Lyme Regis Town Council
Town Council Office
Guildhall Cottage

Church Street Tel: 01297 445175
Lyme Regis Fax: 01297 443773
John Wright Dorset
Town Clerk DT7 3BS

email:enquiries@Ilymereqistowncouncil.gov.uk

Planning Committee

Core Membership: Clir G. Turner, Cllr B. Larcombe MBE, Clir C. Aldridge, ClIr B. Bawden, Clir P. May,
Clir D. Sarson

Notice is given of a meeting of the Planning Committee to be held at the Guildhall, Bridge Street, Lyme
Regis on Tuesday 27 June 2023 commencing at 7pm when the following business is proposed to be

transacted:

John Wright
Town Clerk
21.06.2023

The open and transparent proceedings of Full Council and committee meetings will be audio
recorded and recordings will be held for one year by the town council.

If members of the public make a representation to the meeting, they will be deemed to have
consented to being audio recorded.

If members of the public have any queries regarding audio recording of meetings, please contact the
town clerk.

Members are reminded that in reaching decisions they should take into consideration the town council’s
decision to declare a climate emergency and ambition to become carbon neutral by 2030 and beyond.

AGENDA

1. Election of Chairman and Vice-Chairman

To allow the committee to receive nominations and elect its chairman and vice-chairman
for the council year 2023/24

2. Terms of Reference

To allow the committee to receive its terms of reference


mailto:enquiries@lymeregistowncouncil.gov.uk

10.

11.

Public Forum

Twenty minutes will be made available for public comment and response in relation to items on
this agenda

Individuals will be permitted a maximum of three minutes each to address the committee.
Apologies

To receive and record any apologies and reasons for absence

Minutes

To confirm the accuracy of the minutes of the Planning Committee held on 30 May 2023 (attached)
Member Planning Recommendations

To note the planning recommendations obtained by email following the cancelled meeting of
the Planning Committee scheduled to take place on 13 June 2023 (attached)

Disclosable Pecuniary Interests

Members are reminded that if they have a Disclosable Pecuniary Interest on their register of
interests relating to any item on the agenda, they are prevented from participating in any
discussion or voting on that matter at the meeting and to do so would amount to a criminal
offence. Similarly, if you are or become aware of a Disclosable Pecuniary Interest in a matter
under consideration at this meeting which is not on your register of interests or is in the process
of being added to your register you must disclose such interest at this meeting and register it
within 28 days

Dispensations

To note the grant of dispensations made by the town clerk in relation to the business of this meeting
Matters arising from the minutes of the Planning Committee on 30 May 2023 and from

the planning recommendations obtained by email following the cancelled meeting of

the Planning Committee scheduled to take place on 13 June 2023

There are none

Update Report

There are no updates

Planning and Licensing Applications

To comment on planning and licensing applications submitted as per attached list including
consideration of related correspondence



12.

13.

14.

15.

16.

Public comment

Prior to consideration of each planning application representations will be invited from members
of the public either objecting to, or in support of, the application, subject to requests having
previously been notified to the chairman or town clerk.

Individuals will be permitted a maximum of three minutes each to address the committee.

Amended/Additional Plans

To note amended/additional plans
Withdrawn Applications

To note withdrawn applications
Planning Decisions

To note decisions of the planning authority on previously submitted planning applications as set
out on the attached list

Correspondence from Dorset Council (DC) regarding planning-related matters

To note or consider correspondence from Dorset Council

Exempt Business



AGENDA ITEM 1

Lyme Regis Town Council
Planning Committee — 27 June 2023
Election of Chairman and Vice-Chairman

Committee: Planning

Date: 27 June 2023

Title: Election of Chairman and Vice-Chairman

Purpose of Report

To allow the committee to receive nominations and elect its chairman and vice-chairman for the
council year 2023/24

Recommendation

a) The committee receives nominations for the chairman of this committee and elects its
chairman for the council year 2023/24

b) The committee receives nominations for the vice-chairman of this committee and elects its
vice-chairman for the council year 2023/24

Background

1. The terms of reference for the council’s committee structure state each committee will elect
its chairman and vice-chairman from among its membership.

2. Consequently, nominations are sought for the chairman and the vice-chairman of this
committee.

3. The relevant standing orders that inform and govern the election of chairmen and vice-
chairmen are detailed below.

4, Standing order 3.t states:
‘Unless standing orders provide otherwise, voting on any question shall be by a show of
hands. At the request of a councillor, the voting on any question shall be recorded so as
to show whether each councillor present and voting gave their vote for or against that
guestion. Such a request shall be made before moving on to the next item of business on
the agenda. If at least two members request, voting may be by signed ballot.’

5. Standing order 8.a states:

‘Where more than two persons have been nominated for a position to be filled by the
council and none of those persons has received an absolute majority of votes in their
favour, the name of the person having the least number of votes shall be struck off the list
and a fresh vote taken. This process shall continue until a majority of votes is given in
favour of one person. A tie in votes may be settled by the casting vote exercisable by the
chairman of the meeting.



Standing order 8.b. states:

‘As the first business of a council is to elect a chairman (the mayor in the case of Lyme
Regis Town Council) who is also an ex-officio voting member of all committees, they are
in a position to open and chair a sub-committee meeting temporarily, with the benefit of a
casting vote, until a committee chairman is elected. In the Mayor’s absence, the Deputy
Mayor could officiate in the same way, The town clerk or other officer cannot open or chair
a committee or sub-committee meeting.

The election of the chairman and vice-chairman of the Planning Committee will be reported
to the Full Council on 26 July 2023.

John Wright
Town clerk
June 2023



AGENDA ITEM 2
Lyme Regis Town Council
Planning Committee — 27 June 2023
Terms of Reference
Committee: Planning
Date: 14 June 2023
Title: Terms of Reference
Purpose
To allow the committee to receive its terms of reference
Recommendation
The committee receives its terms of reference

Background

1. The terms of reference for the Planning Committee, along with the general terms of
reference that apply to all the council’s committees is attached, appendix 2A.

