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REASON FOR REFERRAL 
 
 This application has been brought before the Development Control 
Committee because the building is in the ownership of High Peak Borough 
Council.  

 
1. SUMMARY OF RECOMMENDATION 

 
 
APPROVE with conditions 
 
 

 
2. DESCRIPTION OF THE SITE AND ITS SURROUNDINGS 
 
2.1  Buxton Opera House was designed by the famous theatre architect Frank 

Matcham, and was constructed in 1903. The Opera House is one of 150 
venues designed by Matcham between 1875-1913 and is a complete 
example of its type. The Opera House is a Grade II* listed building, 
distinctive for its paired ribbed domes and its exuberant, compact 
entrance frontage with a central arched window.  The construction of the 
Opera House represented the end of an era of major public buildings 
within the town. 

 
2.2 The Opera House sits within a prominent location at the junction of Water 

Street and The Square and is adjacent to the Grade II listed Pavillion 
Gardens complex.   

 
2.3 The site lies within the heart of the town centre and the Buxton Central 

Conservation area for the purposes of the High Peak Local Plan. 
 



 

3. DESCRIPTION OF THE PROPOSAL  
 

3.1 This application seeks to vary Condition No. 1 relating to Listed Building 
Consent HPK/2017/0568 for alterations to the approved scheme to install 
new steel work support to the existing roof structure. Condition 1 lists the 
approved plans and specifications. 
 

3.2 Following approval of the previous application, HPK/2017/0568, works 
have commenced on site to undertake the installation of the steelwork 
associated with that application. In undertaking the preparation work for 
installing the beams as specified in the previous application electrical 
cables buried in the wall were discovered which prevented the installation 
as approved. An alternative solution is therefore proposed that removes 2 
of the proposed universal beams with a single PFC section spanning 
across the opening above the stairs. The revised work will entail localised 
removal of the existing plaster to allow new PFC steelwork to be fixed 
directly to the structural wall immediately below the corroded beams. New 
fire protection boarding, with a skim plaster finish will be installed locally 
around all new steelwork and decoration of the new elements will then be 
undertaken to match the surrounding finishes.    

  
3.3 The application, the details attached to it including the plans and the 

responses of the consultees can be found on the Council’s website at: 
 
http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServle
t?PKID=221750 
 
 

4. RELEVANT PLANNING HISTORY 
 
Various minor listed building applications including; 
 
HPK/2006/0303 – Internal alterations to include a scissor lift, rewiring, 
redecorating backstage, repainting of safety curtain, installation of air 
conditioning and handrail – Approved 2006. 

 
http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServle
t?PKID=91657  

 
 HPK/2014/0556 & HPK/2014/0557 – Proposed installation of smoke  
           extraction system – Approved 2014 
 

http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServle
t?PKID=176664  
 
HPK/2017/0017 – Listed Building Consent for proposed repointing and 
renovation works to the external walls; replacement of the existing 
lantern roof deck, roof covering and finial; replacement of some 
sections of the rwp's and soil stacks and painting of the new and 
existing rwp's and soil stacks; repainting of the external faces of the 

http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=221750
http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=221750
http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=91657
http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=91657
http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=176664
http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=176664


 

existing window  frames; replacement of 2 existing internal structural 
beams including associated decorations – Approved 01/03/2017. 
 
http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServle
t?PKID=213445 
 
HPK/2017/0568 - Install steel work support to existing roof structure to 
corroded steelwork, embedded within the roof structurer. Works will 
also include fire protection of new steelwork and decoration of affected 
areas – Approved 20/12/2017. 
 
http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServle
t?PKID=219531 
 

 
5. PLANNING POLICIES RELEVANT TO THE DECISION 

 
High Peak local Plan 2016 
 
S1 – Sustainable Development Principles 
S1a – Presumption in Favour of Sustainable Development 
S7 – Buxton Sub-area Strategy 
EQ6 – Design and Place Making 
EQ7 – Built and Historic Environment 
CF5 – Provision and Retention of Local Community Services and 
Facilities  
CF6 – Accessibility and Transport 
 
National Planning Policy Framework 
 
Paragraph 17 
Section 7 – Requiring Good Design 
Section 12 – Conserving and Enhancing the Historic Environment 

 
6. CONSULTATIONS CARRIED OUT 

 
Site notice Expiry date for comments: 09 March 2018 
Neighbour letters  Expiry date for comments: N/A 
Press Notice Expiry date for comments: 22 February 2018 
 
Neighbours 
 
No representations received to date. 
 

