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4th FEBRUARY 2019

HPBC DEVELOPMENT CONTROL COMMITTEE

UPDATE SHEET

HPK/2017/0590 – Foxlow Farm, Harpur Hill Road, Buxton

Neighbour Representation (1): 
“Unfortunately I am at work on the said day. I am as you may be aware from my 
previous correspondence against any development in and around the town, until 
there is suitable facilities to accommodate more people, Schools, Doctors, Dentists 
the list goes on and now throw into the m
ix the lack of shops.  I know the council coffers will swell with the extra council tax 
but we really cannot cope with more houses. It makes me think that  you don't really 
care what we the local people think and you are just paying lip service.  In the end it 
will be passed and you the borough council will take the money and not improve 
services”.

Officer:
Such issues raised were dealt with in the main officer report as published on the 5th 
November 2019.  Members will note it was discussed that the principle of residential 
/ mixed use development was established by the outline planning permission and the 
wider scheme includes the provision of a local shopping centre.  In addition, Council 
Tax receipts are acknowledged as an expected economic benefit of housing delivery 
as would have been acknowledged at the outline stage.

Local Highway Authority
I acknowledge receipt of the latest proposal for this scheme (drawing number D01 
Revision AAO), which was received at this office on the 25th January.

You will recall the Highway Authority raised a number of issues in connection with 
the previous version of the development layout. This primarily related to visibility 
(forward visibility around bends as well as visibility from individual driveways) as well 
as on plot parking provision and emergency access provision – I attach a copy of the 
emails for clarity. In the intervening period the Highway Authority has not been 
provided with any further information to address the specific items raised in the 
emails.

I have subsequently been contacted by the applicant, who has provided a copy of 
your Committee report, which identifies that highway comments are still outstanding 
on several matters. These are primarily in connection with the following matters:-

Emergency access
The applicant is suggesting that vehicle deterrent barriers could be installed to 
prevent general vehicular use, which is considered acceptable in principle, although 
no formal details have been offered as to what form these may take.
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The Fire and Rescue Service have also apparently recommended that the 
emergency route should still be provided, although I would advise that this is unlikely 
to be eligible for formal adoption as publicly maintainable highway. Whilst there are 
no objections in principle to the provision or route shown (subject to details of the 
barriers being submitted for subsequent approval) I presume your Authority would 
wish to consider conditioning this element on planning grounds rather than a specific 
highway safety ground.

Visibility
No further information has been received by the highway Authority to specifically 
address the issues of visibility, as identified in the attached emails. Whilst it is likely 
this could be addressed by minor adjustments to the highway layout, this should 
have be demonstrated on appropriately scaled drawing to ensure acceptable 
visibilities (forward and emerging vehicles) can be achieved. In the absence of this 
the previously recommended highway conditions include provision for the 
development to achieve 25m forward visibility around internal bends – on this basis it 
is unlikely the Highway Authority would be in a position to raise or sustain an 
objection in principle to the proposals on highway safety grounds.  

Car parking
It is noted the development layout and parking arrangements have been modified 
throughout the site and whilst it is difficult, based on the 1:1000 scale plan of the 
entire development, to undertake precise measurements of garage and car parking 
space dimensions, the proposals do seem to have taken on board previous highway 
comments. Although it would have been useful if the applicant could have included 
supporting text to identify how the different planning and highway related items had 
been addressed in the revised submission.