2. The committee may also want to use this opportunity to consider whether the recently
agreed fortnightly frequency of meetings is working satisfactorily or whether some other
model might be better.

3. Any recommendations from this committee will be considered by the Full Council on 26
July 2023.

John Wright
Town clerk
June 2023



APPENDIX 2A

Terms of Reference

2.

2.1

2.2

2.3

2.4

2.5

Committees — General

The purpose of the council’'s committees is to consider issues under their remit. Issues will
normally be outlined in a report prepared by officers and each report may include a
recommendation.

Any recommendation(s) from a council committee will be considered at the subsequent
meeting of the Full Council. Any decision or recommendation from a council committee
has no status until it has been adopted by the Full Council by way of a resolution. This is
unless a committee has devolved powers, i.e. Planning in respect of making
recommendations direct to Dorset Council on planning applications.

Each committee will:

2.3.1 Elect its chairman and vice-chairman from among its membership;
2.3.2 Confirm the accuracy of the minutes of the last committee meeting;
2.3.3 Agree and review the terms of reference for sub-committees, working or

advisory groups that report to the committee;

2.3.4 Receive nominations to existing sub-committees, working or advisory groups
that report to the committee;

2.3.5 Elect chairmen and vice-chairmen to existing sub-committees, working or
advisory groups that report to the committee;

2.3.6 Appoint any new sub-committees, working or advisory groups, confirmation of
their terms of reference, the number of members (including, if appropriate,
substitute councillors), receipt of nominations and the election of chairmen and
vice-chairmen to them;

2.3.7 To examine on behalf of the council various policies, strategies and plans
relating to its subject area and to report these to the Full Council;

2.3.8 To undertake reviews or policy development tasks in relation to any matters
falling within the remit of the committee;

2.3.9 To work with other relevant committees of the council where an area of work is
shared with that committee.

Council-approved projects and objectives will be delegated to the relevant committee.
No business may be transacted at a committee meeting of the Full Council unless at least

one third of the whole number of members of the committee are present and in no case
shall the quorum of a meeting be less than three.



5.1

Planning

The purpose of the Planning Committee is to consider member and officer issues,
including:

8.1.1 To make recommendations direct to Dorset Council on planning applications.
8.1.2 The chairman and vice-chairman of the committee have delegated authority to

make recommendations directly to Dorset Council on the committee’s behalf if
a comment is required before the next meeting.

8.1.3 To comment on licensing applications received from Dorset Council for the sale
of alcohol.



22/174/P

22/175/P

22/176P

22/177/P

22/178/P

22/179/P

AGENDA ITEM 5
LYME REGIS TOWN COUNCIL
PLANNING COMMITTEE
MINUTES OF THE MEETING HELD ON TUESDAY 30 MAY 2023
Present:
Chairman: Clir G. Turner

Members: ClIr C. Aldridge, Clir B. Bawden, Clir B. Larcombe, ClIr P. May,
Clir D. Sarson

Officers: M. Green (deputy town clerk), G. Rood (administrative assistant)
Other members: ClIr S. Cockerell
Public Forum

J. Waldron of View Road, Lyme Regis was present to speak in opposition to application
P/HOU/2023/2609

The chairman invited her to speak immediately prior to consideration of this application.

There were no other members of the public present at the meeting who wished to speak
about any matters on the agenda.

Apologies for Absence
There were none.
Minutes

Proposed by ClIr B. Larcombe and seconded by ClIr P. May, the minutes of the meeting
held on 16 May 2023 were ADOPTED.

Disclosable Pecuniary Interests

There were none.

Dispensations

There were none granted in relation to the business of this meeting.

Matters arising from the minutes of the Planning Committee on 16 May 2023

There were none.



22/180/P Update Report

Clir B. Bawden said that she attended the meeting at Dorset Council to object to planning
application P/HOU/2022/00174 (5 Overton Close) and confirmed that the application had
been approved by Dorset Council at the meeting.

22/181/P Planning and Licensing Applications

1) P/HOU/2023/02609 (Received 15 May 2023)
HOUSEHOLDER PLANNING PERMISSION
Erect two storey extension and porch - Outlook View Road, Lyme Regis, DT7 3AA

The town council recommends refusal of the application because the proposal,
although amended, does not adequately address the reasons for the refusal of the
most recent similar application. The proximity to the neighbouring property to the
south and the overbearing nature of the proposed two-storey extension would result
in a loss of residential amenity and an unacceptably adverse impact on the privacy
of that property.

2) P/HOU/2023/02541 (Received 16 May 2023)
HOUSEHOLDER PLANNING PERMISSION
Change of front door, addition of rooflights to extension - 50 Silver Street, Lyme
Regis, DT7 3HR

The town council recommends approval of the application because it does not
involve material harm to the Conservation Area or heritage assets and has no
adverse impact on the residential amenity of neighbouring properties.

3) P/LBC/2023/02703 (Received Date 19 May 2023)
LISTED BUILDING CONSENT
Proposed minor changes to main entrance lobby and trade area include:- New
timber board and flagstone paving, removal of timber and glass screen/partition and
doorway, removal of internal structural wall, new step arrangement and external
redecoration - Royal Lion Hotel, 60 Broad Street, Lyme Regis, DT7 3QF

The town council raises no objection to the proposed internal changes in principle,
subject to the detailed views of the Conservation Officer.

4) PREMISES LICENCE APPLICATION — ONE OFF PUBLIC EVENT - 8t JULY
2023
Sausage Festival, Lyme Regis — Lyme Regis Football Club, Charmouth Road, Lyme
Regis DT7 3DW - any representations need to be received by 11 June 2023

The town council raises no objection to this licence application. It is an important
and regular fundraising event for Lyme Regis Football Club. It has always been well-
managed and organised in the past and there are no public safety or nuisance
concerns.

