
HIGH PEAK BOROUGH COUNCIL
DEVELOPMENT CONTROL COMMITTEE

Date: 6th August 2018

Application 
No:

HPK/2017/0232
HPK/2017/0233 (LBC)

Location Former White Lion PH, Buxton
Proposal Proposed conversion of former White Lion Public House (now 

known as the Artisan Quarter) and associated outbuildings to 
form 13 apartments.

Listed Building Consent for proposed conversion of former 
White Lion Public House (now known as the Artisan Quarter) 
and associated outbuildings to form 13 apartments.

Applicant High Peak Borough Council
Agent AJS Architecture
Parish/ward Buxton Central Ward Date registered 6th July 2017
If you have a question about this report please contact:  Rachael Simpkin  
rachael.simpkin@highpeak.gov.uk  Tel: 01298 28400 ext. 4122

1. REFERRAL

1.1 This application has been brought before the Development Control 
Committee because the application is a small scale major residential scheme.

2. SUMMARY OF RECOMMENDATION

APPROVE, subject to recommended conditions.

3. DESCRIPTION OF THE SITE AND ITS SURROUNDINGS

3.1 The scheme proposals relate to the Grade II listed former White Lion 
Hotel, which has been redundant for some time.  The building is of an 
overall 4-storey scale with associated outbuildings and external space to 
the rear.  The listing describes the structure as a public house and is 
thought to be of 16th century origin in parts.  The later 18th and early 19th 
century features have developed in a piecemeal fashion over time.  It lies 
within an area of archaeological interest covering the historic core of 
Buxton falling within the wider Buxton Conservation Area and Buxton town 
centre.  The building is located to the south ‘rear’ of units 70 to 82 Spring 
Gardens.  It is bound by Holker Road to the east and Holker Avenue to 
the south.  Land levels notably rise from the site’s frontage ‘north’ in the 
direction of Holker Avenue to the south ‘rear’ of the site.  To the west, the 
property adjoins the access to Victoria Place, via Holker Avenue.  A 
retaining wall separates the rear of the site from Holker Avenue, which 
rises in level in a ‘westwards’ direction towards Victoria Place.  A further 
retaining wall defines the rear ‘western boundary of the stable block, 
which sits below the street level of the access to Victoria Place.

mailto:rachael.simpkin@highpeak.gov.uk


3.2 Site constraints include: Buxton Protection Area, the Buxton Conservation 
Area (Article 4 Direction), area of archaeological interest, built up area 
boundary; source protection, smoke zone and radon potential.

4. DESCRIPTION OF THE PROPOSAL

4.1 The proposal is for the conversion of the former White Lion PH and its 
associated outbuildings to provide 13 apartments.  The revised 
applications seek both full planning permission for the change of use and 
listed building consent for repair and refurbishment works to create 9 x 
one-bed and 4 x two-bed apartments within the former public house 
building and its associated outbuildings.

4.2 A number of internal alterations are proposed including the removal of 
staircases, the removal and replacement of floors and a significant level of 
sub-division.  External alterations mainly relate to the replacement of 
existing windows, the demolition of a lean-to extension attached to the 
main building and a small outbuilding to the rear.  The alterations to the 
outbuildings include the raising of the roof height and insertion of roof 
lights.

4.3 A refuse storage area would be sited within the external area to the rear of 
the building.  Car parking spaces have been omitted from the scheme.

4.4 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:

HPK/2017/0232:

http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKI
D=215929

HPK/2017/0233 (LBC):

http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKI
D=215930

5. RELEVANT PLANNING HISTORY

5.1 No recent or relevant site history observed.

6. PLANNING POLICIES RELEVANT TO THE DECISION

High Peak Local Plan 2016

Policy S1 Sustainable Development Principles

http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=215929
http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=215929
http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=215930
http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=215930


Policy S1a Presumption in Favour of Sustainable Development
Policy S2 Settlement Hierarchy
Policy S3 Strategic Housing Development
Policy S7 Buxton Sub-area Strategy
Policy EQ1 Climate Change
Policy EQ5 Biodiversity
Policy EQ6 Design and Place Making
Policy EQ7 Built and Historic Environment
Policy EQ10 Pollution Control and Unstable Land
Policy EQ11 Flood Risk Management
Policy H1 Location of Housing Development
Policy H3 New Housing Development
Policy H4 Affordable Housing
Policy CF3 Local Infrastructure Provision
Policy CF6 Accessibility and Transport
Policy CF7 Planning Obligations and Community Infrastructure Levy

Buxton Conservation Areas Character Appraisal 2007

‘Revised’ National Planning Policy Framework (24th July 2018)

National Planning Policy Guidance

7. CONSULTATIONS CARRIED OUT

Site notice Expired.
Neighbour letters Expiry date for comments: 14th August 2017
Press Notice Expiry date for comments: 17th August 2017

Public comments

A single representation has been received to date, which states:

The proposal involves a considerable escalation of use which is not 
appropriate for the area and could increase the risk of anti social activity in the 
area especially the open area between the building and the rear of the shops 
adjoining.