Further comments 1st February 2019

I have now been supplied with additional larger scale plans in connection with the 
above development, which were delivered directly to me this morning. I attach a list 
below of the drawings I have received, along with the house types attached to your 
e-mail, and on which my comments are based:-

Drawing number 10462-100-070 Rev A – Visibility Splays Sheet 1 of 4
Drawing number 10462-100-071 Rev A – Visibility Splays Sheet 2 of 4 
Drawing number 10462-100-072 Rev A – Visibility Splays Sheet 3 of 4
Drawing number 10462-100-073 Rev A – Visibility Splays Sheet 4 of 4

Drawing number P18-2581-001 Rev A – Proposed Site Layout Sheet No 1
Drawing number P18-2581-001 Rev A – Proposed Site Layout Sheet No 2
Drawing number P18-2581-001 Rev A – Proposed Site Layout Sheet No 3
Drawing number P18-2581-001 Rev A – Proposed Site Layout Sheet No 4

Visibility

The visibility splays shown on the above drawings confirm that acceptable levels of 
visibility (emerging and forward visibility) can be achieved at internal junctions and 
around bends throughout the development. Providing reference is made to these 
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drawings in any consent issued there are no objections in principle to the revised 
layout from a highways perspective.

Parking

From the house type information supplied (houses with integral garages) the garage 
sizes shown would be sufficient to accommodate a normal domestic vehicle – albeit 
less than the desirable minimum internal dimension of 3m x 6m. However, the larger 
dimensions do take into account an element of storage that normally takes place 
within the garage space, as well as the provision for a vehicle. 

Whilst the applicant has retained the original garage dimensions they have actually 
increased the level of on-plot parking (to acceptable levels) in the event the garages 
do not count towards on-plot parking provision i.e. garage plus 3 external driveway 
spaces. I have also been supplied with a typical detail for a single garage, which 
meets the required dimensions anyway.

On this basis the Highway Authority is satisfied that acceptable levels, and 
arrangement, of parking will be available throughout the development.

I hope these comments clarify the Highway Authority’s current position, to enable the 
application to be determined. For the avoidance of doubt the Highway Authority 
would not be in a position to raise or sustain an objection in principle to the 
development proposals on sound highway safety grounds. Subject to including 
references to the latest drawings (including the Visibility Splays drawings listed 
above) and the imposition of suitable highway related conditions and notes there are 
no highway objections. The recommended conditions, contained in my e-mail dated 
19/3/2018, are still relevant, however, I have taken the opportunity to update them as 
there were a number of references to pre-commencement type conditions – these 
have now been modified.

Conditions

1.         Prior to any works exceeding demolition or site clearance taking place a 
construction management plan or construction method statement has been 
submitted to and been approved in writing by the Local Planning Authority. The 
approved plan/statement shall be adhered to throughout the construction period. The 
statement shall provide for: 
i.           Parking of vehicles of site operatives and visitors
ii           Construction access and visibility splays 
iii.         routes for construction traffic 
iv.         hours of operation
v.         method of prevention of debris being carried onto highway 
vi.        pedestrian and cyclist protection 
vii.       proposed temporary traffic restrictions 
viii.      arrangements for turning vehicles
ix.        Roadside hoarding and method of securing the site.

2.         Prior to any works exceeding demolition or site clearance taking place space 
shall be provided within the site for storage of plant and materials, site 
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accommodation, loading, unloading and manoeuvring of goods vehicles, laid out and 
constructed in accordance with detailed designs submitted to and approved in writing 
by the Local Planning Authority.  Once implemented the facilities shall be retained 
free from any impediment to their designated use throughout the construction period.

3.         Prior to any works exceeding demolition or site clearance taking place an 
Estate Street Phasing and Completion Plan shall be submitted to and approved in 
writing by the Local Planning Authority. The Estate Street Phasing and Completion 
Plan shall set out the development phases and the standards that estate streets 
serving each phase of the development will be completed to.

4.         Prior to any works exceeding demolition or site clearance taking place details 
shall be submitted identifying interim vehicular and pedestrian access arrangements 
for the existing properties within the site to the public highway – the details being 
submitted to and approved in writing by the Local Planning Authority and 
implemented in accordance with the approved details until such time as the estate 
streets have been constructed between the dwellings and the A515.

5.         Prior to any works exceeding demolition or site clearance taking place details 
shall be provided to the Local Planning Authority for written approval outlining 
proposals for the public right of way running through the site, including its treatment / 
protection and safety of highway users, whilst construction works take place. The 
works being implemented in accordance with the approved details prior to any works 
taking place on site that affects the lawful alignment of its route.