-10 -


https://www.dorsetcouncil.gov.uk/documents/35024/282813/Application+for+a+Premises+Licence+-+Lyme+Regis+Football+Club_Redacted.pdf/f5bd5cba-8d16-63c2-c294-fdeb75237105?t=1684316551155

22/182/P Amended/Additional Plans

1) P/NMA/2023/02641 (Received 12 May 2023)
NON-MATERIAL AMENDMENT APPLICATION
Changes to cladding; form new window; change colour of windows; change head
and cill height on some windows - to planning permission P/FUL/2021/05737
(Demolish existing dwelling and replace with new dwelling) — Hythe Cottage, Pine
Walk, Lyme Regis, DT7 3LA

NOTED.

2) P/VOC/2023/02551 (Received 22 May 2023)
VARIATION OF CONDITION APPLICATION
Modification of conditions of planning permission 1/D/13/000972 for improvements
to existing golf driving range and practice area including amended scheme for the
re-profiling of the playing surface through the importation and placement of
uncontaminated sand, naturally occurring soils and inert waste (Variation of
condition 3 of p.p. WD/D/17/000991 — (Time Limit — Completion of Development) to
extend the end date to 18/08/2023) - Lyme Regis Golf Club Timber Hill Lyme Regis
Dorset DT7 3HQ

Members were concerned about the volume and type of material/waste being imported
and deposited on site.

Proposed by ClIr B. Bawden and seconded by ClIr G. Turner, Members RESOLVED that
a formal letter be sent to Dorset Council requesting that this situation be closely managed
and monitored.

22/183/P Withdrawn Applications
There were no withdrawn applications to be considered at this meeting.
22/184/P Planning Decisions
Members NOTED details of planning decisions received from Dorset Council.
22/185/P Planning Correspondence
1) Notification of Appeal - Town and Country Planning Act 1990
(Date 16 May 2023)
Application No: P/FUL/2022/02872
Location: Edzell Somers Road Lyme Regis Dorset DT7 3EX
Description: Erection of dwelling
Appeal Reference: APP/D1265/W/23/3315379
Appellant: Leo Markham Appeal
Start Date: 16 May 2023

NOTED.

-11 -



22/186/P

22/187/P

Correspondence from Dorset Council (DC) regarding planning related matters
a) Appendix 12A

The deputy town clerk said that many of the hyperlinks to and within the documents
didn’t work, at least from his web browser, and he had been unable to access much

of the information, only the questions relating to the documents.

Clir B. Larcombe proposed that members support DC’s proposals on the basis that
many of the matters were so technical, and DC were the planning ‘experts’.

Proposed by ClIr. P. May and seconded by Clir G. Turner, Members RESOLVED
that a formal letter be sent to Dorset Council advising them that this council notes
the document, has attempted to view and comment on it and has found the process
to be very user ‘unfriendly’ and feel it contains a lot of unnecessarily complicated
and confusing content. This council would prefer an executive summary that is more
succinct and a document that is easier to access and comment upon.

b) Appendix 12B

NOTED.

c) Appendix 12C

Cllr B. Larcombe said he was concerned that the changes to the portal would
hamper the speed and processing of applications and affect businesses and
builders adversely.

NOTED.

Exempt Business

There was none.

The meeting closed at 8.20pm.

-12 -



1)

2)

3)

AGENDA ITEM 6

Lyme Regis Town Council
Planning Committee — 13 June 2023
Member Planning Recommendations

P/FUL/2023/02557 (Received 1 June 2023)
FULL PLANNING PERMISSION
Conversion of garage to Home Office/Garden Room and store - Flat 9, Stile House,

Stile Lane, Lyme Regis DT7 3JD

The town council recommends approval of the application because its appearance is
in keeping with neighbouring properties, is in accordance with the approved
development plan, does not involve material harm to the Conservation Area or heritage
assets and has no adverse impact on the residential amenity of neighbouring
properties.

P/LBC/2023/02558 (Received 1 June 2023)

LISTED BUILDING CONSENT

Conversion of garage to Home Office/Garden Room and store. Widening wall entrance
- Flat 9, Stile House, Stile Lane, Lyme Regis DT7 3JD

The town council recommends approval of the application because it does not involve
material harm to the Conservation Area or heritage assets and has no adverse impact
on the integrity or appearance of the listed building or residential amenity of
neighbouring properties.

P/HOU/2023/01355 (Received 5 June 2023)

HOUSEHOLDER PLANNING PERMISSION

First floor extension incorporating a raised split pitch roof. Erect rear single storey
extension. Erect two storey side extension. Demolish existing garage. Landscape and
access alterations to front of property. Installation of solar panels on new roof and heat
pump at rear - Appletree Cottage, Coram Avenue, Lyme Regis, DT7 3LB

The town council recommends approval of the application because improves the
environmental performance of an existing dwelling, its general scale and appearance
is in keeping with neighbouring properties, it is in accordance with the approved
development plan, does not involve material harm to the Conservation Area or heritage
assets and has no adverse impact on the residential amenity of neighbouring
properties. The council further recommends that any concerns about surface and
ground water management and attenuation arising from the application are adequately
addressed by condition.

-13-



4) P/VOC/2023/02967 (Received 1 June 2023)
VARIATION OF CONDITION APPLICATION
Variation of condition 2 for WD/D/18/001471 (Erection of holiday chalets and caravans

- retrospective) — Monmouth Beach Chalet and Caravan Site, Monmouth Beach, Lyme
Regis

-14 -



1)

2)

3)

4)

5)

6)

7

AGENDA ITEM 11

Lyme Regis Town Council
Planning Committee — 27 June 2023
Planning and Licensing Applications Received

P/HOU/2023/02899 (Received 7 June 2023)

HOUSEHOLDER PLANNING PERMISSION

Erect extension and internal alterations to existing bungalow — Lymcroft,
Talbot Road, Lyme Regis, DT7 3BA

P/HOU/2023/03093 (Received 7 June 2023)

HOUSEHOLDER PLANNING PERMISSION

Install Juliet window and roof light to studio over garage — 50 Woodberry Down Way,
Lyme Regis, DT7 3QT

P/HOU/2023/03115 (Received 8 June 2023)