 
Consultee 
 

Comment Officer response 

Regeneration 
Service 
(Conservation)  

No objection. The proposed 
amendments involve less 
intervention than the consented 

7.9 

http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=213445
http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=213445
http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=219531
http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=219531


 

scheme. 
 

Historic 
England 
 

No comments received. 7.9 

National 
Amenity 
Societies 

No comments received. 7.9 

 
 
7. POLICY AND PLANNING BALANCE  

 
Planning Policies 
 
7.1 The determination of a planning application is to be made pursuant to 
section 38(6) of the Planning and Compulsory Purchase Act 2004, which is to 
be read in conjunction with section 70(2) of the Town and Country Planning 
Act 1990.  
 
7.2 Section 38(6) requires the local planning authority to determine 
planning applications in accordance with the development plan, unless there 
are material circumstances which 'indicate otherwise'. Section 70(2) provides 
that in determining applications the local planning authority "shall have regard 
to the provisions of the Development Plan, so far as material to the application 
and to any other material considerations." The Development Plan currently 
consists of the High Peak Local Plan Policies Adopted April 2016. 
 
7.3 Other material considerations include the National Planning Policy 
Framework (NPPF) and National Planning Policy Guidance (NPPG). 
Paragraph 14 of the NPPF explains that at the heart of the Framework is the 
presumption in favour of sustainable development.  For decision makers this 
means that when considering development proposals which accord with the 
development plan, they should be approved without delay, but where the 
development plan is absent, silent or relevant policies are out of date, grant 
planning permission unless any adverse impacts would significantly and 
demonstrably outweigh the benefits when assessed against the policies in the 
NPPF taken as a whole. 
 
7.4 Local Plan policy S1a establishes a presumption in favour of 
sustainable development as contained within the NPPF. 
 
7.5 The Core Principles of the NPPF are set out in paragraph 17 which, 
amongst other things, seek to conserve heritage assets in a manner 
appropriate to their significance and also delivering sufficient community and 
cultural facilities.  
 
Principle of Development 
 
7.6  The National Planning Policy Framework outlines the importance of 
conserving heritage assets in a manner appropriate to their significance so 



 

they can be enjoyed for their contribution to the quality of life and future 
generations. Buxton is a major tourist attraction with many listed buildings. 
Development is welcomed within Local Plan policy S7 where it protects and 
enhances the unique character of Buxton’s Spa heritage and townscape and 
to act as a catalyst for tourism.   
 
7.7 Local plan policy EQ7 recognises that heritage assets should be 
conserved in a manner appropriate to its significance by ensuring 
development proposals contribute positively to the character of the built and 
historic environment, with particular protection given to designated assets 
such as listed buildings.  
 
7.8 The works to support the existing roof structure of the building are 
considered to be essential to secure the future use of this significant building. 
Therefore, subject to the proposal sustaining and enhancing the significance 
of this heritage asset, the proposal is considered to be acceptable in principle.   
 
Design and Impact on a Heritage Asset  
 
7.9 The NPPF advises that good design of the built environment is a key 
aspect of sustainable development. Paragraph 131 of the NPPF advises 
Local Planning Authorities of their duty when determining planning 
applications, to take account of the desirability of sustaining and enhancing 
the significance of heritage assets and putting them to viable uses consistent 
with their conservation. The positive contribution that the conservation of 
heritage assets can make to sustainable communities including their 
economic viability should also be acknowledged.  
 
7.10 Paragraph 132 states that great weight should be given to the asset’s 
conservation and the more important the asset, the greater the weight should 
be. Any alteration should be designed so that they contribute positively to 
making places better for people whilst also seeking to sustain and enhance 
the significance of a designated heritage asset.  Similarly, development of 
poor design, that fails to take the opportunity for improving the character and 
quality of an area or will lead to substantial harm to a Grade II* listed building 
should be refused. Local Plan Policies S1 and EQ7 acknowledge the need to 
protect and enhance the High Peak’s heritage assets in the most sustainable 
way.  
 
