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HIGH PEAK BOROUGH COUNCIL
DEVELOPMENT CONTROL COMMITTEE

Date 10th September 2018

Application 
No:

HPK/2018/0328

Location Market Arcade, High Street West, Glossop, SK13 8AP
Proposal Listed Building Consent for the removal of lathe and plaster 

ceiling, installation of a replacement ceiling on a temporary 
basis to be replaced with a permanent lathe and plaster 
ceiling planned in the future Phase II works; re-render rear 
elevation, replacement box gutters, clock repairs and timber 
fascias and re-roof building, including rafters, laths and slates.

Applicant High Peak Borough Council and Staffordshire Moorlands 
District Council, Mr Stanyer.

Agent Mr Brendan O’Donovan
Parish/ward Glossop Date registered 4th July 2018
If you have a question about this report please contact: Moya Phillips, 
Tel. 01298 28400 extension 4984, moya.phillips@highpeak.gov.uk
 

1. SUMMARY OF RECOMMENDATION

APPROVE, subject to conditions 

REASON FOR COMMITTEE DETERMINATION

1.1 This application has been brought before the Development Control 
Committee as the building is owned by High Peak Borough Council. 

2. DESCRIPTION OF THE SITE AND ITS SURROUNDINGS

2.1 The application site is situated to the southern side of High Street West 
opposite Norfolk Square within the Norfolk Square Conservation Area. 
The Building is Grade II Listed and is of special architectural and historic 
character having been constructed in 1838 by Weightman and Hadfield for 
the 12th Duke of Norfolk and being built from Ashlar millstone grit with 
ashlar dressings, panelled stacks and a slate roof in the classical style. 
The building was subsequently significantly extended and altered in 1845, 
1897 and 1923.

2.2 The Town Hall has two floors. To the ground floor front elevation, there is 
a central 5 bay open arcade with round arches and columns, iron railings 
and boundary piers, flanked by two single doorways and moulded ashlar 
surrounds. To the first floor front elevation there are 5 round headed 
sashes with margin light glazing. To the roof there is a clock tower which 
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was added in 1897. The building is extensive and houses several shops 
within its arcade with the town’s indoor market to the rear ground floor. 
The Town Hall is actively used by the local community and is the most 
prominent and important building in the town centre, architecturally and 
historically with its external appearance substantially as Hadfield designed 
it.

3. DESCRIPTION OF THE PROPOSAL 

3.1 The application seeks Listed Building Consent to remove all existing 
slates, battens and rafters from the roof of the building other than the main 
structural members and renew them with new and reclaimed Penrith 
slates. All of the roof is to be reconstructed to match the existing roof.

3.2  The works are necessary to ensure public health as all of the roof timbers 
and the underside of the slates have been treated with an asbestos-based 
fire resistant material at some point in the past. This treatment has also 
contaminated the first floor lathe and plaster ceiling with asbestos.

3.3 To bring the building back into use and ensure its future viability all 
asbestos is to be removed from the site as part of the Phase 1 works for 
this key building. This will allow access for internal repairs and renovation 
which up to now has not been possible. Following the removal of the roof 
timbers it is proposed to clean and seal the main roof members and then 
take down the ceiling once an environmental clean has been undertaken 
to prevent the spread of asbestos dust contamination. 

3.4 In addition other external works include the replacement of the existing 
flagpole on the ridge of the roof with a new flagpole to be attached to the 
rear wall, replace the existing rainwater goods and roof lights and 
lanterns, repair and paint the clock tower and carry out external render 
repairs to the rear wall and restore the original eaves detail to the rear of 
the building.

3.5 Internally it is proposed to replace the internal original lathe and plaster 
ceiling with a temporary plaster ceiling. The reconstruction of the 
permanent ceiling will be on a like for like basis where it is proposed to 
retain the cornice mouldings where ever possible. Following removal of 
the ceiling the drawing No. S10234-AEW-XX-XX-DR-A-0003P4 indicates 
that the ceiling re-instatement will be carried out in a later work 
phase/contract.

3.6 With no objections received from either Historic England or the National 
Amenities Society there is no statutory requirement to refer the application 
to the Secretary of State.

3.7 The application, the details attached to it including the plans, comments 
made by residents and the responses of the consultees can be found on 
the Council’s website at: 
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http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServle
t?PKID=225232
 

4. RELEVANT PLANNING HISTORY

HPK/0002/0798 & 0799 – Planning consent and Listed Building consent 
to form new doorway and building ramp to provide disabled access – 
Approved 19/03/1984
HPK/0003/7189 – Alterations to arcade – Approved 29/06/1998
HPK/2015/0209 – Listed Building Consent for fixing of a plaque to 
frontage of the Town Hall – Approved 03/06/2015

5. PLANNING POLICIES RELEVANT TO THE DECISION

High Peak Local Plan 2016

S1 – Sustainable Development Principles
S1a – Presumption in Favour of Sustainable Development
S2 - Settlement Hierarchy
S5 – Glossopdale Sub-area Strategy
EQ6 – Design and Place Making
EQ7 Built and Historic Environment

National Planning Policy Framework
Section 2 – Achieving sustainable development
Section 12 – Achieving well-designed places
Section 16 Conserving and enhancing the historic environment

6. CONSULTATIONS 

Site notice Expiry date for comments: 14th August 2018
Neighbour letters Expiry date for comments: 01st August 2018
Press Advert Expiry date for comments: 09th August 2018

Neighbours

No comments or representations have been received from neighbours or     
interested parties.