HOUSEHOLDER PLANNING PERMISSION

Remove existing Conservatory roof, build up perimeter and construct flat roof with
lantern light. Extension to existing single storey flat roof to form additional space for
Dining Room — The Crest, Sidmouth Road, Lyme Regis, DT7 3ES

P/HOU/2023/02028 (Received 12 June 2023)

HOUSEHOLDER PLANNING PERMISSION

Erect first floor extension incorporating a raised mono pitched roof. Conversion of
integral garage to living area — Knapdale, Haye Lane, Lyme Regis, DT7 3NG

P/FUL/2023/03156 (Received 12 June 2023)

HOUSEHOLDER PLANNING PERMISSION

Proposed construction of detached dwelling (resubmission of planning application
ref. P/FUL/2022/02705) - Martins Mead, Ferndown Road, Lyme Regis, DT7 3DN

P/HOU/2023/03038 (Received 13 June 2023)

HOUSEHOLDER PLANNING PERMISSION

Extension and raising of roof to existing detached garage/carport - The Leys, Somers
Road, Lyme Regis, DT7 3EX

LICENCE APPLICATION (Received 12 June 2023)
Lilac Wine, Lyme Reqis — Lilac Restaurant & Wine Bar, 57 — 58 Broad Street, Lyme

Regis, DT7 3QF - any representations need to be received by 29 June 2023

-15 -


https://www.dorsetcouncil.gov.uk/documents/35024/282813/Lilac+Wine+new+app+%283%29_Redacted.pdf/b250414a-4103-af67-bc2e-aee3c2192c98?t=1686140474165

1)

2)

AGENDA ITEM 12

Lyme Regis Town Council
Planning Committee — 27 June 2023
Planning Applications Amended/Additional Plans

P/FUL/2023/02557 (Received 8 June 2023)

FULL PLANNING PERMISSION

External Alterations to Stile House West. Conversion of existing garage to Home
Office, Workshop/Store with W/C. Demolition of existing Store and erection of
Garden Room linked to converted Garage. Erection of raised deck. Removal of a
section of the Boundary Wall to widen site access - Flat 9, Stile House, Stile Lane,
Lyme Regis DT7 3JD

P/LBC/2023/02558 (Received 8 June 2023)

LISTED BUILDING CONSENT

Internal and External Alterations to Stile House West. Conversion of existing garage to
Home Office, Workshop/Store with W/C. Demolition of existing Store and erection of
Garden Room linked to converted Garage. Erection of raised deck. Removal of a
section of the Boundary Wall to widen site access - Flat 9, Stile House, Stile Lane,
Lyme Regis DT7 3JD

‘We have received amended plans or additional information relating to the above
planning application. You may have already made comments on the original
submission however | shall be pleased to have your written observations on the
amendments.’

-16 -



1)

AGENDA ITEM 13

Lyme Regis Town Council
Planning Committee — 27 June 2023
Withdrawn Applications

P/FUL/2023/00647 (Decision date 9 June 2023)

FULL PLANNING PERMISSION

New detached dwelling house on land to the r/o Lewesdon House - Lewesdon, Silver
Street, Lyme Regis DT7 3HT

-17 -



AGENDA ITEM 14

Lyme Regis Town Council
Planning Committee — 27 June 2023
Planning Decisions Received

Town council comments in brackets

1)

2)

P/FUL/2023/02357 (Decision date 19 June 2023)

FULL PLANNING PERMISSION — GRANTED (recommend approval)

Construction of replacement amenities hut (mini golf) with solar panels - Mini Golf and
Table Tennis Kiosk, Woodland Walk, Lyme Regis, DT7 3JQ

P/HOU/2022/07390 (Decision date 2 June 2023)

HOUSEHOLDER PLANNING PERMISSION — GRANTED (recommend approval)
Erect two storey extension — Lamorna, Uplyme Road, Lyme Regis DT7 3LP

-18 -



AGENDA ITEM 15

Lyme Regis Town Council
Planning Committee — 27 June 2023
Planning Correspondence

The council has been notified of the appeal decision relating to the following
application (Stile Lane). The inspector’s full decision is attached as Appendix 15A.

APP/D1265/W/22/3313803 (Decision date 12 June 2023)

APPEAL DECISION HEARING - THE APPEAL IS DISMISSED (recommend
refusal)

Construction of 3no. dwellings and associated external works and landscaping — Land
to South West of Stile Lane, Lyme Regis

Appeal Decision Hearing held on 16 May 2023 Site visit made on 17 May 2023 by G J
Fort BA PGDip LLM MCD MRTPI an Inspector appointed by the Secretary of State

The appeal is made under section 78 of the Town and Country Planning Act 1990
against a refusal to grant planning permission. The appeal is made by Mr Clinton Green
(CGA Project Services Ltd) against the decision of Dorset Council. The application Ref
P/FUL/2021/05100, dated 25 November 2021, was refused by notice dated 28 June
2022. The development proposed is the construction of 3no. dwellings and associated
external works and landscaping.

-19 -



APPENDIX 15A

‘ @ The Planning Inspectorate

Appeal Decision

Hearing held on 16 May 2023

Site visit made on 17 May 2023

by G ] Fort BA PGDip LLM MCD MRTPI

an Inspector appointed by the Secretary of State
Decision date: 12 June 2023

Appeal Ref: APP/D1265/W/22/3313803

Land to South West of Stile Lane, Lyme Regis DT7 3HZ

= The appeal is made under section 78 of the Town and Country Planning Act 1990
against a refusal to grant planning permission.

« The appeal is made by Mr Clinton Green (CGA Project Services Ltd) against the decision
of Dorset Council.

= The application Ref P/FUL/2021/05100, dated 25 November 2021, was refused by
notice dated 28 June 2022.

« The development proposed is the construction of 3no. dwellings and associated external
works and landscaping.

