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HIGH PEAK BOROUGH COUNCIL
DEVELOPMENT CONTROL COMMITTEE

13th July 2020

Application 
No:

HPK/2020/0171

Location Market Hall, Market Place, Glossop, SK13 8AR
Proposal Refurbishment of the existing pitched roof coverings, 

comprising of removal and salvage existing slates, new 
battens and counter battens, new breathable membrane, re-
installation of salvaged slate and import new slate where 
required. Replacement leadwork, flashings and valley gutters.  
Making good timber fascias and soffits, replacement 
rainwater gutters. Replacement patent glazing and glazed 
lanterns. Replacement flat roof coverings with built-up mineral 
felt system. Installation of new glazed lanterns over existing 
atriums. Installation of roof access ladder and walkway 
system. Internal works to the Market Hall will comprise of 
removal of existing suspended ceiling systems, isolation and 
removal of M&E services installations, removal of market 
traders stalls, partitions, raised access floors.

Applicant High Peak Borough Council
Agent Mr Jamie Wildgoose, AHR Building Consultancy Ltd
Ward/Parish Date registered 18.05.2020
If you have a question about this report please contact: Ailsa Berry 
ailsa.berry@highpeak.gov.uk  07583122644

1. REFERRAL 

1.1The application is referred to the Development Control Committee because 
HPBC is the applicant. 

SUMMARY OF RECOMMENDATION

APPROVE subject to conditions

2. DESCRIPTION OF THE SITE AND ITS SURROUNDINGS

2.1 Glossop Town Hall, Market Hall and Municipal Building is a multi-use building in 
the centre of Glossop, Derbyshire providing offices for High Peak Borough 
Council and a covered market. The building in its entirety is Grade II Listed and 
lies in the Norfolk Square Conservation Area which includes a number of other 
listed buildings.

2.2 Each of the three parts of the building has a different style of construction with 
the Town Hall dating from around 1838 with several later modifications, while the 
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Market Hall was constructed around 1845. The Municipal Building dates from 
around 1923.

2.3 This application relates to the Market Hall and Municipal Building.

2.4 The Market Hall and Municipal Building are of solid rusticated sandstone 
brickwork construction. The front elevation of the Municipal Building (southern 
elevation) incorporates a range of historic features including vermiculated quoins 
and stone columns with an ashlar plinth over the main entrance. The roof is 
made up of a series of pitched roofs with a natural slate covering and a flat roof 
to the Municipal Building with a felt covering below stone chippings incorporating 
two roof lanterns. The pitched roofs to the Municipal Building on the eastern side 
include two large rooflights offering borrowed light to the open-plan office areas 
below. There are two lightwells to either side of the main stairwell in the 
Municipal Building, with the left hand lightwell glazed at first floor level with a 
modern aluminium framed patent glazing system. The walls of the lightwells 
differ to the external facades and are of painted brickwork construction. Windows 
are of painted timber sliding sash construction to the external elevations with 
metal crittal style stained glass windows which face into the lightwells.

2.5 The Municipal Building includes a basement level comprising a number of 
chambers which are accessed via a narrow staircase below the main stairs. The 
main chamber housing the boiler plant and providing access to the lightwell and 
smaller chambers used for storage. 

3. DESCRIPTION OF THE PROPOSAL 

3.1 Listed Building Consent is sought for the following works to the Market Hall and 
Municipal Building (no works are proposed to the Town Hall):

 Refurbishment of the existing pitched roof coverings, comprising of the 
removal and salvage of existing slates, new battens and counter battens, 
new breathable membrane, re-installation of salvaged slate and import 
new slate where required. 

 Replacement leadwork, flashings and valley gutters.  
 Making good timber fascias and soffits. 
 Replacement rainwater gutters.
 Replacement patent glazing and glazed lanterns. 
 Replacement flat roof coverings with built-up mineral felt system. 
 Installation of new glazed lanterns over existing atriums. 
 Installation of roof access ladder and walkway system. 
 Internal works to the Market Hall will comprise the removal of existing 

suspended ceiling systems, isolation and removal of M&E services 
installations, removal of market traders stalls, partitions, raised access 
floors.

