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Application No: 20/0563/FH 

 

Location of Site: 

 

 

The Leas Club, The Leas Folkestone, CT20 2DP 

Development: 

 

Listed building consent for the restoration of the Leas Pavilion, 

including external and internal alterations in connection with the 

use of the building for ancillary residential use class (Class C3), 

and flexible use for community accessibility, assembly and 

leisure (Class D2), together with the construction of a nine storey 

residential apartment block (5 full storeys, with setbacks to the 

upper fours storeys) and associated cycle and refuse storage, 

landscaping, with two parking areas provided at half-basement 

level, accessed from Longford Terrace and Longford Way. 

 

Applicant: 

 

Mr Olivier Daelemans 

Agent: 

 

Miss Molly How 

Officer Contact:   

  

Sue Head 

SUMMARY 

This report considers a listed building application for the restoration of the Leas 

Pavilion including internal and external alterations. The report considers all elements 

of the listed building that are to be amended, and assesses each element in terms of 

any benefit or harm that they may bring about. The report concludes that the 

development would have less than substantial harm on the listed building and as such 

the proposal is acceptable.  

RECOMMENDATION: 

That listed building consent be granted subject to the conditions set out at the 
end of the report and that delegated authority be given to the Chief Planning 
Officer to agree and finalise the wording of the conditions and add any other 
conditions that he considers necessary. 

 

1. INTRODUCTION 
 

1.1 This application seeks listed building consent for the internal and external works 

that require listed building consent in connection with the restoration of the Leas 

Pavilion along with the proposed residential redevelopment of the site subject 

to planning application ref 20/0579/FH also reported on the agenda. It is for this 

reason the application is being reported to the Planning and Licensing 

Committee.  
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2. Site and General and Historic Building Description and Significance 

 

2.1 The application site comprises of the Grade II listed Leas Pavilion building itself, 

as well as two surface level car parks located to either side. The Leas Pavilion 

is sited immediately adjacent to ‘The Leas’ which is clifftop promenade with the 

seafront some 40m below. Opposite the site lies and area of open space which 

lies between the road and the cliff edge.. The site comprises land of 

approximately 0.23ha located within the built-up area of Folkestone, and within 

the Folkestone Conservation Area. The List description for The Leas Club reads 

as follows; 

 

737/0/10041 

 

THE LEAS CLUB, THE LEAS 

24-DEC-07 

 

Grade II 

 

II Purpose-built tea rooms, later theatre, cafe and pub. Opened in 1902, 

Architect Reginald Pope for Mr Frederick Ralph. Modified in 1928 and 

with minor later alterations. Principal front of terracotta, the other 

elevations of red brick. 

 

PLAN: One storey and basement with seven bay front, roughly 

rectangular with projecting end wings to the south and attached walls 

enclosing a forecourt. The interior comprises small tearooms to the south 

with billiard room underneath and large two-storey high main tearoom to 

the north. 

 

EXTERIOR: Because of lease restrictions only one floor is visible behind 

a sunken forecourt. The frontage is by far the most architectural and the 

elevation of the most special interest. The south entrance front is 

symmetrical with an elaborate dentil cornice throughout and a central 

enriched pediment with dolphin motifs. Below is an arched doorcase with 

keystone and pilasters and an elaborate wrought iron overthrow and pair 

of gates. The door behind has original Art Nouveau style stained glass 

with floral motif. On each side of the main entrance are two bays with 

segmental arched windows and central narrow doors, all divided by 

pilasters. All windows and doors retain Art Nouveau style stained glass 

with floral motifs to the upper parts. The whole of the front has an 

attached iron and glazed verandah supported on large scrolled brackets 

and thin supports. The modern canopy entrance at street level is not of 

special interest. 

 

The projecting wings have two similar segmental arched windows with 
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two doors and the south facing ends have one segmental arched 

window. All windows and doors to the projecting wings retain their Art 

Nouveau style stained glass. Attached to the sides of the building are 

the terracotta forecourt walls, comprising elaborate balustrading on 

retaining walls with steps into the forecourt at the centre and sides which 

are flanked by pairs of panelled piers. These originally held lamps. The 

east side has nine window openings (one blocked) with terracotta lintels 

and mid-C20 metal-framed casements. The north side has one blocked 

opening with a terracotta lintel. The west side is similar but at the time of 

inspection most of it was concealed behind a fence. From the interior it 

was clear that all windows on this side had been replaced in the 1930s 

or 1950s with metal framed casements. 

 

INTERIOR: The central entrance leads into a vestibule with dentil 

cornice and, on either side, a doorcase with eared architrave with ovolo 

and bead and reel motifs and swag frieze to the overmantel. On each 

side this leads into small tearooms. The central doorcase opens into the 

main tearoom which rises the full height of the building (ground floor and 

basement). The centre has a coved ceiling with patterns of diamonds 

and octagons, flanked by large coffered sections. The space is entered 

by an imperial staircase with turned balusters on the south side under a 

central segmental arch. The adjoining round-headed arches have a 

section of curved balcony beneath. The east and west sides have a 

gallery supported on Tuscan columns with Tuscan columns to the arches 

above the gallery. The upper level originally had six round-headed 

arches to each side but two were removed on each side and 

incorporated into larger arches to provide better sightlines for the 

building's later use as a theatre. The north side originally had a 

continuation of the gallery with one large central cambered arch flanked 

by smaller round-headed arches on each floor with balustrading to the 

gallery, which was originally used by a small orchestra and vocalist. In 

1928 the north gallery was replaced by a proscenium arch. This has a 

central rosette decoration and six triangular motifs. The lower level south 

side has a separate room, formerly a billiard room. This has a later 

suspended ceiling, but above this some original plasterwork is likely to 

survive. This room has later panelling. 

 

HISTORY: The Leas Club was opened in 1902 as a teahouse called The 

Leas Pavilion. It was designed by a local architect, Mr Reginald Pope for 

a Mr Frederick Ralph. 

 

The site lay between two hotels on the east side of The Leas which had 

long leases from the Radnor Estate with an "ancient lights" clause so 

that no building could be constructed which would prevent light reaching 

their windows. As a result the building was constructed with only one 

storey visible above the ground, with a flat roof but a full-height 
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basement. 

 

The contractor for the work was Castle and Co and the overall cost was 

£10,000. The building was opened by Lord Radnor on 1st July 1902. 

