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No: BH2022/02578 Ward: East Brighton Ward 

App Type: Listed Building Consent 

Address: Madeira Terrace Madeira Drive Brighton BN2 1TN  

Proposal: Part restoration of the Grade II* listed Madeira Terrace (Phase 1 - 
consisting of the 40 arches between the Royal Crescent Steps in 
the west to Shelter Hall in the east), erection of a new full height 
single car lift, general repairs to existing Shelter Hall Lift structure 
and operational upgrade to Shelter hall Lift car carriage and doors 
together with temporary means of access at deck level, new 
staircase from deck level linking with Madeira Drive, permanent 
planting, landscaping and seating at deck level, fixings for 
temporary seasonal canopies at deck level, works to laundry arch, 
and improvements to heritage setting upon Madeira Drive 
including removal of 22 existing parking spaces, provision of new 
planted verges and associated wayfinding signage. 

Officer: Wayne Nee, tel: 292132 Valid Date: 25.08.2022 

Con Area: East Cliff Conservation 
Area 

Expiry Date:  20.10.2022 

 

Listed Building Grade: II* EOT:   

Agent: NTR Planning 118 Pall Mall London SW1Y 5EA  

Applicant: Brighton & Hove City Council Hove Town Hall Norton Road Hove BN3 
3BQ  

 
 
1.  RECOMMENDATION 
 
1.1. That the Committee has taken into consideration and agrees with the reasons 

for the recommendation set out below and resolves to GRANT Listed Building 
Consent subject to the following Conditions and Informatives. 

 
Conditions:  

1. The works hereby permitted shall be commenced before the expiration of three 
years from the date of this consent. 
Reason: To comply with Sections 18 (as amended) and 74 of the Planning 
(Listed Buildings and Conservation Areas) Act 1990. 
 

2. A formal recording of the parts of the historic structure under the scope of the 
Phase 1 works hereby permitted, including the parts already replaced and 
removed, shall be logged as a gazetteer of surviving historical features. The 
formal recording shall be submitted to the Local Planning Authority as a 
complete public record prior to first public re-use of the Madeira Terrace deck 
level. 
Reason: The gazetteer is to form a consolidated public record of the proposed 
Phase 1 works. To ensure the satisfactory preservation of this listed structure 
and to comply with Policy DM27 of City Plan Part 2 and policies HE1 and HE4 
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of the Brighton & Hove Local Plan and CP15 of the Brighton & Hove City Plan 
Part One. 

 
3. Prior to the dismantling of any part of the listed Madeira Terrace structure an 

Iron Reuse Strategy report shall be prepared referencing pre-existing 
investigations shall be submitted to and agreed in writing by the Local Planning 
Authority. 
Reason: To ensure the satisfactory preservation of this listed structure and to 
comply with Policy DM27 of City Plan Part 2 and policies HE1 and HE4 of the 
Brighton & Hove Local Plan and CP15 of the Brighton & Hove City Plan Part 
One. 

 
4. The proposed area of the application site marking the extent of the initial works 

(Section 1) of the proposed Phase 1 works herby permitted shall extend to no 
less than 4 arch bays in width. Details of the chosen location of the section 1 of 
phase 1 shall subsequently be submitted alongside applicable condition details 
referencing the section 1 works. 
Reason: To ensure the satisfactory preservation of this listed structure and to 
comply with Policy DM27 of City Plan Part 2 and policies HE1 and HE4 of the 
Brighton & Hove Local Plan and CP15 of the Brighton & Hove City Plan Part 
One. 

 
5. Prior to the dismantling of any part of the listed Madeira Terrace structure, an 

outline method statement for the removal of the existing concrete deck shall be 
submitted to and agreed in writing by the Local Planning Authority, and works 
shall be carried in full accordance with the approved details, and any deviation 
in the remainder of the phase 1 works from the approved shall require to be 
submitted in full and agreed in writing with the Local Planning Authority prior to 
implementation of those works. 
Reason: To ensure the satisfactory preservation of this listed structure and to 
comply with Policy DM27 of City Plan Part 2 and policies HE1 and HE4 of the 
Brighton & Hove Local Plan and CP15 of the Brighton & Hove City Plan Part 
One. 

 
6.  

(a)  Prior to any restoration works to the dismantled Madeira Terrace structure, 
a condition survey submitted in respect of section 1 of Phase 1 of the 
structure (following dismantling and workshop inspection) shall be 
submitted to and approved in writing by the Local Planning Authority. The 
condition survey shall include details of dismantling of the ironwork and the 
condition of all elements. 

(b)  Prior to reconstruction of section 1 of Phase 1 of the dismantled Madeira 
Terrace structure, a full methodology for repair and replacement detailing 
all interventions to be carried out, shall be submitted to and approved in 
writing by the Local Planning Authority. The scheme shall include a 
photographic condition record of each component at the point of 
assessment in the workshop and post- repair, and interventions carried out 
including the elements of new fabric. The scheme shall be developed with 
the input of an ironwork specialist/conservator and carried out in full in 
accordance with the approved details, and any agreed material deviation 
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in the remainder of the phase 1 works from the approved shall require to 
be submitted in full and agreed in writing with the Local Planning Authority 
prior to implementation of those reconstruction works. 

Reason: To ensure the satisfactory preservation of this listed structure and to 
comply with Policy DM27 of City Plan Part 2 and policies HE1 and HE4 of the 
Brighton & Hove Local Plan and CP15 of the Brighton & Hove City Plan Part 
One. 

 
7. Prior to incorporation and installation of newly cast, cast iron elements, including 

(lattice) trusses, columns and balustrades, a minimum of one sample of each 
shall be submitted to and approved in writing by the Local Planning Authority. 
The scheme shall be carried out in full in accordance with the approved details 
and retained as such thereafter. 
Reason: To ensure the satisfactory preservation of this listed structure and to 
comply with Policy DM27 of City Plan Part 2 and policies HE1 and HE4 of the 
Brighton & Hove Local Plan and CP15 of the Brighton & Hove City Plan Part 
One. 

 
8. Prior to first public re-use of the restored Madeira Terrace deck level hereby 

permitted, full details of the proposed canopies, including height, coverage, 
method of attachment/fixing, means of storage, and visuals to indicate their 
visibility, shall be submitted to and approved in writing by the Local Planning 
Authority. The works shall be carried out and completed fully in accordance with 
the approved details and maintained and retained as such thereafter. The deck 
level canopies shall be used seasonally between the 1st April and the 30th 
September (inclusive) in any calendar year and shall be removed and stored 
outside of these dates. 
Reason: To ensure the satisfactory preservation of this listed structure and to 
comply with Policy DM27 of City Plan Part 2 and policies HE1 and HE4 of the 
Brighton & Hove Local Plan and CP15 of the Brighton & Hove City Plan Part 
One. 

 
9. Prior to first public re-use of the restored Madeira Terrace deck hereby 

permitted, full details of the wayfinding and historic building signage shall be 
submitted to and approved in writing by the Local Planning Authority. The 
signage shall be erected and completed fully in accordance with the approved 
details and maintained and retained as such thereafter 
Reason: To ensure the satisfactory preservation of this listed structure and to 
comply with Policy DM27 of City Plan Part 2 and policies HE1 and HE4 of the 
Brighton & Hove Local Plan and CP15 of the Brighton & Hove City Plan Part 
One. 

 
10. No works to the Laundry Arch shall take place until full details of the external 

alterations of the Laundry Arch, including windows, doors and balustrade, have 
been submitted to and approved in writing by the Local Planning Authority. The 
works shall be carried out and completed fully in accordance with the approved 
details and maintained and retained as such thereafter 
Reason: To ensure the satisfactory preservation of this listed structure and to 
comply with Policy DM27 of City Plan Part 2 and policies HE1 and HE4 of the 
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Brighton & Hove Local Plan and CP15 of the Brighton & Hove City Plan Part 
One. 

