Officer Report

	Reference No: P/LBC/2023/05860 

	Proposal:  Repairs and recovering of the existing building roof

	Address: 1 Bridge Street Sturminster Newton DT10 1AP 

	Recommendation:  Granted

	Case Officer: Kathryn Melhuish

	Ward Members:  



	Publicity expiry date:
	2 February 2024
	Officer site visit date:
	Jan 24

	Decision due date:
	27 February 2024
	Ext(s) of time:
	

	No. of Site Notices:
	2

	SN displayed reasoning:
	Listed Building 

	Where Scheme of Delegation consultation required under constitution:

	SoD Constitutional trigger:
	

	Nominated officer agreement to delegated decision 
	Date agreed:
	



Relevant Planning History
2

2/1997/0797	-	Decision: GRA	-	Decision Date: 04/02/1998
Carry out alterations to form restaurant with retention of take-away

2/2001/0742	-	Decision: GRA	-	Decision Date: 07/05/2002
Convert outbuildings to 2 No. flats

2/2003/0995	-	Decision: GRA	-	Decision Date: 02/07/2004
Convert redundant outbuilding to 1 no. dwelling

Decision Date: 28/07/2006
Carry out internal and external alterations

2/2006/0899	-	Decision: GRA	-	Decision Date: 27/09/2006
Carry out internal and external alterations

2/2006/1230	-	Decision: GRA	-	Decision Date: 02/01/2007
Replace 2 no. windows and 1 no. frame to existing window, reinstate glazing bar, replace section of brickwork partly demolishing existing brickwork and carry out additional brickwork repairs.  Replace cast iron downpipe where damaged and carry out external alterations.


Duties 
The Planning (Listed Buildings and Conservation Areas) Act 1990- section 16 requires that in considering whether to grant listed building consent, special regard is to be had to the desirability of preserving the building or its setting or any features of special architectural or historic interest which it possesses. 
Section 72 of the same Act applies if the site is in or has the potential to affect the character and appearance of a Conservation Area. 
Section 85 of the Countryside and Rights of Way Act (2000) requires that regard is had to the purpose of conserving and enhancing the natural beauty of the National Landscape (AONB)
Development Plan Policies used to inform the assessment 


Other Material Considerations
Dorset Council Interim Guidance and Position Statement Appendix B: Adopted Local Plan policies and objectives relating to climate change, renewable energy, and sustainable design and construction. December 2023.

National Planning Policy Framework in particular Section 16, paras. 200 – 214.
National Planning Practice Guidance
The Planning (Listed Buildings and Conservation Areas) Act 1990- section 16 includes a general duty 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 Dorset Council Local Plan Options Consultation took place between January and March 2021.  Being at a very early stage of preparation, the Draft Dorset Council Local Plan should be accorded very limited weight in decision making.

Consultation Responses
	
Consultation Responses
	No Objection
	Object
	Brief Summary Of Comments

	Town or Parish Council
	
	
	Question if PA needed and wanted to see CO comments.. KM has emailed them explaining CO is case Officer

	Ward Member(s)
	
	
	

	Conservation Officer
	
	
	

	Historic England
	
	
	

	Amenities Societies
	
	
	

	Third Parties
	
	
	



Officer Assessment
The proposal will result in the following impacts on the significance of affected heritage assets, including any contribution made by their setting:

	Heritage asset
	Grade
	No harm
	Less than Substantial harm
	Substantial harm

	Tallants 1 Bridge Street
	II
	
	x
	

	Rear bld of no 5 bridge street
	II
	x
	
	

	England Bakery
	II
	x
	
	

	Conservation Area
	
	x
	
	



	
	Yes
	No
	N/A

	1. Have all affected heritage assets been identified, and is there sufficient information available to assess the particular significance of these heritage assets?
	x
	
	

	2. Where relevant, has it been demonstrated that the proposals cannot be addressed through repairs or lesser works?
	x
	
	

	3. If proposals result in substantial harm to a designated heritage asset, does the application documentation demonstrate that the tests in NPPF, para. 207 have been met?
	
	
	x

	4. If proposals result in less than substantial harm to a designated heritage asset, is there clear and convincing justification and/or substantial public benefits that could outweigh the harm?
	x
	
	

	5. If proposals result in harm to a non-designated heritage asset, does a balanced judgement, taking into account significance, indicate that the scale of harm or loss is acceptable?
	