 

The teahouse was fully licensed and had high prices. A covenant in the 

lease required that the lessees would "use the room for the highest class 

tea and refreshment trade with the view to securing the best class of 

visitors only". At the far end of the gallery was seated a ladies orchestra, 

often joined by a vocalist. In 1906 a concert party was introduced on a 

makeshift stage below the gallery. During the First World War farewell 

concerts were held for the troops before they embarked onto the ships 

to France. The concert parties continued after the war until in 1928 a 

proper stage was built at the far end of the hall with plays and tea 

matinees. this flourished as a repertory theatre called the Leas Pavilion 

Theatre for 57 years until September 1985. It reopened as the Leas Club 

in March 1986 and has subsequently been run as a cafe and pub and 

venue for live music. 

 

SOURCES: Taylor , Alan F, "Folkestone Past and Present", Derby, 

2002. Brodie, Allan and Winter, Gary, "England's Seaside Resorts", 

English Heritage, 2007. 

 

REASONS FOR DESIGNATION: The Leas Club is designated at Grade 

II for the following principal reasons: 

 

* As a rare example of a purpose-built Edwardian high class tearoom 

and its poignant evocation of troops departing for France in World War I 

and early-C20 popular entertainment; * The entrance front is of special 

architectural merit for its high quality moulded terracotta work, ironwork 

grilles and attached verandah and for its Art Nouveau style stained glass; 

* The plan form survives intact; * The interior with its imperial staircase, 

galleried interior and ceiling survives substantially intact apart from a few 

alterations to convert it into a theatre in 1928; * As an important 

Edwardian seaside building, comparing in interest with the later Leas 

Cliff Hall and Pulhamite caves at Folkestone, which are both listed Grade 

II. 

 

2.2 The Leas Pavilion is located on the north side of The Leas, approximately 150m 

west of the monument at West Terrace and about 250m east of the Leas Cliff 

Hall. 

 

2.3 The building sits at the centre of a property block bounded by Longford Way (to 

the north), Cheriton Place (to the west) and Longford Terrace (to the east). The 

building fronts onto the Leas with a sunken courtyard contained by two 

projecting wings and has a rear elevation onto Longford Way. There are sunken 
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areas to the sides of the building and beside these, to the east and west, vacant 

plots are in use as car parks. 
 

2.4 These plots were formerly occupied by substantial buildings - rows of 5 storey 

hotels + attic terrace houses all designed in the stuccoed Italianate classical 

style that is typical of west Folkestone. The northern part of Longford Terrace 

survives as a truncated row of houses extending away to the north towards 

Sandgate Road. 
 

2.5 The Leas Pavilion was designed by Reginald Pope and was opened in 1902 as 

a tea house. It was subsequently converted to a theatre in 1928 with the 

northern galleries replaced by a proscenium arch and with alterations to the east 

and west galleries. The building is constructed principally of red brick but with 

buff terracotta blockwork to the south front, projecting pavilions and balustrades 

enclosing the sunken forecourt area and steps. 
 

2.6 The building is sunken into the ground with the flat roof only about 1.2m above 

the surrounding ground levels. Steps lead down into a broad sunken forecourt 

terrace at two levels onto which the principle elevation faces. This frontage is 

built entirely of terracotta blocks and is a symmetrical composition with an 

enriched pediment with dolphin motifs set over the central entrance. The façade 

is of seven bays, with the end bays projecting well forward of the main front to 

form projecting wings that enclose the terrace on the east and west sides. 
 

2.7 The façades are arranged as a series of “shopfronts”, each comprising of a pair 

of elliptically arched windows to either side of an arched topped doorway. There 

are four shopfront sets in all, two of these facing south to either side of the 

central entrance and the other two on the side elevation of the projecting wings, 

facing each other across the forecourt. The ends of the projecting wings are 

each formed with a simple “shop” window occupying most of the end elevation 

of these wings. 
 

2.8 The design is of a very slender nature 

with only narrow pilasters, built off the 

terracotta blocks between the windows 

and doors, with only slightly more 

substantial piers at the corners of the 

building. Above the arches there is an 

elaborate entablature with a heavy 

moulded cornice supported on dental 

blocks extending right along the 

frontages of the building. 
 

2.9 Attached to the building is a patent 

glazed canopy, supported by decorative 

wrought iron eaves beam which in turn is carried by a series of large decorative 
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wrought iron brackets bolted back to the façade. This appears to be a later work 

attached to the original building. 
 

2.10 The interior of the building contains an impressive series of spaces with a 

central vestibule entered from the sunken outer courtyard. This leads on into 

the main central double-height hall space with a coffered ceiling with the lay 

light of a former central lantern light This is flanked by galleries to either side at 

the upper level, with the later proscenium inserted into the north side. An 

imperial staircase leads down to the lower level. The image above, shows the 

open space, with the stage at the northern end of the building. This stage is not 

an original feature of the building, and is sought to be removed as part of this 

proposal, with the reinstatement of the balconies feature at that end of the 

building.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 

 

 

 

 

 

 

 

2.11 Behind the stair are a series of lesser generally featureless spaces - a large low 

room, last used as a billiards room and beyond this, to the north a large bare 

undercroft space beneath the upper courtyard. The image to the right shows the 

eastern flank of the building, with the more recent partition walls, which are in a 

state of significant disrepair.  
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3 PROPOSAL 

 This Listed Building Consent application relates to the restoration of the Leas 

Pavilion and the development of a nine- storey residential apartment block, 

above the rear part and either side of The Leas Pavilion. 

 

Restoration 

 

 The proposal would see the renovation of the existing Leas Pavilion, which is in 

a state of disrepair, with the previous owners having had a repairs notice served 

upon them. The repairs of this element will provide a communal space for future 
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residents as well as allowing for some public access for functions and also to 

view archives of local interest. The proposal would include the following works 

to be undertaken (in summary):  

 The dismantling and restorative reconstruction of the terracotta facades to 

the south courtyard, including parts of the main entrance frontage, east and 

south elevations of the west wing and the west and south elevations of the 

east wing and reinstatement of the original steps. 

 

 Removal and reinstatement of the weathering of the sunken courtyard. 

 

 Restoration of the south courtyard balustrading and steps. 

 

 Removal of the later iron and glass canopy that extends across the main 

south entrance front and making good. 

 

 Demolition of the rear part of the west flanking wing, a small office extension 

at the north-west corner and a derelict single storey extension infilling most 

of the east sunken yard (all this in conjunction with the construction of the 

adjacent flats development). 

 

 Removal of the stage area and associated offices at the north end of the 

main hall and reinstatement of the tripartite gallery with projecting central 

bay feature. 

 

 Removal of a modern accommodation stair within the west wing and making 

good. 

 

 Removal of various modern partitions (mostly WC partitions) in particular 

within the east wing at both ground and lower ground levels. 

 Formation of new opening and infilling existing openings within the east and 

west wings and to form connections between the Leas Pavilion space and 

the circulation areas of the flats development on the site to the east and west 

and bridging over the Leas Pavilion. 