 
11. Prior to first public re-use of the restored Madeira Terrace deck level hereby 

permitted: 
i)  details of lighting to public realm, which shall include details of; location 

and design, levels of luminance, hours of use, predictions of both 
horizontal illuminance across the site and vertical illuminance affecting 
immediately adjacent receptors, hours of operation, details of fittings and 
fixings and details of maintenance shall be submitted to and approved in 
writing by the Local Planning Authority.  

ii)  the predicted illuminance levels shall have been tested by a competent 
person to ensure that the illuminance levels agreed in part 1 are achieved. 
Where these levels have not been met, a report shall demonstrate what 
measures have been taken to reduce the levels to those agreed in part i). 
The lighting shall be installed, operated and maintained in accordance with 
the approved details and thereafter retained.  

Reason: To ensure a satisfactory appearance to the development and to 
safeguard the amenities of the occupiers of adjoining properties, to comply with 
policies DM26 and DM27 of City Plan Part Two, and HE1, HE6, QD25 and QD27 
of the Brighton & Hove Local Plan. 

 
12. No restoration/repair works to Shelter Hall lift shall take place until a general 

conditions survey relating to the shelter hall lift has been submitted to and 
approved in writing by the Local Planning Authority. The works shall be carried 
out and completed fully in accordance with the approved details and maintained 
and retained as such thereafter. 
Reason: To ensure the satisfactory preservation of this listed structure and to 
comply with Policy DM27 of City Plan Part 2 and policies HE1 and HE4 of the 
Brighton & Hove Local Plan and CP15 of the Brighton & Hove City Plan Part 
One. 

 
13. No restoration/repair works to Shelter Hall lift shall take place until full details of 

the new lift car interior have been submitted to and approved in writing by the 
Local Planning Authority. The works shall be carried out and completed fully in 
accordance with the approved details and maintained and retained as such 
thereafter 
Reason: To ensure the satisfactory preservation of this listed structure and to 
comply with Policy DM27 of City Plan Part 2 and policies HE1 and HE4 of the 
Brighton & Hove Local Plan and CP15 of the Brighton & Hove City Plan Part 
One. 

 
14. No restoration/repair works to Shelter Hall lift shall take place until full details of 

the new Shelter Hall lift hydraulic system have been submitted to and approved 
in writing by the Local Planning Authority. The works shall be carried out and 
completed fully in accordance with the approved details and maintained and 
retained as such thereafter 
Reason: To ensure the satisfactory preservation of this listed structure and to 
comply with Policy DM27 of City Plan Part 2 and policies HE1 and HE4 of the 
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Brighton & Hove Local Plan and CP15 of the Brighton & Hove City Plan Part 
One. 

 
15. Prior to first public re-use of the Shelter Hall lift, full details of the proposed new 

door treatment at the Marine Parade, terrace deck entrances, and restoration of 
the terrace deck canopy of the existing Shelter Hall lift shall be submitted to and 
approved in writing by the Local Planning Authority. The works shall be carried 
out and completed fully in accordance with the approved details and maintained 
and retained as such thereafter 
Reason: To ensure the satisfactory preservation of this listed structure and to 
comply with Policy DM27 of City Plan Part 2 and policies HE1 and HE4 of the 
Brighton & Hove Local Plan and CP15 of the Brighton & Hove City Plan Part 
One. 

 
16. Within 3 months of first public re-use of the Madeira Terrace deck level, a 

Management and Maintenance Plan for the new full height lift and Shelter Hall 
lift shall be submitted to and approved in writing by the Local Planning Authority. 
The use of the lifts thereafter shall be in full accordance with the approved 
details.  
Reason: To ensure the satisfactory preservation of this listed structure and to 
comply with Policy DM27 of City Plan Part 2 and policies HE1 and HE4 of the 
Brighton & Hove Local Plan and CP15 of the Brighton & Hove City Plan Part 
One. 

 
17. Prior to first public re-use of the Shelter Hall lift (following these works of 

restoration and repair) to exit at deck level, full details of the temporary deck 
access walkway from the Shelter Hall lift to restored deck surface as part of 
Phase 1 shall be submitted to and approved in writing by the Local Planning 
Authority. The works shall be carried out prior to first public re-use of the Shelter 
Hall lift and completed fully in accordance with the approved details. The 
temporary deck access walkway shall be removed at the time of construction of 
a future phase of works within this part of the terrace deck. 
Reason: To ensure the satisfactory preservation of this listed structure and to 
comply with Policy DM27 of City Plan Part 2 and policies HE1 and HE4 of the 
Brighton & Hove Local Plan and CP15 of the Brighton & Hove City Plan Part 
One. 

 
18. The exposed metalwork of the core structure and associated balustrading and 

keystone mask detailing shall be painted with ‘Brighton & Hove turquoise and 
cream paint colour’ scheme and retained as such thereafter. Any material 
deviation from this shall require full details to be submitted and approved in 
writing by the Local Planning Authority prior to implementation of those 
repainting works. 
Reason: To ensure the satisfactory preservation of this listed structure and to 
comply with Policy DM27 of City Plan Part 2 and policies HE1 and HE4 of the 
Brighton & Hove Local Plan and CP15 of the Brighton & Hove City Plan Part 
One. 

 
19. Prior to first public re-use of the restored Madeira Terrace deck level hereby 

permitted, sample details of the finishing treatment of the Madeira Terrace pre-
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cast concrete deck, including colour, aggregate wearing course for the deck, and 
method of application for the finishing treatment shall be submitted to and 
approved in writing by the Local Planning Authority. The works shall be carried 
out and completed fully in accordance with the approved details and maintained 
and retained as such thereafter 
Reason: To ensure the satisfactory preservation of this listed structure and to 
comply with Policy DM27 of City Plan Part 2 and policies HE1 and HE4 of the 
Brighton & Hove Local Plan and CP15 of the Brighton & Hove City Plan Part 
One. 

 
20. No works to the East Cliff Wall within Section 1 of the Phase 1 shall take place 

until full details of treatment to the repaired cliff face in terms of method of 
exposed surface repair, materials used, method of application of exposed 
surface finish and colour have been submitted and approved in writing by the 
Local Planning Authority. The works shall be carried out and completed fully in 
accordance with the approved details and maintained and retained as such 
thereafter 
Reason: To ensure the satisfactory preservation of this listed structure and to 
comply with Policy DM27 of City Plan Part 2 and policies HE1 and HE4 of the 
Brighton & Hove Local Plan and CP15 of the Brighton & Hove City Plan Part 
One. 

 
21. Prior to public re-use of the restored Madeira Terrace deck hereby permitted, full 

details (including siting, height and materials) of the temporary boundary 
treatment at either end of the restored terrace deck, to include a degree of 
permeability of wider deck beyond, shall be submitted to and approved in writing 
by the Local Planning Authority. The works shall be carried out and completed 
fully in accordance with the approved details and maintained and retained as 
such thereafter, and subject to removal via any adjacent phases of restoration 
to the remainder of the terrace deck. 
Reason: To ensure the satisfactory preservation of this listed structure and to 
comply with Policy DM27 of City Plan Part 2 and policies HE1 and HE4 of the 
Brighton & Hove Local Plan and CP15 of the Brighton & Hove City Plan Part 
One. 

 
22. Full details of any temporary pedestrian access during construction (where 

deemed necessary), including, where necessary, any details of minor temporary 
works to the western arm of the Royal Crescent Steps to facilitate safe temporary 
pedestrian access, shall be submitted to and approved in writing by the Local 
Planning Authority. In the event of temporary works to the western steps being 
undertaken these works shall be carried out and completed fully in accordance 
with the approved details. 
Reason: To ensure the satisfactory preservation of this listed structure and to 
comply with Policy DM27 of City Plan Part 2 and policies HE1 and HE4 of the 
Brighton & Hove Local Plan and CP15 of the Brighton & Hove City Plan Part 
One. 

 
23. Prior to public re-use of the restored Madeira Terrace deck hereby permitted, full 

sample details of the ground level hardstanding within Madeira Drive and lower 
terrace promenade walkway, shall be submitted to and approved in writing by 
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the Local Planning Authority. The works shall be carried out and completed fully 
in accordance with the approved details and maintained as such thereafter. 
Reason: To ensure the satisfactory preservation of this listed structure and to 
comply with Policy DM27 of City Plan Part 2 and policies HE1 and HE4 of the 
Brighton & Hove Local Plan and CP15 of the Brighton & Hove City Plan Part 
One. 

