
 

 

 
  

Broadgate House, 696 Broadgate 
 Weston, Spalding, Lincolnshire  PE12 6JA 

For Sale   -  Guide Price:  £375,000 Freehold 

 Grade II Listed Building 
 Wonderful Opportunity for Refurbishment  
 A Unique Location – An Oasis of Maturity but only 2.5 Miles from Spalding 
 Gardens, Grounds and Paddock Totalling 3.62 Acres 
 

 
 

  
 

  
 

 

SPALDING OFFICE: 01775 765536      www.longstaff.com 

Heritage Impact Assessment 
Design and Access Statement

Broadgate House, 696 Broadgate, Weston, Lincolnshire, PE12 6JA



DESIGN, ACCESS AND HERITAGE IMPACT STATEMENT2

 

Heritage Impact Assessment  
Design and Access Statement 

Broadgate House, 696 Broadgate, Weston, Lincolnshire, PE12 6JA 
MR AND MRS TEEUW 

 
 
 
Heritage Impact Assessment  
 
 
Evaluation 
The purpose of the Heritage Impact Statement is to establish the context of the existing 
property, which is a grade II listed building.  
 
 
The Property 
The site is situated just outside the village of Weston along Broadgate road. It was first listed in 
1967. The building is a domestic dwelling which was in part built in the early 18th Century, 
refronted c.1800, mid C19. 
Broadgate House is red brick, some colour washed render. Slate roof with stone coped gables 
and 2 gable stacks, that to the left projecting and with flat band. Z storeys with attic, 3 bay front 
with chamfered plinth. Central doorway with open porch with semi-circular hood supported on 
slender columns; moulded doorcase with pilastered doorcase, imposts, traceried fanlight and 
panelled reveal and door. Doorway flanked by small canted bay windows with tripartite plain 
sashes and moulded entablatures. Above doorway is a semi- circular headed plain sash flanked 
by single tripartite plain sashes with flush wedge lintels and painted ashlar keystones. 2 
segmental headed dormers with plain sashes. Long low early C18 range, single storey with 
attic, to rear. 
 
 
Design and Access Statement 
 
Assessment  
The following part of this statement is as suggested by the ‘Commission for Architecture and the 
Built Environment’ (CABE). 
 
The application is for obtaining listed building consent for parts of the Grade II listed dwelling 
including the outbuilding leading off the back of the property. The property has not had any 
extensive maintenance for an estimated over 20 years and has been vacant for over 2 years 
which has had a detrimental effect on the condition of the building. Therefore many items need 
immediate attention to restore and preserve this historic building.  
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Use 
The application site is a Grade II listed domestic dwelling with a farmhouse yard with a variety of 
out buildings and gardens. It has off road parking and is on the outskirts of the village of 
Weston. 
 
Layout 
We are not intending to extend or alter the layout of the property. 
 
Scale 
The scale of the building will not be altered. 
 
Appearance 
The main house will not be altered in appearance.  
 
Access 
No alterations will be made to access. 
 
Intended Works 
This proposal is to carry out essential repairs while retaining as much of the original fabric as 
possible.  
 
A. Front of House, east side. 
The front of the house faces east and can be seen in ​Figure A1​. 
 
The two bay windows are are showing signs of decay but are possible to repair. ​Figure A2-4. 
The open porch at the front of the house is showing significant signs of rot and is at risk of 
collapse. The lead over the top is tired and allowing water ingress. We have a skilled joiner to 
repair the porch and replace the lead. ​Figure A5-8.  
 
The sash windows on the first floor are in a reasonable condition but will need some attention to 
have the sashes operating freely again.  
 
The dormer windows on the second floor ​Figure A9-10​ are showing advanced decay and no 
longer close properly. They currently open by pivoting horizontally which is a worry as the top 
two bedrooms of the house are to be inhabited by small children. We have found an old slide 
photo of the property dating back to 1967 it shows that there were sliding sashes in these 
windows. ​Figure A11. ​Our intention is to replace these with sash windows of the correct design 
for the period. These would incorporate safety features. Please see the intended designs in 
Figure A12​. We would also replace the leadwork.  
 
B. South side of house (yard side) 
See ​Figure B1​ for the south side of the property​. ​The scullery window ​Figure B2-3​, the kitchen 
window ​Figure B4-5 ​and​ ​the three dormer windows ​Figure B7-9 ​appear to be more recent than 
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others, possibly 1960s and 1970s and are in an irreparable condition. We believe it would be 
sensible to replace these with new windows of the correct design. Please see attached designs 
for the scullery and kitchen windows ​Figure B10 ​and for the dormer windows ​Figure B11. ​The 
leadwork has failed on the dormer windows and we will replace this. ​Figure B12-13 ​This bay 
window will be repaired where necessary. 
 
