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REFERRAL 
 
The application is referred to committee as it is a major development.   
 

1. SUMMARY OF RECOMMENDATION 
 
 
APPROVE, subject to S106 & conditions  
 
 

2. DESCRIPTION OF THE SITE AND ITS SURROUNDINGS 
 
2.1 The application site extends to approximately 5.24 hectares (12.94 acres) and 
comprises a large previously developed site formerly the University of Derbyshire 
Harpur Hill Campus, which closed in 2009. All university buildings within the 
application site have since been demolished and the site is currently vacant.  
 
2.2 The application site lies north of Burlow Road and north of Trenchard Drive in 
Harpur Hill, approximately 3km south east of the centre of Buxton.  The surrounding 
area is predominantly residential with established residential development being 
located on three sides.  
 
2.3 The main former campus site is generally flat with some slight north to south 
undulation towards Burlow Road, and comprises a mixture of modified neutral 
grassland, mixed woodland, scattered trees, hardstanding and small buildings 
associated with its previous use. The site bounds Burlow Road to the south, its 
boundary being defined by established dry stone walls with grassed verges and 
mature trees. The northern boundary of the application site is bound by Trenchard 
Drive; the site boundary being demarcated by semi natural woodland comprising 
hawthorn hedgerows; a University of Derbyshire sports facility and associated car 
parking forms the remainder of the site’s northern boundary with existing housing 
being located to the north west.  
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2.4 The site bounds the existing residential streets of Trenchard Drive and 
Kirkstone Road to the west. The eastern and south eastern site boundaries 
comprises mature mixed woodland of predominantly horse chestnut, silver birch, 
elder and hazel with dense scrub to the southernmost corner of the site.  
 
2.5 Land beyond the site’s eastern boundary has a pending Reserved Matters 
application for 275 dwellings (Ref: HPK/2017/0613); the principle of development of 
which has previously been accepted by way of its existing outline consent.  Once this 
scheme is built, the application site will be bound on all sides by residential 
development.  
 
2.6  The land to the north of Trenchard Drive slopes southwards towards 
Trenchard Drive and is bound by existing homes to the east and west. The southern 
boundary is defined by Trenchard Drive. The northern boundary comprises 
agricultural style fencing with open fields beyond. A number of trees are located 
along its southern and eastern boundary.  
 

3. DESCRIPTION OF THE PROPOSAL  
 

3.1 This is a full planning application for the erection of 153 dwellings with 
associated access, public open space and landscaping. The 153 dwellings proposed 
will consist of a combination of 2 and 2.5 storey mews, semi-detached and detached 
properties; the mix is as follows:  
 

• 81 no. 2 bed houses;  
• 65 no. 3 bed houses;  
• 7 no. 4 bed houses  
 

It is proposed that 16% of the total homes provided on site (24 homes) will be 
affordable. These affordable homes will be provided as Starter Homes.  
 
3.2 Existing green infrastructure will be retained where possible throughout the 
site, including retention of woodland and mature trees to the east and south eastern 
boundaries; and will be managed so as to secure long term amenity and biodiversity 
value.  
 
3.3 Public open space comprises a network of formal and informal areas of green 
infrastructure and will include a 400m2 Local Equipped Area of Play (LEAP), located 
to the east of the site to support accessibility to both new and existing residents. 
Additional new tree planting will be incorporated throughout the scheme to soften the 
development and anchor it into its surrounds.  
 
3.4  The site will predominantly be accessed via Burlow Road to the south of the 
site, via a redesigned access arrangement.  A limited number of plots to the east and 
north of the site will be served off Trenchard Drive, accessed via existing residential 
streets to the west of the site. The development proposes a series of pedestrian and 
cycle links to support integration with the surrounding residential neighbourhood and 
to aid permeability.  
 
 



4. RELEVANT PLANNING HISTORY 
 

4.1 The site’s planning history largely relates to its previous use as a College 
Campus. A planning application was submitted by Barratt Homes (Manchester) in 
January 2007 seeking consent for 232 new houses and apartments with associated 
roads and open space. (HPK/2007/0058 refers) However the application was 
withdrawn in July 2010.  
 

 
5. PLANNING POLICIES RELEVANT TO THE DECISION 

High Peak Local Plan 2016 
 
Policy S1 Sustainable Development Principles 
Policy S1a Presumption in Favour of Sustainable Development 
Policy S2 Settlement Hierarchy 
Policy S3 Strategic Housing Development 
Policy S5 Glossopdale Sub-area Strategy 
Policy EQ1 Climate Change 
Policy EQ2 Landscape Character 
Policy EQ5 Biodiversity 
Policy EQ6 Design and Place Making 
Policy EQ7 Built and Historic Environment 
Policy EQ9 Trees, Woodlands and hedgerows 
Policy EQ10 Pollution Control and Unstable Land 
Policy EQ11 Flood Risk Management 
Policy H1 Location of Housing Development 
Policy H3 New Housing Allocations 
Policy H4 Affordable Housing 
Policy CF3 Local Infrastructure Provision 
Policy CF4 Open Space, Sports and Recreation Facilities 
Policy CF5 Provision and Retention of Local Community Facilities 
Policy CF6 Accessibility and Transport 
Policy CF7 Planning Obligations and Community Infrastructure Levy 
 
Supplementary Planning Guidance 
 

• Residential Design 
• Landscape Character 
• Housing Needs Survey 
• Planning Obligations 

 
 
National Planning Policy Framework (NPPF) 2012 
 
Achieving Sustainable Development 
Section 4 Promoting sustainable transport 
Section 6 Delivering a wide choice of high quality homes 
Section 7 Requiring good design 
Section 8 Promoting healthy communities 



Section 10 Meeting the challenge of climate change, flooding and coastal change 
Section 11 Conservation and enhancing the Natural environment 
Section 12 Conserving and enhancing the Historic Environment 

 
6. CONSULTATIONS CARRIED OUT 

 
End of Consultation Period  
 
Site Notice 27/08/2018 
Press Advert 16/08/2018 
Neighbours 16/08/2018 
 
Third Party Representations 
 
12 Objections 

• Granting permission to build 155 dwellings rather than 105 would be out of 
line with the Local Plan. 