 
24. No ground works to the proposed new full height lift hereby permitted shall 

commence until samples of all materials to be used in the construction of the 
external surfaces of the new lift have been submitted to and approved in writing 
by the Local Planning Authority. Development shall be carried out in accordance 
with the approved details and maintained as such thereafter. 
Reason: To ensure a satisfactory appearance to the development and to comply 
with Policy DM27 of City Plan Part 2 and policies HE1 and HE4 of the Brighton 
& Hove Local Plan and CP15 of the Brighton & Hove City Plan Part One. 

 
25. No ground works to the proposed new full height lift hereby permitted shall 

commence until full design details of the exterior of new lift, including final design 
of the hit and miss brickwork pattern and associated lighting behind, have been 
submitted to and approved in writing by the Local Planning Authority. 
Development shall be carried out in accordance with the approved details and 
maintained as such thereafter. 
Reason: To ensure a satisfactory appearance to the development and to comply 
with Policy DM27 of City Plan Part 2 and policies HE1 and HE4 of the Brighton 
& Hove Local Plan and CP15 of the Brighton & Hove City Plan Part One. 

 
26. Prior to restoration works to the eastern arm of Royal Crescent Steps hereby 

permitted, full details of the restoration works, including details of the handrails, 
lighting, and contrasting nosing’s to be added to the step treads (if applicable), 
shall be submitted to and approved in writing by the Local Planning Authority. 
The works shall be carried out and completed fully in accordance with the 
approved details prior to restoration works to the eastern arm of Royal Crescent 
Steps. 
Reason: To ensure the satisfactory preservation of this listed structure and to 
comply with Policy DM27 of City Plan Part 2 and policies HE1 and HE4 of the 
Brighton & Hove Local Plan and CP15 of the Brighton & Hove City Plan Part 
One. 

 
27. No works to the proposed new single flight staircase from deck level linking with 

Madeira Drive hereby approved shall commence until full sample details of the 
new staircase, including sample details of balustrade panels and brickwork, 
have been submitted to and approved in writing by the Local Planning Authority. 
Development shall be carried out in accordance with the approved details and 
maintained as such thereafter. 
Reason: To ensure a satisfactory appearance to the development and to comply 
with Policy DM27 of City Plan Part 2 and policies HE1 and HE4 of the Brighton 
& Hove Local Plan and CP15 of the Brighton & Hove City Plan Part One. 

 
28. Prior to first public re-use of the restored Madeira Terrace deck level hereby 

permitted, full details (including samples) of the proposed public realm 
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improvement scheme shall be submitted to and approved in writing by the Local 
Planning Authority. The submission shall include details with regards layout, 
materials, colour palate, signage, street furniture, and infrastructure for future 
pop-up events. The maintenance details and future management plan are also 
required. The development shall be carried out in accordance with the approved 
details and maintained thereafter.  
Reason: In order to ensure a satisfactory appearance and to accord with the 
requirements of SA1 the Seafront, Policy CP13 and CP15 of the City Plan Part 
1. 

 
Informatives: 

1. This decision is based on the drawings listed below: 
Plan Type Reference Version Date Received  
Proposed Drawing  503-LPL-XX-01-DR-L-

0002  
P3 30 August 2022  

Proposed Drawing  240462-PUR-01-01-
DR-A-2022  

P05 30 August 2022  

Proposed Drawing  240462-PUR-01-GR-
DR-A-2021  

P05 30 August 2022  

Proposed Drawing  240462-PUR-01-ZZ-
DR-A-2028_P05  

P05 30 August 2022  

Proposed Drawing  240462-PUR-01-01-
DR-A-5000  

P03 12 August 2022  

Proposed Drawing  503-LPL-XX-00-DR-L-
0001  

P3 30 August 2022  

Proposed Drawing  503-LPL-XX-00-DR-L-
0021  

P3 30 August 2022  

Proposed Drawing  503-LPL-XX-00-DR-L-
0022  

P3 30 August 2022  

Proposed Drawing  503-LPL-XX-00-DR-L-
0031  

P3 30 August 2022  

Proposed Drawing  503-LPL-XX-00-DR-L-
0032  

P3 30 August 2022  

Proposed Drawing  503-LPL-XX-00-DR-L-
0051  

P4 30 August 2022  

Proposed Drawing  503-LPL-XX-00-DR-L-
0054  

P3 30 August 2022  

Proposed Drawing  503-LPL-XX-00-DR-L-
0055  

P2 30 August 2022  

Proposed Drawing  503-LPL-XX-00-DR-L-
0100  

P3 30 August 2022  

Proposed Drawing  503-LPL-XX-00-DR-L-
0102  

P2 12 August 2022  

Proposed Drawing  503-LPL-XX-00-DR-L-
0103  

P2 12 August 2022  

Proposed Drawing  503-LPL-XX-00-DR-L-
0105  

P2 30 August 2022  

Proposed Drawing  503-LPL-XX-01-DR-L-
0200  

P2 12 August 2022  
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Proposed Drawing  503-LPL-XX-01-DR-L-
0201  

P2 12 August 2022  

Proposed Drawing  503-LPL-XX-01-DR-L-
0202  

P1 12 August 2022  

Proposed Drawing  503-LPL-XX-01-DR-L-
0203  

P2 12 August 2022  

Proposed Drawing  503-LPL-XX-00-DR-L-
0101  

P3 30 August 2022  

Proposed Drawing  MTR-HOP-01-ZZ-DR-
C-0501 S0  

P3 12 August 2022  

Proposed Drawing  MTR-HOP-01-ZZ-DR-
S-0301  

P3 12 August 2022  

Proposed Drawing  MTR-HOP-01-ZZ-DR-
S-0211  

P3 12 August 2022  

Proposed Drawing  MTR-HOP-01-ZZ-DR-
S-0212  

P3 12 August 2022  

Proposed Drawing  MTR-HOP-01-ZZ-DR-
S-0213  

P3 12 August 2022  

Proposed Drawing  MTR-HOP-01-ZZ-DR-
S-0214  

P3 12 August 2022  

Proposed Drawing  MTR-PUR-01-ZZ-DR-
A-1036  

P04 30 August 2022  

Proposed Drawing  MTR-PUR-01-ZZ-DR-
A-2024  

P05 30 August 2022  

Proposed Drawing  MTR-PUR-01-ZZ-DR-
A-2026  

P04 12 August 2022  

Proposed Drawing  MTR-PUR-01-ZZ-DR-
A-2031  

P04 12 August 2022  

Proposed Drawing  MTR-PUR-01-ZZ-DR-
A-2032  

P04 12 August 2022  

Proposed Drawing  MTR-PUR-01-ZZ-DR-
A-2040  

P04 12 August 2022  

Proposed Drawing  MTR-PUR-01-ZZ-DR-
A-2041  

P04 12 August 2022  

Proposed Drawing  MTR-PUR-01-ZZ-DR-
A-2042  

P04 12 August 2022  

Proposed Drawing  MTR-PUR-01-ZZ-DR-
A-2045  

P03 12 August 2022  

Block Plan  503-LPL-XX-00-DR-L-
0000  

P3 30 August 2022  

Proposed Drawing  MTR-HOP-01-ZZ-DR-
S-0601  

P2 12 August 2022  

Location Plan  240462-PUR-00-XX-
DR-A-0005  

P02 25 August 2022  

Proposed Drawing  240462-PUR-00-ZZ-
DR-A-1000  

P03 25 August 2022  

 
 
2. SITE LOCATION  
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2.1. The application relates to 40 arches (arches 78-117a) of Madeira Terrace 
between the Royal Crescent Steps to the west and including Shelter 
Hall/Concorde 2 to the east. The site area is 0.42 hectares in area and also 
includes part of Madeira Drive highway in front of this section of Madeira 
Terrace.  

  
2.2. Madeira Terrace is a Grade II* listed building in the East Cliff Conservation Area. 

It is a cast iron arcade at beach level with walkway over, connected to Marine 
Parade above by sets of steps at intervals along its length, and by the Madeira 
Lift towards its eastern end, the tower for which rises above the level of the sea 
wall and connects to a shelter hall at beach level.  