Of particular concern is also the addition to car parking on site as a result of 
the proposed change of use which would cause a number of issues:

1. There is a shortfall on the number of spaces over numbers that are likely to 
be required.
2. The proposed plans suggest a layout for the creation and operation of 
these spaces which is unlikely in reality to work. The spaces suggested would 
not allow access and entry without blocking in other residents vehicles.
3. There is no detail on how the residents only use of the spaces will be 
managed or enforced.



4. There are no details as how the boundary separation of the parking area for 
the flats from those behind the Thomas Cook and adjacent shop can and will 
be maintained to ensure residents and visitors will not use the private parking 
and access areas of others and the two areas are properly defined.

Consultee Comment Officer response

Historic 
England

There are concerns regarding the 
applications on heritage grounds.  It 
is recommended that further advice 
is sought from the Council’s 
specialist conservation advisor.  It is 
also considered that the issues and 
safeguards outlined in our advice 
need to be addressed in order for 
the applications to meet the 
requirements of paragraphs 128, 
131-134 of the NPPF.

The Council should bear in mind the 
statutory duty of sections 16(2) and 
66(1) of the Planning (Listed 
Buildings and Conservation Areas) 
Act 1990 to have special regard to 
the desirability of preserving listed 
buildings or their setting or any 
features of special architectural or 
historic interest which they possess 
and section 72(1) of the Planning 
(Listed Buildings and Conservation 
Areas) Act 1990 to pay special 
attention to the desirability of 
preserving or enhancing the 
character or appearance of 
conservation areas.

Refer to the 
heritage section of 
the main report.

In detail:

Significance

The former White Lion Public House and associated outbuildings is grade II 
listed reflecting its importance as a building of national special architectural 
and historic interest. The White Lion dates from the C18 and early C19, with 
alterations in the C20.

The range of outbuildings to the rear, which include the former stable block, 
form part of an important historic group and make a strong contribution to the 
overall significance the White Lion, derives from its setting.  



The buildings are located within the Buxton Conservation Area and make a 
strong positive contribution to its character and appearance.

Impact

The proposal is for the conversion of the former White Lion and the 
associated outbuildings to provide 13 apartments. From the accompanying 
information provided there appears to be a number of internal alterations 
proposed including the removal of staircases, the removal and replacement of 
floors and a large amount of sub-division. External alterations include the 
replacement of existing windows, the demolition a lean- to extension attached 
to main building and small outbuilding to the rear and various alterations to 
the outbuildings, including the raising of the roof height and insertion of roof 
lights.

The information provided with the accompanying Design and Access, 
Heritage Statement makes a limited assessment of the significance of the 
heritage assets affected by the proposal. In particular, no assessment has 
been provided regarding the age and significance of historic features such as 
staircases, floors and windows proposed for removal/replacement or the 
elements proposed for demolition. Furthermore, the accompanying plans do 
not provide a clear indication of the extent of floors and windows to be 
replaced or clearly identify the areas of proposed demolition.

Paragraph 128 of the NPPF requires applicants to describe the significance of 
any heritage assets affected, including any contribution made by their setting. 
In order to make an informed assessment of the impact of the proposals on 
the significance of the listed buildings, it is essential to have sufficient and 
proportionate information. Your authority would therefore need to be satisfied 
that there is sufficient information to determine this application as per 
paragraph 128 of the NPPF 2012.

In assessing the impact of these proposals on the significance of the building 
the key considerations in conserving the special interest include:  

 legibility of the historic plan form,
 the retention of important historic features/ fabric e.g. historic 

staircases, floors, windows , doors etc.
 impact of new additions e.g. roof lights,
 impact in relation to upgrading thermal performance and sound 

insulation;
 impact of subdivision of the spaces and how an appreciation of the 

spatial qualities of rooms can be retained, and,
 Impact of raising the roof height of the outbuildings.

We recommend you seek further advice in relation the impact of the proposed 
scheme and the level of information provided from your in-house specialist 
conservation officer.

Notwithstanding the lack of information provided at this stage, we would 



highlight that the photographs provided within the condition survey/report, 
indicate that the main staircase is an important historic feature, which retains 
historic fabric, including a fine balustrade albeit it in a poor state of repair- as 
is the winder staircase proposed for removal. Similarly, photographs of the 
oak beam and associated floor structure which is currently being propped with 
an acro-prop shows this is an important historic feature of some age. Both of 
these features make an important contribution to the overall significance of 
the listed buildings and their proposed removal/replacement of would 
therefore be harmful, resulting in the loss of historic fabric, requiring clear and 
convincing justification.  No supporting evidence has been provided at this 
stage to suggest that the staircase is in such a condition that it cannot be 
retained and repaired. Similarly, it is unclear whether the less intrusive 
solutions which would retain the beam have been explored, for example, 
strengthening the existing beam with a flitch plate. No structural report 
accompanies the application.  In our view, the proposed removal/ replacement 
of staircases and beam has not been clear and convincingly justified at this 
stage.  

The proposal also involves a significant amount of subdivision to 
accommodate the level of residential occupancy proposed.  This proposed 
level of subdivision would have an adverse impact on the historic-plan form 
and the spatial quality of the rooms in both the main building and associated 
outbuildings.  As a matter of principle your authority should consider if the 
conversion to a new use represents a use consistent with the conservation of 
these heritage assets (paragraph 131 of the NPPF).  In our view, this level of 
sub-division would be harmful to the overall significance of the buildings and 
would therefore require clear and convincing justification as part of the overall 
scheme.