6.         There shall be no general vehicular access permitted under this application 
to Burlow Road from the development site, other than a route for emergency 
vehicles, cycles and pedestrians only – to be designed, laid out and constructed in 
accordance with details submitted to and approved in writing by the Local Planning 
Authority. The route being open and available for its intended purpose, in 
accordance with a timescale agreed with the Local Planning Authority.

7.         Prior to occupation of any dwelling on site the permanent access 
arrangements and modifications to the A515, in accordance with the detailed 
designs approved in connection with the outline application (reference 
HPK/2013/0603), shall be fully completed to the satisfaction of the Local Planning 
Authority in consultation with the Highway Authority.

8.         Prior to any works exceeding demolition or site clearance taking place the 
layout and construction details of the residential estate roads and footways (including 
layout, levels, gradients, surfacing / construction materials, means of surface water 
drainage and street lighting) shall be submitted to and approved in writing by the 
Local Planning Authority. The applicant is advised to obtain construction approval 
from the Highway Authority in order to comply with the requirements of this condition. 
 

9.       The carriageways of the proposed estate roads shall be constructed in 
accordance with details approved under Condition [8] above up to and including at 
least road base level, prior to the commencement of the erection of any dwelling 
intended to take access from that road. The carriageways and footways shall be 
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constructed up to and including binder course surfacing to ensure that each dwelling 
prior to occupation has a properly consolidated and surfaced carriageway and 
footway, between the dwelling and the existing highway. Until final surfacing is 
completed, the footway base course shall be provided in a manner to avoid any 
upstands to gullies, covers, kerbs or other such obstructions within or abutting the 
footway. The carriageways, footways and footpaths in front of each dwelling shall be 
completed with final surface course within twelve months (or three months in the 
case of a shared surface road) from the occupation of such dwelling, unless 
otherwise agreed in writing by the Local Planning Authority.

10.       Internal estate street junctions shall be provided with 2.4m x 25m minimum 
visibility splays in each direction, measured to the nearside carriageway edge; the 
area in advance of the sightlines being laid out as an extended footway / margin, 
forming part of the estate street and not part of any adjoining plot or other third party 
land.

11.       The estate streets shall be provided with 25m forward visibility sightlines 
around the inside of bends in the street alignment, as laid out in the County Council’s 
residential design guide; the area in advance of the sightlines being laid out as an 
extended footway, forming part of the estate street and not part of any adjoining plot 
or other third party land.

12.       Individual driveways shall be provided with 2.4m x 25m visibility splays in 
each direction to the new estate street, or other such dimension as may be agreed 
with the Local Planning Authority, measured up to 1m into the carriageway at the 
extremity of the splay and relative to the nearside channel level; the area in advance 
of the sightlines remaining thereafter free from any obstructions to visibility over 1m 
high (750mm in the case of vegetation) relative to the nearside carriageway channel 
level.

13.       The premises, the subject of the application, shall not be occupied until the 
estate street has been provided with suitable turning arrangements to enable service 
and delivery vehicles to turn, all as may be agreed in writing with the Local Planning 
Authority. In the case where interim turning arrangements are constructed these 
must remain available until any permanent estate street turning is available, in 
accordance with the approved estate street designs.

14.       No dwelling shall be occupied until space has been provided within the site 
curtilage / plot for the parking of residents and visitors vehicles associated with that 
dwelling, all to be laid out in accordance with the approved drawings and constructed 
as may be agreed in writing by the Local Planning Authority. The facilities shall be 
retained throughout the life of the development free from any impediment to their 
designated use, for the parking of motor vehicles at all times.