  
2.3. The wider Madeira Terrace structure is 865 metres in length stretching from 

Palace Pier/Old Steine to the west and Black Rock to the east. The terrace was 
built in the late 1880's (including extending westwards towards the old 
aquarium), connecting the open expanse of beach to the town above, and 
facilitating promenading, recreation and social gathering during the late Victorian 
era. The structure has a high aesthetic value from strong linearity accented by 
the repetitive bays and architectural detailing, as well of its three- tiered form 
(beach level promenade, intermediate deck and Marine Parade).  

  
2.4. Through the 20th century the Terrace has provided the grandstand for early 

speed trials, and the finish of the London to Brighton car rallies and bike rides, 
Brighton marathon, concerts and other open-air events. The structure has since 
degraded and was closed to the public circa 2015 due to safety concerns. The 
building was included on Historic England's list of buildings at risk from October 
2020 following the upgrade of the structure to Grade II* listing, and is described 
in the Register as being in a very poor and deteriorating condition.  

  
2.5. The Shelter Hall (in use as Concorde 2 events venue) remains open, as is the 

eastern arm of Royal Crescent Steps. The Shelter Hall lift tower (not in use) is 
prominent within the conservation area and on the approach along the seafront 
and along Marine Parade. There is visual connection of the Terrace with sea 
views which it enables and also when viewed across the water as a backdrop to 
seashore views. The Terrace also has group value with other seaside structures 
and buildings including the adjacent Palace Pier and the Royal Crescent, both 
listed at Grade II*.  

  
2.6. The eastern half of the Palace Pier to Brighton Marina Seafront, including 

Madeira Drive, is an urban stretch of seafront that provides opportunity for new 
uses, as well as public realm and connectivity improvements. This includes 
seafront uses to the south including Yellowave beach sports venue, and the Sea 
Lanes swimming pool currently under construction at the former Peter Pan site.  

  
2.7. To the south of Madeira Drive is Volks Railway Site of Nature Conservation 

(SNCI) which runs to the south alongside Madeira Drive. Volks Railway is also 
a Local Wildlife Site (LWS), as is Madeira Drive Green Wall which is partly 
located within the site and the planted Japanese Spindle covers a significant 
part of the cliff face on this stretch of the Terrace. To the north of the site is the 
A259 Marine Parade public highway.  
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3. RELEVANT HISTORY  

 
3.1. BH2022/02577 (Full Planning) Part Restoration of the Grade II* listed Madeira 

Terrace (Phase 1 - consisting of the 40 arches between the Royal Crescent 
Steps in the west to Shelter Hall in the east), erection of a new full height single 
car lift, general repairs to existing Shelter Hall Lift structure and operational 
upgrade to Shelter hall Lift car carriage and doors together with temporary 
means of access at deck level, new staircase from deck level linking with 
Madeira Drive, permanent planting, landscaping and seating at deck level, 
fixings for temporary seasonal canopies at deck level, cliff wall interventions and 
general repair (including physical works of protection for the Green Wall), works 
to laundry arch, and improvements to public realm and heritage setting upon 
Madeira Drive including removal of 22 existing parking spaces, provision of new 
planted verges, wayfinding signage, pedestrian crossings, cycle parking and 
associated drainage - Under Consideration.  

  
3.2. BH2021/03592 Installation of temporary propping of structural elements to bays 

51 and 73 - Approved 01/12/2021  
  

3.3. BH2020/00619 Removal of existing rainwater goods and interim replacement 
with UPVC (retrospective). Long-term replacement with cast iron rainwater 
goods - Approved 21/04/2020  

  
3.4. BH2019/00098 (Lift) Installation of temporary concrete & steel propping 

supports to lattice beams nos. 19, 45, 58, 63, 67, 75 and 141 on Madeira 
Terraces - Approved 03/07/2019  

  
3.5. BH2017/02472 (Shelter Hall) Installation of internal platform within ceiling void 

to facilitate access to two original steel beams for inspection and maintenance 
purposes - Approved 18/09/2017  

  
3.6. BH2016/00563 Installation of supporting steelwork to three locations on Madeira 

Terraces - Approved 15/08/2016  
  

3.7. BH2015/03130 Installation of steel mesh fencing with vehicular and pedestrian 
gates to enclose Madeira Terrace, 3m high along Madeira Drive and 2.4m high 
to steps from Marine Parade - Approved 26/10/2015  

  
3.8. BH2015/03129 Installation of steel mesh fencing with vehicular and pedestrian 

gates to enclose Madeira Terrace, 3m high along Madeira Drive and 2.4m high 
to steps from Marine Parade - Approved 26/10/2015  

  
3.9. BH2012/02654 (Lift) Installation of light fittings to roof canopy and ground floor 

soffit with associated wiring to provide illumination around lift entrance (Part-
Retrospective) - Approved 19/12/2012  

  
3.10. BH2009/02129 Structural repair works to cast iron beams, railings, post and 

panel along walkway - Approved 26/11/2009  

115



OFFRPT 

  
3.11. BH2000/00340/LB Installation of floodlights on alternate pillars - Approved 

22/03/2000  
  

Black Rock and Surroundings Madeira Drive  
3.12. BH2020/00442 Replacement of existing sea wall with a realigned free-standing 

structure; the formation of an access route from Black Rock extending to 
Brighton Marina; enhancement of highways infrastructure for Duke's Mound at 
its junctions with Marine Parade and Madeira Drive; restoration of The Old 
Reading Room and The Temple and change of use for flexible A1, A3, D1 or D2 
Use; widespread enhancement of public realm for pedestrians and cyclists via 
new amenities, facilities and landscaping, with associated ecological 
enhancement - Approved 24/12/2020  

  
3.13. BH2020/00443 Internal and external works to The Temple and The Old Reading 

Room incorporating: fenestration alterations; repairs and restoration of the 
structure and flooring; change of use for flexible A1, A3, D1 or D2 Use; and 
associated works - Approved 31/03/2021  

  
Former Peter Pan's Playground Site Madeira Drive  

3.14. BH2020/01018 Application for variation of conditions 1, 3 and 23 of 
BH2019/00293 (as amended by BH2019/03686) to allow amendments to 
approved drawings to include reduced number of modular building units (from 
107 to 74), increased overall floorspace (from 1372sqm to 1421sqm), enlarged 
swimming pool (from 25m x 12m to 50m x 12m) and to allow permanent consent 
for swimming pool and 10 year temporary consent for modular buildings (from 
previous 5 year temporary consent for whole scheme) - Approved 17/03/2021  

  
3.15. BH2019/00293 Erection of outdoor swimming pool (25m x 12.5m) and 

changing/plant rooms (D2 use), flexible events space (D2 use) and 1-2 storey 
relocatable modular buildings with first floor deck to provide mixed 
leisure/retail/food/drink/office uses (D2/A1/A3/A4/A5/B1 uses) with associated 
cycle parking, refuse storage, landscaping, boundary treatment and retractable 
beach mat. Temporary (meanwhile use) for 5 years - Approved 16/08/2019  

  
3.16. BH2018/02281 Erection of temporary buildings including first floor terrace to 

provide swimming training facility, sauna and changing facilities (D2 use), 
marketing suite/office (B1 use) and associated storage, plant and fencing, and 
use of land for general leisure/therapy use and pop-up events (D2/D1 uses) for 
temporary period of 12 months (Part retrospective) - Approved 31/01/2019  

 
 
4. APPLICATION DESCRIPTION  
 
4.1. Listed Building Consent is sought for repair and restoration to 40 arches of the 

Madeira Terrace between Royal Crescent steps in the west and Shelter Hall in 
the east, and to enable the re-opening of the structure for public realm and 
grandstand for events.  
 