C. North side of house (garden side) and west side of house (rear) 
For the south side of the property ​Figure C1. ​All of the windows will be repaired. The kitchen 
would benefit greatly in more light. Therefore we would like to introduce a small window in the 
same style as ​Figure C2. ​See ​Figure C3​ as a visual indication for placement and how this 
addition would look. Please​ ​see attached design ​Figure C4 ​and ​Figure E9 ​for the floor plan. 
For this addition to be considered in full, please refer to proposed changes within the kitchen. 
Currently there is a modern door at the rear of the property ​Figure C5​. We are proposing to 
change this to a door in keeping with the property see design in ​Figure C6. 
 
D. Outbuildings 
The outbuildings that lead from the rear of the house are in a extremely dangerous condition 
and should only be accessed with caution. North side (garden) ​Figure D1-4.​ West side (back) 
Figure D5-6. ​South side (yard) ​Figure D7-10.  
 
In order to save the buildings and make safe, it is essential that the roof slates are removed as 
soon as possible. This build is very close to collapse and as we have small young children and it 
can not be unleft. We will then rebuild the collapsed walls ​Figure D2 and Figure D1-5​ using 
reclaimed bricks and a lime mortar. Where the brickwork has blown an example shown in 
Figure D11​ this will be repaired, the modern cement will be raked out and replaced by lime 
mortar.  
 
The roof timbers will also be made sound and the slates can be reinstalled. Some of the roof 
slates are missing or damaged we will be replacing these with reclaimed slates. A sample can 
be provided if required. 
 
Figure D9 ​This window will be replaced with a window of the correct design. See ​Figure D13. 
Window ​Figure D10 ​will be repaired​.  
 
Figure D12-15 ​There is a garden room within the rear outbuildings that has glass sheets on the 
roof to allow in daylight. In the interest of safety, we intend to replace the glass with 
Conservation Rooflights ​Figure D16. ​Please see ​Figure D17 ​for placement of these windows. 
The future use of this room will be for the enjoyment of the garden and entertaining. We intend 
to add a sink, a small number of kitchen units and a toilet. 
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E. Interior of house 
There is little we intend to change inside the house. All internal doors, fitted cupboards and 
window shutters will be restored and shall remain. 
 
After removing 1970’s paneling in the pantry area it has revealed some interesting finds about 
the how the building has evolved over time. There are obvious signs that there were 
outbuildings attached to the building on that side. ​Figure E1​. It is likely that Broadgate’s 
distinctive roofline on it’s Northside was not an original feature and more likely a later extension. 
The roof void is very beautiful addition so will be left exposed instead of being boxed in. ​Figure 
E2-3.​ The walls will be repaired and lime rendered.  
 
It also reveals two areas of the side wall where there were openings. ​Figure E4 ​is a doorway 
that has been filled in we recently found the door was still there when removing modern 
plasterboard on the other side. ​Figure E5. Figure E6 ​was also revealed, all of these features 
will be retained and left exposed. 
 
The kitchen cupboards in ​Figure E7 ​may have been built in along with the door when the extra 
roof space was added​ ​as there is a wooden lintel that runs along quite a significant length over 
the cupboard and the door frame. They have suffered significant dry rot. This does indicate that 
there was once a fairly large opening going into the outbuilding.  
 
The proposed layout of the kitchen area is aiming to create a lighter, more spacious family 
kitchen area giving an improved flow and balance to the central part of the home. We feel the 
openings are minimal and have only a small impact on the fabric of the property but will make a 
significant improvement on how the house can be lived in. Please see current floor plans in 
Figure E8​ and proposed floor plan in ​Figure E9. 
 
We appreciate that the removal of ​Wall A​ in ​Figure E9 ​could be viewed as fairly significant to 
the building but there is also an argument to say that there once was a large opening. More 
critically though the wall is in a extremely poor state of repair see ​Figure E10-14. ​The base of 
the wall has suffered mass erosion. We are not sure if it is salt damage but the volume of brick 
dust found when we removed the panelling (6-10 inches deep), showed that the erosion is 
worryingly active. This wall is a critical load bearing wall therefore it needs immediate attention. 
The advice we have been given is to remove and install proper supporting material. See ​Figure 
E15 ​for structural illustration. It is already showing signs of strain in ​Figure E16. 
 