15.       Notwithstanding the provisions of the Town and Country Planning (General 
Permitted Development) Order (or any Order revoking and/or re-enacting that Order) 
the garage/car parking space(s) hereby permitted shall be retained as such and shall 
not be used for any purpose other than the garaging of private motor vehicles 
associated with the residential occupation of the property without the grant of further 
specific planning permission from the Local Planning Authority.

Page 7



16.       Prior to any works exceeding damp proof course level on any dwelling details 
of secure cycle parking facilities for the occupants of, and visitors to, the 
development hereby approved shall be submitted to and approved in writing by the 
Local Planning Authority.  These facilities shall be fully implemented and made 
available for use prior to the occupation of the development hereby permitted and 
shall thereafter be retained for use at all times.

17.       No gates or other barriers, including any part of their opening arc, shall be 
permitted to open out over public highway areas. Gates should open inwards only or 
should be set back an appropriate distance within the site to accommodate. 

18.       The proposed property access drives shall be no steeper than 1 in 10 for the 
first 5m from the nearside highway boundary and shall be provided with sufficient 
vertical curvature to prevent the grounding of vehicles when traversing to and from 
the highway.

19.       Prior to any works exceeding damp proof course level on any dwelling details 
shall be submitted to and approved in writing by the Local Planning Authority 
showing the means to prevent the discharge of water from the development onto the 
highway. The approved scheme shall be undertaken and completed prior to the first 
use of the access and retained as such thereafter.

20.       Prior to any works exceeding damp proof course level on any dwelling a 
scheme for the disposal of highway surface water shall be submitted to and 
approved by the Local Planning Authority. The scheme shall be implemented in 
accordance with the approved details prior to occupation of the dwellings and 
retained accordingly thereafter.

21.       Prior to the commencement of building foundations on any plot, details of the 
proposed arrangements for future management and maintenance of the proposed 
streets within the development have been submitted to and approved by the local 
planning authority. The streets shall thereafter be maintained in accordance with the 
approved management and maintenance details or until such time as an agreement 
has been entered into under section 38 of the Highways Act 1980 or a private 
management and Maintenance Company has been established.

Advisory Notes

a.         Pursuant to Section 38 and the Advance Payments Code of the Highways 
Act 1980, the proposed new estate roads should be laid out and constructed to 
adoptable standards and financially secured. Advice regarding the technical, 
financial, legal and administrative processes involved in achieving adoption of new 
residential roads may be obtained from the Strategic Director Economy, Transport 
and Environment at County Hall, Matlock (telephone: 01629 580000 and ask for the 
Development Control Implementation Officer - North).

b.         Pursuant to Sections 149 and 151 of the Highways Act 1980, steps shall be 
taken to ensure that mud or other extraneous material is not carried out of the site 
and deposited on the public highway. Should such deposits occur, it is the 
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applicant’s responsibility to ensure that all reasonable steps (e.g. street sweeping) 
are taken to maintain the roads in the vicinity of the site to a satisfactory level of 
cleanliness.

c.         Pursuant to Section 163 of the Highways Act 1980, where the site curtilage 
slopes down towards the public highway, measures shall be taken to ensure that 
surface water run-off from within the site is not permitted to discharge across the 
footway margin. This usually takes the form of a dish channel or gulley laid across 
the access immediately behind the back edge of the highway, discharging to a drain 
or soakaway within the site.

d.         Pursuant to Sections 219/220 of the Highways Act 1980, relating to the 
Advance Payments Code, where development takes place fronting new estate 
streets the Highway Authority is obliged to serve notice on the developer, under the 
provisions of the Act, to financially secure the cost of bringing up the estate streets 
up to adoptable standards at some future date. This takes the form of a cash deposit 
equal to the calculated construction costs and may be held indefinitely. The 
developer normally discharges his obligations under this Act by producing a layout 
suitable for adoption and entering into an Agreement under Section 38 of the 
Highways Act 1980. Where residential construction works commence ahead of any 
adoption Agreement being in place the Highway Authority will be obliged to pursue 
the Advance Payments Code sum identified in the notice.