4. RELEVANT PLANNING HISTORY

HPK/0003/7187 Alterations to arcade
Approved 29/06/1998
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HPK/0003/7205 Refurbishment of Glossop arcade
Approved 29/06/1998

5. PLANNING POLICIES RELEVANT TO THE DECISION

Adopted High Peak Local Plan 2016

S1 Development Principles
S1a Presumption in Favour of Sustainable Development
S5 Glossopdale Sub-area Strategy
EQ6 Design and Place Making
EQ7 Built and Historic Environment

Supplementary Planning Guidance

High Peak Design Guide

National Planning Policy Framework

Paragraph 11: The Presumption in Favour of Sustainable Development 
Section(s) 4, 12 and 16

6. CONSULTATIONS CARRIED OUT

Site notice Expiry date for comments: 16/06/2020
Neighbour letters Expiry date for comments: 09/06/2020
Press Notice Expiry date for comments: 18/06/2020

Neighbours

None received.

Consultations

Consultee Comment Officer 
response

Glossop & 
District 
Heritage 
Trust

The trust welcomes the Council’s decision to 
proceed with replacement of the roofs of the 
Market Hall and Municipal Buildings. Their 
condition has been a cause for concern for at least 
17 years, and so this work is long overdue. These 
buildings are very important to the town, both as 
local heritage assets and for the role they can 
potentially play in its future development, and 
without this work they would be at serious risk.

The Trust then outlines a comprehensive history of 
the buildings.
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A survey in 2009 states that the roof trusses are 
‘lightweight steel’. If this is correct, and is true of 
both the central roof (no. 2) and the roofs of the 
side aisles, it would indicate that the entire pitched 
roof structure has been renewed since first 
construction, as the original trusses would have 
been of wrought iron, and not ‘lightweight’. The 
roofs of the side aisles at least may have been 
replaced in 1920-21 in conjunction with the 
creation of the Municipal Buildings, as the repairs 
in 1902, when Lord Howard still held the freehold, 
are likely to have been the minimum necessary to 
bring the building back into use. Although original 
slates may well have been re-used, the roof 
structures themselves are therefore not of great 
heritage significance relative to the original interior 
features.

47 years ago the changes to the interior were 
probably seen as introducing welcome modernity 
to a town which was trying to shake off its 
industrial past and reinvent itself as a commuter 
suburb of Manchester, and the provision of heating 
throughout the building would certainly have been 
seen as a step forward. However, the space now 
seems cheap, tacky and gloomy, lacking the 
natural light for which Matthew Ellison Hadfield 
had made provision, and once through the doors 
visitors lose any sense of being in a Victorian 
building, all the historic features being hidden. The 
proposal to strip out all the 1970s alterations is 
therefore to be welcomed – provided, that is, that 
whatever takes their place is sympathetic to the 
building’s history and character.
  
Since it has been invisible for 47 years, we have 
no knowledge of the condition of the 1850s 
ironwork which was once the most prominent 
aspect of the interior. An architect’s report in 1967 
said that “the cast iron columns and traceried arch 
supports to the roof are an attractive feature” but 
went on to say that “unfortunately, the whole 
structure of columns and roof members is now 
rather suspect” and our understanding is that the 
lower tier of columns at least was subsequently 
boxed in with concrete, suggesting that restoration 
may not be practicable. There is no reference in 
this application to the removal of the concrete or 
repair or replacement of ‘suspect’ ironwork, and 
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we presume therefore that this is an issue which 
will be addressed in a subsequent application.

Conservation 
Officer

Comments dated 18/06/2020:

The building is Grade II Listed and stands within 
the Glossop Conservation Area. I visited the site 
earlier this year to look at the works and discuss 
the specification.