Position

Notwithstanding the lack of information provided at this stage, we believe the 
elements of the proposals, as outlined above, would be harmful to the 
significance of these designated heritage assets.  

Whilst it will be for your authority to weigh up the planning considerations, on 
the basis of the information submitted, we do not believe that a clear and 
convincing justification has been made for the proposals at this stage, as 
required by the NPPF.

DCC 
Archaeologist, 
Conservation & 
Design.

The applicants should commission 
an historic building appraisal of the 
former public house and its 
associated barns.  This should 
assess the significance of the 
heritage assets and the impact of 
the proposed works upon them.  
The report should be produced by a 
suitably qualified heritage 
professional (IHBC/CIfA). The 

Refer to the 
heritage section of 
the main report.



application should not be 
determined until the results of the 
buildings appraisal are available to 
inform the sensitive refurbishment of 
the buildings.  

In detail:

The building in question is grade II listed (designation number: 463133) and 
purported to be of 17th century origin.   The listing describes the structure as a 
public house with late 18th and early 19th century features.  It lies within the 
area of archaeological interest which covers the historic core of Buxton.

Whilst the building is listed, the applicants have failed to assess the existing 
heritage significance of the building, or to consider the impact that the 
proposed changes to the building and site will have on this significance.  The 
current proposal is for conversion of the former pub and associated barns to 
residential use.  Whilst a scheme that secures the future of these historic 
buildings is certainly to be welcomed, the proposals will also involve 
significant impacts to historic fabric and a certain loss of group value and 
legibility.  The building in question is of considerable age, and it may be that 
earlier features occur within the fabric of the structure which may be exposed 
in the course of the proposed works.

Taking this into account we would recommend that the applicants commission 
an historic building appraisal of the former public house and its associated 
barns.  This should assess the significance of the heritage assets and the 
impact of the proposed works upon them.  The report should be produced by 
a suitably qualified heritage professional (IHBC/CIfA) – we can give guidance 
on specialists who might undertake this work and provide a brief for the 
appraisal if necessary.

NPPF para 128 requires that applicants establish the significance of heritage 
assets, and the level of proposed impact to that significance through the 
development proposals. The applicant must also show that the proposals 
represent ‘sustainable development’ – in that they that they “contribute to 
protecting and enhancing our natural, built and historic environment” (NPPF 
para 7).  The requested building appraisal will achieve this with regard to 
heritage assets involved.  We would recommend that the application is not 
determined until the results of the buildings appraisal are available to inform 
sensitive refurbishment of the buildings.  

National 
Amenity 
Societies

No comments received. Noted.

Buxton Civic 
Association

No comments received. Noted.

HPBC 
Conservation 

Conditional response. Refer to the 
heritage section of 



Officer the main report.
In detail:

Assessment of special interest

A multi-phase building dating from the mid 16th century.  The earliest structure 
is to the rear of the site and centrally placed but it then developed in a 
piecemeal fashion once it became a large coaching inn, rising to 4 storeys in 
the central area and ultimately a function room was added alongside Holker 
Road in the late 19th century.  The arrival of Spring Gardens to the front of the 
building meant a loss of street frontage and this has blighted its trading 
fortunes. The building is in a serious state of dereliction and needs a viable, 
long-tem use.

Given the state of dereliction of the interior and level of previous alteration 
within the building, it is considered that the main special interest is the 
external envelope of the building. However, internally, surviving evidence of 
the phasing of the building and the remaining historic features should not be 
totally disregarded as these assist in the understanding and interpreting the 
buildings history and evolution.  Historic layout, changes in floor levels, 
chimneys and historic staircases are fundamental aspects of the building’s 
interest.  It should be pointed out that although the List description makes no 
reference to the interior of the building, that is no confirmation that the interior 
is of no special interest. The List description is for identification purposes only 
and an external description is normal for most Grade II Listed Buildings.  I 
would conclude, therefore, that the historic staircase, floor plan and surviving 
historic chimneys, fireplaces, doors and door surrounds should be retained 
where possible (staircase is essential to retain).

Provisional Comments:

 Fully support the intention to restore the external elevations and 
reinstate missing details – including the lower bay window to the front 
elevation. There is no objection to upgrading the building to modern 
thermal standards where this does not impact on historic fabric and 
features and there are many opportunities to do this with this building.

 No objection to the removal of the toilet block and store above to allow 
the reinstatement of external floor levels and free-up external space.

 Ultimately the LBC will require a condition to agree further structural 
works to stabilise the building and retain historic features such as 
strapping and pinning work to stabilise the front elevation, works to 
remaining historic features and specifications.

 Retention of staircase: On site, officers discussed the retention of the 
main historic staircase and I will not comment in any detail on the 
layout and impact of the proposal on the Listed Building until the 
scheme has been amended to take account of its retention. It should 
follow that floor and window heights will also be respected and historic 



layout retained as far as possible.

 Function Room: No objection to the lowering of the external floor 
height.  The Council would have to condition the exact floor height to 
be agreed once excavation has been undertaken.  The works to 
windows also needs to be looked at again in this area and I would 
suggest the retention of the existing high-level windows and insertion of 
new windows below. This is a lofty internal space and the conversion 
may lend itself to more open-plan living with studio rooflights on the 
inner elevation.