• The local schools, doctors, dentists & shops will struggle to cope with the 
extra demand. 

• The proposed dwellings will be out of character 
• The application proposes to remove two trees with preservation orders on 

them. 
• There will be a loss of privacy and light for the existing properties surrounding 

the site. 
• The proposed dwellings on the hill section of Trenchard Drive will significantly 

increase the risk of accidents during the winter months as this section is very 
steep with a sharp blind bend and not much wider than two cars. 

• The traffic from the proposed development will increase the congestion and 
likelihood of accidents as they are narrow, have cars parked on them and 
HGVs from the nearby industrial estate use them. 

• There will be an increase of off road parking on Trenchard Drive. 
• The construction of the proposed dwellings will cause disturbance to the 

existing residents. 
• The surrounding roads are not suitable and inadequate for the size of this 

development  
• Poor positioning and size of the proposed children’s play area. 
• Only one third of the proposed dwellings are family size houses. 
• The loss of mature trees will have an detrimental effect on local wildlife. 
• There seems to have been little consideration given to the effects of the 

population increases in Harpur Hill and the opportunity  three developments 
provide if co-ordinated. 

• Too high a housing density in comparison to that on streets around the 
various parts of the campus. 

• If this application and the others are approved there will be increase of 430 
dwellings in the area. There will be no real increase in funding either from 
Council tax or from Westminster to enable HPBC or DCC to pay for extra 
infrastructure. 

 



2 comments of Support 

• The area is in need of new housing and more affordable homes 
• The proposal is in a nice calm and quiet area. 

 
DCC Flood Risk 

 
• It is noted from permeability testing reported in Phase II Geo-Environmental 

Site Assessment, Land off Harpur Hill, Buxton, SK17 9HY, E3P (July 2015) 
that it is likely that infiltration will be a suitable discharge for this site. As stated 
in Burlow Road, Buxton, Drainage Statement, ELLUC Projects (14/11/18), the 
applicant plans to undertake further infiltration testing to BRE365 at detailed 
design stage. If infiltration is demonstrated to be feasible, the drainage 
strategy for the site will incorporate SuDS and infiltration. If it proves not to be 
suitable, the discharge destination will be an existing surface water sewer at a 
rate of 6 l/s.  

• Recommended Conditions:  
o Submission, approval and implementation of  detailed design and 

associated management and maintenance plan of the surface water 
drainage for the site 

o detailed assessment to be  provided, to demonstrate that the proposed 
destination for surface water accords with the drainage hierarchy as set 
out in paragraph 80 of the planning practice guidance  

o Submission, approval and implementation of  details indicating how 
additional surface water run-off from the site will be avoided during the 
construction phase  

 
Derbyshire Wildlife Trust 
 
Intial Comments 
 

• An Ecological Appraisal has been produced by Urban Green, based on an 
extended Phase 1 habitat survey in April 2018 and subsequent nocturnal 
bat surveys in May 2018. No roosting bats were recorded during the 
surveys. Habitats on site are suitable for foraging bats, nesting birds and 
hedgehogs. Evidence of badger activity was confirmed on site with a 
suspected outlier sett identified.  Additional confirmed badger setts are 
present in the local area, outwith the site boundary. The Trust have also 
received correspondence from local residents concerned about a loss of 
habitat for urban wildlife and anecdotal accounts of foraging bats, 
hedgehogs and nesting birds. We advise that sufficient information has 
been provided to determine the application. 

• We are pleased to see the retention of much of the boundary 
trees/woodland but note that proposals will result in the loss of some trees 
from the interior of the site. It is essential that the loss of existing trees is 
compensated for by replacement tree planting. The Trust welcome the 
proposed tree-lined roads and the retention of a large number of boundary 
trees. Given the exposed conditions in this area, it is important that 
appropriate tree species for the area are utilised and we anticipate that 
further advice will be given with regards to this by the Tree Officer. Species 



should be chosen for their robustness and affinity with limestone soils. It is 
advised that the species list is revised. 

• Existing hedgerows on site and in the local area comprise hawthorn and 
beech and we advise that these species should be utilised on site rather than 
laurel, which we consider inappropriate to the local landscape and of less 
benefit to wildlife.  It is advised that the species list is revised 

• Open space should include areas of taller grassland around the peripheries 
and around tree/shrub groups to provide habitat for hedgehogs and 
invertebrates. We advise that an appropriate wildflower seed is used in 
areas of public open space. 

• The National Planning Policy Framework (NPPF) 2018 requires 
developments to provide a net biodiversity gain and it is advised that this 
could be achieved through the inclusion of meaningful habitat provision for 
wildlife. 

• Given the presence of an outlier badger sett on site, safeguarding measures 
will be required as part of site clearance and construction, and sensitive 
landscaping will be essential in this area. This can be outlined in a 
Construction Environmental Management Plan (CEMP). 

• In addition to the above points, we advise that the following conditions are 
attached to any approval: 

o Submission approval and implementation of scheme of lighting 
o Submission approval and implementation of scheme of Construction 

Environmental Management Plan (CEMP) 
o Submission approval and implementation of Biodiversity Enhancement 

Strategy 
 

Updated Comments 
 

• We have reviewed the revised Landscape Layout and whether this has 
addressed our previous comments (15/08/18):  

• There is no information on the tree species proposed and therefore our 
previous comments on tree species still remains valid.  