Consultee Comment Officer response

Historic 
England

On the basis of the information 
available to date, we do not wish 
to offer any comments. We 
suggest that you seek the views 
of your specialist conservation 

http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=225232
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adviser. It is not necessary for us 
to be consulted on this application 
again, unless there are
material changes to the proposals

National 
Amenities 
Society

At the time of writing no 
comments have been received.

Conservation 
Officer

The works are necessary on 
account of all of the roof timbers 
and the underside of the slates 
having been treated with an 
asbestos based fire resistant 
material at some point in the 
recent past.  It is therefore 
proposed to strip off the roof and 
dispose of the slates, take down 
the roof timbers apart from the 
main structural members to the 
roof (which can be cleaned and 
sealed) and take down the ceiling 
once an environmental clean has 
taken place to prevent the spread 
of contamination through dust.  
All of the ceilings and the roof will 
be reconstructed to match the 
existing.  
It is noted that the drawings refer 
to the ceilings being reinstated by 
a separate contract to the 
external roofing work.  As the 
taking down of the ceilings can 
only be supported on the basis of 
them being reinstated to match 
the existing, it is important that 
the reinstatement work is carried 
out within a reasonable timetable.  
If this happens, I would consider 
the works would only cause less 
than substantial harm to the 
heritage asset.
The works covered by this 
application have been fully 
discussed with the Council’s 
Project Officer (Chris Stanyer) 
and the Council’s appointed 
Conservation Architect.  Although 
the opening stance was that the 
ceiling should be retained, 
concerns about the ability of any 
cleaning regime to fully remove 
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all traces of asbestos have 
resulted in an acceptance of an 
approach that takes the ceilings 
down and replaces them on a 
like-for –like basis.  Quite 
sensibly, it is proposed to retain 
the cornice mouldings, where 
possible, and re-use them.
Although this is all like to like 
replacement work, conditions will 
be necessary to cover:

1. timetable for the works to 
be carried out so as to 
ensure the reinstatement 
within a reasonable period 
of time

2. approval of the 
replacement slates

3. approval of the painting 
scheme for the roof-top 
clock tower

4. approval of the internal 
painting scheme.

Environmental 
Health

The Environmental Health 
Department has no objection to 
the proposed development 
subject to the conditions set out 
below being applied to any 
permission granted. The 
application submission indicates 
that asbestos and asbestos 
containing materials have been 
identified within the building. To 
protect the health of the public 
and the wider environment the 
following condition is 
recommended.

CLD11 - Asbestos: request for 
survey
Prior to commencement of 
development the developer must 
submit an intrusive pre-
demolition asbestos survey in 
accordance with HSG264 and a 
mitigation plan to reduce risks to 
potential occupiers and the wider 
public.
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The mitigation plan shall be 
subject to written approval by the 
LPA, and development shall be 
undertaken in accordance with 
the approved terms.

7. POLICY AND PLANNING BALANCE 

Planning Policies

7.1 The determination of a listed building consent application is to be made 
pursuant to Section 66(1) of the Planning (Listed Buildings and Conservation 
Areas) Act 1990 states that special regard must be given to the desirability of 
preserving a building, or its setting or any features of special architectural or 
historic interest it possesses. 

7.2 The High Peak Local Plan 2016 is the adopted development plan for the 
area and contains policies relating to design, historic environment and 
heritage assets. 

7.3 Other material considerations include the National Planning Policy 
Framework 2018 (The Framework) and National Planning Policy Guidance 
(NPPG). Paragraph 10 of the Framework explains that at the heart of the 
Framework is the presumption in favour of sustainable development which is 
outlined within Paragraph 11.  For decision makers this means that when 
considering development proposals which accord with an up-to-date 
development plan, they should be approved without delay. However, where 
there are no relevant development plan policies or the policies which are most 
important for determining the application are out of date planning permission 
should be granted unless the application involves protected areas or assets of 
particular importance and there is a clear reason for refusal or any adverse 
impacts would significantly and demonstrably outweigh the benefits when 
assessed against the policies in the Framework taken as a whole.

Principle of Development

7.4 The application site is a Grade II Listed Building within the town centre 
and Built-up area of Glossop for the purposes of the High Peak Local Plan 
2016. Strategic Policy S5 supports the vitality and viability of Glossop Town 
Centre specifically through the delivery of the Glossop Design and Place 
Making Strategy which involves amongst other projects the refurbishment and 
enhancement of Glossop Market Hall and Town Hall. Any improvement and 
renovation works would also be subject to High Peak Local Plan Policies EQ6 
and EQ7 which seek to promote high quality design and the historic 
environment respectively.
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Impact of the Proposal on the Listed Building

7.5 The Framework advises that when determining applications for works to 
heritage assets such as listed buildings, local planning authorities should take 
account of:

1. The desirability of sustaining and enhancing the significance of 
heritage assets and putting them to viable uses consistent with their 
conservation; 

2. The positive contribution that conservation of heritage assets can make 
to sustainable communities including their economic vitality; and

3. The desirability of new development making a positive contribution to 
local character and distinctiveness. 

7.6 Policies S5, EQ6 and EQ7 of the Adopted High Peak Local Plan also seek 
to protect and conserve heritage assets in a manner appropriate to their 
significance with particular protection afforded to listed Buildings such as 
Glossop Town Hall and Market Arcade.

