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HIGH PEAK BOROUGH COUNCIL
DEVELOPMENT CONTROL COMMITTEE

14th December 2020

Application 
No:

HPK/2020/0428

Location Market Hall, Market Place, Glossop, SK13 8AR
Proposal Listed Building Consent to form new opening in the existing 

roof pitched roof over the market hall area and installation of 
patent glazing system to the apex of the roof.

Applicant High Peak Borough Council
Agent Mr Jamie Wildgoose, AHR Building Consultancy Ltd
Ward/Parish Howard Town Date registered 07.10.2020
If you have a question about this report please contact: Mark 
Ollerenshaw Mark.Ollerenshaw@highpeak.gov.uk  01538 395400 ext. 4921

1. REFERRAL 

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

SUMMARY OF RECOMMENDATION

APPROVE subject to conditions

2. DESCRIPTION OF THE SITE AND ITS SURROUNDINGS

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

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

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

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

3. DESCRIPTION OF THE PROPOSAL 

3.1 Listed Building Consent is sought for the formation of a new opening in the 
existing roof pitched roof over the market hall area and installation of patent 
glazing system to the apex of the roof. This application follows on from the 
previous application for listed building consent (HPK/2020/0171) which was for 
works to refurbish the Market Hall roof approved by the Development Control 
Committee on 14th July 2020. It is now proposed that two additional sections of 
patent glazing are added to the apex of Roof 2 to provide additional daylight to 
the Market Hall below. This will involve forming two new openings in the roof and 
installing a patent glazing system flush with the slate covering.

3.2 The applicant is proposing to use Standard Patent Glazing (Skyline SPG4 
system) and the contractor will be supplying and fitting the glazing to all roof 
areas so the same system will be used throughout.  In terms of truss 
strengthening, an assessment of the existing trusses has been undertaken and 
the applicant confirms the trusses have sufficient capacity to carry the roof 
glazing without any further strengthening works. There may be some 
modification to the truss at the apex of the truss to provide a bearing for the new 
glazing system but this will be confirmed when detailed design work has been 
concluded.

3.3 Full details of the proposal can be found at:

http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=2
43050

4. RELEVANT PLANNING HISTORY

HPK/2020/0171 - Refurbishment of the existing pitched roof coverings, comprising of 
removal and salvage existing slates, new battens and counter battens, new 
breathable membrane, re-installation of salvaged slate and import new slate where 
required. Replacement leadwork, flashings and valley gutters. Making good timber 
fascias and soffits, replacement rainwater gutters. Replacement patent glazing and 
glazed lanterns. Replacement flat roof coverings with built-up mineral felt system. 
Installation of new glazed lanterns over existing atriums. Installation of roof access 
ladder and walkway system. Internal works to the Market Hall will comprise of 
removal of existing suspended ceiling systems, isolation and removal of M&E 

http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=243050
http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=243050
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services installations, removal of market traders stalls, partitions, raised access 
floors. Approved 15/07/2020

http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=2399
52

HPK/0003/7189 - Alterations to arcade - Approved 29/06/1998

http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=3026
5

HPK/0003/7205 - Refurbishment of Glossop arcade - Approved 29/06/1998

http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=3029
7

5. PLANNING POLICIES RELEVANT TO THE DECISION

Adopted High Peak Local Plan 2016

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

Supplementary Planning Guidance

High Peak Design Guide 2018
Glossop Character Appraisal 2006

National Planning Policy Framework

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

6. CONSULTATIONS CARRIED OUT

Site notice Expiry date for comments: 17/11/2020
Neighbour letters Expiry date for comments: 28/10/2020
Press Notice Expiry date for comments: 05/11//2020

Neighbours

None received.

Consultations

http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=239952
http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=239952
http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=30265
http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=30265
http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=30297
http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=30297
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Consultee Comment Officer 
response

Glossop and 
District 
Heritage 
Trust

In our comments on the main application 
(HPK/2020/0171) we noted that either as originally 
built in 1844-5, or more likely from when the side 
aisles were added ten years later, the central roof 
of the Market Hall had a clerestory or lantern roof 
to provide additional natural light to the centre of 
the hall.

Ideally, this feature ought now to be restored as 
per the original design and materials.  However, as 
the central roof is lower than those of the side 
aisles this would be invisible from outside, but 
would add considerably to costs and create a 
major maintenance requirement in a very 
inaccessible location.  Whilst they would normally 
be regarded as out-of-keeping on a Listed 
building, the proposed roof lights therefore appear 
to be a reasonable compromise, which will restore 
some of the character and feel of the original hall 
whilst being practical in current circumstances.

Conservation 
Officer

Original comments

Following approval of works to refurbish the 
Market Hall roof (Listed Building Consent 
HPK/2020/0171) it is now proposed that two 
additional sections of patent glazing are added to 
the apex of Roof 2 to provide additional daylight to 
the Market Hall below. This will involve forming 
two new openings in the roof, strengthening the 
trusses if required, and installing a patent glazing 
system flush with the slate covering. 

It is assumed that the glazing system will be the 
same as that approved for other parts of the roof, 
but this needs to be clarified

No objections, subject to using the same glazing 
system as elsewhere on the building. No harm to 
significance.