• The Landscape Layout states “Portuguese laurel/hawthorn” hedgerows. We 
maintain that laurel is out of keeping and advise that all hedgerows comprise 
hawthorn or beech.  

• Areas of open space are now shown as “Grassland within POS to be 
reseeded”. However this does not specify with native wildflower seed mix and 
does not indicate taller margins at peripheries.  

• Our other comments would be addressed through the implementation of 
planning conditions. 
 

Environment Agency 

• No objection subject to conditions: 
• The ‘Phase II Geo-environmental Site Assessment’ (ref 10-560-r2, dated July 

2015) submitted in support of this planning application provides us with 
confidence that it will be possible to suitably manage the risk posed to 
controlled waters by this development. Further detailed information will 
however be required before built development is undertaken (as explained 



above). It is our opinion that it would place an unreasonable burden on the 
developer to ask for more detailed information prior to the granting of planning 
permission but respect that this is a decision for the Local Planning Authority. 

• In light of the above, the proposed development will only be acceptable if a 
planning condition is included requiring the submission of a remediation 
strategy, carried out by a competent person in line with paragraph 121 of the 
National Planning Policy Framework. 

• Without these conditions we would object to the proposal in line with 
paragraph 109 of the National Planning Policy Framework because it cannot 
be guaranteed that the development will not be put at unacceptable risk from, 
or be adversely affected by, unacceptable levels of water pollution.  

• Recommended Conditions: 
o  No development approved by this planning permission shall 

commence until a remediation strategy to deal with the risks associated 
with contamination of the site 

o  If, during development, contamination not previously identified is found 
to be present at the site then no further development (unless otherwise 
agreed in writing with the Local Planning Authority) shall be carried out 
until a remediation strategy detailing how this contamination will be 
dealt with has been submitted 

o Infiltration systems should only be used where it can be demonstrated 
that they will not pose a risk to groundwater quality. A scheme for 
surface water disposal needs to be submitted to and approved by the 
local planning authority. The scheme shall be implemented as 
approved. 

 
HPBC Tree Officer 
 
Original Comments 
 

1. There is some inconsistencies between the landscape layout and the 
Arboricultural Report with regards to which trees are to be retained. Could we 
please ask that the applicant confirms which document is correct.   
 

2. This is a full application including landscaping.  The indicative landscaping 
appears Ok in principal  although I am not sure that they have  achieved the 
2:1 replacement required by Local Plan Policy EQ9.  When we have the full 
detail this can be assessed properly. A full landscaping scheme will need to 
be conditioned to be submitted prior to commencement of development.  
 

3. A  Landscape and ecological management plan will be required which sets 
out how the open space areas will be sustainably managed. This should 
include the management of tree groups G29 to G40 

 
4. There will be tree loss to accommodate the proposals. As set out above we 

would expect there to be a 2:1 replacement accommodated for in the 
landscape proposals.    
 

5. I have a couple of areas of concern. There are only 2 protected trees on site 
and both area identified to be removed  in the Arboricultural Report to 



accommodate plots 62 -63. I would like to see the layout amended to 
accommodate these trees.  
 

6.   There is a significant group of trees (G74) adjacent to Trenchard Avenue 
which are partial retained where the road turns a corner.  This group 
comprises semi mature trees and contains some trees with good retention 
potential, i.e. they good established specimens that would be create an 
mature landscape feature. The majority  of the group is shown to be removed 
in the Arboricultural report , but the occasional tree is shown to be retained in 
the landscape proposals. I consider that there may be opportunities to retain 
some of the established trees in this group in the front gardens of the 
proposed properties.  I accept however it may be difficult at this stage to 
accurately indicate which trees are to be retained given that the survey does 
not identify individual trees . but I would favour an approach with the 
developer that a final decision is made whether additional trees can retained 
on site probably  once the plots are laid out.   
 

7. Any consent will ned to require that an Arboricultural  method statement is 
provided. I note that details have been provide in the Arboricultural Report but 
given that there are inconsistencies with regards to  which trees are to be 
retained to be resolved the tree protection proposals cannot be agreed at this 
stage.  

 
Updated Comments 
 
This numbering relates to previous comments  

1. The  landscape and Arboricultural plans appear to be consistent  
2. Comments still as above I haven’t seen a schedule of planting  the species 

mix as well as the amount of tree replacement planting will be important  
3. I haven’t seen a   Landscape and ecological management plan 
4. I still don’t have the detail to assess this  
5. One of the 2 TPO trees is shown to be retained but it has not been given 

adequate space to ensure its sustainable retention  I consider plot 62-63 need 
to be removed and  to give this mature trees adequate space  

6. The arboricultural consultant has confirmed in their report that we can liaise 
over the potential retention of some additional tree on Trenchard Avenue 
when the site is laid out.  

7. We will require a method statement, including  a tree protection plan and 
provision for  arboricultural supervision as a condition of approval  

 
DCC Highways 
 

• The submitted details propose a development of 155no dwellings mainly 
served by new estate streets emanating from a new junction with Burlow 
Road. A limited number of proposed dwellings would be served by private 
driveways directly from Trenchard Drive. 

 
• The Transportation Assessment indicates that Outline Planning permission 

was granted in 2007 for development of 232no. dwellings on the site although 
the Planning History states that the application concerned was withdrawn prior 



to determination, this confirmed by details available on your own Authority's 
website. Reference is also made to the proposed Burlow Road junction layout 
being identical to that approved in 2014 although this Authority has no record 
of any such Consent. Therefore, it would be useful if a copy of approval and 
any linked access layout arrangements can be forwarded  as the Highway 
Authority has no evidence of any extant Consented details. 