7.7 The plans submitted for the repair and renovation of the roof of the Town 
Hall are detailed and sensitive involving the re-use of existing external 
materials where ever possible to prevent the loss of important features and 
preserve the building’s significance. 

7.8 The applicant has submitted a Statement of Design and Heritage 
Significance in which the works to remove the ceilings within Courtrooms 1 
and 2 are identified as causing substantial harm to the heritage asset. On 
careful consideration of the application by the Council’s Conservation Officer it 
is concluded that the works will not cause substantial harm and will lead to 
less than substantial harm to the significance of this heritage asset given that 
the future replacement ceilings will be on a like for like basis.

7.9 Paragraph 196 of The Framework advises that where a development 
proposal will lead to less than substantial harm to the significance of a 
designated heritage asset, this harm should weighed against the public 
benefits of the proposal, including, where appropriate, securing its optimum 
viable use.

7.10 Policy S5 of the Adopted Local Plan identifies the refurbishment of 
Glossop Town Hall and Market Arcade as being central to supporting the 
vitality of Glossop Town Centre through the Glossop Design and Place 
Making Strategy. Glossop Town Hall has been unused for some considerable 
time. The works to remove the asbestos are essential to avoid any danger to 
human health and to facilitate essential repairs and renovation to bring the 
building back into its optimum viable use as a community asset. Substantial 
public benefits will be obtained when the building’s continued future viability is 
secured and these benefits significantly outweigh the less than substantial 
harm to the heritage asset.
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7.11 AEW have had extensive discussions regarding the scheme with the 
Conservation officer and Historic England who have given their support to the 
proposals which will conserve the heritage asset in a manner appropriate to 
its significance.

Other Matters

7.12  It is noted from drawing No. S10234-AEW-XX-XX-DR-A-0003P4 that the 
Phase 1 works to the Town Hall which constitute this application do not 
include the reinstatement of a permanent lathe and plaster ceiling. Given that 
further internal electrical works and other essential internal roof maintenance 
works will have to take place in the near future it is considered expedient to 
construct a temporary ceiling prior to the reinstatement of the permanent 
ceiling in the future Phase 2 works. Moreover with the building being 
unoccupied and unheated the conditions would be unsuitable for a new lathe 
and plaster ceiling.

7.13  In order to ensure that any temporary ceiling that may be approved is 
ultimately replaced with a permanent lathe and plaster ceiling, it is proposed 
to impose a condition on any consent granted to ensure its construction prior 
to any future occupation of the 1st floor of the Building. The suggested wording 
for this condition is as follows:

Following the completion of the works hereby approved and prior to the First  
Floor of the building being brought back into use, the new permanent lathe 
and plaster ceiling shall be re-instated on a like for like basis to the original 
ceiling. 
 
It is also considered expedient that a condition be added for the removal and 
safe storage (where reasonably possible) of any original mouldings and 
cornice from the original ceiling to be removed.

8. Planning Balance & Conclusion

8.1 The purpose of the planning system is to contribute to the achievement 
of sustainable development through 3 overarching objectives:

 An economic objective
 A social objective
 An environmental objective

At the heart of the National Planning Policy Framework is a presumption in 
favour of sustainable development. For decision making this means that 
amongst other things, that 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.
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8.2  It is acknowledged that the works will lead to some harm to this Grade II 
Listed Building. However this harm is considered to be less than substantial 
harm. The building is an important community asset and these works to make 
the building safe and accessible and facilitate its renovation and repair will 
sustain the significance of the Town Hall and ensure that this important 
heritage asset and key Town Centre building will continue to be viable into the 
future contributing to the economic vitality of the community whilst making a 
positive contribution to local character and distinctiveness.

 RECOMMENDATIONS

A. It is recommended that Listed Building Consent be APPROVED, 
subject to the following conditions: 

Condition number Brief description Comment
TL02 3 Year Listed Building 

Time limit
AP01 Approved Plans
CL11 Request for asbestos 

survey
LB05 Program of works for 

ceiling re-instatement
LB07 Submission of Materials
LB17 Details of painting scheme 

for clock tower
LB17 Details of internal painting 

scheme 
LB27 Replacement windows that 

match.
LB38 Re-use and storage of 

ceiling mouldings and 
cornices

NONSTD Prior to occupation/ 
bringing into use of the 1st 
floor – reinstatement of the 
permanent lathe and 
plaster ceiling.

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 38 of the Framework the Case 
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Officer has sought solutions where possible to secure a development that 
improves the economic, social and environmental conditions of the area.
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Site plan