The roof structure to this part of the building has 
been renewed since first construction and 
incorporates a network of light steel trusses and 
purlins. This is of limited heritage significance. 
There does however, remain the original 1850s 
ironwork columns and decorative arch supports 
which are currently obscured by the suspended 
ceiling and part boxed in with concrete so the 
surviving extent and condition is unknown.

Most of the works involve ‘like for like’ repairs 
which are well specified. The alterations include 
the following:

 Replace valley gutters with mineral felt 
(Roof 1,2,3): No details of existing material

 Install an access gantry along valleys with 
access stair (Roof 1,2,3). The full details of 
the handrail are not provided but I can’t see 
that this will be visible from the ground.

 Lead-line coping stones (Roof 2): Is there a 
need to do this? I am concerned that any 
cracking of the lead in future may trap damp 
in thereby concealing any problems. Further 
detail will be required by condition

 2 Replacement 8-panel rooflights (Roof 3). 
Will these be flush with the line of the roof? 
We need a detail to demonstrate that this 
will be flush

 2 New glazed lanterns over lightwells with 
lead cladding (Roof 4). This is a design flaw 
and maintenance issue so the enclosing of 
this space with a glazed lantern is 
supported.

 3 pyramid lanterns (Roof 4 & 6)
 Removal of old services and suspended 

ceiling/frame: Fully support 
 New amenity lighting suspended from 

trusses: Details required by condition
 Rainwater goods: Details required by 
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condition

New glazing systems are powder-coated metal 
with slim sections.

Subject to clarification on the details in red above, 
the work is well specified and will not affect the 
historic significance of the building.

Conditions:
 Samples of new facing materials to be 

submitted.
 Details of lead detailing to coping stones.
 Sample of in-line tile vent.
 Details of valley access gantry, handrail and 

details of installation of access stair.
 Scheme of works to trusses once 

suspended ceiling has been removed. 
 Details of amenity lighting & fire alarm 

system.

On 24/06/2020, the Conservation Officer made the 
following comments in red against the additional 
information provided by the planning agent:

 Replacement valley gutters – the existing 
valley gutters are lead lined. Our drawings 
noted them to be replaced with mineral felt 
however this is incorrect and has been 
amended to confirm the valley gutters will 
be replaced with a Code 5 lead again. The 
error has been highlighted during the 
procurement process which is currently 
running its course. We attach the revised 
drawing ref GTH-27-008(B) to confirm the 
change. Accepted

 Access Gantry – this shouldn’t be visible 
from ground level. The final design 
responsibility has been given to the 
contractor (when appointed). The contractor 
will have responsibility to produce 
fabrication drawings for the access 
walkways and these will in-turn be 
submitted for review and approval before 
works commence. We presume the 
submission of the drawings can be made a 
requirement by the conditions. Deal with by 
condition 
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 Lead cappings to copings – we are 
replicating the approach that has been 
undertaken to the adjoining areas of the 
Town Hall that were refurbished last year 
whereby the copings have been lined with 
lead and use a welt joints at required 
intervals along the length of the gable 
capping. The design requires that the lead 
will be laid over a suitable underlay to 
protect against corrosive attack from the 
stone and reduce the risk of moisture 
trapped between the lead and substrate. 
Leadworks will be in compliance with LSA 
guidance and BS6915 code of practice. 
Accepted

 Replacement 8-panel rooflights – See 
attached in-line rooflight details. The 
existing rooflights are not currently in-line so 
we will be governed by the level of the 
existing rafters. The capping to the glazing 
bars can either be flat or heritage/moulded 
type if there is a preference. Image of the 
existing rooflights attached ref IMG_5697. 
The upstand should be no greater than the 
current model. Deal with by condition