 
• The Transportation Assessment predicts that satisfactory levels of capacity 

will be available at the new junction with Burlow Road and no further capacity 
assessments have been carried out away from the site, the latter as 
previously agreed. The agreement was made with knowledge of the findings 
of Transportation Assessments undertaken in association with other 
development sites within close proximity of the application site which identified 
the need for mitigation measures on the existing highway network without 
making any allowance for traffic generated by the Former College site. As a 
consequence, it was stated that the current development proposals would be 
expected to make a similar proportional financial contribution towards any 
requisite highway mitigation. Whilst reference is made to assessment made at 
the time of the previous application for a larger scale development predicting 
no off-site capacity issues, it's unclear what other development was committed 
and taken into account at the time. 

 
• As you are aware, both High Peak Borough and the County Council jointly 

commissioned a Transport Study to support the emerging, now adopted, High 
Peak Local Plan. The Transport Study included consideration of the 
cumulative impacts of a number of developments upon the A515 High Street 
A515 London Rd/ B5059 Dale Road/ B5059 West Road/ Green Lane junction 
with a scheme of mitigation works identified by the Highway Authority to ease 
traffic movements, particularly wider vehicles, through the junction including 
the closure of the Green Lane entry. However, there would be wider traffic 
impact resulting from the closure of Green Lane although, with a package of 
traffic management measures, it's considered that this can be adequately 
mitigated. As residential development is supported in the Local Plan and was 
considered by the Transport Study, in turn found sound by the Local Plan's 
Inspector, it's suggested that development of this site should also to  be 
proportionally contributing to any requisite mitigation of off-site impacts on the 
local highway network i.e. anywhere 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. 

 
• Notwithstanding the above, the new junction will need to be laid out in 

accordance with current design criteria and, based on recorded 85%ile traffic 
speeds, provided with exit visibility sightlines of 2.4m x 52m in each direction. 
Whilst no drawing printed to scale has been provided to this office, the taper 
lengths currently demonstrated appear to be short. Therefore, detailed 
designs for the junction layout will need to be submitted, including 
demonstration that the requisite visibility sightlines can be provided in both the 
horizontal and vertical plane. 

 



• The internal site layout beyond the proposed junction with Burlow Road, 
should comply with the new Delivering Street and Places design guide - this 
has recently replaced the 6C's design guide. The new document contains a 
number of modifications to estate street design and construction, to reflect 
modern guidance. Whilst the majority of the layout does not raise any 
significant issues there are nevertheless some amendments that will need to 
be addressed before the layout will be acceptable in highway safety terms and 
would be eligible for adoption by the Highway Authority, if this was pursued at 
a future date. These can be summarised as follows: - 

 
o A 25m forward visibility splay around all bends in the highway 

alignment need to be demonstrated on a plan, the area in advance of 
the sightline forming part of the street and not part of any adjoining 
plot. This is likely to affect the property on plot 13. 

 
o 2.4m x 25m visibility splays should also be available at internal estate 

street junctions, again the area in advance of the sightline forming part 
of the street and not part of any adjoining plot. This should be 
demonstrated at all internal estate street junctions. 

 
o Swept path analysis has been provided within the Transportation 

Assessment, based on an 11.2m long refuse  vehicle. In accordance 
with Manual for Streets, this Authority requires suitability of the 
proposed layout to be demonstrated for use by a Large Refuse Vehicle 
of 11.6m length and allow for at least 300mm 'relief' between the 
proposed kerb-line and wheel-track of the vehicle. The currently 
submitted swept paths would appear to require precise manoeuvring 
to avoid over-run and the extent of over-hang of the narrow 
footway on the opposite side of Burlow Road to the proposed 
junction is of concern. 

 
o Carriageway widening on the inside of small radius bends will also be 

required, to allow vehicles to pass each other. This is likely to 
affect the proposed highway layout in the vicinity of plot 13. 

 
o The cul-de-sacs off the main streets should have a minimum 

carriageway width of 5m (new DSP document) and be provided with 
2m wide surfaced footways where there is pedestrian demand from 
frontage properties (where the street has no developed frontage the 
2m surfaced forward may be replaced with a 2m verge - providing 
pedestrian connectivity is not compromised). Some cul-de-sacs are 
shown circa 4.5 wide - serving plots 20- 39, 64-76, 90-102, 104-130. At 
this dimension the street may not be eligible for adoption and it is also 
unsure how it would function as a street for all users. Some of the cul-
de-sacs appear to be provided with grassed margin, in lieu of footways 
i.e. providing only a narrow carriageway for the shared surface street 
which would not be acceptable. 

 
o All dwellings should be located within the recommended maximum 

man carry distance of 25m of a turning facility demonstrated as being 



suitable for use by a typical supermarket delivery vehicle e.g. private 
driveways serving plots 36- 39, 96-99, 117-121, 142-145 and 150-155. 
Provision of turning will reduce the likelihood of overlong/ awkward 
reversing manoeuvres being required where more vulnerable 
pedestrian users may be present. 

 
o Based on a 20mph design speed, which would on balance be a 

reasonable expectation for drivers to achieve throughout most of the 
development, a 25m visibility sightline should also be available from 
private and shared driveway access points. Particular attention should 
be paid to accesses in the vicinity of bends, where alternative access 
arrangements or handing of properties may be required to achieve 
satisfactory visibility sightlines. Further consideration should therefore 
be given to access points associated with plots 11, 12, 49-52 and 150-
155. 