e.         The permanent access works on the A515 will need to form part of an 
Agreement under Section 278 of the Highways Act 1980 before any works may 
commence within public highway limits. The applicant is advised to pursue the 
Section 278 Agreement with the Section 278 Manager at County Hall, Matlock 
(Telephone 01629 538658 and ask for Mr Kevin Barton). 

f.          Pursuant to Section 50 (Schedule 3) of the New Roads and Street-works Act 
1991, before any excavation works (for Statutory Undertaker connections etc.) are 
commenced within the limits of the existing public highway, at least 6 weeks prior 
notification should be given to the Strategic Director Economy, Transport and 
Environment at County Hall, Matlock (telephone: 01629 580000 and ask for the New 
Roads and Street-works Section).

g.         The Applicant is advised to obtain the written approval of the Local Highway 
Authority for the details required under Condition [8] above, prior to the submission 
of such details to the Local Planning Authority in seeking to discharge the said 
condition. Such details, as may be submitted to the Local Highway Authority, could 
be subject to technical and safety assessments /audits, which may result in changes 
to the layouts and alignments as shown on any indicative layout(s) approved by 
virtue of the planning permission. 

h.         The Highway Authority recommends that the first 5m of the proposed access 
driveway should not be surfaced with a loose material (i.e. unbound chippings or 
gravel etc.). In the event that loose material is transferred to the highway and is 
regarded as a hazard or nuisance to highway users, the Authority reserves the right 
to take any necessary action against the householder.
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i.          The application site is affected by a public Right of Way (Footpath number 
51, Buxton on the Derbyshire Definitive Map). The route must remain unobstructed 
on its legal alignment at all times and the safety of the public using it must not be 
prejudiced either during or after development works take place. Further advice can 
be obtained by calling 08456 058058 and asking for the Rights of Way Duty Officer. 
Please note that the granting of planning permission is not consent to divert or 
obstruct a public right of way. If it is necessary to temporarily obstruct a right of way 
to undertake development works then a temporary closure is obtainable from the 
County Council. Please contact 08456 058058 for further information and an 
application form. If a right of way is required to be permanently diverted then the 
Council that determines the planning application (The Local Planning Authority) has 
the necessary powers to make a diversion order. Any development insofar as it will 
permanently affect a public right of way must not commence until a diversion order 
(obtainable from the Local Planning Authority) has been confirmed. A temporary 
closure of the public right of way to facilitate public safety during the works may then 
be granted by the County Council.

j.         The applicant should be aware that commuted sums will be payable to the 
Highway Authority for the future maintenance of any extra over carriageway, trees, 
drainage features and any other non-standard highway infrastructure that the 
Highway Authority may adopt as part of the proposed works – please see the County 
Council’s residential design guide for further advice and how any commuted sums 
may be calculated.

k.          Under the provisions of the New Roads and Street Works Act 1991 and the 
Traffic Management Act 2004, all works that involve breaking up, resurfacing and / or 
reducing the width of the carriageway require a notice to be submitted to Derbyshire 
County Council. Works that involve road closures and / or are for a duration of more 
than 11 days require a three month notice; developers’ works will generally fall into 
this category. Developers and Utility companies (for associated services) should 
prepare programmes for all works that are required for the development, such that 
these can be approved through the coordination, noticing and licencing processes. 
This will require developers and Utility companies to work to agreed programmes 
and booked slots for each part of the works. Discussions should therefore take place 
with Derbyshire County Council’s Highway Noticing Section, at County Hall, Matlock 
at the earliest stage possible.

Officer:

In the light of the Highway Officers most recent comments, it is considered that all of 
the outstanding highway matters have been resolved and that, subject to conditions 
and informatives as set out above, the scheme is acceptable in highway terms and 
complies with relevant development plan and NPPF policies.