 

 Conversion of the Leas Pavilion main hall space into a multi-purpose 

function space. 

 

 Conversion of the former billiards area into a storage room for flats tenants. 

 

 Fitting out and conversion of the south undercroft space into a plant room. 

 

 Provision of toilets to serve the community room. 

 

 General reinstatements of the interiors of the main double height hall space. 
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 Within the front courtyard a number of changes are also proposed:  

 

 The non-original metal veranda which extends across the main frontage is 

to be removed. This was introduced in the 1920s and is in poor condition 

with much of the glazing missing. While not yet consented (the application 

remain undetermined – see Planning History), a 2019 application proposed 

the removal of this feature and concluded that ‘whilst the canopy has 

become part of the history of the building and, were it to be in good condition, 

it would contribute to its character. The process of restoration, however, 

means that it has to be taken down and given the extent of replacement 

required, perhaps it is not really worth restoring it afterwards.’ (ref: 

Y19/0665/FH). As such, the removal of this feature has already been 

accepted by the Council and its loss will better facilitate the restoration of the 

façade to its 1902 character.  

 

 The original surface (potentially stone or gravel judging by historic 

photographs) has been replaced with modern asphalt which has, over time, 

degraded. This is now causing a water leak into the basement below. 

Proposals seek to repair the water ingress and provide an appropriate new 

surface within the courtyard. 

 

 In terms of the use of the building itself, residents will access the building via 

the main entrance from The Leas before using the upper level gallery to access 

the circulation cores to the residential units above. The gallery will also provide 

informal seating. 

 

 To the front of the building at the upper level, the existing two main rooms will 

be used as a concierge and cloak room. Secondary access into the residential 

units (for use when a community function etc. is using the main hall) will be 

provided through the projecting wings of the building. This part of the building 

will also feature an exhibition of historic images from the Leas Pavilion Archives 

that would tell the storey of the building and better reveal its significance and 

historic for occupants and visitors. 

 

 The main hall of the lower floor, where the tea-room functioned from, will be 

provided with flexible seating and staging so that a variety of different 

performances, functions etc. can be held in the space. Existing rooms and 

spaces around this area will be used for different ancillary functions including a 

green room and storage or community use and a kitchenette. The former 

bowling alley and snooker area to the front of the building beneath the courtyard 

will be used as storage for the residential units.  

 

 One of the most important elements of work proposed to the grade II listed 

building entails its restoration back into community use. As noted, the Leas 

Pavilion has been disused for the last ten years. In this time the building has 

fallen into a considerable state of disrepair and the frontage has suffered serious 

structural damage which has had an effect on the original terracotta. 
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 Externally, specialist structural work will be undertaken to stabilise the front 

façade and a terracotta specialist has been brought into the team to provide a 

sensitive schedule of works for the restoration of this elevation and associated 

steps and balustrade etc. 

 

 Where possible the existing terracotta (both that which remains in situ and which 

has been salvaged within the building) will be reused with elements restored to 

their original locations. 

 

 In addition to this, the Art Nouveau stained glass windows on the front facade 

will be carefully restored, again making use of the salvaged elements where 

possible, and the brickwork to the east façade will be carefully repaired. 

 

 The following documents were submitted by the applicant in support of this 

proposal:  

 

Planning Statement (PS) 

 

 In line with the requirements of the NPPF, the Planning Statement discusses 

the site context, the policy context and how the issues and constraints specific 

to the site have been addressed. This document also summarises the pre-

application discussions that have taken place between the Council and the 

applicant, as well as the public consultation exercises.  

 

Design and Access Statement (DAS)   

 

 The Design and Access Statement (including subsequent addendums) fully 

explores the design rationale of the development, as well as the evolution of the 

scheme from pre-application to the point of determination. The Design and 

Access Statement looks at the historic context of the building and provides a 

summary of the works required to the listed building. It also provides information 

on the floor plans as well as the car parking arrangement.  

 

Heritage Statement (HS)  

 

 The submitted Heritage Assessment makes an assessment on the historic 

importance of the building, identifying its significance as a heritage assess, and 

then provides an assessment of the proposal in terms of the level of harm 

caused by the proposal. The assessment concludes that overall there would be 

less than substantial harm by virtue of the proposals.  

 

Structural Assessment and Appraisal  

 

 This report provides a very comprehensive structural assessment of the existing 

LP structure and the issues surrounding the new flats structure which is in close 

proximity to the historic building – there needs to be a Method Statement of the 
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support of the side walls of the hall whilst this heavy engineering work is in 

progress. 

 

 In terms of the current structural condition of the building the document’s 

appraisal finds a number of faults with the current building condition, in summary 

these are as follows: 

 

 Water Ingress: The building is not watertight and suffering from water 

ingress causing decay and damage to the building fabric; 

 Vegetation: Vegetation is found in the terracotta facades and walls and 

steps to the southern forecourt causing significant damage; 

 Timber Decay: Timber joints of flat rood and gallery floor are at high risk 

of decay. There is extensive evidence of dry rot; 

 Steelwork: The condition of some beams seems reasonable, with 

surface corrosion consistent with a building of this age. However, there 

remains risk that beams elsewhere are suffering from severe corrosion; 

 North Retaining Wall: Horizontal crack visible. The plaster need 

removal to determine if this permeates to the masonry wall. Diagonal 

sheer crack is also observed on the external wall of the stage extension; 

 Concrete slab above basement: Concrete slab soffit has spalled in 

places and the fine steel mesh corroded; 

 South Elevation and South Wings Terracotta Facades: Evidence of 

movement of the principal south elevation. To the forecourt, the cornice 

shows significant downward movement; 

 External Balustrades, Steps and Walls: Substantial movement and 

damage have occurred to the features of the forecourt. 

 

 

Archaeology Desk Based Assessment  

 

 The report includes analysis and interpretation of the Historic Environment 

Record, map regression, aerial photographs and any existing site records 

analyses, with provisional historical contextualisation. It provides an 

assessment of the likely level of works required to protect any archaeology of 

interest. 

 

Terracotta Repair Methodology 

 

 The application includes a detailed report by PAYE Stone outlining the general 

strategy for the repair of the terracotta elements of the building. The report 

outlines the suggested methodology to be taken in approach to restoring the 

terracotta outside of the Leas Club. The document provides individual 

methodologies for the cleaning, the repair and the reconstruction of the 

terracotta external fabric of the building. 

 

Townscape and Visual Appraisal 
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 This Appraisal was submitted in order to demonstrate where the building would 

be visible from and the impacts that it would have thereafter. The appraisal 

concludes that the proposal would bring about a number of beneficial impacts 

both from short and medium/long range views from a number of viewpoints. It 

does identify that the magnitude of change at a local level would be substantial, 

but positive. 