 
o A continuous footway should be provided on Trenchard Drive, 

fronting plots 49 - 53 with a suitable crossing point at its termination to 
the opposite side of the existing road. 

 
o Access to driveways and vehicle manoeuvring associated with plots 

49-52 is likely to be awkward given the dimensions and layout of the 
shared private drive and parking space approach angles. 
Consideration should be given to increasing width and/ or geometry of 
the shared drive layout. 

 
o The site is challenging in terms of levels therefore long section 

information, showing the gradients along the proposed streets, 
should be provided to support the proposals. 

 
o Off-street parking spaces should be of 2.4m x 5.5m minimum dimension 

(2.4m x 6.5m where located in front of garage doors) with an additional 
0.5m of width to any side adjacent to a physical barrier e.g. wall, hedge, 
fence, etc. Garages should achieve minimum internal dimensions to 
ensure they can accommodate vehicles and count towards on-plot 
parking for the property. A single garage should have absolute 
minimum dimensions of 3m x 6m long and a double garage 6m x 
6m. It's trusted that you will ensure that an adequate level of off-
street parking is provided for each residential unit as any under-
provision will be likely to result in vehicles being parked on-street 
thereby causing obstruction to carriageways/ turning facilities/ 
footways, situations considered against the best interests of safety for 
highway users. 

 
• Specific comments with regard to the Travel Plan are appended to this letter. 

It's recommended that monitoring fees of £1,000 pa are secured for a period 
of 5 years i.e. £5,000 total. 

 
• Therefore, it's recommended that the applicant is given opportunity to submit 

revised/ further details to satisfactorily address the above issues. However, if 



you are minded to determine the application as submitted, the Highway 
Authority will be grateful to receive further opportunity to make 
recommendations 

 
HPBC Economic Development 
 

• The proposal is for full planning permission for development for of 155 units of 
residential accommodation.  

 
• Residential development will impact on the local economy in terms of jobs and 

purchasing of supplies and services. In order to assess the economic impact 
of this development, we have relied upon the data supplied by the applicant 
and used the Council’s approved multipliers to prepare these comments.  

 
• The proposal for development of 155 dwellings  off Trenchard Drive, Buxyton,  

will provide the following outputs:  
 

o The new householders occupying each new house will spend some of 
their income locally through shopping and use of local services. National 
research has identified that 34% of all household expenditure is spent at 
district level or below. For this development of 155 units this is calculated 
at £1,426,378 per year.  

 
o Each new house will generate direct jobs within the construction industry 

or associated supply chain, of which 25% are likely to be locally based. 
Indirect Jobs are also generated by local spend in shops and services. 
This is calculated at an additional local job for every seven new homes. 
Using these multipliers the development will generate 165  direct jobs and 
22 indirect jobs.     

 
o The development will also generate  approximately £30,376.90 council tax 

for the Council per annum 
 
Police Designing Out Crime Officer 
 

• Thanks for the additional and amended plans. 
• Most previous comments have been addressed in respect of house type, 

treatment and boundaries. 
• There was no plan PHNW-F-01 attached for the added communal gates. 
• If you are satisfied that the spec’ will meet the needs of residents in respect of 

practical access and security that’s fine. 
• Plots 134-136 have not had this provision added. 
• None of the plots which now have shared access gates have an individual 

garden gate (all others with only individual access now have one) so would 
meet with a solid fence on their own boundary? 

• A practical point which could be added later but I thought I’d mention whilst on 
the subject. 

• Regarding the positioning of the garage for plot 155, tree constraints are 
noted. 



• Probably one for your discretion if you’re happy with the general layout in this 
part of the site. 

 
County Planning Officer  
 
Education  
 

• The NPPF clearly sets out that the purpose of planning is to help achieve 
sustainable development. With regard to education, paragraph 94 of the 
NPPF (2018) reiterates this: 

‘It is important that a sufficient choice of school places is available to 
meet the needs of existing and new communities. Local planning 
authorities should take a proactive, positive and collaborative 
approach to meeting this requirement and to development that will 
widen choice in education They should: 
a) give great weight to the need to create, expand or alter 
schools through the preparation of plans and decisions on 
applications; and 
b) work with schools promoters, delivery partners and statutory 
bodies to identify and resolve key planning issues before applications 
are submitted’ 

 
• Whilst education provision is a statutory function of the County Council, 

and the Government provides funding to address natural demographic 
growth, it does not provide monies to accommodate additional pupils 
generated as a result of new housing development as a matter of course. 

• The County Council has a statutory duty to make education provision 
available for each young person and elects where possible to provide a 
school place for each child at their normal area school(s). The number of 
places at the normal area school is assessed through a system provided by 
the Department of Education which produces a net capacity. The number on 
roll at a school reflects the number of pupils attending the school, and the 
difference between the net capacity and the number on roll is the number of 
places available or not available to accommodate future requests for places. 

• Pupil numbers are calculated looking at the five year projection of numbers on 
roll based on birth rates (this projection does NOT include the impact of any 
new housing with planning permission or allocated in local plans) and then 
add the pupil yield from approved planning applications in the normal area 
of the school. The requirement for financial contributions towards education 
provision is therefore based on the net capacity and current number on roll 
as well as projected pupil numbers over the next five years. 

• The level of contribution required is fair and reasonable in scale and kind and 
is determined using multipliers provided by the Department for Education 
based on their analysis of building costs per pupil adjusted to reflect 
regional variations in costs. These multipliers are revised annually in line 
with building cost inflation using the Building Cost Information Service All in 
Tender Price Index. The thresholds and level of contribution required is set 
out below. 

