campaign 
will focus on introducing measures to negate the potential 
consequences of this.  
As always, our political campaigns originate from our members’ 
letters, emails and phone calls. We actively encourage you to get 
in contact if you have an issue you would like brought forward.

There are currently no financial incentives encouraging listed building 
owners to improve energy efficiency. While in theory listed buildings 
can benefit from broader zero rating for energy efficiency products, 
in practice the list of materials and types of work makes difficult for 
owners to benefit. 
This is counterintuitive and goes against the Government’s 
commitment to achieving net zero. Modern buildings are freely able to 
benefit from the reductions while traditional and much less efficient 
buildings are locked out. It is critical that there is support for our least 
efficient homes.
87% of owners surveyed said they considered the cost of upkeep of their 
listed building to be significantly greater than that of an unlisted building.

A larger and more flexible list of VAT reduced improvements should 
be drawn up that is tailored to the needs of listed buildings and their 
owners. Critically, secondary glazing must be included. All forms of 
insulation should also be included not just cavity and loft insulation. 
The Club are campaigning for VAT reduction for all energy efficiency 
improvements for all properties. While listed buildings would have the 
most difficulty installing modern improvements, features like solid walls 

Where owners of listed properties are able to and want to 
make energy efficiency improvements to their homes, the Club 
want to see statutory consideration given to such measures - 
through limited permitted development, a streamlined consent 
system and zero rated VAT – we want the barriers in place 
sensibly reduced.
At the same time, we want to ensure that listed property 
owners are not penalised by initiatives geared towards 
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The Club has produced a campaign guide, covering:
• 	Why we need a campaign
• 	What is our campaign doing for you
• 	Timeline of Events
• 	The APPG on Listed Properties
• 	Efforts in Scotland and Wales
• 	How you can get involved
• 	Letter writing

OUR CAMPAIGN GUIDE

To request a copy please email  
campaign@lpoc.co.uk  
or download from our website  
www.lpoc.co.uk/campaign