  

4 RELEVANT PLANNING HISTORY 
 

4.1  The relevant planning history for the site is as follows: 

 

 86/0193/SH   Change of use from theatre to leisure activity club with dance floor 

and bar, including snooker and billiards and café/restaurant. 

Approved  

 

 94/0383/SH  Erection of 2 No. 5 storey blocks of 20 flats (total of 40 flats) over 

semi-basement garaging to replace the buildings on the Longford 

Terrace and Cheriton Place frontages and the formation of a roof 

garden and conservatory on top of the Leas Club. Approved  

 

 94/0384/SH  Conservation area consent for demolition of the Hotel De France 

1 – 4 Longford Terrace, 8 The Leas and 2 Cheriton Place, 

Folkestone. Approved 

     

 05/1436/SH  Extension to existing car parks together with new boundary wall 

and pedestrian accesses. Withdrawn  

 

 08/0799/SH  Felling of one sycamore tree situated within a conservation area. 

No Objection  

 

 08/1212/SH  Change of use and conversion of Leas Club from a bar (Class A4) 

to a gymnasium/health club (Class D2) including alterations and 

refurbishment of the building together with the erection of a seven 

storey block of 68 residential apartments (5 full storeys, two 

recessed), parking, bicycle storage and 2 commercial units (Class 

A1/A3) to the ground floor and the construction of a basement 

parking level. Approved  

 

 08/1213/SH  Listed building consent for internal and external alterations in 

connection with the change of use of the building to a 

gymnasium/health club (Class D2) and erection of apartment 

block. Approved  

 

 19/0665/FH  Listed Building Consent for the removal of the existing canopy to 

frontage. Pending.  
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 19/0870/FH   Listed Building Consent for dismantling associated structural 

works and reconstruction of both front extensions, including the 

refurbishment of the existing shop fronts. Pending.  

 

 20/0579/FH  Full planning application for the restoration of the Leas Pavilion, 

including external and internal alterations in connection with the 

use of the building for ancillary residential use (Class C3),and 

flexible use for community access/assembly and leisure (Class 

D2), together with the construction of a nine storey residential 

apartment block (5 full storeys, with setbacks to the upper four 

storeys) and associated cycle and refuse storage, landscaping, 

with parking provided to either side of the Leas Pavilion at half-

basement and lower ground floor levels, accessed from Longford 

Terrace and Longford Way. Pending. 

 

4.3  There is no other planning permission or listed building consent relevant to the 

determination of this application.  

 

4.4  It is important to note that a Repairs Notice has been served upon the existing 

owners of the site due to the state of disrepair of the building and the risk that 

this poses to the longevity of this building. This Notice remains in force.  

  

5 CONSULTATION RESPONSES 

 

5.1 The consultation responses are summarised below: 

  

Folkestone Town Council: Make the following comments (summarised): 

o The height of the building exceeds that previously permitted, and is 

harmful to the character and appearance of the locality.  

 

o Concern is also raised with regards to the viability of the scheme and 

have suggested that greater transparency on this matter be provided. 

Officer Comment: All viability work submitted has been made available, 

and has been scrutinised by independent viability consultants. The 

results of these discussions are set out within the report.  

 

[CPO Comment: Viability is not a material consideration of this 

application however, the viability report supplied with the associated 

planning application was made publically available for public inspection] 

 

o Safeguards should be put into place to ensure that the community use 

is retained for the long term, and cannot be removed by the residents of 

the new flatted element.  
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o Repairs of the Pavilion should be undertaken in advance of the new build 

element.    

 

Environmental Health Officer: Raises no objection with regards to noise and 

contamination subject to the imposition of suitable safeguarding conditions 

relating to both matters. 

National Consultation Reponses  

Historic England: Raises no objection but highlighted a number of detailed 

points that are summarised below:  

 

 Proposals for the interior and exterior of the grade II listed building would 

enhance the building’s significance thus meeting this NPPF objective (Para 

192 (a)). Of note, is a comprehensive scheme to reintroduce the tea rooms 

original form including a triptych arrangement of arches at its northern end 

which served as a focal point when built and the arcade on the east and west 

galleries. 

 

 Externally a comprehensive programme of conservation work is proposed 

for the terracotta work, once again revealing the glory of this very special 

façade. Limited demolition to accommodate secondary entrances in to the 

new development and new stairways and the loss of later changes which 

help explain the building’s use as a cinema would cause a low level of harm 

to heritage significance. 

 

 We think a good deal of information will need to be secured by condition. 

 

 We are content to defer to the advice of your Conservation Advisor for the 

wording of these conditions in addition to any other conditions he suggests 

for the granting of a listed building consent. 

 

 As well as works to the pavilion a 9-storey building with semi-subterranean 

parking is also proposed. We do think the development causes a low level 

of harm to the grade II listed Leas Pavilion which historically had no near 

development directly to its north, the spaciousness here thus giving some 

added prominence in the streetscape to its semi subterranean forecourt and 

principal elevation, and we think this will be compromised to a limited degree 

by the scale and proximity of the new development, especially the northern 

range. At the same time, removing unattractive surface car parking to the 

east and west of the pavilion is a positive change. We do not necessarily 

think a building of this scale in itself causes harm to its significance of the 

Folkestone conservation area which is characterised by terracing of a 

homogenous scale punctuated by larger buildings on the Leas. 
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 We think the overall concept for the building, of one divided in to three parts 

vertically, and of a central bay flanked by two wings, based on historic 

examples on the Leas is a strong one. 

 

 Historic England has no objection to the applications on heritage grounds 

and considers that the applications meet the requirements of the NPPF, in 

particular paragraph numbers 190 and 194. 

 

The Victorian Society: Expressed an eagerness to see the existing Pavilion 

building brought back into use – and the use and works to the existing building 

are not contested. However, the Society does raise concerns with regards to 

the design of the new building objectionable, citing that they consider it 

dominate the existing building and therefore reduces its impact upon the 

streetscape, thereby reducing its significance. 

  

Concern is also raised with regards to the level of glazing within the front 

elevation. 

 

The Theatres Trust:  Raises no objection but make the following points (in 

summary):  

 

‘While we do not object to the proposal in principle and the quantum of 

development we have some concern regarding the overall design and massing 

and the impact this has on the appearance and significance of Leas Pavilion 

and its setting. We suggest the proposal should be reviewed, perhaps to step 

the building up and back from Leas Pavilion or for the side wings to be pulled 

back to help maintain the Pavilion’s existing character as a low and horizontal 

block rather than being almost subservient beneath the new development.  