 



 Per 100 
dwellin
gs 

Cost 
per pupil 
place 

Cost per 
1 
dwellin

 

Cost per 
10 
dwellings 

Cost 
per 
100 

d lli  Primary school 20 places £16,187.64 £3,237.53 £32,375.27 £323,752.70 
Secondar
y school 

15 places £24,391.73 £3,658.76 £36,587.60 £365,875.95 

Post-16 
educatio
 

6 places £26,453.32 £1,587.20 £15,871.99 £158,719.92 

 
Primary Level 
 

• The proposed development falls within and directly relates to the normal 
area of Harpur Hill Primary School. The proposed development of 155 
dwellings would generate the need to provide for an additional 31 primary 
pupils. 

• Harpur Hill Primary School has a net capacity for 351 pupils, with 330 pupils 
currently on roll. The number of pupils on roll is projected to decrease during 
the next five years to 276. 

• An evaluation of recently approved residential developments of 11 or above 
units or over 1,000 square metres of floorspace within the normal area of 
Harpur Hill Primary School shows new development totalling 275 
dwellings, which would generate an additional 55 primary pupils. 

• Analysis of the current and future projected number of pupils on roll, together 
with the impact of approved planning applications shows that the normal 
area primary school would have sufficient capacity to accommodate 20 of 
the 31 primary pupils arising from the proposed development. 

 
Secondary Level 
 

• The proposed development falls within and  directly relates to the  normal 
area of Buxton Community School. The proposed development of 155 
dwellings would generate the need to provide for an additional 23 
secondary and 9 post16 pupils. 

• Buxton Community School has a net capacity for 1,331 pupils with 995 
pupils currently on roll. The number of pupils on roll is projected to increase 
to 1,012 during the next five years. 

• An evaluation of recently approved residential developments of 11 or above 
units or over 1,000 square metres of floorspace within the normal area of 
Buxton Community School shows new development totalling 303 
dwellings, which would result in demand for an additional 45 secondary 
and 18 post16 pupils. 

• Analysis of the current and future projected number of pupils on roll, together 
with the impact of approved planning applications shows that the normal 
area secondary school would have sufficient capacity to accommodate 
the 23 secondary and 9 post 16 pupils arising from the proposed 
development. 
 

Mitigation 
 



• The above analysis indicates that there would be a need to mitigate the 
impact of the proposed development on school places in order to make the 
development acceptable in planning terms as the normal area primary 
school would not have sufficient capacity to accommodate all of the 
additional pupils generated by the proposed development. The County 
Council therefore requests financial contributions as follows: 

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

• The necessary contributions required as indicated above will be used to help 
deliver the projects as identified. 

• Primary: I confirm that since April 2010 no obligations have been secured 
towards Project C at Harpur Hill Primary School and currently the County 
Council has made no further requests for contributions to pool towards 
Project C. 

• The above is based on current demographics which can change over 
time and therefore the County Council would wish to be consulted on any 
amendments to a planning application or further applications for this site. 

• Should it emerge that there are viability issues associated with the 
proposals in the above planning application and the Borough Council is 
in agreement with the applicant’s financial appraisal, there may be some 
flexibility in the payment triggers. The full contribution, however, would still 
be required to fully mitigate the impact that the proposed development 
would have on the normal area primary school and secondary schools. 
The County Council requests that its officers are also party to any further 
negotiations on developer contributions. 

• If there is insufficient capacity to accommodate the increase in pupils 
forecast to be generated by this proposed development and the 
development itself cannot enable the necessary provision, the County 
Council wishes to highlight that the proposed development may not 
provide for a sustainable form of development. 

 
Broadband  
 

• Currently access to the internet is mainly through the national telephone 
network infrastructure. Broadband service quality varies across Derbyshire 
and access to superfast broadband speeds in the County is limited. 
Improvement to broadband connectivity is identified as a key priority in the 
County Council’s Council Plan 2014 – 2017. The County Council aims to 
broaden Derbyshire’s economic base and improve economic performance 
and broadband plays an essential role. 

• The Digital Derbyshire programme is providing access to high speed 
broadband services for residential and business users. The roll-out applies 
to existing households and businesses. This is supported by Part R of the 
Building Regulations which took effect on 1st January 2017 which requires 
that new buildings and buildings subject to major renovation works 
accommodate the physical infrastructure required to connect to high speed 
electronic communication networks. 



• The County Council requests that an advisory note be attached to any 
planning permission that encourages the developer to make separate 
enquiries with broadband providers in order to ensure that future 
occupants have access to sustainable communications infrastructure, and 
that appropriate thought is given to the choice and availability of providers 
which can offer high speed data connections. Any new development should 
be served by a superfast broadband connection unless it can be 
demonstrated through consultation with the network providers that this would 
not be possible, practical or economically viable. 

 
Waste 
 

• The County Council is currently reviewing its approach to assessing the  
impact of housing development on waste services and is not currently 
requesting mitigation measures with regards to waste management. 
 

Open Spaces 

• Subsequent to initial comments about the original location of the on site play 
area, it is good to see that this has now been incorporated into the open 
space on the south-east side of the site. This will mean that the space will be 
centrally located between the two development sites (including 
HPK/2017/0613) serving both communities.   What I would like to check is 
that there will be suitable access provided between the two developments to 
allow access for residents from the Heathfield Nook development onto the 
play area? 

• With regard to the on-site play area, this would need to be a LEAP.  The 
design and layout should follow the LEAP guidance of 20m x 20m (400 
square meters) with 20m minimum separation between activity zone and the 
habitable room façade of nearby dwellings.  In view of the play equipment 
now being located within the open space and woodland area, I would suggest 
timber equipment would be more appropriate and in keeping with the area. 

• We would also be seeking an off-site outdoor sports contribution towards 
outdoor sports provision in the vicinity of the proposed development.  The 
formula for calculating this off site contribution is £489.40 x number of 
properties. 

