
Allerdale Borough Council 
Planning Application HOU/2017/0056

Proposed 
Development:

Replacement of front and rear doors with flood resistance doors

Location: 38
Challoner Street
Cockermouth

Applicant: Mr Nigel Clark

Recommendation: REFUSE

Summary/Key Issues

Issue Conclusion

Proposal The proposed front door is not of an appropriate design for the 
Conservation Area. The benefits offered in terms of the flood 
protection measures of the door do not offset the harm the 
proposal would have on the setting of the Conservation Area. 

Site

The development site comprises a two storey mid terraced dwelling situated in the town 
of Cockermouth and within the towns Conservation Area. 

The dwelling has a timber half glazed door to the front, set in a painted surround. The 
rear door is also of a timber finish.

Proposal

The proposal is to replace both the front and back doors with flood resistant doors.

Relevant Policies

National Planning Policy Framework
Chapter 12 - Conserving and enhancing the historic environment
Chapter 7 - Requiring good design

Allerdale Local Plan (Part 1) July 2014
Policy DM15 - Extensions and alterations to existing buildings and properties
Policy S2 - Sustainable development principles
Policy S4- Design Principles
Policy S27 - Heritage Assets
Policy S32 - Safeguarding amenity  



Relevant Planning History

2/2014/0440 – Installation of rear access door at 38 Challoner Street, Cockermouth – 
Approved 13/08/14

2/2010/0567 – Formation of doorway into rear yard at 38 Challoner Street, Cockermouth 
– Approved 24/08/10

2/2010/0140 – Replace and repair using existing slates, new lead flashing and replace 
existing rooflight. Replace ground floor window with two sliding sash windows and render 
front elevation at 38 Challoner Street, Cockermouth  - Approved 26/03/10

Representations

Town Council – Recommend approval

Highways – No objections

Cockermouth Civic Trust – Suggest a holding objection pending further information. If the 
proposal relates to a typical white uPVC door to the front this would cause measureable 
harm to the property and the street scene.

The application has been advertised on site and in the press. Neighbouring properties 
have been notified. No resulting representations have been received to date.

Assessment

Challoner Street is a particularly characterful narrow street accessible via Cockermouth’s 
Main Street. Much of the street has retained a traditional palette of materials and design 
in terms of the front doors and windows. These features have helped retain the historic 
architectural feel of Challoner Street, which in turn contributes significantly to the value of 
the Conservation Area.

The applicant’s proposal would involve the replacement of the existing front door with a 
door of similar styling, in a modern composite material. The door would incorporate 
patterned glazing within the upper glazed panel. The applicant suggests within the 
application that a four panelled door is proposed to the rear. This would incorporate 
glazed panels within the upper two panels. Further details have not been provided 
beyond this. However, the design of this door is considered less sensitive than the 
proposed door to the front of the dwelling due to the less prominent position and minimal 
impact upon the setting of the Conservation Area. The main consideration of the 
application is therefore the impact of the proposed front door on the visual amenity and 
character of the property, street scene of Challoner Street and Cockermouth’s 
Conservation Area.

Planning Policies S2, S27, S32 and DM15 of the Allerdale Local Plan (Part 1) July 2014 
are applicable to the application. These policies all support development which makes a 



positive contribution to the local area and which enhances historic assets and distinctive 
character. Planning Policy S27 is particularly relevant in indicating that ‘only proposals 
which do not harm any positive qualities of the heritage asset(s) will be approved, unless 
there is clear and convincing public benefits to the proposal that will outweigh the harm 
caused to the asset(s)’. 

In assessing planning applications the Council also has a duty under the provisions of 
S72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 to pay special 
attention to the desirability of preserving and enhancing the conservation area.

The submitted application details suggests the proposed replacement doors are flood 
resilient doors. The site is situated within Flood Zone 3 and has been subject to flooding 
in the past. It could therefore be argued that there are some public benefits in 
safeguarding the heritage asset (the dwelling) from flood damage. However, in line with 
current national planning policies, harm to any heritage asset can only be offset against 
public benefits which clearly outweigh the harm.

In this instance, the applicant proposes a black composite door with a single patterned 
glazed panel to the upper section and two panels below. Whilst this would appear to 
replicate the styling of the existing timber door, the patterned glazing proposed to the 
upper panels would not. The ornate modern design of the glazing is also not readily in 
evidence within Challoner Street or the wider Conservation Area and is considered a 
glazing pattern more suited to a modern building. With this in mind, it is Officers opinion 
that the proposed front door would cause significant harm to the character and setting of 
the application property, Challoner Street and Cockermouth’s Conservation Area. 

Further information relating to the design of the door has been provided within the course 
of the application by the door supplier. Requests have been made that the door design 
be amended with particular reference to the glazed panel within the upper section. The 
Officer has been advised that amendments are not possible as the door has already 
been manufactured. Likewise, the manufactured door cannot now be altered.

Local Financial Considerations

Having regard to S70 (2) of the Town and Country Planning Act the proposal would not 
result in any local financial benefits. 

Conclusion

The loss of the existing timber front door may be acceptable in favour of a composite 
door offering improved flood resilience for the property. In line with current planning 
policy, any harm, such as the loss of a traditional material could be offset against clear 
and convincing public benefits.

In this instance, the proposed front door is not of a design which is commonly evident 
within the Conservation Area and is not in keeping with the existing character and range 
of traditional doors within Challoner Street. Whilst it is accepted that a composite flood 
door would offers benefits in terms of flood protection, this would not offset the harm 
caused by the proposed door design and in particular the ornate glazing panel proposed 



within the upper section.

The proposal is therefore considered contrary to Chapter 7 and 12 of the National 
Planning Policy Framework and Policies S2, S27, S32 and DM15 of the Allerdale Local 
Plan (Part 1) July 2014. The application is recommended for refusal. 



Annex 1

Reasons for Refusal

The design details of the proposed front door would have an adverse visual impact 
upon the special character and setting of its locality within Cockermouth 
Conservation Area, without any demonstrated public benefits which would outweigh 
this harm. The proposal is therefore contrary to Chapters 7 and 12 of the National 
Planning Policy Framework ad Policies S2, S4, S27, S32 and DM15 of the Allerdale 
Local Plan (Part 1) July 2014.

Proactive Statement

The Local Planning Authority has acted positively and proactively in determining this 
application by identifying planning policies, constraints, stakeholder representations and 
matters of concern with the proposal and discussing those with the Applicant.  
Unfortunately, it has not been possible to resolve all those matters within the timescale 
allocated for the determination of this planning application.  However, the Local Planning 
Authority has clearly set out within its report, the outstanding matters needing to be 
remedied to address the harm identified within the reasons for refusal– which may 
potentially lead to the submission of a more acceptable proposal in the future.  The Local 
Planning Authority is willing to provide pre-application advice in respect of any future 
application for a revised development.  



Location plan



Location plan showing larger area