 

In conclusion we are supportive of the development in principle although 

suggest that the scheme is amended to maintain Leas Pavilion’s character as 

a designated heritage asset and setting. We also consider it essential the 

development is conditioned as set out to ensure the public benefits of a restored 

Leas Pavilion as a heritage, cultural and social asset are realised.’   

 

Local Resident’s Comments 

5.2 155 Neighbours were directly consulted.  10 objections, 3 general comments 

and 6 letters of support were received.  

 

5.3 These comments are summarised below:  

Objections 

 Concerns regarding level access for pedestrians. No space made for 

disabled parking spaces or drop-off. 

 The Council should purchase and restore the pavilion from public funds. 
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 Lack of car parking makes the scheme absurd. 

 Previous scheme was better, but this current application should be 

refused. 

 Ghastly, like grafting a rhino’s head onto the body of a gazelle. 

 Pavilion building needs to be preserved, renovated and used as it was 

intended, an entertainment venue. 

 Ridiculous overdevelopment. 

 Area is not suitable for this increase in traffic. 

 How will fire tenders easily access in an emergency. 

 Concerned for arrangements on time of work, noise level, works traffic 

control, dust and dirt controls. 

 Height of the building will impinge on the comfort and well-being of 

residents at No1 The Leas. 

 Omission of visitor’s car parking at the pavilion is a violation of equality 

rights. 

 Has consideration been given for a loading bay? 

 Little to no mention of disabled or accessibility requirements. 

 What is to happen to the Sycamore tree to the rear of the site. Application 

form says there are no trees on site this is incorrect, why has there not 

been a Tree Survey submitted? 

 A number of Grade II and II* listed structures are in the vicinity the 

proposed building will negatively impact visitors to these structures. 

 No proper consultation to ask what the people of Folkestone wanted to see 

the pavilion used for. 

 Will be asking the secretary of state to investigate whether the Council has 

properly advertised both applications. 

Letters of General Comment 

 Should be at least 90 parking spaces. 

 The executive summary says this is the minimum amount of development 

needed to restore the pavilion. Only the façade of the pavilion should be 

restored. Saving the whole structure is not practical and the north end has 

no real architectural value. 

 The external structure has deteriorated and crumbled. To what extent have 

specialist investigations been undertaken to ascertain what will happen 

when the piling works are done. 

 Previous comments of the north having no architectural merit are incorrect. 

 If FHDC and KCC are happy with the number of spaces, then this is an 

issue for potential purchasers. 

 Wish for a watertight covenant that the pavilion will always be open to the 

community. 

 Why is NFS on the consultation list? 

Letters of Support 



DC/20/19 

 Hope permission is granted, and the applicant is able to continue or we will 

lose this building altogether after years of incompetent heritage 

management. 

 Whatever it takes to restore this once beautiful building. 

 Remarkable Kantion is prepared to fund the restoration of the building. 

 Need the development to have the pavilion restored. 

 Number of jobs created by the development. 

 Good example of retaining history. 

 Will become a vibrant neighbour. 

 Most exciting development to date, Folkestone will benefit greatly. 

It is useful for Members to also consider the objections and letters of support 

made in relation to the accompanying planning application that is before 

Members at this meeting, as some of this overlap in their comments. 

All comments can be seen on the Council’s webpage:  

https://searchplanapps.folkestone-hythe.gov.uk/online-applications/ 

6 RELEVANT PLANNING POLICY  

 

6.1  The Development Plan comprises the saved polices of the Shepway District 

Local Plan Review (2006) and the Shepway Core Strategy Local Plan (2013) 

 

6.2  The new Places and Policies Local Plan Submission Draft (February 2018) has 

been the subject to public examination, and as such its policies should now be 

afforded significant weight, according to the criteria in NPPF paragraph 48. 

 

6.3  The Folkestone & Hythe District Council Core Strategy Review Submission 

Draft (2019) was published under Regulation 19 of the Town and Country 

Planning (Local Planning) (England) Regulations (2012) for public consultation 

between January and March 2019, as such its policies should be afforded 

weight where there are not significant unresolved objections. 

 

6.4  The relevant development plan policies are as follows:- 
 

Shepway District Local Plan Review (2013) 

    

   BE3  Criteria for considering development within conservation areas 

   BE4  Criteria for building in conservation areas 

   BE5  Control of works to listed buildings 

 

Shepway Local Plan Core Strategy (2013) 

 

   DSD  Delivering Sustainable Development 

 

https://searchplanapps.folkestone-hythe.gov.uk/online-applications/
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Places and Policies Local Plan Submission Draft (2019) 

 

 The Submission draft of the Places and Policies Local Plan (PPLP) (February 

2018) was published under Regulation 19 of the Town and Country Planning 

(Local Planning) (England) Regulations (2012) for public consultation between 

February and March 2018. The Plan was submitted to the Secretary of State 

for independent examination in September 2018. An examination-in-public was 

held in 2019, with hearing sessions taking place from 15-17 May 2019. The 

Inspector recommended a limited number of Main Modifications to the Plan 

which were consulted on from 13 January to 24 February 2020. The council 

received the Inspector’s report into the plan on 26th June 2020 and the Inspector 

found the plan meets the government’s requirement and that is sound subject 

to modifications set out in his report. 

 

Accordingly, it is a material consideration in the assessment of planning 

applications in accordance with the NPPF, which states that the more advanced 

the stage that an emerging plan has reached, the greater the weight that may 

be given to it (paragraph 48). Based on the current stage of preparation, and 

given the relative age of the saved policies within the Shepway Local Plan 

Review (2006), the policies within the Submission Draft Places and Policies 

Local Plan (2018), as proposed to be modified by the published Main 

Modifications (2020), may be afforded significant weight. 

 

HE1  Heritage Assets 

HE3  Local List of Heritage Assets 
 

Core Strategy Review Submission draft (2019) 

 

The Submission draft of the Core Strategy Review was published under 

Regulation 19 of the Town and Country Planning (Local Planning) (England) 

Regulations (2012) for public consultation between January and March 2019. 

Following changes to national policy, a further consultation was undertaken 

from 20 December 2019 to 20 January 2020 on proposed changes to policies 

and text related to housing supply. The Core Strategy Review was then 

submitted to the Secretary of State for independent examination on 10 March 

2020.  

Accordingly, it is a material consideration in the assessment of planning 

applications in accordance with the NPPF, which states that the more advanced 

the stage that an emerging plan has reached, the greater the weight that may 

be given to it (paragraph 48). Based on the current stage of preparation, the 

policies within the Core Strategy Review Submission Draft may be afforded 

weight where there has not been significant objection. 