Addendum Report Minute Action:

3. Design concerns regarding the proposed split-level 2 and 3 storey height 
dwellings and retaining walls;
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3(c) Use of retaining walls to be limited and no greater than a maximum of 
1.5m in height site wide excepting the public face of the scheme which should 
not exceed 0.5m.

As set out in the Addendum report, following the committee’s deferral and in 
particular their concerns regarding retaining wall heights; Officers have set out the 
above height parameter limits for the entire scheme to adhere to.

The latest detailed engineering drawings have been analysed as summarised in the 
table below and highlight those plots with retaining walls, which exceed the 
recommended thresholds.

Retaining 
Height Public

Inplot 
Rear

Inplot 
Side Periphery TOTAL %

1.5-2.0m 3 25 13 8 49 12.4
2.01-2.5m 2 5 4 13 24 6.1
2.51-3.0m 0 0 1 0 1 0.3
3.01-3.5m 0 2  0 2 0.5

TOTAL  76

No significant concerns are raised in respect of those ‘taller’ retaining walls within 
peripheral plots (21 plots or 5.3%), which broadly range between 1.80 metres and 
2.10 metres.  Generally, they manage level changes within long gardens i.e. plots: 1 
to 9 and 23 to 26, which mostly back onto the rear of neighbouring dwellings served 
off Harpur Hill Road.

Retaining walls have also been minimised to the sensitive countryside edge mainly 
owing to the introduction of a linear green buffer.  Where these do occur (plots 383 to 
388), they are viewed against a backdrop of existing, higher development at Dukes 
Drive or scheme orchard in respect of bungalow plots 393 to 395.  These higher 
retaining walls are positioned in less sensitive locations and are unlikely to require an 
additional common boundary treatment to be deemed satisfactory in these regards.

Public facing retaining walls have been discussed in the Officer Addendum Report, 
other than in respect of plot 375 as detailed below.

In respect of side and rear retaining walls, the rear garden plot 360 in particular and 
to a lesser extent plot 361 would be hemmed in by such structures ranging between 
2.95 metres and 3.45 metres.  These scheme plots fail interfacing privacy distances, 
given such level significant changes.  A typical common boundary treatment of 1.8 
metres would increase this to 5.25 metre at the highest point and is of a non-
domestic, industrial scale.  Plot 375 would also be hemmed in by a side and 
retaining wall equating to 2.4 metres (increased to 4.2 metres).  Whilst these are 
more extreme isolated examples, the result is an unneighbourly and overly 
engineered scheme solution. The applicant has been repeatedly requested to loosen 
grain density for this tightly packed perimeter block and this remains a key weakness 
of the scheme.  This, however, would require the applicant to reduce overall scheme 
numbers, however, only to a minor degree to result in beneficial scheme results. The 
applicant instead relies on the fact that prospective purchasers are made aware of 
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the engineering drawings prior to purchase and the poorer standard of amenity for 
these plots would be reflected in the price. 

A condition is recommended which would require the agreement of details for all 
retaining walls, additional boundary treatment (and steps where these occur) and 
appropriate utilisation of lime stone walling which would otherwise be removed from 
site.  This would ensure a less engineered and a higher quality, contextual scheme 
in view of its White Peak edge of settlement setting.

Members should note that the retaining wall impact to character and appearance and 
neighbour amenity matters, has both individual plot and cumulative site wide 
impacts, but whilst it may be deemed to be unacceptable as an individual planning 
matter within the overall planning balance it is outweighed by the other benefits of 
the scheme. The scheme overall, on balance, remains acceptable and is 
recommended for approval.

HPK/2018/0315 – Land off Trenchard Drive, Buxton

Updated Environmental Health Comments

The Environmental Health Department has no objection to the proposed 
development subject to the conditions set out below being applied to any permission 
granted.

COMMENT: ACOUSTIC REPORT   
Hepworth Acoustics ref: P18-254-R01v2, dated May 2018
The acoustic report submitted in support of the application should not be accepted at 
this time. 

