
 

HIGH PEAK BOROUGH COUNCIL 
DEVELOPMENT CONTROL COMMITTEE 

 
Date 21st May 2018  

 
Application 
No: 

HPK/2018/0121 

Location Pavilion Gardens, St Johns Road, Buxton 
Proposal Listed Building Consent for repair, conservation and 

redecoration of existing window and door joinery on South 
East facing elevations of the Pavilion Gift shop, Restaurant 
and Conservatory and isolated stone repairs to columns and 
dwarf walls below windows. 
 

Applicant High Peak Borough Council 
Agent Townsend and Renauldon 
Parish/ward Corbar Ward Date registered 11th April 

2018 
If you have a question about this report please contact: Mark 
Ollerenshaw, Tel. 01538 395400 extension 4921, 
mark.ollerenshaw@highpeak.gov.uk  
 

1. SUMMARY OF RECOMMENDATION 
 
Delegated Authority to APPROVE with conditions 
 
 

1. REASON FOR COMMITTEE DETERMINATION 
 
1.1  This application has been brought before the Development Control 

Committee because the building is in the ownership of High Peak Borough 
Council.  

 
2. DESCRIPTION OF THE SITE AND ITS SURROUNDINGS 
 
2.1  The site forms part of the Pavilion Gardens complex, St Johns Road, 

Buxton located to the west of the town centre. The majority of the Pavilion 
Gardens complex was designed by Edward Milner as a concert hall and 
winter gardens for the Buxton Improvements Company and was built on 
land donated by the 7th Duke of Devonshire in 1870. The Octagon was 
added as a larger concert hall, in 1876, and the Playhouse Theatre, 
today’s Pavilion Arts Centre, was completed in 1889.  

 
2.2 The whole complex of buildings was added to the statutory list of buildings 

of special architectural or historic interest in 1988 (Grade II). It also forms 
part of the entry on Historic England’s Register of Historic Parks and 
Gardens (Grade II*) and is also within the Buxton Central Conservation 
Area. 

 
3. DESCRIPTION OF THE PROPOSAL  



 

 
3.1 This application seeks listed building consent for repair and refurbishment 

works to the south east facing elevation of the Central Hall and 
Promenade, which form phase 2A of a series of phased building projects. 
The principal elements of the proposed works may be summarised as 
follows: 

• Repair, conservation and redecoration of timber windows and 
doors; 

• Blast cleaning, preparation of metal surfaces and redecoration of 
cast iron columns and rain water pipes; 

• Isolated repairs to stonework surrounds to windows by a specialist 
stone mason. 

 
3.2 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/ApplicationSearchServlet?P
KID=222718 

 
4. RELEVANT PLANNING HISTORY 

 
4.1 There are numerous previous applications for minor works at the 

Pavilion Gardens, the most recent and relevant of which is: 
 
 HPK/2016/0492 – Listed building consent for repair and refurbishment 

of the Octagon and associated buildings – Approved 11/10/2016. 
 
 http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServle

t?PKID=210485 
 

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 
 
Buxton Conservation Areas Character Appraisal 2007 
 
National Planning Policy Framework 
 
Paragraph 17 
Section 7 – Requiring Good Design 
Section 12 – Conserving and Enhancing the Historic Environment 

 
6. CONSULTATIONS CARRIED OUT 

 

http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=222718
http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=222718
http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=210485
http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=210485


 

Site notice Expiry date for comments: 21 May 2018 
Neighbour letters  Expiry date for comments: 02 May 2018 
Press Notice Expiry date for comments: 10 May 2018 
 
Public comments 
 
No representations received to date. 

 
Consultee 
 

Comment Officer response 

Regeneration 
Service 
(Conservation)  
 

As part of the research undertaken 
as part of the recent application to 
refurbish the Octagon 
(HPK/2016/0492), the design team 
undertook research into Robert 
Rippon Duke’s original colour 
scheme. This has been adopted for 
the redecoration of the Octagon and 
it was always intended that the 
same scheme would be adopted for 
the rest of the Pavilion complex so 
as to re-establish the architectural 
integrity. 
 
The rest of the complex was 
designed by Edward Milner and I 
don’t think that any evidence has 
been submitted to suggest that 
Duke’s scheme for the Octagon 
(which post-dates the rest of the 
complex) would have been different. 
It therefore seems logical to repeat 
the same colour scheme. 
 
I, therefore, have no adverse 
comments. 
 

 

Historic 
England 
 

Do not wish to offer any comments 
and would suggest that you seek 
the views of your specialist 
conservation adviser. 
 

 

Derbyshire 
County 
Archaeologist 

The proposals will have no 
archaeological impact. 

 

National 
Amenity 
Societies 
 

No comments received.  

Buxton Civic No comments received.  



 

Association 
 
 
7. POLICY AND PLANNING BALANCE  
 
Main Issues 
 
7.1 The main issues in the consideration of this application for Listed 
Building Consent are the impact of the proposals on the historic and 
architectural interest of the listed building. 
 
Design and Impact on Listed Building  
 
7.2 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.  
 
7.3 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 alterations 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, S7 and EQ7 acknowledge the 
need to protect and enhance the High Peak’s heritage assets in the most 
sustainable way.  
 
7.4 The proposals comprise various repair and refurbishment works to the 
windows, fascia’s, cast iron columns and stonework on the south east facing 
elevation of the building. The works have been subject to pre-application 
discussions with the Conservation Officer. The proposals will largely retain or 
repair the historic fabric and are intended to return the appearance of these 
elevations to that of the late 19th century when first built. 
 
7.5 The window frames, timber fascias, gutters and barge boards are 
proposed to be finished in a natural stone colour which is intended to recreate 
the original colour scheme of the building. This follows on from research 
undertaken by the design team for the recent works to the Octagon which 
examined Robert Rippon Duke’s original colour scheme. This colour scheme 
has been adopted for the redecoration of the Octagon and it is therefore 
considered appropriate to adopt this colour scheme for the current proposals. 
The Conservation Officer does not object to these proposals.  It is understood 
that the bulk of the timber window frames are replacements after the 1983 fire 
but most of the cast iron columns appear to be original. Apart from full timber 



 

replacement where rot has occurred, it is not proposed to replace any other 
modern fabric. The existing windows are single glazed and will remain as 
such. It is considered that these works would not harm the historic fabric of 
the heritage asset. 
 
7.6 The County Archaeologist has advised that the proposals will have no 
archaeological impact. 
 
7.7 Overall, it is not considered that the proposals will cause harm to the 
historic fabric of the listed building nor harm the wider Conservation Area or 
Historic Park and Garden. Indeed the proposals will enhance and conserve 
the heritage asset. 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 
 
7.8 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.  
 
7.9 The works are for repair and refurbishment 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. 
 
Planning Balance & Conclusion 
 
7.10 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.   
 
7.11 The proposals involve the repair and restoration of the existing historic 
building and consequently will not detract from its historic and architectural 
significance. Furthermore, they will secure its long term future as an important 
heritage and community asset. Accordingly, they comply with the relevant 
local and national planning policy and are recommended for approval subject 
to conditions.. 
 
7.12 As the site notice does not expire until 21st May 2018, delegated 
authority is sought to approve the application subject to no substantive 
comments or material considerations being raised that are not considered as 
part of the above report. 



 

  
        8. RECOMMENDATIONS 
 
A. It is recommended that authority is delegated to the Operations 
Manager – Development Services to APPROVE, subject to the following 
conditions; 
 
Condition number Brief description Comment 
TL01 3 Year Time limit  
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 
 



 

 
 