 

 National Planning Policy Framework (NPPF) 2019 
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6.5  Members should note that the determination must be made in accordance with 

the Development Plan unless material considerations indicate otherwise. A 

significant material consideration is the National Planning Policy Framework 

(NPPF). The NPPF says that less weight should be given to the policies above 

if they are in conflict with the NPPF. The following sections of the NPPF   are 

relevant to this application:- 

 

  Chapter 16 – Conserving and Enhancing the Historic Environment  

 

  National Planning Policy Guidance (NPPG) 

 

  Design: process and tools 

 

 National Design Guide October 2019 

 

 C2 – Value heritage, local history and culture 

    

7 APPRAISAL 

 

7.1 In light of the above, the main issue for consideration is the impact that the 

proposal would have upon the listed building and its setting.  

  

7.2 Section 16 of the Planning (Listed Buildings and Conservation Areas) Act 1990 

requires that In considering whether to grant listed building consent for any 

works the local planning authority or the secretary of state shall gave special 

regard to the desirability of preserving the building or its setting or any features 

of special architectural or historic interest which it possesses. This section of 

the report assesses the proposal in light of all relevant guidance and policy, 

both adopted and emerging, with a balancing exercise undertaken to provide 

members with a recommendation. 

 

7.3 The key issue relates to the impact upon the character, appearance and 

historical integrity of the grade II listed building. The documents submitted show 

only the restoration and alterations to the Leas Pavilion itself, but they do show 

elements of the flatted development in order to demonstrate the interaction of 

the listed building with the flats proposed either site and above of the listed 

building. 

 

7.4 The appraisal below therefore discusses mainly to the proposals as they affect 

the Leas Pavilion historic building, however they will include comments on 

where the new development will interact with the historic buildings. 

 

7.5 Chapter 16 of the NPPF refers specifically to the conservation and 

enhancement of the historic environment. It sets out within this chapter the 

assessment that is required of any development that affects any heritage asset. 

This states that in determining applications, local planning authorities should 
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require an applicant to describe the significance of any heritage assets affected, 

including any contribution made by their setting. The level of detail should be 

proportionate to the assets’ importance and no more than is sufficient to 

understand the potential impact of the proposal on their significance. As a 

minimum the relevant historic environment record should have been consulted 

and the heritage assets assessed using appropriate expertise where necessary. 

Where a site on which development is proposed includes, or has the potential 

to include, heritage assets with archaeological interest, local planning 

authorities should require developers to submit an appropriate desk-based 

assessment and, where necessary, a field evaluation.  

 

7.6 In this instance the applicant submitted a heritage assessment as well as 

supplementary reports that refer to the structural integrity of the building and the 

works that would be required to the terracotta frontage of the building. All of 

these submissions have been considered in the assessment of the level of harm 

to the listed building, and thus inform the recommendation.  

 

7.7 Paragraph 192 states that in determining applications, 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. 

 

7.8 This report again, considers the desirability of retaining the listed building (which 

is subject to a Repairs Notice) given that it is of both local and national 

prominence. The form of the building is relatively uncommon, and the history of 

the building, in particular in its role as an entertainment venue, and as a venue 

that hosted the armed forces during the Second World War make the building 

of some significance. 

 

7.9 Likewise, the use of the building (in part) for use by the wider community is 

considered to be of importance. Whilst the building has always been in private 

ownership, it has been available for public use – whether as a tearoom, or more 

latterly as a bar. The proposal, which would see the Pavilion made available for 

public use for 100 days a year would ensure that this access is maintained into 

the future.  

 

7.10 This report therefore sets out the impact of the individual elements that comprise 

the alterations to the listed building, before providing a summary of the 

development as a whole, and the impact that this would therefore have on its 

setting. This report should be read in conjunction with the accompanying full 

planning application which is also before Members for their determination.  
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 Internal Alterations 

 

7.11 The proposal seeks to allow for some internal alterations to the listed building, 

and these will be considered in turn, in terms of their impact upon the fabric of 

the listed buildings, and whether the alterations would result in any significant 

harm to the building. 

 

7.12 The proposal would allow for the removal of the stage at the northern end of the 

hall, with the reinstatement of the pillars as historically constructed in its place. 

This would then be provided with a balcony above, which would link those to 

the east and west. This proposal is considered, in principle, to be an 

enhancement of the existing form of the building, and would bring back into use 

the original form of the structure. The loss of the existing stage lining walls and 

office areas are considered acceptable to facilitate this alteration, on the basis 

that this is not part of the original fabric of the building.  

 

7.13 The provision of new toilets within the space, to facilitate public access is also 

considered to be acceptable. This would utilise space on the eastern side of the 

building, and would be accessed through an existing doorway, with no structural 

walls removed. It is not considered that there would be any harm to the fabric 

of the listed building brought about by this element of the proposal.  

 

7.14 The demolition of the rear part of the flanking wall, which contained a small 

office to facilitate the car parking area of the new flats would see the loss of 

some of the outer part of the listed building. In addition, part of the western flank 

wall would be removed, and the corridor along that edge narrowed in order to 

allow for the car parking spaces to be delivered. This loss of historic fabric has 

been considered in terms of its importance to the building as a whole. The 

Council’s Conservation Advisor states that on balance this is acceptable given 

the overall benefits of the development. These elements of the building are not 

crucial to the understanding of the building, and have a number of more recent 

alterations made to them. Much of the exterior brick work is modern and of little 

value, and its loss is therefore considered to be acceptable.   

 

7.15 The conversion of the former billiards room to a storage area for the flats, and 

the conversion of the south undercroft to a plant area is considered to be an 

acceptable use. This will not require the loss of any historic fabric although some 

of the existing beams may require replacement once they have been fully 

inspected. Replacement of these beams is considered to be acceptable. 

 

7.16 The removal of some internal partitions to facilitate access for future residents 

along both the west and east flanks of the building would see the loss of some 

of the original structure. Here, there changes would be relatively minimal, with 

the provision of doorways within the main walls, and the removal of more recent 

partitions in their entirety. The loss of these features is not considered to 

represent substantial harm to the listed building and is therefore acceptable.  
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External Alterations 

 

7.17 It is proposed that the terracotta upon the front elevation be dismantled with a 

restorative reconstruction then to take place. The applicant has submitted a 

detailed Stone Report which sets out the methodology for undertaking this work. 

This report has been reviewed by both Historic England and the Council’s 

Conservation Advisor who are content with its methodology and that the repairs 

could be carried out to result in an improved façade. Conditions have been 

suggested that would require more detail to be provided which are set out at the 

end of this report. 

 

7.18 It is proposed that the current (unsightly) weather course be removed within the 

sunken courtyard and replaced with materials yet to be confirmed. It is 

considered that the removal of this material is acceptable, but that any 

replacement must be suitable, and would therefore be controlled by condition.  