The acoustic report should adopt acoustic design criterion of 50 dB LAeq (16 hours) 
for external amenity areas, utilising high quality design to protect amenity (NPPF 
para 127). Where this is not possible the criterion may be relaxed to 55dB, following 
consultation with the LPA.

The report assumes a  reduced noise output from a/c condensing units (primary 
noise source) at the Leisure Centre, due to them only being operational 50% of the 
time. Measurements were undertaken during the month of  May, with a recorded 
temperature of 15C and a light wind. Summer temperatures regularly exceed 15C 
for extended periods, and it seems prudent to assume that the a/c unit may be in 
continual operation for several hours at a time during these periods.

The arithmetic mean of measured background has been adopted in the report. A 
more conservative approach is necessary, by adopting the lowest measured LA90, 
1hr (daytime). This reasonably established the worst likely case, for determining 
likely impact upon future residents.

The report should be resubmitted. Condition 3 is recommended.

COMMENT: CONTAMINATION
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The submitted phase 2 contaminated land report may be accepted, however 
additional works are required to characterise the site. Investigations to date have not 
identified the use of the site as part of RAF Unit 28 (Barracks), with a potential for the 
use of asbestos containing  materials for buildings and service trenches. The 
Asbestos Demolition Survey utilised by the owner (Derby University) prior to 
demolition should be accessed, if possible. At this time it should not be assumed that 
identified contamination is confined to discrete deposits, but rather is representative 
of site wide made ground.

 As the site is suspected to be contaminated due to previous use, and the proposed 
end use of the development is particularly sensitive to the presence of land 
contamination, the following conditions 1 and 2 are recommended.

COMMENT: CONSTRUCTION
The construction stage of the development could lead to an increase of noise and 
dust experienced at sensitive premises and subsequent loss of amenity, for this 
reason conditions 4 to 8 are recommended.

Updated Highways Comments

 Unfortunately my comments are not yet completed.
 I am aware that there are a couple of minor issues with the internal layout, 

however, the access as shown is unlikely to be acceptable mainly due to the 
short taper lengths (i.e. sharp change in direction) creating the right turn 
harbourage. I am hoping to speak with colleagues in our Traffic and Safety 
Section in the morning re a potential solution. However, this would entail a re-
design of the access that may impact on the initial length of the proposed 
internal layout.

 Also, I note that there is no vehicular link with the existing estate streets in 
order to enable access via College Drive. Is there a reason for this?

Updated Open Space Comments

 I would suggest that the off-site outdoor sports contribution is targeted 
towards improving the existing multi-sports court at Harpur Hill Primary 
School.  The facility has been in existence for a while but isn’t utilised fully by 
either the school or the local community, due to its limited design.  This facility 
would benefit greatly from a re-design which would allow better access to the 
local community and the school, as well as improvements to the playing 
surface which would allow increased usage by local clubs as well.

 This is in line with the Playing Pitch Strategy 2017 aims of ‘Protecting the 
existing supply of outdoor sports facilities where it is needed for meeting 
current and future needs – maximising community use of education facilities 
where needed’, and the aim ‘To enhance outdoor sports facilities and ancillary 
facilities through improving quality and management of sites – to secure 
developer contributions.’

 Harpur Hill Primary School MUGA is included in the Strategy Action Plan with 
a view to ensuring that the quality of the pitch is sustained for curricular use.  
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The exiting community use agreement will also be better utilised if this facility 
is improved. 

Updated Education Comments

1.       The pupils numbers calculated at primary, secondary and post 16 would 
remain the same.

2.       If you take the 5 year projection (276) and add the pupils generated from 
the recently approved applications (55) this totals 331. Net Cap of Harpur Hill 
primary is 351 so there is projected capacity for 20 pupils.

