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Conservation Team Advice

Date: 27/08/2026
Application Ref: HPK/2026/0187

High Peak

Borough Council

Site Address: Wesley House, Wesley Street, Glossop
Proposal: Replacement of non-original windows

Heritage assets affected:

Designated Heritage Asset(s):

Old Glossop Conservation Area

Non-Designhated Heritage
Assets(s) (NDHAs):

Wesley House, Wesley Street

(Derbyshire Historic Environment Record:

MDR12240)

Conservation Advice - Amendments

Amended Plans Reviewed:
2618 11A Proposed Elevations 100 A1
2618 12A Proposed Details 20 A1

Assessment and Impact

Amended details remove the stained-glass windows from the proposal. The application
now seeks consent for the replacement of the existing clear glazed windows only. The
retention of the historic stained-glass windows is considered positive for the NDHA and

conservation area.

The remaining, clear glazed, windows are non-original timber framed windows. The
replacement of these windows is considered acceptable in principle as there will be no
loss of historic material. Furthermore, plans such the design to be a like-for-like two-

over-two design.

However, plans indicate the use of Timberlook uPVC. Timberlook windows are a flush
design which appears visually flat and bulky. These fail to replicate the design and
joinery details of timber windows which are traditional in the Conservation Area. As
such itis recommended that an alternative window is proposed in order to better
replicate the traditional joinery details found in sash timber windows.
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Legislation and Policy

Town and Country Planning (Listed Buildings and Conservation Areas) Act 1990
Section 72(1) of the Town and Country Planning (Listed Buildings and Conservation
Areas) Act 1990 states that with respect to any buildings or land in a conservation area,
special attention shall be paid to the desirability of preserving or enhancing the
character and appearance of that area.

National Planning Policy Framework (August 2026)

HEDS: Assessing effects on heritage assets

1.Development proposals affecting heritage assets should be accompanied by an
assessment of the significance of the assets affected (including any contribution made
by their setting) and of the potential effect of the proposal on their significance. The level
of detail should be proportionate to the assets’ importance and no more than is
necessary to understand the potential effect of the proposal on their significance. The
relevant historic environment record should be referred to in making this assessment,
and appropriate expertise employed where necessary.

2.Assessments of the potential effects of development proposals on the significance of
heritage assets (including through effects on their setting) should identify whether
proposals would be likely to:
a. Have a positive effect, which is where the significance of a heritage asset would
be enhanced, or better revealed; or

b. Have no effect on the significance of a heritage asset; or

c. Resultin harmto the significance of a heritage asset, either from work affecting
the asset itself or from development within its setting. The degree of harm should
be identified: substantial harm would occur where the development proposal
would seriously affect a key element of the asset’s significance; or

d. Cause the total loss of the significance of a heritage asset.

HEG6: Proposals affecting designated heritage assets

1.When considering the potential effect of a development proposal on the significance
of a designated heritage asset, substantial 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 effect amounts to a positive effect, harm,
substantial harm, or total loss of its significance.

2.Development proposals which would have a positive effect on a designated heritage
asset should be supported.
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3. Any harm to a designated heritage asset will be a matter of considerable importance
and weight, which should be dealt with in accordance with paragraphs 4 to 6 of this
policy.

4 Where a development proposal would harm the significance of a designated heritage
asset the effect on the asset and its significance should be weighed against any public
benefits resulting from the proposal. Important public benefits can include securing the
long-term reuse of a vacant or underused listed building, and enabling energy efficiency
and low carbon heating measures to be employed.

HE7: Decisions on non-designated heritage assets

2.Where a development proposal would harm the significance of a non-designated
heritage asset, this should be weighed against the benefits of the proposal and a
balanced judgement made, having regard to the scale of any harm or loss and the
significance of the non-designated heritage asset.

HE9: Conservation areas
1.Development proposals within or affecting the significance of conservation areas
should:

a. Retain and conserve buildings and other features which make a positive
contribution to the character or appearance of the conservation area where
possible; and

b. Considerthe area’s special architectural or historic interest (as identified as part
of the designation of the conservation area) in the design of development.

2.Not all elements of a conservation area will necessarily contribute to its significance.
Where a development proposal would result in the loss of a building or other element
which contributes to the character or appearance of a conservation area that is
desirable to conserve, the assessment of impact should take into account the relative
significance of the element affected and its contribution to the significance of the
conservation area as a whole, and the effects of this considered in accordance with
policies HE5 and HEB6.

Local Development Framework

Consideration should also be given to the following documents and local development
framework policies:

e High Peak Local Plan (Adopted 2016) — EQ7 Built and Historic Environment
e Old Glossop Conservation Area Character Appraisal (Adopted March 2006)
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Conclusions and Recommendations

In summary, the retention of the historic stained-glass windows is considerable
improvement to the proposal. However, the design of the uPVC windows proposed for
the replacement of the remaining non-historic windows is considered unacceptable for
use on a NDHA within the conservation area. As such an alternative uPVC window
design should be required which better replicates traditional timber joinery in order to
preserve the significance of the NDHA (NPPF HE7 2) and the character and appearance
of the conservation area (NPPF HE9 and HE6 3 and 4). However, should officers be
minded to approve the application, the following condition is recommended in order to
secure these details:

Recommended Condition

- Notwithstanding the approved plans, prior to the installation of the windows
hereby approved, details of their material, design, specification, method of
opening, trickle vent details, method of fixing and finish, in the form of drawings
and sections of no less than 1:20 scale, shall be submitted to and agreed in writing
by the Local Planning Authority. The development shall be carried out only in
accordance with the agreed details.

Reason:- To preserve the special architectural and historic interest of the non-
designated heritage asset and to preserve the character and appearance of the
Conservation Area in accordance with Policy EQ7 of the High Peak Local Plan
(2016) and Chapter 20 of the NPPF (2026).

Conservation Officer: Rachel Robinson
High Peak Borough Council
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