 Windows: The application proposes the upgrading of windows to slim, 
double-glazed units. Windows should be assessed on a window by 
window basis according to Historic England guidance on traditional 
windows and thermal upgrading.  Good, historic windows should be 
refurbished wherever possible and it is possible that slim 14mm units 
can be inserted into the existing frames (especially as these are large-
pane sash windows). Windows which are reinstated to an historic 
design can also utilise 14mm units, subject to a condition controlling 
the details. Secondary glazing and thermal blinds/shutters are also an 
option.

 Stables: No objection to the conversion and raising of the roof but I 
would need to assess the interior of the structure, including its roof 
structure.  The treatment of the frontage will need work to avoid too 
much reflective glass.  It is advised to set the openings well into the 
recess and introduce more vertical timber to break up the expanse of 
glass.  The central unit needs to read as a large opening (rather than 
having a central stone pier inserted) or make them read as a pair of 
stable doors?

 Numerous single rooflights are proposed in the stable roof conversion. 
I would suggest that a limited number of studio lights, set higher on the 
roof might help retain a simpler roof-slope (conservation type that are 
wider with vertical divisions similar to historic workshop rooflights). 

 Cellar and interior of stables needs to be inspected.

Overall this is a promising scheme and I will comment further once the layout 
has been revisited to retain the staircase.

Revised Comments (17th January 2018)

The interior of the building has largely been stripped of historic finishes and 
therefore there is no objection to the replacement of the flooring with modern 
materials and plaster boarding to the walls.  It is important, however, to bear 
in mind that the stone will continue to breathe and any boarding of the walls 
will have to be adequately vented to prevent damp and condensation.  Direct 
plastering with Limelite renovating plaster and breathable insulation may in 
the long-run be better for the long-term health of the building.



The retention of the historic staircase is to be welcomed.

Details are required of the interior of the stables, including its roof structure. 
Minor changes were requested to the treatment of the stable openings and 
rooflights, however, no further details have been received. 

The Council will still need to agree the details of the former function room 
elevation where the floor is to be lowered externally, including agreeing its 
level and how to detail the windows and building scarring.

Revised Comments (13th March 2018)

 There are still no details about the interior of the stables and roof 
structure and this relates to the garages and vacant store. An internal 
inspection or photos are required before we can approve alterations.

 There does not appear to be an elevation drawing of Units 12 and 13 
(north elevation).

 There is a missing mullion in the windows on Holker Roadside and 
these need to be kept as two separate windows.

 A large number of units are proposed. The provision for bin storage is 
queried.  Because every part of the building is being converted, there is 
no opportunity at present for undercover storage and this aspect needs 
to be considered.

Revised Comments (18th March 2018)

The proposed position of the bin stores has not been adequately taken into 
account.  The bin store to the front elevation is acceptable in principle in terms 
of the setting of the Listed Building (with solid or slatted doors to screen the 
bins), however, it is not considered that it would be acceptable in amenity 
terms with the apartment bedroom immediately adjoining it.  At the rear, the 
bin stores would be centrally placed within the courtyard and again in close 
proximity to living areas and in full view of the rear as a whole.  The bin store 
needs to be discrete and integrated i.e. against the wall in place of parking or 
within one of the stable buildings.  It is considered that the problem in finding 
an acceptable site for the bins is symptomatic of too many units.

Officer: Revised plans have been submitted on the 28th May 2018 showing 
the courtyard bin store against the rear wall.  The 7th June 2018 further 
revised plans now show a single consolidated bin store within the rear 
courtyard and against the back wall to overcome officer amenity concerns in 
respect of Flat 1 and conserve the setting of the listed building.
.  

Derbyshire 
Wildlife Trust

Condition response: bird and bat 
boxes to be secured.

Refer to the 
ecology section of 



the main report.
In detail:

Derbyshire Wildlife Trust provided comments on the 27th October 2017, 
requesting a building inspection and assessment for roosting bats and nesting 
birds at the above site.  A report has since been provided with details of a 
building inspection undertaken on the 10th October 2017 by Rachel Hacking 
Ecology.

The report provides a detailed description of all structures on site and includes 
internal and external inspections.  No evidence of roosting bats was recorded 
and the buildings were reported to be in good condition with no greater than 
negligible potential to support roosting bats.  No evidence of nesting birds was 
recorded during the inspections.

Based on the report, no further works in relation to bats or birds are 
considered necessary and the Trust support the recommendations made in 
Section 4 of the report.  It is considered that adequate survey work has been 
undertaken in order for this planning application to be determined and to 
enable the Local Planning Authority to discharge its duties in respect of 
regulation 9(5) of the Habitats Regulations.

Derbyshire Wildlife Trust encourages the incorporation of ecological 
enhancements within developments, in accordance with national planning 
policy.  Paragraph 118 of the National Planning Policy Framework (NPPF) 
states that “opportunities to incorporate biodiversity in and around 
developments should be encouraged”.
 