 

Archaeology 

• A heritage impact assessment (by ArcHeritage Ltd) has been submitted, 
including the results of archaeological desk-based assessment of the site. 

• This concludes that the bulk of the site has been occupied by the former 
campus buildings built during the later 20th century, and that demolition and 
remediation of the site has led to further truncation. There is consequently 
little or no potential for archaeological survival within the vast majority of the 
site. 

• A small area at the extreme north of the site (north of Trenchard Drive) 
appears to remain undisturbed and this retains some archaeological potential 
because of its proximity to the Scheduled Monument (the Bronze Age Fox 



Low bowl barrow) at c90m, and a second possible barrow site (Derbyshire 
HER 31103) at 70m. This small area should be archaeologically investigated 
in line with NPPF para 199, and this work should be secured by planning 
condition. 

• With regard to the setting of the scheduled Fox Low barrow, there is no 
intervisibility despite the proximity of the proposal site, and the development 
does not represent any net harm to significance given the existing housing 
development north of Trenchard Drive and east of the main bloc of the site.  

• The following conditions should therefore be attached to any planning 
consent: 

o Submission, approval and implementation of a Written Scheme of 
Investigation.  

 

Environment Agency 

• The ‘Phase II Geo-environmental Site Assessment’ (ref 10-560-r2, dated July 
2015) submitted in support of this planning application provides us with 
confidence that it will be possible to suitably manage the risk posed to 
controlled waters by this development. Further detailed information will 
however be required before built development is undertaken (as explained 
above). It is our opinion that it would place an unreasonable burden on the 
developer to ask for more detailed information prior to the granting of planning 
permission but respect that this is a decision for the Local Planning Authority. 

• In light of the above, the proposed development will only be acceptable if a 
planning condition is included requiring the submission of a remediation 
strategy, carried out by a competent person in line with paragraph 121 of the 
National Planning Policy Framework. 

• Without these conditions we would object to the proposal in line with 
paragraph 109 of the National Planning Policy Framework because it cannot 
be guaranteed that the development will not be put at unacceptable risk from, 
or be adversely affected by, unacceptable levels of water pollution. 

• The Environment Agency have reviewed the ‘Phase II Geo-environmental Site 
Assessment’ (ref 10-560-r2, dated July 2015) which has been submitted in 
support of this application. Please note that these comments only relate to the 
protection of controlled waters in the vicinity of the site. 

• The site overlies the Bee Low Limestone which is part of the Carboniferous 
Limestone Group. It has been classified as a Principal aquifer. Furthermore, 
the site lies within an SPZ 1 associated with the Portobello abstraction 3.5km 
to the west of the site. The nearest groundwater abstraction is Staden, 1km to 
the north-east. The limestone is fractured and fissured meaning that pollution 
entering at the surface can travel long distances very rapidly. Groundwater at 
this location is therefore highly sensitive to pollution and must be protected. 

• The report mentions a desk study report, which has not been submitted as 
part of this planning application. We need to review this report to be satisfied 
that the conceptual site model is accurate. Limited contamination has been 
identified at the site which has been assessed as not posing a risk to 
controlled waters. Whilst we are satisfied with this conclusion parts of the site 
were not investigated due to access issues. This includes the district heating 
system in the northern part of the site, some sub-surface structures and the 



electricity sub-station. We would expect the stockpiles that are present on site 
to be tested for contamination prior to re-use. 

• Section 5.11 of the report states that delineation of impacted soils will be 
carried out, together with a ‘Remediation and Enabling Works Specification’. 
We would expect that these previously inaccessible areas of the site to be 
investigated further. 

• The application form suggests that surface water will be directed to mains 
drainage, but the ‘Phase II report’ mentions soakaway testing, indicating that 
SuDS might be used. If a SuDS is proposed we would draw the applicants 
attention to the following information. 

• The position statements detailed in ‘The Environment Agency’s approach to 
groundwater protection’ document (Feb 2018) outline when we will accept 
SuDS in an SPZ1.   

• The discharge of clean roof water to ground is acceptable both within and 
outside SPZ1, provided that all roof water down-pipes are sealed against 
pollutants entering the system from surface run-off, effluent disposal or other 
forms of discharge. The method of discharge must not create new pathways 
for pollutants to groundwater or mobilise contaminants already in the ground. 
No permit is required, if the above criteria can be met. 

• The Government’s expectation is that sustainable drainage systems (SuDS) 
will be provided in new developments wherever this is appropriate. The 
Environment Agency supports this expectation. 

• Where infiltration SuDS are to be used for surface run-off from roads, car 
parking and public or amenity areas, they should: 

o be suitably designed 
o meet Governments non-statutory technical standards for sustainable 

drainage systems – these standards should be used in conjunction with 
the  National Planning Policy Framework and Planning Practice 
Guidance, 

o use a SuDS management treatment train – that is, use drainage 
components in series to achieve a robust surface water management 
system that does not pose an unacceptable risk of pollution to 
groundwater, 

• Where infiltration SuDS are proposed for anything other than clean roof 
drainage (see G12) in a SPZ1, a hydrogeological risk assessment should be 
undertaken, to ensure that the system does not pose an unacceptable risk to 
the source of supply. 

• The design of infiltration SuDS schemes and of their treatment stages needs 
to be appropriate to the sensitivity of the location and subject to a relevant risk 
assessment, considering the types of pollutants likely to be discharged, 
design volumes and the dilution and attenuation properties of the aquifer. 

• Unless the supporting risk assessments show that SuDS schemes in SPZ1 
will not pose an unacceptable risk to the drinking water abstraction, the 
Environment Agency will object to the use of infiltration SuDS under position 
statement G10. 