Decision
1. The appeal is dismissed.
Procedural Matters

2. The planning application describes the development as the "construction of 3
no. units of holiday accommeodation and associated external works and
landscaping”, and gives the site address as "Harbour's View, Lyme Regis".
However, the descriptions of both the development and site address were
altered during the course of the application’s determination to reflect more
accurately the nature and siting of the proposals. Accordingly, the description
of development and site address in the banner heading above are taken from
the Decision Notice on the application that led to the appeal, the wording of
which is also used in the appellant’s appeal form.

3. I issued a pre-hearing note and agenda to the parties on 24 April 2023, which
included procedural guidance relating to the appeal, and gave an outline of the
matters to be discussed.

4. At the hearing, the Council supplied an extract from a Landmark Trust
document relating to Belmont and its grounds. This brief document is derived
from publicly available information and adequate time was available in an
adjournment for the appellant to consider its implications. The extract was
discussed at the appropriate point on the agenda. Additionally, several
applications relating to protected trees in the environs of the site were referred
to in the appellant’s statements and discussed at the hearing. The Council and
appellant supplied me with copies of the decision notices relating to those
applications following the closure of the hearing. 1 consider that no prejudice
would occur to the interests of any parties as a result of me taking the contents
of these documents into account in my assessment of the planning merits of
the appeal.

X : —



Appeal Decision APP/D1265/W/22/3313803

5. Although not forming one of the Council’s reasons for refusal, the issue of land
stability was referred to in the Officer Report on the application and in
interested party comments relating to the proposal. Further comments on this
matter were supplied by the Council’s coastal engineers at the appeal stage
and the wording of a suggested condition relating to this matter was supplied.

I adjourned the hearing following discussion of the identified main issues, other
matters and suggested conditions to reflect on whether additional evidence
might be required in relation to the land stability issues. However, I considered
in light of conclusions on the main issues outlined below that further evidence
on this matter would not be required, and I closed the hearing in writing on

5 June 2023. In proceeding on this basis, I acknowledge that aspects of this
matter remain unresolved, but due to my conclusions on the main issues, this
has not been determinative in my assessment of the appeal.

Main Issues

6. The main issues overlap to some extent, and are as follows:

firstly, in view of the duties imposed by s66(1) and s72(1) of the Planning
(Listed Buildings and Conservation Areas) Act 1990, whether the proposed
development would preserve or enhance the character or appearance of the
Lyme Regis Conservation Area, and whether the proposed development would
preserve the setting of Belmont, a Grade II* Listed Building;

and secondly, the effects of the proposed development on protected trees and
the landscape and scenic beauty of the Dorset Area of Outstanding Natural
Beauty.

Reasons

Site, surroundings and proposed development

7. Situated in a steeply sloping and verdant wider area between the high status
listed and other buildings on Pound Street above, and the municipal Lister and
Langmoor Gardens below, the appeal site is roughly triangular in shape, largely
open and well-vegetated. The appeal site is situated in the Lyme Regis
Conservation Area, is within the Dorset Area of Outstanding Natural Beauty
(AONB) and is covered by a Tree Preservation Qrder?.

8. The appeal scheme would see the development of three residential buildings,
roughly one behind the other to be used as short-term holiday lets. Of a
single-storey, with the floor levels raised above the ground on piled
foundations in order to address the sloping nature of the site, the three units
would feature mono-pitched roofs which would slope downward from north to
south. Four trees would be removed from the appeal site to facilitate the
development, although five trees would be planted as part of landscaping
proposals, which would also see hedgerow planting to the southern boundary of
the site, the establishment of understorey planting, and the introduction of
woodland ground flora and wildflower and grass areas.

! West Dorset District Council (Land South & South-east of Belmont House, Lyme Regis - TPO 955) Tree
Preservation Order 2019

https://www.gov.uk/planning-inspectorate 2
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Appeal Decision APP/D1265/W/22/3313803

Significance of the heritage assets, and special qualities of the AONB

9. The Conservation Area comprises the distinctive character areas of Lyme Regis
town and Cobb hamlet, the latter an area of dense development close to the
seafront and adjacent to the Cobb, a Grade 1 Listed structure of piers and sea
walls associated with the harbour. The appeal site is at the interstice of these
two distinct areas, situated to the rear of a cluster of high-status properties, in
noticeably more generous plots than the buildings at Cobb hamlet, including
the Grade II* Listed Belmont. According to the Lyme Regis Conservation Area
Appraisal (Review 2010) (the CAA) both Belmont and its neighbouring buildings
were developed as part of the settlement’s emergence as a health and holiday
resort, and appear to have taken advantage of the dramatically sloping
topography to their rears insofar as seaward vistas are concerned.

10. The CAA notes the land stability issues that affected the gardens and land to
the rear of the properties on Pound Street, and the difficulties associated with
ownership of unstable land which led to acquisition by local authorities to
provide Lister and Langmoor Gardens, to the south of the appeal site. The
largely undeveloped nature of this area, including the appeal site, contributes
to the physical separation between Cobb hamlet and the town, and ensures
that the phases of the historic development of Lyme Regis are clearly
discernible. In respect of this, the CAA notes that trees in and above Lister and
Langmoor Gardens assist in the role of providing a buffer between the town
and Cobb hamlet, “thereby protecting the historic identity of each”, that the
trees contribute to the character of the gardens themselves, and that their
importance is observable from the Cobb.

11. Taking these considerations together with my on-site observations, leads me to
the view that the distinction between the contrasting elements of Lyme Regis
contributes considerably to the character, appearance and significance of the
Conservation Area not only in the aesthetic sense, but also in terms of yielding
an understanding of the development of the area over time. The availability of
wide vistas and views both toward and from the Cobb means that these distinct
elements are widely and clearly observable. The appeal site has a clear role to
play within this, both as part of the relatively undeveloped buffer between the
two sub-areas, and in terms of expressing the social aspirations and favourable
aspect that are important features of the high-status buildings, and particularly
Belmont, to which the appeal site relates.