7.11 The Opera House is a Grade II* listed building located within the heart 
of the Town Centre and Conservation Area and is a culturally important 
heritage asset in a prominent location within the town, adjacent to the historic 
park setting of Pavilion Gardens. 
 
7.12 The revised works have been subject to discussions with the 
Conservation Officer and no objections have been raised. The repair and 
upgrading works are considered to be essential and will not harm the 
significance of this Grade II* listed building and will ensure its ongoing use, 
thus conserving and enhancing its character and significance. The proposed 
works for which approval is sought reduce the amount of steelwork installed 



 

and therefore the amount of boxing in of the steelwork. The proposals 
therefore involve less intervention and visual impact compared to the 
approved scheme. The impact of the works on the special interest of the 
building would not harm the historic fabric of the heritage asset.   
 
7.13 It is therefore considered that the proposals will facilitate the safe 
enjoyment of the Opera House as an important visitor attraction whilst 
protecting the significance of this heritage asset.  As such the proposal is not 
considered to cause harm to the historic fabric of the listed building nor harm 
the wider conservation area, and is in accordance with adopted local plan 
policies S1, S7, EQ6 and EQ7 and Section 12 of the NPPF as set out above. 
 
Amenity 
 
7.14 The NPPF requires all developments to secure a good standard of 
amenity for all existing and future occupants of land and buildings. Adopted 
local plan policy EQ6 outlines that developments should achieve a 
satisfactory relationship to adjacent development and not cause unacceptable 
effects including noise and other adverse impacts on local amenity.  
 
7.15 The works are for repair of existing facilities and do not therefore have 
any additional impact upon the amenity of neighbouring properties. The 
proposal is therefore complaint with the NPPF, and adopted policy EQ6 in this 
regard. 
 
Impact upon a Community Facility 
 
7.16 Paragraph 70 of the NPPF acknowledges the valuable role that 
community buildings play in delivering social and cultural facilities. Local Plan 
policy CF5 states the Councils aim to seek to maintain and improve the 
provision of local community facilities, outlining that such facilities provide for 
recreational, leisure and cultural need of communities.  
 
7.17 The Opera House is an important performance venue and at the heart 
of the towns historic centre. The proposed works will facilitate its ongoing use 
as a culturally important building serving as a community building and as such 
complies with policy CF5 of the Emerging Local Plan. 
 
Planning Balance & Conclusion 
 
7.18 At the heart of the National Planning Policy Framework is a 
presumption in favour of sustainable development. For plan making this 
means that amongst other things, Local Planning Authorities should positively 
seek opportunities to meet the development needs of their area unless any 
adverse impacts of doing so would significantly and demonstrably outweigh 
the benefits and to secure a development that improves the economic, social 
and environmental conditions of the area. Heritage assets are recognised as 
being important assets which contribute towards quality of life and should be 
conserved for the enjoyment of future generations.   
 



 

7.19 The proposed works would make a positive contribution towards the 
conservation of the heritage asset, which is considered to be an important 
community asset. The revised scheme does not raise any issues with regard 
to amenity and therefore, taking all of these matters into account, it is 
recommended that the works should be approved. The development would 
comply with the relevant polices of the adopted Local Plan and the National 
Planning Policy Framework. It is therefore recommended that this application 
to vary Condition No. 1 of HPK/2017/0568 be granted. 
 
 
        8. RECOMMENDATIONS 
 
A. APPROVE, subject to the following conditions; 
 
Condition number Brief description Comment 
AP01 Approved Plans / 

Specifications 
 

  
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 Operations 
Manager – Development Services has delegated authority to do so in 
consultation with the Chairman of the Committee, provided that the 
changes do not exceed the substantive nature of the Committee’s 
decision. 
 
This recommendation is made following careful consideration of all the issues 
raised through the application process and thorough discussion with the 
applicants. In accordance with Paragraph 187 of the NPPF the Case Officer 
has sought solutions where possible to secure a development that improves 
the economic, social and environmental conditions of the area. 
 
Site plan 
 

 



 

 