4.2. The full proposals are summarised as follows:  
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 Repair and restoration of 40 arches of Madeira terrace, including the cast 
iron metalwork, repair of Royal Crescent Steps, replacement deck structure 
with engineered concrete, and alter/restore balustrading with a raised height 
to 1100mm;  

 New full height single car lift to western end near to Royal Crescent Steps;  

 New staircase from deck level linking with Madeira Drive ground level at the 
eastern end of site;  

 Upgrade and repair of existing Shelter Hall Lift structure including general 
repairs, operation of lift from marine Parade to deck level, including new lift 
car, new doors, reinstatement of hydraulic drive system and reinstatement 
of deck level entrance canopy roof;  

 Provision of temporary pedestrian access route from Shelter Hall lift to 
reinstated deck;  

 New seating, planting and other landscaping at deck level, including fixings 
for temporary seasonal canopies;  

 Reinforce cliff wall to support Madeira Terrace structure, including general 
repair of cliff face;  

 Protection of green wall during construction phases and enhancement 
including cliff wall mounted planting cassettes to encourage planting growth;  

 New lighting scheme;  

 Removal of 22 no. existing parking spaces, provision of new planted verges, 
wayfinding signage, pedestrian crossings across Madeira Drive, cycle 
parking stations, and associated drainage works.  

 Alterations and repairs to Laundry Arch to enable future operational use with 
replacement windows and door and a new balustrade.  

  
4.3. An associated Full Planning application (ref. BH2022/02577) is also under 

consideration.  
  
4.4. Pre-application advice: The development has been influenced by pre-application 

feedback from officers in relation to heritage impact. The pre-application process 
included engagement with the Design South East Review Panel. The proposals 
have developed further since pre-application and includes further detail on the 
restoration of the terrace, removal of car parking, and repurposing and 
rationalising of the public spaces.  

  
4.5. The applicant has undertaken pre-application consultation, including 

involvement with local businesses, community groups, local access groups and 
local heritage groups. Community engagement sessions took place in 
December 2021 and January 2022.  

  
4.6. Finances for the project were raised through a crowdfunding campaign in 2017, 

and allocation of funding in 2019 by Brighton & Hove City Council’s Tourism, 
Development and Culture Committee. The funding, as well as the requirement 
to deliver a completed section of regenerated structure has informed the scope 
of the proposals for this proposed development as Phase 1 of the Madeira 
terrace project.  
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5. REPRESENTATIONS  

 
5.1. Four (4) letters of representation have been received in support of the proposed 

development for the following reasons: 

 like the design of the new lift  

 Reopening the Terrace and making it more accessible for local residents will 
create new connections for East Brighton;  

 Look forward to the new cultural events proposed for Madeira Terrace;  

 The Madeira Terrace Advisory Panel support the application for the following 
reasons:  

 Support the applications but have reservations on the design of the new lift 
tower;  

 The benefits of the major interventions in the historic fabric more than justify 
any adverse effects on the significance of the Terrace;  

 secures stepped and step-free access between Marine Parade and Madeira 
Drive at the mid-point of the whole terrace' adding to and improving access 
to the concentration of leisure attractions in the vicinity;  

 The interface between the restoration of the terrace and the protection and 
regeneration of the Green Wall is carefully considered;  

 The proposed simple reinstatement of the surface of the covered walk is in 
keeping and the return of seating here is welcomed;  

 The proposed reduction in parking is a step in the right direction and the 
enhancement to the pedestrian crossings greatly improves them as a key 
element in the connectivity between Marine Parade and the beach.  

  
6. CONSULTATIONS  
 

External  
6.1. Conservation Advisory Group: Objection  

The principal objection was the inclusion of the new lift the design of which is not 
attractive and will harm the longer views of the Terraces. Could the restoration 
be completed without the new lift as the style and design is not acceptable? 
Views from within CA are harmed and the setting of the listed Royal Crescent. 
Perhaps a void could be left in the deck for a future installation?  

  
6.2. Connection between, and access to, the different terrace layers are important, 

as highlighted. Could the necessary lift structures adopt the materials and colour 
palette of the existing ironwork, e.g. Brighton Blue? Night-time lighting should 
also be conservation-led i.e. consistent, not colour changes.  

  
6.3. A very comprehensive and impressive application and the Group welcomes the 

intent to restore and retain. The many commercial challenges and the clear 
national heritage importance was recognised and acknowledged. The Group 
supports the approach of a benchmark containable first phase: But can 
measures be put in place to ensure this pilot is protected in the future from 
commercially-led changes and that lessons learned in the pilot are replicated in 
subsequent phases?  
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6.4. Historic England: Comment  
Historic England supports the applications on heritage grounds. We consider 
that the applications meet the requirements of the NPPF, in particular paragraph 
numbers 195,199, 200 and 202.  

  
6.5. Madeira Terrace is today in a very poor and deteriorating condition, with its 

structural instability a serious concern that has caused the 170 bays to be closed 
to the public since 2015. It is listed at Grade II* and is on Historic England's 
Heritage at Risk Register. Historic England therefore welcome these proposals 
to start a process to repair, restore and re-use Madeira Terrace primarily for the 
purpose for which it was designed i.e. as a grandstand for spectators and as an 
outdoor events venue. We are also supportive in principle of the proposed 
approach to the conservation and repairs of the cast iron structure. Overall, 
Historic England consider this to be a positive conservation-led scheme that 
once implemented would deliver significant heritage benefits, as well as starting 
the process to remove this important heritage asset from our Heritage at Risk 
Register.  

  
6.6. It is appreciated that for the scheme to be successful and help with the 

regeneration of the Eastern Seafront, there would need to be additional lifts, and 
that the proposed lifts are of a size that is required to meet modern standards. 
The addition of these vertical interventions would cause some harm to the 
appearance of Madeira Terrace, which is essentially a horizontal structure, but 
it is understandable they are necessary to bring the structure back into full active 
use. Some of the harm may be reduced with a lift design that is more lightweight 
and transparent in appearance and with an upper element that is more in 
keeping with the exuberant and playful character of the existing kiosks and 
pavilions along Brighton's seafront. However, the relatively low level of harm 
caused by this aspect of the proposal within the context of the structure as a 
whole is, in our view, considerably outweighed by the significant heritage 
benefits associated with the restoration and re-use of this section of Madeira 
Terrace.  

  
6.7. The Victorian Society: No Objection  

The Victorian Society featured the building as one of its Top Ten Endangered 
Buildings in 2015 and has been concerned about its future and development for 
some time. The Victorian Society are extremely pleased to welcome these 
considered proposals for restoration and welcome the detailed analysis that has 
been done on the structure as requested when consulted. While some harm 
would arise from the loss of the original structure through the proposed 
replacement deck, it is recognised that like for like replacement is not reasonable 
in a marine environment. Likewise, the works to the existing lift, Royal Crescent 
stairs, laundry arch and proposed new staircase are all acceptable. In principle 
the proposed new lift is acceptable. However, the Committee believe the design 
could be improved in relation to the existing historic structures.  

  
6.8. Currently, the shelter lift designed by Lockwood is the only one on the terrace 

and thus a defining and highly significant feature. It is essential its prominence 
is preserved if other lifts are created. This prominence should be preserved by 
an appropriate scale and design of the new lift which is subservient and reflects 
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the historic lift. The Committee recognised that the proposed design has distilled 
some of the features of Lockwood's original designs, but this could be improved.  

  
6.9. The Victorian Society is pleased to support the proposed restoration of Madeira 

Terrace and is glad that a positive proposal has come about after so much 
debate about the future and use of the structure.  

  
Internal  

6.10. Heritage : No Objection  
As the first phase of a long-term project to restore and regenerate the full length 
of the Terrace, this proposal is considered to represent an appropriate approach 
to repair and regeneration of the structure, the material palette and the approach 
to public realm and event space that could also be applied to future phases.  

  
6.11. The proposed use for an outdoor events space and recreation space for the 

adjacent community, is in line with the original vision for this structure and is 
considered fully appropriate.  

  
6.12. The Heritage Team supports the proposed approach to the restoration of the 

ironwork by careful dismantling and recording to allow repairs and redecoration 
under controlled conditions for greater longevity. The overarching approach of 
retention rather than renewal is welcomed, and the proposed gas welding 
system would reduce the need for re-casting thereby aligning with this 
methodology.  

  
6.13. Welcome enhancement works are included such as reinstatement works to the 

Madeira lift tower to rectify disfiguring elements of past poor repairs, likewise the 
effect of piecemeal patching of the cliff wall will be improved with a mineral paint 
finish. Increased seating and landscaping works will also benefit the setting.  