12. At my visit, I saw the remnant structures present at the site, and readily
accept that these were the vestiges of more substantial buildings. Moreover,
the appellant has supplied aerial photographs showing that tree cover was less
substantial on the site in the 1950s. Nevertheless, some considerable time has
passed since those aerial photographs, and the tree cover on the site has
noticeably matured, to the extent where it contributes to the character and
appearance of the area in the way outlined above. Similarly, whilst I have
been supplied with sales particulars from the early 1960s, which refer to an
outline planning permission for residential development relating to the site, the
precise parameters and exact siting of that claimed permission are not before
me and neither has it been conclusively established that the permission is
extant. As a fallback position the claimed outline permission therefore carries
very little weight.

https://www.gov.uk/planning-inspectorate 3
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13.

14.

15.

16.

The appellant prays in aid of this matter, and the presence of former buildings
at the site to support their view that the buffer between the Cobb and the town
is not an ‘historic’ one. However, whether the character of the appeal site and
its surroundings has been arrived at fortuitously or not, it nonetheless makes a
marked contribution to the significance, character and appearance of the
Conservation Area in these terms, and in arriving at this view, 1 have taken
into account the advice of the Planning Practice Guidance? (PPG), insofar as it
states that significance can arise from conscious design or fortuitously from the
way an asset has evolved.

Whilst being within a broader area described as ‘urban’ by the Dorset
Landscape Character Assessment, due to the aspects of its location and
appearance set out above, the appeal site nevertheless makes a localised
contribution to the scenic beauty of the AONB through its contribution to the
contrast and diversity of the wider landscape. In arriving at this view, I
consider that the wooded, steeply sloping nature of the site and its
surroundings are clearly distinct from the town and Cobb hamlet in terms of
the denser development present in those latter areas. In these ways, albeit in
a localised manner, the wooded area within which the appeal site sits
contributes to the contrast and diversity of the AONB's distinctive landscapes,
which, according to the Dorset Area of Qutstanding Natural Beauty
Management Plan are to be counted amongst the area’s special qualities. In
arriving at this view, I have taken into account the appellant’s Landscape and
Visual Appraisal (LVA) (at page 15), insofar as it identifies the pattern of
woodland within and adjacent to the town as locally distinctive and a
contributory feature to the wider character of the AONB and its special quality.

A great deal of Belmont's significance and special interest derives from its
architectural character, including its striking use of Coade stone and its
association with Eleanor Coade, who resided there. MNevertheless, its setting
makes a marked contribution to its significance due to its siting in a generous
plot and in a prominent location which takes the advantages of its seaward
facing aspect, and the topography of the land to the rear. These elements of
Belmont attest to its high status, and association with the development of
Lyme Regis as a health and holiday destination and contribute to its
significance in these respects.

The surroundings of Belmont have undoubtedly evolved over time, as
demaonstrated on historic maps supplied by the appellant, the earliest of which?
shows the appeal site within a separate land parcel, in the ownership of
Belmont, but described as a "paddock”. However, material from the Landmark
Trust?, the current owner of Belmont, refers to the acquisition of the paddock in
the 1840s by the then owner of the property, which “"changed the grounds of
the house considerably”, and refers to the associated establishment of the
kitchen garden at around that time. Reference has been made by the appellant
to the sale notice in an edition of the Field Magazine from 1881 referring to the
paddock of "nearly 2 acres and presenting an almost unequalled site for the
erection of a second residence”. Further historic mapping® shows, and remnant
structures at the appeal site attest to, the presence of buildings at some point
on the "paddock” land.

? *Historic Environment’ Paragraph: 006 Reference ID: 18a-006-20190723 Revision date: 23 07 2019
* The Lyme Regis Tythe Map of 1841

4 Supplied by the Council at the hearing

5 Ordnance Survey 1890 and 1905
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17.

18.

19.

The appellant’s heritage statements refer to the potential nature of the
structures present on the appeal site, and the apparent secondary access to
them from Cobb Road as depicted on those historic map extracts, with some
reference to this access included in the Field Magazine advertisement.
However, the overall footprint of the buildings shown, and the quality of the
built form of what remains do not in my view, point to "a second residence” as
contemplated in the Field Magazine, contrasting as they do to the footprints
and polite architectural detailing of the Pound Street cluster of properties, but
rather to some type of functional or domestic building associated with Belmont.
In arriving at this view, I note the appellant disputes that the structures on the
appeal site could be the gardener’s cottage referred to in a biography of a
previous resident of Belmont, as that document identifies such a structure as
being "by the house”. However, I have been directed to no other features on
the historic maps closer to Belmont that may have been the gardener’s
cottage. In any event, at the time of statutory listing the appeal site appears
to have been more clearly associated with Belmont, and historic aerial
photography supplied by the appellant appear to show its use as a garden.

The appellant considers relatively recent alterations to Belmont®, which
removed considerable elements of 19t Century-era development, indicate that
the property’s significance derives principally from its 18" Century features,
and that as the appeal site appeared to be a separate land parcel at that time it
does not contribute to that significance. I note also that the Listing Description
concerns itself with the 18%™ Century elements of the building. However, listing
descriptions of such vintage’ are, on the whole, intended to be brief and assist
with identification of the related asset, and are not therefore comprehensive
statements of special interest or significance. Moreover, the Historic England
guidance referred to by the appellant? is clear that the settings of heritage
assets which have changed may enhance significance, for instance where
townscape character has been shaped by cycles of change over the long term,
which for the reasons set out above is clearly the case here.

Taking these considerations together leads me to the view, insofar as is
relevant to the appeal proposal, that the appeal site is part of the surrounding
landscape that clearly bears on the experience of Belmont and contributes to
the understanding of the historic relationship between that property and its
siting, pointing to its high status, and contrast to Cobb hamlet. These are
elements that contribute to Belmont’s significance in a meaningful way. In
arriving at this view, I have taken into account the Court judgement® on setting
referred to by the appellant.

The effects of the proposed development on the significance of heritage assets

20.