 Amenity Lighting – See attached Cooper 
Tufflite luminaire data sheet. The light 
fittings are proposed to be suspended from 
chains and positioned uniformly within the 
market hall to provide 200 Lux lighting 
levels. The final design responsibility has 
been given to the contractor (when 
appointed). The contractor will have 
responsibility to produce lighting plots and 
these will in-turn be submitted for review 
and approval before works commence. It is 
worth noting that the lighting is proposed to 
be temporary as part of a ‘shell and core’ 
specification to provide general purpose 
lighting to the market hall until such time it is 
decided how the market hall will be 
developed further. Deal with by condition. I 
note that this is temporary pending a review 
of how the space will function. It would be 
good to achieve a sensitive lighting scheme 
which reflects the period of the building and 
enhances the quality of the environment
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 Rainwater goods – the rainwater goods to 
the outer facing roofs appear to be relatively 
new and as such these will be retained. The 
rainwater goods to the inner roofs are 
currently pvc. We propose to change to 
Alumasc Aqualine moulded gutters, as per 
the attached brochure extract. This appears 
to be what has been used on the outer roofs 
already. Accepted

7. POLICY AND MATERIAL CONSIDERATIONS AND PLANNING BALANCE 

   Policy Context

7.1 Section 38(6) of the Planning and Compulsory Act 2004 requires proposals to be 
determined in accordance with the Development Plan taking into consideration 
any material considerations relevant to the determination of the application.

7.2 Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 
states that in assessing planning applications the Local Planning Authority has a 
duty to have special regard to the desirability of preserving the building or its 
setting or any features of architectural or historic interest.

Principle of Development 

7.3 The principle of development can only be deemed acceptable if the existing 
character and appearance of the listed building will be preserved or enhanced. 

Impact on the Heritage Asset

7.4 The Market Hall and Municipal Building is a Grade II listed building and as such 
is subject to policy EQ7 of the High Peak Local Plan and restrictive policies set 
out within Chapter 16 of the NPPF (2019) which relate to the conservation and 
enhancement of the historic environment.

7.5 Local Plan policy EQ7 states that the Council will conserve heritage assets in a 
manner appropriate to their significance. This will take into account the 
desirability of sustaining and enhancing their significance and will ensure that 
development proposals contribute positively to the character of the built and 
historic environment. Particular protection will be given to designated and non-
designated heritage assets and their settings, including listed buildings.

7.6 Paragraph 193 of the NPPF (2019)  states that when considering the impact of a 
proposed development on the significance of a designated heritage asset, great 
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 harm amounts to substantial harm, total loss or less than substantial 
harm to its significance. Paragraph 196 of the NPPF (2019) requires that where 
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a proposal will lead to less than substantial harm to the significance of a 
designated heritage asset, this harm should be weighed against the public 
benefits of the proposal including, where appropriate, securing its optimum viable 
use.

7.7 The submitted Design, Access & Heritage Statement provides a useful overview 
of the condition of the existing roofs, the need for the proposed works and the 
works that are proposed. This is as follows:

1.6.1 The roof to the Market Hall and Municipal Building is made up of 
three pitched roofs, side-by-side, separated by valley gutters. A flat roof is 
located over the main stairwell and surrounding rooms. The flat roof 
incorporates two Georgian wired roof lanterns within the roof structure, 
both of which have been identified as fragile.

1.6.2 The pitched roofs have a natural slate covering with clay ridge tiles. 
Generally, these roofs are in a poor condition with numerous broken and 
delaminated slates approaching the end of their serviceable life. A netting 
covers the majority of the roof area, presumably with the intention of 
preventing slates from falling onto the ground below although, this is in a 
poor state of repair and not performing as intended. The undulation of the 
roofs is evident along their entire lengths suggesting that the timber 
battens below are approaching the end of their serviceable life and as a 
result is compromising the nail fixings to the slates. Gaps between slates 
at eaves level are exposing the timber tilting fillet and fascia, both of which 
appear to be suffering from decay. The mortar bedding to the clay ridge 
tiles is in a poor condition, which appears to be impacting on the slates at 
ridge level. Undulation of the ridge tiles is evident which is also increasing 
the chance of water ingress within the building. Flashings and leadwork to 
the roof is in a poor condition with evidence of patch repairs being carried 
out using inadequate flash-band tape. Significant attention is required to 
the pitched roofs in the short term including the re-fixing or replacement of 
slipped or missing tiles, the re-bedding of the clay ridge tiles and the 
replacement of sagging slate battens. The verge boards are in a very poor 
condition, in particular at the North facing gable ends where they have 
effectively fallen off and are held in place by the netting.