As such, we recommend that the following condition is attached to any 
planning approval ‘Bat and bird boxes’: “Prior to the commencement of 
development details of ecological enhancement measures that shall include 
details of bird and bat boxes (positions/specification/numbers) shall be 
submitted to and approved in writing by the LPA. Such approved measures 
shall be implemented in full and maintained thereafter”. 

DCC Education No financial contributions are sought 
towards school place provision.

Primary (Buxton Infant School and 
Buxton Junior School) would have 
sufficient capacity to accommodate 
1 primary school pupil.

Secondary (Buxton Community 
School) would have sufficient 
capacity to accommodate 1 
secondary school pupil.

Refer to the 
planning 
obligations section 
of the main report.

DCC Highways I note that the applicant has clarified 
matters and additionally revised the 
parking provision.  Unfortunately 

Refer to the 
highways section of 
the main report.



whilst the applicant has indicated 
they own Holker Avenue this does 
not mean that they are the sole 
street manager or that it has 
acquired highway rights - as such 
they are unlikely to be in a position 
to guarantee its use for parking for 
the proposed re-development.  As 
previously stated any obstruction of 
Holker Avenue would be a 
civil//Police matter.

For avoidance of doubt therefore it 
is recommended that further revised 
plans are sought removing parking 
provision on Holker Avenue.

Whilst the revisions have reduced 
the level of parking available for the 
proposed re-development on the 
basis of the former use, the close 
proximity to the town centre and 
public transport, it is considered 
unlikely that a refusal based on the 
lack of parking to be sustainable at 
Appeal.

Severn Trent 
Water

No objection subject to the inclusion 
of the following informative: the use 
or reuse of sewer connections either 
direct or indirect to the public 
sewerage system the applicant will 
be required to make a formal 
application to the Company under 
Section 106 of the Water Industry 
Act 1991.

Refer to the 
technical matters 
section of the main 
report.

HPBC 
Environmental 
Health

Conditional response: Radon 
Protection.

As above.

HPBC Waste We have looked at the site plan and 
carried out a site visit and have 
concluded the following: no vehicle 
access and the distance from 
proposed bin storage points are not 
ideal and would require movement 
of bins to the vehicle parked on 
Holker Road. This would be a 
definite concern with regard to 
weight of bins, distance and the 
surface over which bins are moved. 

As above.



Refuse bins required:

Refuse: 2 x 1100 litre and 1 x 360 
litre bins.  
Recycling: 2 x 1100 litre bins.
Green waste: 1 x 360 litre bin.

Buxton Mineral 
Water

No comments received. As above.

2. POLICY, MATERIAL CONSIDERATIONS AND PLANNING 
BALANCE

Planning Policy

7.1 The determination of a planning application should 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 considerations 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 Adopted Local Plan Policies April 2016.  The NPPF is considered 
to be a material consideration in any planning decision.

7.3 Paragraph 11 of the National Planning Policy Framework (NPPF) states 
that plans and decisions should apply a presumption in favour of 
sustainable development.  As before, for decision-takers (c) approving 
development proposals that accord with an up-to-date development plan 
without delay; or (d) where there are no relevant development plan 
policies, or the policies, which are most important for determining the 
application are out-of-date, granting planning permission unless: (i) the 
application of policies in this Framework that protect areas or assets of 
particular importance provides a clear reason for refusing the 
development proposed; or (ii) any adverse impacts of doing so would 
significantly and demonstrably outweigh the benefits when assessed 
against the policies in this Framework taken as a whole.

7.4 The policies contained in the Framework are supplemented by the 
National Planning Practice Guidance (NPPG), which is also a material 
consideration in the determination of applications.



7.5 NPPF para 8 identifies the three dimensions to sustainable development 
as economic, social and environmental.

7.6 Section 5 of the NPPF relates to delivering a wide choice of high quality 
homes. Paragraph 59 sets out the importance of supporting the 
Government’s objective to significantly boost the supply of homes. The 
Council is considered to have a five year housing land supply, as defined 
by the criteria set out at paragraph 74 of the revised NPPF and therefore 
housing supply policies are up-to-date. 

7.7 The Borough’s settlement hierarchy as set out at Local Plan (LP) policy 
S2 directs development towards the most sustainable locations.  The 
market towns, including Buxton will be the main focus for housing, 
employment and service growth consistent with maintaining and where 
possible enhancing their role, distinctive character vitality and 
appearance.  In further detail, LP policy S7 ‘Buxton Sub-area Strategy’ 
sets out that the Council and its partners will seek to establish Buxton as 
England’s leading spa town and consolidate its role as the principal 
service centre for the Peak District.  Of relevance to the scheme, policy 
S7 states that this will be achieved by: protecting and enhancing the 
unique character of Buxton’s spa heritage, townscape and natural 
environment to maintain the quality of life, act as a catalyst for tourism 
and providing for the housing needs of the community by planning for 
sustainable housing.

7.8 LP policy H1 specifies that housing developments on unallocated sites 
will be encouraged where they lie within defined built-up area boundaries 
of the towns and larger villages.  The effective reuse of land is also 
promoted by encouraging housing development including 
redevelopment, infill, conversion of existing dwellings and the change of 
use of existing buildings to housing, on all sites suitable for that purpose.