  
6.14. Architectural interventions to enhance essential functions such as improved 

pedestrian access and events support involve change, most notably a new lift 
structure. These have impacts on the heritage values of the structure, other 
nearby heritage assets and the East Cliff Conservation Area, and should be 
balanced against the public gains that will result from the scheme.  
 

 
7. MATERIAL CONSIDERATIONS  
 
7.1. In accordance with Section 38 (6) of the Planning and Compulsory Purchase Act 

2004, this decision has been taken having regard to the policies and proposals 
in the National Planning Policy Framework, the Development Plan, and all other 
material planning considerations identified in the "Considerations and 
Assessment" section of the report  

  
7.2. The development plan is:  

 Brighton & Hove City Plan Part One (adopted March 2016)  

 Brighton & Hove Local Plan 2005 (retained policies March 2016);  

 East Sussex, South Downs and Brighton & Hove Waste and Minerals Plan 
(adopted February 2013);  
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 East Sussex, South Downs and Brighton & Hove Waste and Minerals Sites 
Plan (adopted February 2017);  

 Shoreham Harbour JAAP (adopted October 2019).  
  
7.3. Due weight has been given to the relevant retained policies in the Brighton & 

Hove Local Plan 2005 according to their degree of consistency with the NPPF.  
  
 
8. POLICIES  

The National Planning Policy Framework (NPPF)  
  
Brighton & Hove City Plan Part One  
SS1 Presumption in Favour of Sustainable Development  
SA1 The Seafront  
CP12 Urban Design  
CP15 Heritage  

  
Brighton and Hove Local Plan (retained policies March 2016):  
HE1 Listed Buildings  
HE3 Development Affecting the Setting of a Listed Building  
HE4 Reinstatement of original features on listed buildings  
HE6 Development within or Affecting the Setting of Conservation Areas  

  
Brighton & Hove City Plan Part Two  
The Inspector published her Final Report into the Examination of the City Plan 
Part Two 19 July 2022. The Report is a material consideration. The Inspector 
has concluded that with her recommended changes (the schedule of changes 
as appended to the Report) that the Plan is sound and can be adopted. The 
Inspector's report concludes the examination of City Plan Part Two. City Plan 
Part Two policies, as amended by the Inspector's schedule of Main 
Modifications, can be afforded significant weight but they will not have full weight 
until the City Plan Part Two is formally adopted.  

  
DM26 Conservation Areas  
DM27 Listed Buildings  
DM29 The Setting of Heritage Assets  

 
Supplementary Planning Documents:  
SPD09 Architectural Features  

  
Background Documents:  
Madeira Drive Regeneration Framework  

  
 
9. CONSIDERATIONS & ASSESSMENT  
 
9.1. Policy SA1 (The Seafront) of CPP1 seeks proposals which provide a year-round, 

sport, leisure and cultural role which complement its outstanding heritage and 
landscape value. The site lies within that part of the seafront defined as 'East of 
the Palace Pier to the Marina' which is identified as a centre for sports and family-
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based activities. The policy seeks to safeguard Madeira Drive as an important 
event space for which it is a unique location. Policy SA1 (The Seafront) states 
that the council will work in partnership to ensure the on-going regeneration and 
maintenance of the seafront in an integrated and co-ordinated manner.  

  
9.2. CPP1 Policy SA1 The Seafront - includes the following relevant seafront wide 

priorities:  

 Enhance and improve the public realm and create a seafront for all;  

 Promote high quality architecture, urban design and public art which 
complements the natural heritage of the seafront and preserves and 
enhances the character and appearance of the Conservation Areas, and the 
historic squares and lawns that adjoin the seafront;  

  
9.3. A masterplan is under preparation to support the implementation of Policy SA1 

and SSA5 with a clear vision and coordinated approach as schemes come 
forward in the Eastern Seafront area. The Eastern Seafront Masterplan SPD is 
currently at issues and options stage, with stakeholder consultation having taken 
place.  

  
9.4. The proposal is for the intended first phase of the restoration, repair and 

regeneration of the Madeira Terraces. This encompasses arches to the west of 
Shelter Hall (Concorde 2) up to the Royal Crescent Steps. It has been identified 
that these 40 arches have high heritage value as one half off the original terrace 
structure and has a lower capacity for change in the eastern end of the Terrace. 
The eastern end is deemed to be more appropriate for priority for repair, given 
the structure's classification of being on the 'At Risk Register', to ensure optimum 
restoration of the original structure. There is also a wider cluster of activity and 
businesses within this section, and there is the opportunity to support footfall to 
the existing business at Shelter Hall (Concorde 2) and elsewhere in the vicinity. 
It is therefore supported that this section of the Terraces comes forward as the 
first phase of the wider development.  

  
9.5. Policy SA1 sets out as specific priorities for the east of Palace Pier to Brighton 

Marina section of the seafront; the need for an improved public realm and the 
conservation and enhancement of the historic and nature conservation features 
present in this location; and the need to improve beach and seafront access for 
pedestrians and cycle users, linking with access improvements at the 
Marina/Black Rock. In principle, the proposed development would accord with 
the identified priorities for this section of the Seafront. The proposed restoration 
and regeneration of this site, which is a key strategic objective of the city council, 
with its original intent and purpose is welcomed. It would also compliment the 
other developments underway in this section of the seafront, including the Black 
Rock enabling project and public realm works, as well as the Sea Lanes 
development to the south.  

  
9.6. The following Policy SA1 priorities are relevant to the proposals for the public 

realm and transport proposals:  

 Deliver the regeneration of Madeira Drive as a centre for sports and family-
based activities supported by a landscaping and public art strategy which 
also provides for an improved public realm and the conservation and 
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enhancement of the historic and nature conservation features present in this 
location;  

 Safeguard the vibrant and important event space at Madeira Drive as this 
presents a unique location for a mix of cultural, sport and leisure activity to 
take place; and  

 Improve beach and seafront access for pedestrians and cycle users, linking 
with access improvements at the Marina/Black Rock.  

  
9.7. City Plan Part 2 Policy DM15 Commercial and Leisure Uses on the Seafront 

indicates that the council will encourage temporary uses which help animate and 
activate vacant buildings or sites before regeneration/ construction commences 
and CPP2 Policy SSA5 at part h) encourages a variety of temporary/ pop up 
uses consistent with the area's role as a centre for cultural, sports and family 
based activities.  

  
9.8. As the proposals are for a restoration project to bring the terraces back into use 

as a linear public space/ grandstand for events, there is no proposed material 
change of use. The proposals to improve accessibility to the terraces as Open 
Space is welcomed and would be in conformity with Part 2 of Policy CP16. Policy 
SSA5 of CPP2 sets out that a Council priority is the successful regeneration of 
Madeira Drive to create a 'seafront for all' that features diverse and engaging 
attractions for residents and visitors. The proposed retained use is for open 
recreation and outdoor events space (the submission includes plans for 
accommodating long-standing events on Madeira Drive), including opportunity 
for pop-up events and activities (such as cultural/street performances, classes, 
private hire, and mobile food/retail traders). This would accord with the wider 
policy priorities for this section of the seafront set out within Policy SA1, Policy 
CP13 and City Plan Part 2 Policy DM15. Future activity involved with the use of 
the terrace may evolve overtime, and separate planning applications may be 
required thereafter.  

  
9.9. The restoration of Madeira Terrace would help support the continuing 

regeneration of the eastern seafront, help support major events on Madeira 
Drive, and would bring the public space back into use for residents and visitors. 
Improving the quality, accessibility and legibility of the public urban realm in this 
location would also meet the aims of CPP1 Policy CP13 Public Streets and 
Spaces. In principle the proposed improved pedestrian links are welcomed and 
would generally accord with the identified priorities for the Seafront and for this 
section of the Seafront (SA1 The Seafront).  

  
9.10. Policy SSA5 states that the Council is committed to the retaining, restoring and 

reactivating the Grade II* listed structure, and that the renovation of Madeira 
Terrace will need to be sensitive to the structure's unique heritage and will need 
to be commercially viable in order to pay for its long-term maintenance. The 
proposals for dismantling, repairing and reinstating the cast iron structure 
(including replacing the terrace deck) are considered in detail later in this report.  