1.6.3 There are large roof lights within the East side pitched roofs, directly 
over the large office to the first floor. The glazing bars appeared to be a 
mixture of timber and metal with a mixture of lead and flash-band linings 
over. The visible timber appears to be decaying and the flash-band lining 
is considered to be an inadequate temporary repair solution. The rooflight 
on the opposite pitch is in a similar state of repair and both appear to have 
a large build-up of debris at the head/apex of the rooflight.

1.6.4 The flat roof has a felt covering below stone chippings and 
incorporates two roof lanterns of metal construction with single Georgian 
wired glazed inserts and felt upstands. Due to the presence of the stone 
chippings the roof is heavily concealed but where visible appears to be 
approaching the end of its serviceable life. Some large areas of visible 
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and tactile blistering is evident suggesting that water has penetrated 
through the cap sheet. Pigeon netting has been installed over the light 
wells and fixing points have been made through the shallow roof parapet 
effectively compromising the weather tightness of the felt covering. This 
was evident to the area of flat roof around to the West side light well 
where it is clear that some repairs have been carried out through the use 
of a liquid waterproof system as a result of water ingress to the wall in the 
stairwell directly below.

1.6.5 The roof lanterns to the flat roof are in a poor condition with flash-
band tape being utilised in place of leadwork which will provide a very 
limited lifespan, and copper tingles securing glazing sections which will 
increase the risk of water ingress into the stairwell directly below.

1.6.6 There is a chimney stack and two ventilation stacks located on the 
East and West side pitched roofs. The stonework to the chimney stack is 
in a weathered condition due to its exposed location.

1.6.7 The left-hand side light well is enclosed by a mono pitch patent 
glazed roof at first floor level. This glazed roof appears to be of recent 
construction (and is likely to be associated with the recent internal 
refurbishment works carried out). Damp penetration is evident suggesting 
a possible defect at the interface of the glazing and light well walls. Due to 
the presence of pigeons in the light well, the glazing and frame are heavily 
soiled.

1.7.0 Proposed Works – Overview

1.7.1 Roof 1 & 3
 Full roof replacement: including slate (salvaged), battens & counter 

battens, underlay, repairs to sarking boards (where necessary), new 
ridges.

 Reinstatement of lead verge detail.
 Repair and redecoration of verge boards.
 Repairs and decoration fascia boards.
 Temporary removal and reinstatement of metal gutters (to outer roof 

line).
 Re-pointing to vent-stack and redecorate timber louvers, including 

replacement lead flashings, saddles etc.
 Modify section of roof to facilitate new roof lantern.

1.7.2 Roof 2
  Full roof replacement, including slate (new), battens & counter 

battens, underlay, repairs to sarking boards (if needed), new ridges.
 Salvaged slate to be used on Roofs 1 & 3.
 New lead flashings at abutment with gables.
 Replacement valley gutters with mineral felt system.
 Replacement vertical slate at side wall of valley gutters.
 Install access gantry along valley with access ladder from ground 

level in the void between Roof 5 & 6.
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 Lead line the coping stones to the gable walls.

1.7.3 Roof 4
 Infill the roof access hatch. (Roof access will now be via the new 

gantry/ladder system). Make good roof construction.
 Replacement flat roof with built-up mineral felt system.
 Remove existing glazing to western void.
 Cover over the lightwells with new raised glazed lanterns. (Internal 

finishes of lightwells are to be made good to suit existing internal 
corridor environment, including, re-plastering, decoration, boxing-in 
RWP etc.).