Main Issues 

7.9 In consideration of the above principle policies, the main issues in the 
determination of the scheme proposals are:

a) Housing Mix and Size (space standards),
b) Whether the proposed development would preserve the special 

architectural or historical interest of the Grade II listed building or its 
setting, and,

c) The effect of the proposed development on the living conditions of 
future occupiers, with specific regard to light, outlook and living space.

Housing Mix and Size

7.10 LP policy H3 (New Housing Development) requires new residential 
development to provide a range of market and affordable housing types 
and sizes that can reasonably meet the requirements and future needs 
of a wide range of household types.  Similarly, NPPF paragraph 50 



seeks to deliver a wide choice of high quality homes, widen opportunities 
for home ownership and create sustainable, inclusive and mixed 
communities.

7.11 The Strategic Housing Market Assessment (SHMA) and Housing Needs 
Report dated April 2014 is an evidence based document supporting the 
policies of the Adopted Local Plan.  This is particularly in relation to LP 
policies H3 and H4.  It has examined the potential scale of future 
housing need and demand in the district to result in an indicative split in 
both housing size and type.  The intention is a re-balancing of the 
existing housing stock away from small terraces properties and 3-
bedroom accommodation to 2-bedroom dwellings.  As well as seeking 
good quality accommodation designed specifically for the growing 
elderly population.  The report has, however, acknowledged that a 
flexible approach should be applied when dealing with housing 
applications in the Borough, as relatively lower levels of ‘housing 
viability’ in certain urbanised parts of the Borough could be compromised 
by an unsuitable housing mix.

7.12 The housing mix (per bed spaces) for the scheme would be split as 
follows:

Property Sizes – SHMA Property Types – SHMA

10% 1-bed 69% (9 units) 30% semi-
detached

0%

45% 2-bed 31% (4 units) 25% detached 0%
35% 3-bed 0 15% terraced 0%
10% 4-bed + 0 10% flat / 

maisonette 
100%

20% bungalow / 
specialist elderly 
accommodation.  

0%

7.13 The 2011 Buxton Central Ward Census data for the number of 
bedrooms per property in the existing housing stock has been obtained 
by officers.  The table below provides a comparison of this ward data 
with the proposed scheme mix (per bed spaces) and data from the 
SMHA report.

1-bed 2-bed 3-bed 4+ bed
Scheme 
(13 units)

69% 31% 0% 0%

Buxton Central
(1927 units)

25.8% 28.5% 24.7% 21.0%

SMHA % 10% 45% 25% 10%

7.14 When comparing the existing stock as identified in the Buxton Central 
ward with the recommended levels from the Strategic Housing Market 



Assessment and Housing Needs Report, it would be expected that there 
would be a significantly lower proportion of 1-bedroom properties and a 
higher proportion of 2-bedroom properties than is proposed in respect of 
the overall scheme when taking into account the nature of the building to 
be converted.  The proposed scheme housing mix (per bed space) 
would fail to ‘rebalance’ the differences as advocated by the SMHA 
report, taking into account the Buxton Central ward housing stock as per 
LP policy H3.  In these circumstances, the emphasis would be on the 
applicant to justify why their scheme does not provide for a mix of 
housing that contributes positively to the promotion of a sustainable and 
inclusive community taking into account the characteristics of the 
existing housing stock in the surrounding locality.

7.15 In terms of housing size, LP policy H3 states that new developments 
should aim to meet the needs of an ageing population by adhering to the 
optional technical housing standard for access and the new nationally 
described space standard or NDSS.  The ‘Technical housing standards 
– nationally described space standards’ (NDSS) complimented the WMS 
(Written Ministerial Statement) dated the 25th March 2015.  The WMS is 
clear in that ‘Decision takers should only require compliance with the 
new technical standards where there is a relevant current Local Plan 
policy (as per LP policy H3).  The nationally described space standards 
have replaced the existing different space standards used by local 
authorities. It is not a building regulation and remains solely within the 
planning system as a new form of technical planning standard.  The 
revised NPPF at footnote 46 states that policies may make use of the 
NDSS where the need for an internal space standard can be justified.
 

7.16 Accordingly, the applicant has provided a basic assessment of the 
overall GIA (gross internal area) of each apartment against the relevant 
NDSS Technical Standards as follows:

Unit no. Bedspace Proposed 
GIA

NDSS
GIA Single 

Storey

NDSS
GIA Two 
Storey

Compliant

1 1B/2P 53sqm 50sqm - Y
2 2B/4P 78sqm 70sqm - Y
3 2B/4P 81sqm - 79sqm Y
4 1B/2P 62sqm - 58sqm Y
5 1B/2P 48sqm - 58sqm Y
6 1B/2P 61sqm - 58sqm Y
7 2B/4P 76sqm 70sqm - Y
8 1B/2P 60sqm 70sqm - Y
9 1B/2P 60sqm - 58sqm Y

10* 1B/2P 82sqm - 58sqm Y
11* 1B/2P 69sqm - 58sqm Y
12 2B/4P 73sqm 70sqm - Y
13* 1B/2P 86sqm 50sqm - Y

* - Room in roof.