  
9.11. This application has been submitted in advance of the adoption of an 

overarching Eastern Seafront masterplan SPD, and therefore it is important the 
proposals align with the key issues and aims of this SPD, including improved 
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accessibility and north-south connectivity from Marine Parade to beach level, 
public realm/event space improvements and the approach to lighting and way- 
finding. The considerations of these are detailed in this report.  

  
9.12. There are heritage sensitivities of the site as Madeira Terrace (including Shelter 

Hall and lift tower) is Grade II* listed and set within the East Cliff Conservation 
Area, which is characterised by Regency terraces (including Grade II* Royal 
Crescent) to the north of Marine Parade overlooking the lower esplanade, the 
shingle beach and sea. There are also a number of listed buildings/structures 
within the wider seafront and within the Conservation Area, including Banjo 
Groyne (Grade II), Palace Pier to the west (Grade II*), the Grade II listed 
Seafront Railings running the length of Marine Parade, and various seafront 
elements including Grade II listed lampposts and the Grade II listed seafront 
shelter adjacent to the Shelter Hall lift tower. The size and linear form of the 
structure can be viewed well from Palace Pier to the west and the Banjo Groyne 
to the east.  

  
9.13. CPP2 Policy SSA5 Madeira Terrace and Drive states that proposals will be 

required to respect the significance of the Grade II* Madeira Terrace and other 
associated designated and undesignated heritage assets, prioritising their repair 
and restoration and meet the site-specific requirements set out in the Policy. 
Policy DM27 (Listed Buildings) aims to protect the special architectural or 
historic interests of listed buildings, having particular regard to historical 
associations that the building has and the use of materials which are appropriate 
historically, functionally and aesthetically. CPP2 policies DM26 & DM29, CPP1 
Policy CP15 and Saved local policies HE1, HE3 and HE6 also apply here. A 
Heritage Impact Assessment has been submitted as part of the application, 
which has been informed by a Draft Conservation Management Plan for Madeira 
Terrace.  

  
9.14. In considering whether to grant planning permission for development which 

affects a listed building or its setting, the Council has a statutory duty to have 
special regard to the desirability of preserving the building or its setting or any 
features of special architectural or historic interest which it possesses. Moreover, 
when considering whether to grant planning permission for development in a 
conservation area the Council has a statutory duty to pay special attention to the 
desirability of preserving or enhancing the character or appearance of the area.  

  
9.15. Case law has held that the desirability of preserving a listed building or its setting 

or any features of special architectural or historic interest it possesses, and the 
desirability of preserving or enhancing the character or appearance of a 
conservation area should be given "considerable importance and weight".  

  
9.16. Overall, the Council Heritage Team and Historic England are in support of and 

welcome the proposed development, with any identified adverse harm 
outweighed by the benefits of the proposal. This is subject to submission of 
detailed design to be assessed further by condition as outlined in each element 
of the development below.  

  
Cast Iron Structure:  
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9.17. The dismantling, repairing and reinstating the cast iron structure is the 
fundamental development within the proposals in terms of cost and also in 
enabling the site to be brought back to public use. The proposed restoration work 
would also enable greater understanding of the works required in the wider 
Madeira Terrace restoration project. The submitted Design and Access 
Statement sets out the background to the causes of the decay of the structure, 
and that the recommendation is to dismantle for repair offsite using a defects 
recording exercise to assess and analyse the level of repair in each component. 
The approach would involve retaining and repairing as much of the existing listed 
iron structure as possible (which is welcomed), but where required elements 
would be replaced with a recast component. The potential for reuse will be 
dependent on the corrosion of individual cast iron components, and the exact 
condition of the cast iron structure overall will not be fully known until each 
section is dismantled, inspected and surveyed off-site.  

  
9.18. The repair works will overcome a number issues with the structure, including the 

replacement of the deck not having embedded cast ironwork that will erode, 
adding bearing pads for the beams into the cliff wall, new fitted bolts, and well 
as repairing and re-applying paint finishes in a controlled off-site workshop 
environment. The Heritage Team have identified the risk of damage in 
dismantling and then transporting the structure offsite. However, it is considered 
that the methodology submitted has been fully justified and the benefits to the 
long-term retention of as much of the structure as possible would outweigh the 
identified harm.  

  
9.19. Overall, the restoration of the structure to its original appearance and condition, 

but with adaptions, is considered a positive approach. The Heritage Team 
supports the proposed cast iron repair methodology and techniques. Historic 
England state that the proposals for restoration would have a hugely positive 
impact on this part of the seafront. The proposals for repair and restoration are 
considered to accord in principle with policies SA1 and SSA5. Given that the 
exact retention condition of the listed structure is currently unknown, a first 
section of works within the Phase 1 development will be required for dismantling, 
survey and repair. This will then provide a template for the repair/re-cast 
approach required for the remainder of the Phase 1 structure, and details of this 
will be required by condition. Conditions are also required to ensure the existing 
colour scheme is retained (having been historically associated with the structure) 
and for details of the colour scheme for the keystone masks that feature of the 
face of the ironwork arches.  

  
Shelter Hall Lift Tower: 

9.20. The three-stage Madeira Lift is considered to be an early and rare example of a 
hydraulic, water-powered lift (later converted to electric power) in a seaside 
location. The structure was designed to allow the retention of the pre-existing 
green wall (planted between 1830 and 1833), and the attachment of the structure 
to the sea wall was itself considered innovative for the technology at the time. 
Over time the structure has been disfigured somewhat by poor 
repair/weatherproofing work carried.  
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9.21. Sensitive repairs are now proposed to the brickwork and deck level canopy, as 
well as reinstating the copper roof, with wood roll details to match that of the 
upper lift roof, and to renew the flashing between the new roof and the brick lift 
tower. Repair and restoration are also proposed to the underside of the canopy, 
timber door and moulded surround, original railings, and skylight. The proposed 
works to the Shelter Hall lift also include provision of a new lift car, lift mechanism 
and doors to enable it to become operational year-round without the need to be 
staffed.  

  
9.22. The general restoration of the Shelter Hall structure is welcomed, as is the 

proposed reinstatement of the hydraulic operating system for the lift with new 
timber clad interior lift car to replace non-original existing car (to increase 
capacity). The lift would operate between and link Marine Parade and the terrace 
deck level, which would provide improvements to access and public realm. The 
re-use of the lift would require the need for a temporary walkway across the sun 
deck area (that would not be replaced as part of this Phase 1 application) to 
provide a pedestrian link between the upper deck lift entrance and the restored 
section of terrace. Given the circumstances, this is considered to be an 
acceptable temporary arrangement until the rest of the terrace is repaired. 
Further details of the lift, shaft and entrances restoration are to be submitted by 
condition.  

  
Cliff Wall:  

9.23. Repair works to the facing of the East Cliff Wall are proposed to enable the 
installation of padstones to support the restored Terrace lattice beam bearings, 
as well as the new deck. Methodologies for repair are set out within the 
application submission. The existing weak lime-concrete coated wall would be 
refaced with a cement-based concrete with mineral paint finish, which would 
provide a more uniform appearance. These works are considered necessary for 
the restoration project and the Heritage Team have no objection. The works 
would require the Japanese Spindles to be carefully pruned, protected and 
propped. The ephemeral planting would be removed and returned to a 'Living 
Wall' system once structural works are complete.  

  
New lift:  

9.24. A new lift is proposed for the western end of the site, to the east of the Royal 
Crescent Steps. The lift would provide improved access and connectivity 
through the site. The application submission provides an extensive background 
of the historical significance of lifts in the context of Madeira terrace, including 
the original design intent of the Borough Surveyor Philip Lockwood for Madeira 
terrace to incorporate additional lift access in the original structure.  

  
9.25. The proposed lift proposals have progressed through a rigorous process of 

analysis and includes significant pre-application assessment of various designs 
that included constructive engagement with Planning Officers and independent 
Design Review Panel. This has resulted in the final design which appears as a 
contemporary version of the existing Shelter Hall lift whilst still establishing a 
subservient appearance to that of the historical lift.  
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9.26. The strong linear character of Madeira Terrace is only currently interrupted by 
the existing Shelter Hall lift and the existing staircases. The lantern top to the 
new lift would result in a break in the Marine Parade railings and would be clearly 
and prominently visible from the Marine Parade street-scene and from various 
nearby points within the East Cliff Conservation Area to the north of the site. The 
Heritage Team highlight a low adverse heritage impact in these interventions 
that would need to be balanced against the benefits of the scheme.  