	
	x

	6. Has it been confirmed that the proposals do not result in the loss of a building (or other element) which make a positive contribution to the significance of a Conservation Area?
	x
	
	

	7. Where materials or other details are indicated in the application, are these acceptable and/or can they be adequately secured by condition?
	x
	
	

	8. If subject to enforcement action, have the enforcement concerns been overcome?
	
	
	x

	9. If the proposal results in the loss of the whole or part of the heritage asset, have reasonable steps been taken to ensure the new development will proceed after the loss has occurred?
	
	
	x



Additional assessment
No 1 Bridge Street is a Grade II Listed Building situated in the town centre of Sturminster, and is also in the Conservation Area. The list description describes: House, now shop. Late C16 or early C17 with C18 and C19 alterations. Walls partially brick and partially timber framed, tiled roof. Ground floor has central door flanked by 2 C19 shop fronts. First floor has two sash windows. Timber framing on the side walls is exposed in Dover's Entry. The roof timbers were not examined but are reported to be original. The building is listed for its early features rather than its facade. "RCHM, Dorset, Vol III", HMSO, 1970, p281, no 37.
This application proposes to repair and maintain the roof, and will represent and the works will represent a phase in the building’s repair and maintenance. To date the most current repairs to the roof probably date from the 19th Century.
These repairs are likely to more than patch repairs, however the extent of these repairs will be unknown until the roof covering has been removed. This can be dealt with via a condition on recording and repair methodology. 
Therefore, subject to the conditions, I can support this application, which will sensitively conserve the roof Structure.
Conclusions
	The works will ensure a sustainable future use for the building and ensure it is wind and water tight. There will undoubtedly be some harm, as some historic tiles will need to be replaced, alongside unknown works to the roof structure. However, on balance this harm will be less than substantial, with the benefit of ensuring a sustainable future for the building outweighs this harm.
	Yes
	No

	Having regard to your answers to all the preceding questions, is the application considered to be acceptable?		
	x
	




 




 Recommendation:  Grant listed building consent subject to the following conditions:
1.	The work to which this listed building consent relates must be begun not later than the expiration of three years beginning with the date on which the consent is granted. 
	
	Reason: This condition is required to be imposed by reason of Section 18 of the Planning (Listed Buildings and Conservation Areas) Act 1990 (as amended).

2.	The works hereby permitted shall be carried out in accordance with the following approved plans: 
	6051-01  Layout plan – proposed including Location Plan
  Amended Plan stating tiles not slate
	
	Reason: To preserve the architectural and historical qualities of the building.

3.	Prior to its first use on site, a full mortar specification shall be submitted to and approved in writing by the Local Planning Authority. Work shall proceed in accordance with the approved specification only.
	
	Reason: in the interests of preserving the character and appearance of the listed building.
	

4.	Prior to its first use on the building, a tile sample shall be submitted to and approved in writing by the Local Planning Authority.  Ventilation to the roof space shall be achieved by means of traditional construction details at the eaves and not via vents on the roof slopes or ridge. The work shall proceed in accordance with the approved materials and method only.
	
	Reason:  In the interests of preserving the character and appearance of the listed building.
	

5.	Once commencement of work to the roof as begun, and the extent of repairs/replacement timbers has been ascertianed,), a method statement/ schedule of works shall be submitted to and approved in writing by the Local Planning Authority. Details shall include a full and detailed specification of all materials to be used in the works. The development shall be carried out only in accordance with the approved method statement/ schedule of works.
	
	Reason: To preserve the special architectural and historic interest of the listed building.
	
Informative Notes:
1.	Informative: National Planning Policy Framework Statement
	In accordance with paragraph 38 of the NPPF the council, as local planning authority, takes a positive approach to development proposals and is focused on providing sustainable development. 
	The council works with applicants/agents in a positive and proactive manner by:  
	- offering a pre-application advice service, and            
	- as appropriate updating applicants/agents of any issues that may arise in the processing of their application and where possible suggesting solutions.	
	In this case:         
	- The applicant/agent was updated of any issues and provided with the opportunity to address issues identified by the case officer.
	- The applicant was provided with pre-application advice. 
	-The application was acceptable as submitted and no further assistance was required.
		


	Case Officer Signature:
	Kathryn Melhuish
	Authorising Officer Signature:
	

	Date:
	16/1/2024
	Date:
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