7.17 It is acknowledged that the nature of the listed building is that 
compromises on space and their adaptability are sometimes required in 
order to achieve a satisfactory heritage outcome, including viability 
considerations.  In this case and notwithstanding other detailed NDSS 
technical criteria, all flats would meet with the minimum space standard 
in respect of overall GIA.  In these circumstances, the accommodation 
would be deemed to be acceptable to provide for acceptable living 
conditions for its future occupiers in terms of internal floor space 
considerations.  Matters of access to light and outlook will be discussed 
further in the relevant amenity section below.

7.18 Notwithstanding the issues raised in respect of the mix of housing units 
as highlighted above, and the presence of a 5 year supply, it is clear that 
the confirmed need for additional housing to boost housing delivery 
remains a matter of important weight in support of the application.  Such 
contribution would be considered to be modest in respect of the scale of 
the scheme for 13 dwellings.  Given the limited numbers of units, 
however, it is unlikley that a standalone objection on housing mix would 
lead to the refusal of the scheme. It is also acknowledged that a town 
centre flat conversion lends itself more readily to smaller 1 and 2 
bedroom accommodation than 3 and 4 bed family accommodation and 
would also help to rebalance those developments in suburban locations 
which comprise pre-dominantly larger family dwellings. 

7.19 LP policy H4 ‘Affordable Housing’ is triggered by the proposed scheme 
totalling 13 apartments requiring 20% of affordable provision onsite.  In 
these circumstances, the scheme would generate a requirement for a 
total of 3 affordable housing units within the development site or offsite 
financial contribution if deemed acceptable to the Council.

7.20 The revised NPPF para 63 states that to support the re-use of brownfield 
land, where vacant buildings are being reused or redeveloped, any 
affordable housing contribution due should be reduced by a 
proportionate amount.  Footnote 28 confirms this as equivalent to the 
existing gross floorspace of the existing buildings.  The footnote also 
confirms that this does not apply to vacant buildings which have been 
abandoned.

7.21 The ‘Vacant Building Credit’ as introduced by the NPPG in 2016 as an 
incentive for brownfield development on sites containing vacant buildings 
for developments of 11 units or more and for developments greater than 
1000sqm herein remains relevant.  The relevant guidance states that 
where a vacant building is brought back into any lawful use, or is 
demolished to be replaced by a new building, the developer should be 
offered a financial credit equivalent to the existing gross floorspace of 
relevant vacant buildings when the local planning authority calculates 
any affordable housing contribution which will be sought.  The guidance, 
however, requires the Council to consider whether the building has been 
made vacant for the sole purposes of development and whether the 



building is covered by an extant or recently expired planning permission 
for the same or substantially the same development.

7.22 Following discussions with the applicant, further plans and a broad 
building chronology has been provided to the Council.  In summary, it 
states: the building was purchased by the applicant in 2011 following an 
extensive marketing period; Prior to this, aproximately 60% of the first 
floor was being used as landlord accommodation relating to the former 
public house use. However, the 2nd floor was unused as it was deemed 
to be a danger owing to the decay of the timber in the roof and the floor; 
The ground floor was in use as a pub until late 2010. However, trade had 
significantly declined and the outbuildings had become garage / stores 
by this point; Attempts for a new restaurant / bar have attracted little 
interest owing to type of building and location, and, The artisan market 
use for the ground floor closed in 2016 following the loss of interested 
parties leading to the submission proposed residential scheme.  The 
applicant considers that 200sqm of the building’s floor area is considered 
to be in a dangerous condition.

7.23 The vacant building credit is only applicable to relevant vacant buildings.  
Marketing evidence should be provided to show that the referenced 
building is not an abandoned building or has not been vacated soley for 
the purposes of redevelopment.  The lack of marketing evidence 
remains a weakness in the applicant’s case for the application of Vacant 
Building Credit to the scheme and further information has been 
requested in these respects.  Members will be updated at the meeting.  
If, however, the building can be considered as ‘entirely vacant’ without 
the need to provide marketing evidence, then the required affordable 
housing provision falls away given that the increase in GIA would result 
in a requirement of 0.29% of an affordable housing unit.  The equivalent 
offsite financial sum of would not be pursued owing to the modest sum of 
monies to be secured and risk presented by the CIL pooling restrictions.  
Alternatively, the applicant could submit a financial viability assessment 
to the Council to justify a departure from LP policy H4 in terms of 
required affordable housing provision.  This matter will be returned to in 
the balance section below.

Heritage Assets

7.24 The statutory duty of sections 16(2) and 66(1) of the Planning (Listed 
Buildings and Conservation Areas) Act 1990 requires special regard to 
be had to the desirability of preserving listed buildings or their setting or 
any features of special architectural or historic interest which they 
possess and section 72(1) of the Planning (Listed Buildings and 
Conservation Areas) Act 1990 and to pay special attention to the 
desirability of preserving or enhancing the character or appearance of 
conservation areas.

7.25 When determining applications, NPPF para 195 states: “local planning 
authorities should take account of: a) the desirability of sustaining and 



enhancing the significance of heritage assets and putting them to viable 
uses consistent with their conservation; b) the positive contribution that 
conservation of heritage assets can make to sustainable communities 
including their economic vitality; and c) the desirability of new 
development making a positive contribution to local character and 
distinctiveness”.

