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Conservation Team Advice

Date: 10" September 2026

Application Ref: SMD/2026/0134

Site Address: Old Co-Op Building, 35 High Street, Upper Tean

Proposal: Listed Building Consent for pipe only into front of building for a

new gas supply by Cadent — Meter will be fitted inside building

Heritage assets affected:

Designated Heritage Asset(s): e 35 High Street, Upper Tean — Grade
Il (listing ref: 1374675)

Non-Designated Heritage O
Asset(s):

Conservation Advice

Summary of Significance

The proposal would involve alterations to 35 High Street, which is a Grade |l Listed
Building. The building was an early-19" century townhouse, with a 20" century
shopfront. The building is constructed in red brick with a hipped tiled roof and cornice.
The significance of the building derives from its retention of historic fabric and plan
form, association with the residential development of Upper Tean in the late Georgian
period, Neo-Classical architecturalinfluence and prominence in the town centre.

Assessment and Impact
The proposal would involve installation of a gas pipe on the exterior and a meter inside
the building.

The proposed elevations and floorplans illustrate that the proposed alterations would
be very minor in scale. Whilst the external pipe would be sited on the principal elevation
it would not dominate or distract from the overall appearance of the building. The
interior has been altered in the 20" century and the installation of a meter box would
not detract from the building’s character. Overall, the proposed works would have a
negligible impact on the architectural and historic interest of the Listed Building.

Legislation and Policy

Planning (Listed Buildings and Conservation Areas) Act 1990

The local planning authority should have a desirability of preserving the special interest
of the Listed Building (s.16).

National Planning Policy Framework (NPPF) 2026
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Chapter 20: Conserving and enhancing the historic environment

HEA4: Securing the conservation of heritage assets
1. Heritage assets, as anirreplaceable resource, should be conserved in a manner

appropriate to their significance. To achieve this, development proposals which

would affect the significance of heritage assets, including any contribution made

by their setting should:

a. Maintain or secure a use consistent with their conservation, taking into
account the importance of maintaining the assets, the positive contribution
they can make to sustainable communities including local economies, and
the positive contribution they can make to local character and
distinctiveness; and

b. Avoid (orif that is not possible, minimise) harm to the significance of heritage
assets, and instead conserve this significance.

2. Any harmto, or loss of, the significance of a designated heritage asset (including
from development within its setting) should have a clear and convincing
justification in accordance with the policies in this chapter.

3. Where there is evidence of deliberate neglect of, or damage to, a heritage asset,
the deteriorated state of the asset should not be taken into accountin any
decision relating to the asset.

4. Proposals for enabling development, which would otherwise conflict with other
policies in this Framework and/or those in the development plan, but which
would secure the future conservation of a heritage asset, should be considered
on the basis of whether the conservation benefits outweigh the disbenefits of
departing from the policies concerned.

HES5: Assessing effects on heritage assets

1. Development proposals affecting heritage assets should be accompanied by an
assessment of the significance of the assets affected (including any contribution
made by their setting) and of the potential effect of the proposal on their
significance. The level of detail should be proportionate to the assets’ importance
and no more than is necessary to understand the potential effect of the proposal on
their significance. The relevant historic environment record should be referred to in
making this assessment, and appropriate expertise employed where necessary.

2. Assessments of the potential effects of development proposals on the significance
of heritage assets (including through effects on their setting) should identify whether
proposals would be likely to:

a. Have a positive effect, which is where the significance of a heritage asset would
be enhanced, or better revealed; or

b. Have no effect on the significance of a heritage asset; or
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c. Resultin harm to the significance of a heritage asset, either from work affecting
the asset itself or from development within its setting. The degree of harm should
be identified: substantial harm would occur where the development proposal
would seriously affect a key element of the asset’s significance; or

d. Cause the total loss of the significance of a heritage asset.

HEG: Proposals affecting designated heritage assets

1. When considering the potential effect of a development proposal on the
significance of a designated heritage asset, substantial weight should be given to
the asset’s conservation (and the more important the asset, the greater the weight
should be). This is irrespective of whether any potential effect amounts to a positive
effect, harm, substantial harm, or total loss of its significance.

2. Development proposals which would have a positive effect on a desighated heritage
asset should be supported.

3. Any harm to a designated heritage asset will be a matter of considerable importance
and weight, which should be dealt with in accordance with paragraphs 4 to 6 of this
policy.

4. Where a development proposal would harm the significance of a designated
heritage asset the effect on the asset and its signhificance should be weighed against
any public benefits resulting from the proposal. Important public benefits can
include securing the long-term reuse of a vacant or underused listed building, and
enabling energy efficiency and low carbon heating measures to be employed.

5. Where a development proposal would cause substantial harm to, or the total loss of,
the significance of a designated heritage asset, consent should be refused unless it
can be demonstrated that the harm is necessary to achieve substantial public
benefits that outweigh the harm or loss, or if all of the following apply: a. The nature
of the heritage asset would otherwise prevent all reasonable uses of the site; b. No
suitable use for the heritage asset itself can be found in the medium term through
appropriate marketing that will enable its conservation; c. Conservation by grant-
funding or some form of not for profit, charitable or public ownership is not possible;
and d. The harm or loss is outweighed by the benefit of bringing the asset back into
use.

6. Within this context, development which would cause substantial harm to, or the
total loss of, the significance of grade Il listed buildings, or grade Il registered parks
or gardens, should be exceptional; while development which would cause
substantial harm to, or the total loss of, assets of the highest significance, notably
scheduled monuments, protected wreck sites, registered battlefields, grade | and II*
listed buildings, grade | and II* registered parks and gardens, and World Heritage
Sites, should be wholly exceptional.

Local Development Framework
Consideration should also be given to the following documents and local development
framework policies:
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e Staffordshire Moorlands Local Plan (Adopted 2020) — DC2 The Historic
Environment

Conclusions and Recommendations

In summary, the proposal would have no effect on the special interest and significance
of the Listed Building. This would comply with the provisions of s.16 of the Act, Chapter
20 of the NPPF and policy DC2 of the local development framework. There are no
objections to the proposal from a conservation perspective.

Conservation Officer: Megan Atkinson
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