 

7.19 The reinstatement of the retaining walls and steps within the forecourt is also 

welcomed. The plans submitted do not show the detail of these improvements, 

however this is a matter than can be considered by condition – with details at a 

scale of 1:10 to be provided should listed building consent be granted.  

 

7.20 The removal of the iron and glass canopy has been subject to previous 

applications and has been agreed in principle previously. Again, the loss of this 

more recent feature is not considered to compromise the setting or appearance 

of the listed building.  

 

Summary 

 

7.21 The NPPF sets out at paragraph 193 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). As Members are aware, a Repairs 

Notice has been served on the current owners of the site, and this listed building 

application (and accompanying planning application) would allow for these 

repairs to be undertaken. 

 

7.22 Paragraph 196 states that where a development 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.  

 

7.23 Whilst the development would result in the loss of a small amount of the historic 

fabric of the building the risk to the building’s long term survival, together with 

an understanding that this is the optimum viable use of the building ensures that 

the level of harm (which is considered to be less than substantial) is acceptable 

in this instance.      
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New Development  

 

7.24 The proposal subject to the full planning application seeks permission for the 

following:  

Full planning application for the restoration of the Leas Pavilion, including 

external and internal alterations in connection with the use of the building for 

ancillary residential use class (Class C3), and flexible use for community 

accessibility, assembly and leisure (Class D2), together with the construction of 

a nine storey residential apartment block (5 full storeys, with setbacks to the 

upper fours storeys) and associated cycle and refuse storage, landscaping, with 

two parking areas provided at half-basement level, accessed from Longford 

Terrace and Longford Way. 

7.25 The proposal has been subject to significant scrutiny through the pre-application 

process, and through to the determination of the planning application and listed 

building consent. 

 

7.26 In terms of the impact upon the Leas Pavilion, the applicant’s submission 

contends that careful consideration has been paid to how to best reveal the 

asset, both physically in terms of the design of the new residential units and in 

terms of how the asset is used. The Leas Pavilion is a building identified as 

being ‘at risk’ and as such the potential for its restoration, and maintenance 

thereafter is considered a significant benefit of this proposal.  

 

7.8 The applicant has submitted full plans which show how the new building would 

respond to the character and appearance of the listed building. Plans and CGIs 

have been submitted which show the proposal from a number of vantage points 

which provide an understanding of the overall impact.  

 

7.9 Historic England have made the following comments with regard to the new 

build element of the scheme:  

 

‘We do think the development causes a low level of harm to the grade II listed 

Leas Pavilion which historically had no near development directly to its north, 

the spaciousness here thus giving some added prominence in the streetscape 

to its semi-subterranean forecourt and principal elevation, and we think this will 

be compromised to a limited degree by the scale and proximity of the new 

development, especially the northern range. At the same time, removing 

unattractive surface car parking to the east and west of the pavilion is a positive 

change. We do not necessarily think a building of this scale in itself causes harm 

to its significance of the Folkestone conservation area which is characterised by 

terracing of a homogenous scale punctuated by larger buildings on the Leas.’ 
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7.10 Officers concur with this view, and believe that the loss of the car parks would 

improve the setting of this listed building. At present the car parks are unsightly 

and the parking of vehicles on this land does not replicate or relate to any 

historic use of the building. The re-introduction of built form on this site would 

be more appropriate when considering its historic context.  

 

7.11 Furthermore, we agree that the scale of the building in itself would cause less 

than substantial harm to the listed building and its setting. The shape of the new 

building would respond to the more historic form of the site, and whilst this would 

‘bridge’ the Pavilion, and be larger than any historic building on the site, it is 

considered that the use of lighter materials, and the stepping back of the higher 

levels would ensure that the listed building remains a key focal point of the site. 

 

Summary 

 

7.12 In summary, the proposal would bring about a number of benefits that are 

considered to outweigh the less than substantial harm caused by any internal 

alterations and the new build element. These are:  

 

 The provision of a viable long term use for the grade II listed building which 

would secure its future, remove risk and halt any further deterioration; 

 

 The restoration of building which is currently in a particularly poor state of 

repair having been empty for a number of years. These restoration works 

amount to an enhancement to the significance of the building (specifically 

its architectural and historic interest) and include: 

  

(a) The removal of modern, detracting features;   

(b) The retention and reuse of key internal and features of heritage value;  

(c) The repair of deteriorated fabric (including the important terracotta 

frontage) and interior detailing; and  

(d) The reinstatement of lost elements including the gallery and colonnade 

to the rear of the building where a later stage is currently located.  

 

 The introduction of a community use which would better reveal the listed 

building, through the display and storage of archive material, and allowing it 

to be accessed by the public;  

 

 The removal of the poor quality and detracting car parks with the expanse 

of hardstanding and reinstatement of a strong frontage to The Leas;  

 

 The introduction of built form located in close proximity to the listed building, 

reflecting the historic form within the locality; and  

 

 The enhancement of group value between the Leas Lift and Leas Pavilion; 
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7.51   Given the above, it is considered that the development is acceptable in terms of 

the impact upon the listed building, and its setting, and therefore accords with 

the requirements of both national and local guidance and policy.  

 

 CONCLUSION 

 

8.1  This proposal is linked to the full planning application for the erection of 92 new 

flats together with the restoration of the Leas Pavilion building. This listed 

building application seeks consent for a number of details alterations to the 

building, which have been considered by Historic England, the Council’s 

Conservation Advisor and Officers. It is considered that there would be less than 

substantial harm brought about by the alterations, and by the new build element. 

As such, it is considered that the proposal accords with Policies HE1of the Place 

and Policies Local Plan, BE5 of the Local Plan Review and Chapter 16 of the 

NPPF. On this basis it is recommended to Members that they give this 

application favourable consideration and grant listed building consent subject to 

the imposition of the conditions set out below.   

 
9. BACKGROUND DOCUMENTS 

 
9.1 The consultation responses set out at Section 5.0 are background documents 

for the purposes of the Local Government Act 1972 (as amended).  

10.  RECOMMENDATION 

10.1 That listed building consent be granted subject to the imposition of suitable 

conditions as set out below.  

CONDITIONS 

Standard Conditions 

1.  The works to which this consent relates shall be begun not later than the 

expiration date of two years beginning with the date on which this permission is 

granted. 