7.26 The Council’s Conservation Officer has provided detailed consultation 
comments in respect of the submitted and further revised scheme as set 
out in the consultation section above.  In particular, it is noted that the 
arrival of Spring Gardens to the front of the building has meant a loss of 
street frontage and this may have blighted its trading fortunes.  It is also 
recognised that the building is in a serious state of dereliction and 
requires a viable and long-tem use.  An assessment of special interest 
has been undertaken which highlights that the main special interest is 
the external envelope of the building.  Although, the historic layout, 
changes in floor levels, chimneys and historic staircases are 
fundamental aspects of the building’s interest and should be retained 
where possible.  The Conservation Officer considers that the scheme 
submission is promising and the retention of the historic staircase is to 
be welcomed.  Further revised plans have resolved outstanding matters 
in that the scheme would conserve the heritage asset in a manner 
appropriate to its significance and provide a viable use consistent with its 
conservation.  The heritage support for the scheme would be subject to 
appropriately worded planning conditions as set out below should 
Members be minded to approve the scheme for the conversion of the 
former Grade II listed White Lion PH.
 

7.27 Accordingly, the proposal would have a positive impact on both the listed 
building and its setting and on the Buxton Conservation Area.  As a 
result, it would preserve the special interest of the Grade II listed building 
and preserve the character of the Buxton Conservation Area, as sought 
by Sections 16(2), 66(1) and 72(1) of the Planning (Listed Buildings and 
Conservation Areas) Act 1990, as amended.  The proposal would accord 
with LP policies S1, S7, EQ6 and EQ7 which, amongst other aims, seek 
to ensure that developments do not have adverse effect on the 
architectural and historic character or appearance of the exterior of the 
building and that the district’s historic environment will be conserved and 
enhanced in accordance with its identified significance.

Amenity

7.28 LP policy EQ6 outlines that developments should achieve a satisfactory 
relationship to adjacent development.  The revised NPPF para 127 (f) 
requires a high standard of amenity for all existing and future users of 
land and buildings.

7.29 In terms of living conditions, the main areas of conflict arises in respect 
of the frontage flats nos. 1 and 6 and their close relationship to the rear 
of the 3-storey building no. 74 Spring Gardens.  The access to light and 



outlook means that the future occupiers of these flats are unlikely to 
receive much daylight through these north facing single aspect windows 
and have an outlook that would be restricted to a blank brick wall at 
ground floor level.  Whilst the commercial windows positioned above 
would lead to a sense of overlooking.  Whilst there is no detailed 
analysis of the level of light entering the habitable rooms, it is clear that 
future occupiers of such flats would have a limited and potentially 
materially harmful level of outlook and light from such windows.  
Similarly, but to a lesser degree, this scenario occurs at Flat 12, but 
would affect the north facing bedrooms only.    The applicant has been 
requested to address these concerns, but considers that dwelling 
numbers are supported by scheme viability to suitably convert the 
dilapidated listed building.  Whilst the Council recognises that the 
building remains in a poor state of repair, it is noted that a financial 
viability assessment has not been submitted to the Council to 
substantiate such an argument. Nevertheless it is acknowledged that the 
character of this area is one of dense town centre development and that 
the layout of the scheme is constrained to a large extent by the form of 
the existing listed building. 

7.30 Overall, the levels of amenity afforded to prospective occupants of the 
proposed properties are of an acceptable level on a scheme wide basis. 
This is a finely balanced matter and Members may consider that the 
proposed development would result in material harm through the 
unacceptable levels of outlook and light provided in relation to those 
identified flats as set above.  As such the proposed is considered to 
accord with LP policies S1 and EQ6 and para 127 (f) of the NPPF.

Planning Balance & Conclusion

7.31 The Framework advises that proposals which comply with the 
development plan should be approved “without delay”.

7.31 The proposal would provide for a small scale housing scheme within a 
town centre location and reuse a vacant and dilapidated building with its 
associated economic, social and environmental benefits.  The applicant 
will provide further evidence to justify the application of the Vacant 
Building Credit to justify a policy departure for affordable housing 
provision.  Members will be updated at the meeting in these regards.  In 
turn, the listed building would be conserved in a manner appropriate to 
its significance and provide a viable use consistent with its conservation 
with clear environmental benefits.

7.32 Set against this, the proposed development would result in material 
harm through the unacceptable levels of outlook and light provided in 
relation to those identified flats above.  Overall, the levels of amenity 
afforded to prospective occupants of the proposed properties are of an 
acceptable level on a scheme wide basis.



7.33 Overall the scheme is considered to be sustainable development and 
approval is recommended.

        9. RECOMMENDATIONS

9.1 It is recommended that the Committee APPROVE the application 
subject to the conditions outlined below:

1. Standard Time Limit
2. Schedule of Drawings
3. Schedule of works to repair the historic fabric of the building 

including works to walls, roofs and historic staircase
4. Details to agree the external ground levels where these are to be 

lowered and treatment of external walling to be exposed.
5. Scheme of work to renovate existing windows and doors, 

including details of secondary glazing
6. Joinery details for new windows (including the bay window 

surround) and external doors, including glazed screens to the 
stables and details of their position within the reveal.

7. Vents and ducts
8. Rainwater goods
9. Surfacing and boundary details
10.Retention of historic features
11.Bat and Bird Boxes
12.Radon Protection

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.