 Upstand walls to be weathered in lead.

1.7.4 Roof 5
 Full roof replacement, including slate (salvaged), battens & counter 

battens, underlay, repairs to sarking boards (where required), new 
ridges.

 Repairs and decoration fascia boards.
 New gutters.
 New lead flashings at wall abutments.

1.7.5 Roof 6
 Replacement flat roof with a built-up mineral felt system.

1.7.6 New Roof Glazing
 2nr. Thermally-enhanced hip-ended roof lanterns.
 3nr. Thermally-enhanced pyramid roof lanterns.
 2nr. 8-panel structural rooflights.

1.7.7 Internal Works to the Market Hall
 Removal of M&E services installations.
 Removal of suspended ceiling systems.
 Removal of market traders stalls.
 Installation of amenity lighting suspended from roof trusses.
 General making good and reinstatement subsequent to the above 

works.

1.7.10 As much of the good quality slate as possible will be salvaged and 
re-used. This slate will be used on the outer facing roof pitches. New 
imported slate will be of the same type, quality and origin as the existing 
and will be used on the inner roofs.

1.7.11 With reference to the new glazed lanterns over the atriums, the 
objective was to resolve ongoing issues with a build-up of debris and bird 
droppings. A number of options were considered such as a) refurbishment 
like-for-like with more robust bird netting; b) infilling with a sunken flat roof 
and small glazed lantern or; c) raising the atrium wall parapets and 
installing a raised glazed lantern. Option C was decided as the most 
suitable solution as it offered the most durable remedy whilst addressing 
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some complicated building interfaces and retained the character of the 
building.

7.8 As detailed, the proposed works are required to facilitate the repair of the existing 
roofs to both the Market Hall and Municipal Building, thereby ensuring the 
buildings are water-tight and safeguarded for the foreseeable future. The 
majority of the works will involve like-for-like replacements, which the 
Conservation Officer notes are well specified. 

7.9 The interior works will largely comprise the removal of the 1970s additions to the 
Market Hall. These are not original features of the building and therefore their 
removal will not cause any harm to the listed building. 

7.10The Conservation Officer has confirmed that, subject to a number of conditions, 
the proposed works will not affect the historic significance of the listed building. In 
this regard, the proposed development would not result in any harm to the listed 
building and therefore a balancing exercise does not need to be undertaken.

8. PLANNING BALANCE AND CONCLUSION 

8.1 No harm to the significance of the listed building has been identified from the 
proposed works and there is clear and convincing justification for the alterations 
in order to facilitate the repair and sympathetic re-use of the building. The works 
will retain the significance of an important heritage asset and preserve its historic 
and architectural features. It is therefore considered that it will comply with the 
relevant policies contained in the High Peak Local Plan 2016 and the NPPF 
(2019). 

  
9. RECOMMENDATIONS

A: That planning permission is APPROVED, subject to the following 
conditions:

Condition Number Brief description Comment
TL01 Time Limit – 3 years

AP01 Approved plans

DE01 Samples of new facing materials to be 
submitted.

Non-Standard Sample of in-line tile vent.

Non-Standard Scheme of works to trusses once suspended 
ceiling has been removed. 

Non-Standard Details of amenity lighting & fire alarm 
system.
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Non-Standard Details of valley access gantry, handrail and 
details of installation of access stair.

Non-Standard Details of replacement 8-panel rooflights

B In the event of any changes being needed to the wording of the 
Committee’s decision (such as to delete, vary or add 
conditions/informatives/planning obligations or reasons for approval/refusal) 
prior to the decision being issued, the Head of Development Services has 
delegated authority to do so in consultation with the Chairman of the 
Planning Applications Committee, provided that the changes do not exceed 
the substantive nature of the Committee’s decision.

Site Plan

     