  
9.27. The Heritage Team support the contemporary approach to the design which 

would be deliberately lower than the historic lift and less prominent in 
appearance when viewed collectively but would still reference the proportions 
and materials of the existing historic lift. It is appreciated that the proposed lift 
would be a significant intervention impacting on the historic terrace structure 
itself, however it is considered that the location of the new lift is legible, the mid- 
level railings and round level arched arcade would cut across the set-back tower 
to retain repetitive horizontal detailing, and that the length and scale of the wider 
terrace structure could successfully accommodate such an intervention visually 
from longer distance views.  

  
9.28. Historic England have highlighted a level of harm towards the lower end of less 

than substantial harm caused by the introduction of the new lift. However, they 
have regard to the extensive design process the proposal has undertaken, the 
historical materiality in the design as well as the need to ensure a robust and 
long-lasting structure. The use of brick for the lift shaft and the copper would 
relate back to the original Lockwood lift design. Historic England have stated that 
the identified harm would be considerably outweighed by the public benefits of 
the scheme in terms of meaningful repairs, improvements to accessibility, and 
regenerating this part of the eastern seafront.  

  
Terrace Deck:  

9.29. The existing Terrace structure has a concrete deck covered by an asphalt layer 
that has worsened in condition overtime with movement joints added that have 
corroded. Given the reduced significance and its condition, it is not considered 
appropriate to repair and is instead proposed to be replaced with the lattice 
breams underneath retained. This would also allow improved weatherproofing 
and removal of ironwork for assessment to be retained. The proposed concrete 
deck would have a natural stone aggregate finish. Concrete has been chosen 
given the longevity and robustness it would provide. The Heritage Team 
highlight a neutral impact in this part of the scheme, with the change in 
construction with pre-cast units balanced with the removal of disfiguring patchy 
asphalt enabling an enhancement of the greater heritage value within the 
restoration of the ironwork.  

  
9.30. Historic England have stated that the replacement of the concrete deck would 

not cause any significant harm to the listed structure as it is in a very poor 
condition, unable to perform its structural function and holds limited significance 
because it is a typical of this form of construction.  

  
9.31. The original continuous timber seating fixed to the cliff face would be restored 

and incorporated into the wider public realm proposals for the upper deck which 
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include island planting beds, seasonal canopies, low level LED lighting, and 
further seating. Overall these are considered to be modest additions to the 
historic elements, and further details of the public realm and landscaping on the 
terrace deck are required by condition. The proposed seasonal canopies are 
considered acceptable in principle, however further details are required by 
condition to ensure they have limited visual impact on the appearance of the 
terrace when they are in place during the summer months.  

  
9.32. The cast iron balustrade is currently under 1m in height and is therefore required 

to be raised in height by 135mm to ensure it complies with building regulation 
standards of above 1.1m in height. This will be carried out by retaining the 
existing balustrades and attaching on top of new concrete upstands. This is 
considered to be a discrete alteration that would not significantly harm the 
historic value of the structure. The proposal is to retain the current colour 
scheme, and this is conditioned.  

  
Existing/New stairs:  

9.33. As the Shelter Hall lift would only provide access between Marine Parade and 
deck level, the proposal includes new stairs adjacent to Shelter Hall lift in order 
to provide access on the eastern side of the site between deck level and lower-
level walkway/Madeira Drive. It is considered that this would have only a minor 
impact in terms of loss of ironwork of the existing structure and interruption of 
the linear character. The proposed balustrade and detailing would have regard 
to historic locality, with panels to be solid to meet safety regulations. Overall the 
new steps are considered an appropriate addition and further details of the stairs 
and brick underside would be required by condition.  

  
9.34. The proposed alterations to existing eastern flight of the Royal Crescent Steps 

(to the western end of the site) are required in order to improve safety, with new 
handrails with lighting incorporated, refurbishment of existing cast iron 
balustrade (with steel plate and concrete upstand to be added), timber handrail 
and concrete treads (with new contrasting nosing's added). The existing steps 
are steep and narrow, and therefore upgrades to improve safety are welcomed 
with no heritage harm as a result, subject to further details required by condition.  

  
Lower-Level Walkway:  

9.35. Existing concrete/terrazzo paving has historical elements however they have 
been unmaintained, and retention of the surviving paving is not considered 
possible.  

  
9.36. The proposals would reflect the original role of the lower-level promenade as a 

space for shelter under the terrace structure, as a continuous walkway, and as 
an area of public realm with low level shrubs, LED lighting to the underside of 
the lattice beams, new seating with uplighters, and hardstanding. The proposals 
would reintroduce planted zone landscaping that would delineate the edge of 
the lower walkway and would assist with surface water drainage. Further details 
of the public realm enhancements, including lighting fixings and fittings (to 
ensure no adverse impact to the heritage value of the structure) would be 
required by condition.  
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9.37. Parking spaces would be removed to accommodate the new crossing points and 
improve connectivity to Madeira Drive and the beach beyond, which would also 
provide an improved setting for the listed asset. Contemporary Brighton branded 
totems are proposed in the locality, and wall mounted signs within the site, which 
are also welcomed subject to condition to confirm details including design and 
siting.  

  
Impact on Other Nearby Heritage Assets:  

9.38. The proposed lift would result in a loss of section of the seafront railings on 
Marine Parade to enable access and the tower structure would break the 
uninterrupted stretch of railings in this section. However, there are other breaks 
in the railings at entrances to existing steps and lift, and therefore o significant 
harm would be caused here. Taking into consideration contextual views and 
separation distances, it is considered the proposals would not have any 
significant impact on the nearby listed terrace properties, the setting of the listed 
lamp columns or the nearby seafront shelter.  

  
9.39. The proposals would result in repair and restoration of historic elements within 

the site that are important to the character of the wider East Cliff Conservation 
Area and are therefore considered to have a significant beneficial impact in this 
regard.  

  
 
10. CONCLUSION  
 
10.1. These proposals have been shaped by the outcome of public consultation and 

would provide benefit to the wider community. Overall, given the historic 
presence of the site being used for communal activities and events, the 
proposals to increase activity levels and footfall are welcomed.  

  
10.2. The proposed restoration of the Madeira terrace structure would optimise 

retention of the original components where possible for heritage purposes, but 
also reduce carbon footprint. Historic England welcome this first phase of work 
which would start a process to repair and restore Madeira Terrace and bring it 
back into use so that it can be enjoyed by the public once more.  

  
10.3. The proposed new lift and restoration of the existing Shelter Hall lift would be 

welcomed improvements to the accessibility through the site and the 
connectivity to the wider seafront public realm and residential areas to the north. 
The Heritage Team fully support the proposals, subject to further detail to be 
submitted by condition. Historic England support the significant heritage benefits 
associated with the restoration, which is considered to outweigh the low level of 
harm of the proposed lift intervention. The scheme is considered acceptable in 
terms of any heritage impact to the historic fabric and environment including the 
listed assets and the identified Conservation Areas. Any adverse impact is 
considered to be outweighed against the significant public gain of bringing this 
part of the terrace back into use, as well as the heritage gain of ensuring the 
future of the historic structure through its repair.  
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10.4. Improvements to the public realm in this section of the seafront are welcomed. 
The proposal represents an opportunity to enhance the present situation in 
respect of the designated heritage assets and the surrounding public realm, as 
well as improving on the connectivity around the site.  

  
10.5. The design details of the proposal required by condition are necessary to ensure 

the acceptability of the scheme., Details of management and future maintenance 
of the scheme are required by condition.  

  
 
11. EQUALITIES  

 
11.1. The proposals have given consideration in the design to be compliant with 

Building Regulation performance indicators, including access solutions to 
provide safe and enhanced access for the current proposals and for future 
development of the wider site. The pedestrian routes with new lift and restoration 
of historic lift would provide step free access within the site and beyond.  
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