3. The analysis of school capacity is based on the pupil projections which are 
calculated by looking at the five year projection of numbers on roll of the 
normal area school based on birth rates, population data from the Office of 
National Statistics and pupil numbers from the Annual School Census. Please 
note at this stage this projection does NOT include the impact of any new 
housing with planning permission or allocated in local plans. The pupil yield 
from all approved planning applications (granted within the previous 3 years) 
in the normal area of the school is then added on. This then allows us to 
calculate the projected capacity of the school to accommodate pupils from a 
proposed development. When the pupil yield of the planning application under 
consideration (31) is added to the projected capacity (based on the projected 
number on roll in five years time, which is 276 pupils) + approved 
developments pupil yield (55) this shows that the school cannot accommodate 
all of the primary pupils arising from this development (as the total exceeds 
the capacity of the school, 351 pupils). We are getting contributions from the 
development for 275 but that will only mitigate its own impact so even if a 
scheme to accommodate the 55 pupils  had been implemented there would 
remain a shortfall of places for the pupils deriving from the application under 
consideration. 

Officer Comments

 The revised Environmental Health comments are noted and the conditions 
should be updated accordingly. 

 The education and open space comments are also noted, and the Heads of 
Terms for the Section 106 have been amended to reflect these.

 Clearly there are a number of outstanding highways matters which require 
some amendments. It is recommended that authority is delegated to the 
Operations Manager – Development Services to approve the application 
subject to the necessary highway amendments and no objection being raised 
by DCC Highways. 

AMENDED RECOMMENDATION:

Delegate authority to APPROVE  to the Chairman and Operations Manager – 
Development Services subject to receipt of amended plans to address 
highway concerns, no objection from DCC Highways, a Section 106 Agreement 
to secure:

Page 14



 £178,064.04 for the provision of 11 primary places at Harpur Hill 
Primary School towards Project C - Additional teaching and support 
accommodation

 £74,878.20 towards outdoor sports provision (towards improving the 
existing multi-sports court at Harpur Hill Primary School)

 Travel plan and £5000 travel plan monitoring fee
 £TBC towards highways improvements on the A515 between 

Buxton Market Place and Sterndale Moor as well as Grinlow Road 
between (and including) its junctions with Burlow Road and the A53.

 Provision of play area to LEAP standards 
 Management company to maintain play area, open space and any 

areas of incidental open space within the development.
 Minimum 24no. starter homes (subject to any uplift in accordance 

with viability appraisal if other contributions reduced)
 Viability reassessment to apply a Sales Revenue Overage: (33% of 

Revenue above £230ft2 achieved, subject to BCIS increases; build 
costs are fixed at £125 per ft2 and an adjustment is made for any 
increases from this linked to BCIS indices; Sales Revenue Overage 
Calculation to be undertaken upon final plot conveyance; NIL Sales 
Revenue Overage to be applicable to all plots completed within the 
first 12 months from the date of decision notice) to be used, if there 
is any, for the provision of affordable housing in the Buxton area, 
including development of schemes for land acquisition and/or other 
projects to promote an increase in the number of affordable homes 
in the Buxton area.

With the final detail of S106 package & contribution amounts including number 
of affordable units and highway contribution delegated to the Chairman and 
Operations Manager – Development Services 

the following amended conditions:

 Further contamination investigation and risk assessment to be 
submitted

 Submission of a Remediation Statement
 Implementation of Agreed Remediation Scheme.
 Reporting  of Unexpected Contamination
 The development shall incorporate gas protection measures
 A scheme for protecting the approved development from noise traffic 

and nearby industrial use
 no visible dust emissions beyond the site boundary
 No waste material to be burnt on site 
 Piling Method statement to be submitted and agreed 
 Hours of construction to be limited to

o  07:30 - 18:00 hours (Monday to Friday);
o 08:30 - 14:00 hours (Saturday)

 No working is permitted on Sundays or Bank Holidays.
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And other conditions and provisions set out in the main report. 

HPK/2018/0597 – Unit 4, Hague Bar Works, Hague Bar, New Mills

No updates to report.

HPK/2016/0063 – Land at Chapel Lane, Hadfield

No updates to report.
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