I concur with the appellant that contemporary designs have been permitted?®
and are present within the wider Conservation Area, including in relation to the
adjacent element of Farnham House, and that the use of modern materials,
techniques and features would not in itself weigh against a proposal.
MNevertheless, the appeal scheme would introduce three buildings, with long
seaward facing elevations with a horizontal emphasis onto a site that is largely

& Pursuant to planning and listed building consent applications with Council references: 1/D/10/0015292 and
1/D/10/001530

? Belmont was listed in 1953

¥ The Setting of Heritage Assets: Heritage Environment Good Practice Advice in Planning Note 3 (Second Edition)
* R{Williams) v Powys County Council [2017] EWCA Civ 427

18 Including under the terms of planning permission with the Council reference: WD/D/20/002994
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free from development, in an immediate area where visible built development
is situated mainly higher up the slope. Due to the sloping nature of the appeal
site, and the layout of the proposed buildings, these long seaward facing
elevations would be, in effect, stacked one behind the other. These aspects of
the appeal scheme, taken together, would result in an intensity of development
at variance with the more generous plotting of the cluster of high-status
dwellings which address Pound Street. Although the modern elements of
Farnham House have been referred to, it is located further up the slope in
amongst the Pound Street group, and its seaward facing elevation is narrower
than those of the proposed buildings, and for these reasons it does not provide
a direct precedent for the appeal scheme. Moreover, these aspects of the
proposed development would not be successfully mitigated by the design
elements including the 'grounded’ rooflines and heights, and the shade
screens/living walls to the rear that the Design and Access Statement puts
forward as features which seek to "minimise” its impact.

21. The seaward elevations of the proposed buildings would feature extensive
areas of glazing, which whilst recessed, would nevertheless be eye-catching,
particularly when illuminated internally. Unlike the lighting present in the
adjacent public gardens which the appellant refers to in their statement,
lighting from the appeal scheme would serve to draw attention to incongruous
built development rather than trees and landscaping. Trees to the south of the
site in Lister and Langmoor Gardens would screen the proposed development
to some extent, but it would still be visible in glimpsed views from the gardens
themselves, and seasonal variations would render the appeal scheme more
clearly visible for considerable parts of the year. Moreover, the proposed Unit
C would be close to the adjacent footpath to the south, it would have a floor
level considerably above the height of that footpath, and it would present its
long seaward facing elevation towards it. As a result, Unit C would be an
imposing and highly visible element from the footpath, the visual implications
of which would not be fully softened by the proposed hedgerow planting.

22. For these reasons, the proposed development would substantially erode the
contribution the site makes to the buffer between Cobb hamlet and the town,
to the detriment of the character, appearance and significance of the
Conservation Area. Moreover, due to the intensity of development the
proposal would introduce to the plot, it would diminish the spaciousness of the
site and reduce the contribution that it makes to the significance of Belmont, in
terms of the visual appreciation of the Listed Building’s siting and
understanding this yields of its high status and its role in the historic
development of the town as a health and holiday resort.

The AONB

23. The appeal site is located in the wider belt of trees sitting above Cobb hamlet
and the public Gardens, which is punctuated, here and there by the occasional
building. Unlike the existing buildings within the belt, however, which are on
the whole sporadically located and generously plotted, the appeal scheme
would introduce three separate buildings in close proximity to one another, and
further down the slope than most other buildings within the belt. The proposed
development would thus diminish the contrast and diversity of the landscape as
a result of both its plotting and its siting. Meither the proposed use of
materials nor the limited height of the ridge lines which the LVA calls for would
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24,

sufficiently soften the impacts of these fundamental aspects of the proposed
development.

Whilst landscaping, including improvements to the boundary to the adjacent
footpath is proposed, this would not fully mitigate the appeal scheme’s impacts
in these terms, particularly from the footpath and adjacent parts of Lister and
Langmoor Gardens where its variance from the prevailing largely undeveloped
character of its immediate environs would be most marked. Moreover, the
landscape enhancements that are proposed, whilst laudable, would come at the
expense of the introduction of built development over a considerable proportion
of the site, which would dramatically change its character. I note that the LVA
ascribes a minor-moderate adverse impact grading to the views from the
adjacent footpath, and from several other viewpoints a neutral to minor
adverse impact, and would not disagree that the proposed development’s
visual implications would be, on the whole, localised in extent. Nevertheless,
for the reasons given above, the proposed development would, albeit in this
specific and localised way, fail to conserve the landscape and scenic beauty of
the AONB.

Protected Trees

25.

26.

Whilst the appeal site is not ancient woodland, and does not contain any
ancient or veteran trees, it is nevertheless covered by a TPO, reflecting the
contribution to the wider amenity of the area that the trees on the site make.
Four trees would be removed from the site to make way for the proposed
development including a sycamore, one of the tallest trees present on the site,
and identified as a category B’ tree of moderate arboricultural and landscape
qualities, in the appellant’s Tree Survey and Arboricultural Impact Assessment
(the Impact Assessment), with an estimated remaining life expectancy of 40+
years.

This tree in particular, due to its prominence and overall quality contributes to
the landscape structure of the appeal site and its sylvan character, and there is
nothing in the evidence to suggest that it would have to be removed at this
point on account of its condition or life expectancy. Whilst additional tree
planting is proposed, the new trees could take some time to reach the scale
and spread of the sycamore, and the site of the existing tree would be taken up
by the lowermost proposed building. Due to the intervening landscaping, the
amenity effects associated with the tree’s removal would be relatively localised,
being most marked from the adjacent footpath and the proximate parts of
Lister and Langmoor Gardens. MNevertheless, taken together with the other
effects of the proposal set out above, the removal of the sycamore would
diminish the contribution the site makes to the character and appearance of
the Conservation Area. In arriving at this view, I am cognisant of the
permissions!! relating to felling and other works to trees in the surroundings of
the site, including in relation to Belmont. However, none of those appear to
relate to proposals to facilitate development, and moreover, each proposal,
including this appeal, is to be considered on its own individual merits.

Conclusions on the Main [ssues.

27.