Condition: Details of roof strengthening, if 
required, to be agreed by the LPA

Follow up comments (following receipt of 
additional information)
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Recommend the same condition that was on the 
original Listed Building Consent relating to the 
patent glazing.

The Victorian 
Society 
(National 
Amenity 
Societies)

Request more information about the status and the 
progress of the proposals to renovate Glossop 
Town Hall, Market Buildings, and Municipal 
Buildings as a whole, so that I can get an idea of 
how these particular proposals fit into the bigger 
picture, and what the conservation background is. 

I recall being notified either earlier this year or last 
year of the proposals to repair the roofs, which 
seemed perfectly acceptable (not to say 
necessary!). These present proposals seem a little 
more potentially problematic, given that they 
constitute an alteration. The documents provided 
with the application give no details as to the 
original layout of the market hall or much about the 
construction of the roof; nor do they set the 
proposals to insert a rooflight in the context of the 
more extensive plans to renovate the building as a 
whole. I can’t find any record on our system of us 
ever having been consulted about these more 
extensive plans — have they ever been submitted 
as an application of any sort? I can’t find very 
much information after the public consultations in 
2012 on the council’s website. Looking at the roof 
plan I am slightly surprised that it isn’t partly 
glazed anyway, and wondered if there was any 
precedent. 

I would be very grateful if you could just let me 
know how these proposals fit into the wider 
proposals for the buildings, and whether or not 
there is anything like a comprehensive heritage 
impact assessment for the whole Town 
Hall/Market Hall/Municipal Buildings project.

7. POLICY AND MATERIAL CONSIDERATIONS AND PLANNING BALANCE 

   Policy Context

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

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

Principle of Development 

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

Impact on the Heritage Asset

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

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

7.6 Paragraph 193 of the NPPF (2019)  states that when considering the impact of a 
proposed development on the significance of a designated heritage asset, great 
weight should be given to the asset’s conservation (and the more important the 
asset, the greater the weight should be). This is irrespective of whether any 
potential harm amounts to substantial harm, total loss or less than substantial 
harm to its significance. Paragraph 196 of the NPPF (2019) requires that where 
a proposal will lead to less than substantial harm to the significance of a 
designated heritage asset, this harm should be weighed against the public 
benefits of the proposal including, where appropriate, securing its optimum viable 
use.

7.7 The application seeks listed building consent for two additional sections of patent 
glazing to the apex of Roof 2 to provide additional daylight to the Market Hall 
below. This will involve forming two new openings in the roof and installing a 
patent glazing system flush with the slate covering. Listed building consent was 
granted in July 2020 under application HPK/2020/0171 for full refurbishment of 
the roof coverings to the Market Hall and Municipal Building. Whilst the roofs are 
being refurbished, it is proposed to install the additional section of glazing to 
minimise disruption and abortive work for this element of the works in the future.

7.8 As detailed, the proposed patent glazing system which will be supported by the 
existing roof structure. An assessment of the existing trusses has been 
undertaken and the applicant confirms the trusses have sufficient capacity to 
carry the proposed roof glazing without any further strengthening works. There 
may be some modification to the truss at the apex to provide a bearing for the 
new glazing system but this will be confirmed when detailed design work has 
been concluded.
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7.9 In response to the consultation comments from the Victorian Society, the 
applicant states the following:

The current proposals to renovate the buildings fully is subject to the Council 
being successful in a bid to the Local Enterprise Partnership which is yet to be 
determined. The proposals included in this bid are outline and will be subject to 
further design work over coming months taking into account the heritage aspects 
of the building and will be consulted upon at that stage through the planning 
process. We would be happy to be in contact during this process before the 
formal consultation stage if you feel this would be beneficial.

The current phase of works is to repair the roof which is necessary and in doing 
so the requested improvement to add the rooflights will provide significant natural 
light in to the building once the current suspended ceiling is removed and 
opened up to show the currently hidden original structure. There will be a very 
limited view of the rooflights from the ground level on the outside of the building 
due to the middle roof being lower than the outer wings. The variation has been 
requested at this stage to ensure that a future scheme and the wider renovation 
does not need to undo or change the current works and incur further costs.

A heritage impact assessment will be completed once the full renovation 
proposals have been designed and will take into account the adaptations and 
renovation of the 3 buildings for the whole project.

7.10 The Conservation Officer raises no objection to the proposal, subject to the use 
of the same glazing system as that to be used on the other parts of the roof. The 
applicant has confirmed that Standard Patent Glazing (Skyline SPG4 system) 
will be used which is the same system to be used to the other parts of the roof.  
The Conservation Officer has recommended a condition requiring details. 

7.11 Given that the proposed glazing is not likely to be visible from ground level, and 
the proposed use of the same glazing system as that to be used to the other 
parts of the roof being refurbished, it is considered that the proposed works will 
not adversely affect the historic significance of the listed building. The proposal 
forms part of the regeneration of the building and will assist in facilitating its re-
use.

7.12 The proposed development would not result in any harm to the listed building 
and therefore a balancing exercise does not need to be undertaken.

8. PLANNING BALANCE AND CONCLUSION 

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

A: That listed building consent be APPROVED, subject to the following 
conditions:

Condition Number Brief description Comment
TL02 Time Limit – 3 years

AP01 Approved plans

Non-Standard Details of patent glazing to be submitted to 
and approved in writing by the Local Planning 
Authority.

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

Site Plan
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