We also propose to​ ​make an opening in​ Wall B​ in ​Figure E9​. There is no concrete evidence 
pointing to this being an original opening but there are a few proof points to say that it may once 
have been. ​Figure E17 ​shows how the alcove appears in the dining room. This alcove in is 
missing it’s bottom back skirting board and the joins are not seamless. This may indicate that it 
was a later addition to the back. 
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There is also another alcove opposite in ​Figure E18.​ The opposite alcove is approximately 
30cm wider which seems unbalanced. This alcove is a little more ornate in detail too and does 
have back skirting. We propose to retain all of the surround and just open an arch way through. 
Currently the dining space can only be accessed through the corridor which is awkward. We 
had considered the alternative and removing ​Wall C​ to try and create better flow but this quite 
quickly did not feel like a viable solution due to change of floor type from flagstone to wood and 
the corridor feeling very integral to the fabric of the building so felt that the alcove was a much 
better solution. 
 
Two rooms on the first floor at the rear of the house have lime ash floors. We aim to preserve 
and protect these floors for future generations by boarding them over without the use of fixings 
that are likely to harm them. Carpet will then be fitted for extra protection.  
The house requires a full rewire, most areas are easily accessible. 
 
All storage heaters will be replaced with radiators. We intend to install a Ground Sourced Heat 
Pump System. We recently invested in an Energy Performance Certificate for the main house. 
The results were very poor, rating the Energy Efficiency at 13 (G). With oil being the only current 
option for heating the property, we feel we need to find a sustainable solution. The work would 
involve laying collector pipes throughout the paddock to the north (where there are no trees) 
and installing the heat pump the outbuilding where the oil boiler is currently situated. ​Figure 
E19. 
 
Overall the aim of the proposed work is to restore this exquisite property to improve its 
appearance, utility, flexibility and its thermal performance in turn reducing its carbon footprint. 
The overall approach aims to improve the contribution the property makes to its setting without 
degrading its significance by retaining character and protecting the historic features. 
 
 
 
 
 
 

 
 
 

 
 



Appendix
Site photographs
Designs for replacement windows 
Proposed floor plans 
Structural engineer’s drawings for kitchen wall, 
Historic England listed building entry
Location plan
Google maps
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Figure A-2

Figure A-4

Figure A-3

Figure A-5

Figure A-6

Figure A-8

Figure A-7 

Figure A-9

A. Front of House, east side.
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Figure A-10 Figure A-11

Figure A-12
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Figure B-1

Figure B-2

Figure B-4

Figure B-3

Figure B-5

B. South side of house (yard side)
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Figure B-6

Figure B-8

Figure B-10

Figure B-7

Figure B-9
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Figure B-12 Figure B-13