REASON: In pursuance of Section 18 of the Planning (Listed Buildings and 

Conservation Areas) Act 1990 (as amended by Section 51 of the Planning and 

Compulsory Purchase Act 2004) 

2. The development hereby permitted shall not be carried out except in complete 

accordance with the details shown on the submitted plans numbered: 

19.098.001LB REV P1; 19.098.002LB REV P1; 19.098.003LB REV P1; 

19.098.011LB REV P1; 19.098.012LB REV P1; 19.098.013LB REV P1; 

19.098.014LB REV P1; 19.098.015LB REV P1; 19.098.017LB REV P1; 

19.098.018LB REV P1; 19.098.020LB REV P1; 19.098.021LB REV P2; 

19.098.022LB REV P1; 19.098.025LB; 19.098.026LB; 19.098.027LB; 

19.098.028LB; 19.098.029LB; 19.098.032LB REV P2; 19.098.033LB REV P3; 

19.098.034LB REV P3; 19.098.035LB REV P2; 19.098.036LB REV P2; 
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19.098.037LB; 19.098.038LB; 19.098.039LB; 19.098.051LB REV P1; 

19.098.055LB REV P1; 19.098.056LB REV P1; 19.098.057LB REV P1; 

19.098.060LB REV P2; 19.098.061LB REV P2; 19.098.070LB REV P2; 

19.098.071LB REV P2; 19.098 Leas Pavilion D&A v3; Plus 19.098 Addendum to 

Leas Pavilion D&A v1 

 

Reason: For the avoidance of doubt and in order to ensure the satisfactory 

implementation of the development in accordance with the aims of saved policy 

SD1 of the Shepway District Local Plan Review. 

 

3. No development shall take place above ground floor slab level of any building on 

site until details of the proposed structural steel work scheme required to stabilise 

the masonry within the east and west elements of the Pavilion have been provided 

to the local planning authority and approved in writing. All works shall be carried 

out in accordance with the approved plans unless otherwise agreed in writing.  

Reason: To preserve the historic fabric of the listed building.  

4. No development shall take place above ground floor slab level of any building on 

site until detailed elevational drawings at a scale of 1:20 or 1:50 showing all of the 

terracotta facades of the building to show the size and shape of each block, and 

marked up to show the extent of the dismantling of the blockwork have been 

provided to the local planning authority and approved.  Details of the repairs, 

including replacement blocks and repairs to existing blocks shall also be provided 

and approved – which shall include plans at a scale of 1:2 or 1:5of all replacement 

blocks. All works shall be carried out in accordance with the approved plans 

unless otherwise agreed in writing. 

Reason: To preserve the historic fabric of the listed building.  

5. No development shall take place above ground floor slab level of any building on 

site until a sample terracotta block (of any replacement) has been submitted to 

the local planning authority and approved in writing. All works shall be carried out 

in accordance with the approved sample.   

 

Reason: To preserve the historic fabric of the listed building. 

 

6. No development shall take place above ground floor slab level of any building on 

site until details of the proposed restoration of the balustrades to the forecourt 

approach steps, the missing balustrade to the change of level between the upper 

and lower terrace levels and repairs to the street balustrade have been provided 

to the local planning authority and approved in writing. All works shall be carried 

out in accordance with the approved plans unless otherwise agreed in writing. 

Reason: To preserve this feature of architectural importance.  

7. No development shall take place above ground floor slab level of any building on 

site until detailed plans at a scale of 1:10 or 1:20 which show the junction of the 

terracotta plinth of the flatted development and the existing terracotta blockwork 

of the existing building have been provided to the local planning authority and 



DC/20/19 

approved in writing. All works shall be carried out in accordance with the approved 

plans unless otherwise agreed in writing. 

Reason: To preserve the historic fabric of the listed building. 

8. No development shall take place above ground floor slab level of any building on 

site until detailed plans at a scale of 1:10 or 1:20 of all replacement joinery and 

replacement entry doors have been provided to the local planning authority and 

approved in writing. All works shall be carried out in accordance with the approved 

plans unless otherwise agreed in writing. 

Reason: To preserve the historic fabric of the listed building.  

9. No development shall take place above ground floor slab level of any building on 

site until detailed plans at a scale of 1:10 or 1:20 of the joinery and construction 

of the reinstated lantern light have been provided to the local planning authority 

and approved in writing. All works shall be carried out in accordance with the 

approved plans unless otherwise agreed in writing. 

Reason: To preserve the historic fabric of the listed building.  

10. No development shall take place above ground floor slab level of any building on 

site until detailed plans at a scale of 1:10 or 1:20 of the junction between the 

‘bridge’ element of the new development and the roof of the Pavilion have been 

provided to the local planning authority and approved in writing. All works shall 

be carried out in accordance with the approved plans unless otherwise agreed in 

writing. 

Reason: To preserve the historic fabric of the listed building. 

11. No development shall take place above ground floor slab level of any building on 

site until detailed plans at a scale of 1:10 or 1:20 of the arrangement of all the 

reinstatement plasterwork to the main hall and galleries (including piers columns, 

arches, projecting balconies, soffits and ceiling mouldings) have been provided 

to the local planning authority and approved in writing. All works shall be carried 

out in accordance with the approved plans unless otherwise agreed in writing. 

Reason: To preserve the historic fabric of the listed building.  

12.  No development shall take place above ground floor slab level of any building on 

site until detailed plans at a scale of 1:1 or 1:2 of the reinstated moulded 

plasterwork have been provided to the local planning authority and approved in 

writing. All works shall be carried out in accordance with the approved plans 

unless otherwise agreed in writing. 

Reason: To preserve the historic fabric of the listed building.  

13. No development shall take place above ground floor slab level of any building on 

site until detailed plans at a scale of 1:50 of the internal floor finishes have been 

provided to the local planning authority and approved in writing. All works shall 

be carried out in accordance with the approved plans unless otherwise agreed in 

writing. 
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Reason: To preserve the historic fabric of the listed building.  

14. No development shall take place above ground floor slab level of any building on 

site until details of the proposed method of waterproofing the external sunken 

courtyard, together with the paving material have been provided to the local 

planning authority and approved in writing. All works shall be carried out in 

accordance with the approved plans unless otherwise agreed in writing. 

Reason: To preserve the historic fabric of the listed building.  

15. All rainwater good are to be constructed of cast iron.  

Reason: To preserve the historic fabric of the listed building.  

16. No development shall take place above ground floor slab level of any building on 

site until details of the decorative scheme for the internal spaces, external joinery 

and any metalwork have been provided to the local planning authority and 

approved in writing. All works shall be carried out in accordance with the approved 

plans unless otherwise agreed in writing. 

Reason: To preserve the historic fabric of the listed building.  

17. No development shall take place above ground floor slab level of any building on 

site until details of any metalwork or handrails have been provided to the local 

planning authority and approved in writing. All works shall be carried out in 

accordance with the approved plans unless otherwise agreed in writing. 

Reason: To preserve the historic fabric of the listed building.  

 

 

 