Accordingly, mindful of the duties arising from the Planning (Listed Buildings
and Conservation Areas) Act 1990, I conclude on the first main issue that the

' Council references: P/TRC/2021/03217, B/TRD/2021/05358, P/TRT/2022/00214, P/TRT/2022/04903.
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proposed development would preserve neither the character and appearance of
Lyme Regis Conservation Area, nor the setting of Belmont House. For the
reasons set out above, and in light of the duty imposed on me by s85 of the
Countryside and Rights of Way Act 2000 (as amended), I conclude on the
second main issue that the proposed development would fail to conserve the
landscape and scenic beauty of the Dorset AONB, and that it would have an
adverse effect on protected trees.

28. For these reasons, the proposed development would conflict with Policies ENV1,
ENV10 and ENV12 of the West Dorset, Weymouth & Portland Local Plan (the
Local Plan). Taken together, and amongst other things, these policies seek to
ensure that:
the area’s exceptional landscapes and seascapes are protected and that
development should be located and designed so that it does not detract from
and, where reasonable, enhances local landscape character;
all development proposals contribute positively to the maintenance and
enhancement of local identity and distinctiveness and provide for the future
retention and protection of trees that contribute to an area’s distinctive
character; and
the positioning of buildings on their sites relates positively to adjoining
buildings, open areas or other features that contribute to the character of the
area.

Other Matters

29. The proposed development could act to support the area’s tourist function by
virtue of its design aesthetic and location, and in terms of the provision of the
type and standard of accommodation proposed. In these terms, the appeal
proposal garners support from Policy ECONGE of the Local Plan and the MNational
Planning Policy Framework (the Framewaork) (at paragraph 84(c)).
Furthermore, whilst I have not been supplied with detailed estimates in these
regards, the proposal would nevertheless create direct employment during its
construction and operational phases, and would have the potential to increase
spending by tourists in the local area. Taken together these economic aspects
of the proposed development would be public benefits, but due to the limited
amount of units proposed would weigh in favour of the proposal only to a
moderate degree.

30. The proposed development would be accessible by public transport routes and
is close to amenities. Moreover, sustainable carbon-efficient construction
techniques would be employed in the proposed buildings. Biodiversity
enhancements are proposed and could be secured by way of a planning
condition. These environmental aspects would result in public benefit that
carries moderate weight in favour of the appeal scheme.

31. The design of the proposed development is by an award winning and
internationally renowned architectural practice and could add diversity to the
built form in the area. The appellant considers the appeal site to offer a unigue
opportunity to introduce such a design to the Lyme Regis area. I note also the
design aspects and construction techniques proposed to address specific
technical challenges relating to the appeal site, including the use of modular
elements, which point to an innovative approach to these matters. However,
beyond references to the nature of the architectural practice involved, the
extent to which public benefit would accrue as a result of the design of the
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32.

proposal in and of itself has not been clearly articulated in submissions, beyond
its contribution to the economic aspects of the appeal scheme, which I have
outlined above. Consequently, I am of the view that the overall public benefit
that would accrue from these purely architectural considerations would be
marginal.

Nothing in the appellant’s submissions indicates that the proposed development
would result in the loss of the remnant structures on the appeal site, and
conditions have been suggested by the Council relating to any works to these
features. Consequently, I consider that no harm would occur to the
significance of these structures as a result of the proposed development. The
appellant points to supporting studies, which indicate that the appeal site is
unlikely to be affected by land contamination. They also draw attention to the
separation distances of the proposed buildings to other dwellings, and that no
residential amenity harms would be caused to the occupants of the latter as a
result of this, a matter which is not contested by the Council. However, none
of these issues result in positive benefits, but rather point to an absence of
harm caused by the appeal proposal in each of these instances. As a
consequence, these considerations have a neutral effect on the overall planning
balance.

Planning Balance and Conclusion

33.

34.

35.

The Framework anticipates that once a finding of harm to the significance of
heritage assets has been made that the magnitude of that harm should be
assessed; PPG also advises!? that within each category of harm (substantial or
less than substantial) the extent of any harm may vary and should be clearly
articulated. In approaching this exercise, I have taken into account the
appeals?? referred to me by the appellant insofar as they are relevant, whilst
acknowledging that the proposals subject to those decisions are radically
different to the one before me in this appeal.

In the current case, the harm caused to the significance of the Conservation
Area through the diminishment of the contribution the site makes to the
distinctive characters of the town and Cobb would be marked, but nevertheless
would be at the less than substantial level. The harm caused to the
significance of Belmont would be of a more moderate extent, but nevertheless
would also be less than substantial, albeit at the lower end of the scale.
However, the Framework is clear (at paragraph 199) that great weight should
be given to the conservation of such assets, irrespective of whether a finding of
substantial or less than substantial harm has been reached. In these
circumstances, the Framework (at paragraph 202) requires me to weigh the
harm against the public benefits of the proposal.

For the reasons set out above, the public benefits that would flow from the
appeal scheme, taken either individually or together, are not sufficient to tip
the planning balance in its favour when set against the great weight attracted
by the harm it would cause to the significance of the Conservation Area and
Belmont. Consequently, the proposed development would not accord with the
Framework insofar as it expects heritage assets to be conserved in a manner
appropriate to their significance, and would also conflict with Policy ENV4 of the

2 *Historic environment’ Paragraph: 018 Reference ID: 18a-018-20190723 Revision date: 23 07 2019
3 Planning Inspectorate references: APP/F5540/W/3180962 and APP/F5540/Z/17/3173208, decision date
19 July 2019
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Local Plan, which amongst other things, and in a way that is consistent with the
Framework in terms of designated heritage assets, requires any harm to them
to be justified.

36. Moreover, none of the matters advanced in support of the proposed
development are of sufficient gravity, taken individually or cumulatively, to
outweigh the great weight which the Framework anticipates (at paragraph 176)
is to be given to conserving and enhancing the landscape and scenic beauty of
the AONB.

37. It follows that the material considerations advanced in favour of the appeal
scheme do not justify a decision other than in accordance with the
development plan, with which, for the reasons set out above, the proposal
would clearly conflict. Accordingly, taking the above considerations together
with all other matters raised, I conclude that the appeal should be dismissed.

G J Fort
INSPECTOR
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