Figure B-11
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Figure C-1

C. North side of house (garden side) and 
west side of house (rear)

Figure C-2

Figure C-3
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Figure C-4

Figure C-5

Figure C-6
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Figure D-1

Figure D-3

Figure D-5

Figure D-7

Figure D-2

Figure D-4

Figure D-6

Figure D-8

D. Outbuildings



DESIGN, ACCESS AND HERITAGE IMPACT STATEMENT16

Figure D-9

Figure D-11

Figure D-13

Figure D-15

Figure D-10

Figure D-12

Figure D-14
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Figure D-16

Figure D-17

The Conservation Rooflight ®  Between the Rafter Roof Window Sizes

1141mm x 1895mm

Viewable dimensions 
821mm x 1435mm 

CR15 - £965

Structural dimensions

Viewable dimensions 
537mm x 848mm 

E1LG - £795

Viewable dimensions 
537mm x 848mm 

E1RG - £795

532mm x 780mm

Viewable dimensions 
212mm x 320mm   

CR6 - £435

Structural dimensions
583mm x 882mm

Viewable dimensions 
263mm x 422mm   

CR7 - £450

Structural dimensions
685mm x 985mm

Viewable dimensions 
365mm x 525mm   

CR1 - £460

Structural dimensions
685mm x 1288mm

Viewable dimensions
365mm x 828mm

CR3 - £495

Structural dimensions
735mm x 1135mm

Viewable dimensions 
415mm x 675mm   

CR8 - £535

Structural dimensions

837mm x 1288mm

Viewable dimensions 
517mm x 828mm   

CR9 - £585

Structural dimensions
837mm x 1440mm

Viewable dimensions 
517mm x 980mm 

CR10 - £630

Structural dimensions
837mm x 1593mm

Viewable dimensions 
517mm x 1133mm 

CR14/2 - £680

Structural dimensions

989mm x 1288mm

Viewable dimensions 
669mm x 828mm 

CR11 - £650

Structural dimensions
1141mm x 1440mm

Viewable dimensions 
821mm x 980mm 

CR13 - £755

Structural dimensions
1141mm x 1593mm

Viewable dimensions
821mm x 1133mm

CR14 - £795

Structural dimensions

837mm x 1895mm

Viewable dimensions
517mm x 1435mm

CR15/2 - £795

Structural dimensions
1141mm x 985mm

Viewable dimensions 
821mm x 525mm 

CR1/3 - £610

Structural dimensions

Before selecting your size, carefully read the 'Installation 
Overview'' PDF.

Structural Area
The internal perimeter of the aperture - the frame for the roof win-
dow. Please measure the width and length of the edge of the rafters.

Viewable Area
The area of glass that is viewable from inside the room. Please 
measure the width and length at its closest point to the glass.

Conservation Rooflights ®

Egress Conservation Rooflights ®

Prices exclude VAT, opening options, accessories and delivery.

Structural dimensions 
1008mm x 1374mm

Structural dimensions 
1008mm x 1374mm

Window placement.

PASSAGE

The Conservation Rooflight ®  Between the Rafter Roof Window Sizes

1141mm x 1895mm

Viewable dimensions 
821mm x 1435mm 

CR15 - £965

Structural dimensions

Viewable dimensions 
537mm x 848mm 

E1LG - £795

Viewable dimensions 
537mm x 848mm 

E1RG - £795

532mm x 780mm

Viewable dimensions 
212mm x 320mm   

CR6 - £435

Structural dimensions
583mm x 882mm

Viewable dimensions 
263mm x 422mm   

CR7 - £450

Structural dimensions
685mm x 985mm

Viewable dimensions 
365mm x 525mm   

CR1 - £460

Structural dimensions
685mm x 1288mm

Viewable dimensions
365mm x 828mm

CR3 - £495

Structural dimensions
735mm x 1135mm

Viewable dimensions 
415mm x 675mm   

CR8 - £535

Structural dimensions

837mm x 1288mm

Viewable dimensions 
517mm x 828mm   

CR9 - £585

Structural dimensions
837mm x 1440mm

Viewable dimensions 
517mm x 980mm 

CR10 - £630

Structural dimensions
837mm x 1593mm

Viewable dimensions 
517mm x 1133mm 

CR14/2 - £680

Structural dimensions

989mm x 1288mm

Viewable dimensions 
669mm x 828mm 

CR11 - £650

Structural dimensions
1141mm x 1440mm

Viewable dimensions 
821mm x 980mm 

CR13 - £755

Structural dimensions
1141mm x 1593mm

Viewable dimensions
821mm x 1133mm

CR14 - £795

Structural dimensions

837mm x 1895mm

Viewable dimensions
517mm x 1435mm

CR15/2 - £795

Structural dimensions
1141mm x 985mm

Viewable dimensions 
821mm x 525mm 

CR1/3 - £610

Structural dimensions

Before selecting your size, carefully read the 'Installation 
Overview'' PDF.

Structural Area
The internal perimeter of the aperture - the frame for the roof win-
dow. Please measure the width and length of the edge of the rafters.

Viewable Area
The area of glass that is viewable from inside the room. Please 
measure the width and length at its closest point to the glass.

Conservation Rooflights ®

Egress Conservation Rooflights ®

Prices exclude VAT, opening options, accessories and delivery.

Structural dimensions 
1008mm x 1374mm

Structural dimensions 
1008mm x 1374mm

http://www.therooflightcompany.co.uk/
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Figure E-1 Figure E-2

Figure E-5

Figure E-7

Figure E-3

Figure E-6Figure E-4

E. Interior of house
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Figure E-8

STUD WALL

WALL B

WALL C

WALL A

EXPOSED FIREPLACE

EXPOSED DOORWAY

W
A

LL
 A
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Figure E-9

SHELVES SHELVESSTOVE

LOO

AGA

SCULLERY

DINING ROOM

KITCHEN

WINDOW A
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Figure E-10

Figure E-12

Figure E-14

Figure E-13

Figure E-11
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Figure E-15

Figure E-16

See full outline P18
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Figure E-17 Figure E-18

Figure D-19

Placement for heat pump system
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