• The Agency has no objections, in principle, to the proposed development but 
recommends that if planning permission is granted the following planning 
conditions should be imposed: 

o Submission, approval and implementation of remediation strategy 



o If, during development, contamination not previously identified is found 
to be present at the site the LPA shall be notified and a remeiation 
scheme prepared, approved and implemented 

o Infiltration systems should only be used where it can be demonstrated 
that they will not pose a risk to groundwater quality. A scheme for 
surface water disposal needs to be submitted to and approved by the 
local planning authority. The scheme shall be implemented as 
approved. 

 

Environmental Health 

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 15°C and a light wind. Summer 
temperatures regularly exceed 15°C 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 2 is recommended. 
 
Contamination 

• The submitted phase 2 contaminated land report has not been assessed at 
this time as the phase 1 study has not been submitted. 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 condition 1 is recommended. 

 
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 3 to 7 are recommended. 
 

Conclusion 



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

o Submission, Approval and Implementation of contaminated land report 
/ mitigation 

o Submission, Approval and Implementation of Noise Insulation Scheme 
o There shall be no visible dust emissions beyond the site boundary  
o Any waste material associated with the demolition or construction shall 

not be burnt on site but shall be kept securely for removal to prevent 
escape into the environment. 

o There shall be no fires lit on the site for purpose of disposing of 
demolition materials. Any open fires that arise shall be extinguished 
without delay. 

o If piling is necessary a written method statement shall be submitted 
o Limit site working hours for noisy operations to   

• 07:30 - 18:00 hours (Monday to Friday); 
• 08:30 - 14:00 hours (Saturday) 
• No working is permitted on Sundays or Bank Holidays. 

 
5. POLICY AND MATERIAL CONSIDERATIONS  

 
Planning policies 
 
7.1 The determination of a planning application should be made pursuant to section 
38(6) of the Planning and Compulsory Purchase Act 2004, which is to be read in 
conjunction with section 70(2) of the Town and Country Planning Act 1990. 
 
7.2 Section 38(6) requires the Local Planning Authority to determine planning 
applications in accordance with the development plan, unless there are material 
considerations which 'indicate otherwise'.  Section 70(2) provides that in determining 
applications the Adopted Local planning authority "shall have regard to the 
provisions of the Development Plan, so far as material to the application and to any 
other material considerations".  The Development Plan currently consists of the 
Adopted High Peak Local Plan April 2016. 
 
7.3 The revised National Planning Policy Framework (NPPF) was issued on the 24th 
July 2018.  The Framework is considered to be a mandatory material consideration 
in decision making.  The applicable contents of the revised Framework will be 
referenced within the relevant sections of the officer report as detailed below. 
 
7.4 Once again achieving sustainable development sits at the heart of the 
Framework as referred to within paragraphs 10 and 11.  As before, achieving 
sustainable development requires the consideration of three overarching and 
mutually dependant objectives being: economic, social and environmental where 
they are to be applied to local circumstances of character, need and opportunity as 
follows:   
 

a) an economic objective – to help build a strong, responsive and competitive 
economy, by ensuring that sufficient land of the right types is available in the 



right places and at the right time to support growth, innovation and improved 
productivity; and by identifying and coordinating the provision of infrastructure;  

 
b) a social objective – to support strong, vibrant and healthy communities, by 

ensuring that a sufficient number and range of homes can be provided to 
meet the needs of the present and future generations; and by fostering a well 
designed and safe built environment, with accessible services and open 
spaces that reflect current and future needs and support communities’ health, 
social and cultural well being; and,  

 
c) an environmental objective – to contribute to protecting and enhancing our 

natural, built and historic environment; including making the effective use of 
land, helping to improve biodiversity, using natural resources prudently, 
minimising waste and pollution, and mitigating and adapting to climate 
change, including moving to a low carbon economy. 

 
7.5 Paragraph 11 of the Framework requires decision makers to apply a presumption 
in favour of sustainable development.  For decision makers this means approving 
development proposals that accord with an up-to-date development plan without 
delay. 
 
7.6 Section 5 of the Framework relates to delivering a sufficient supply of homes. 
Paragraph 59 identifies that to support the Government’s objective of significantly 
boosting the supply of homes, it is important that a sufficient amount and variety of 
land can come forward where it is needed, that the needs of groups with specific 
housing requirements are addressed and that land with permission is developed 
without unnecessary delay. 
 
7.7 Adopted LP (Local Plan) Policy S1a establishes a presumption in favour of 
sustainable development as contained within the Framework. 
 
Principle of development 
 
7.8 The site comprises previously developed (brownfield) land and lies within the 
built up area of Buxton where there is a general presumption in favour of new 
development. The site is also allocated under Policy H2 of the adopted Local Plan 
for the development of 105 dwellings. Whilst the current application shows 
considerably more units in total than is indicated by policy H2, the allocation only 
relates to the eastern part of the site and is an indicative number based on 
developable areas and constraints known at the time of the Local Plan publication. 
This is not an upper limit figure.  This application seeks full planning permission and 
all matters such as layout, landscaping, design fall to be considered as part of this 
application.  However, provided that the detail of the scheme is found to conform to 
other relevant policies of the local plan the principle of development on the site, 
including the increase in density is considered to be acceptable.  
 
Sustainability  

 
7.9. Adopted Local Plan seeks to reduce the need to travel and widen transport 
choices. This Policy reflects the NPPF which encourages patterns of growth that 



make the fullest possible use of public transport, walking and cycling. A short 
distance to the south east along Burlow Road is a bus terminus with a half hourly 
bus service to Buxton up until 18.15 Monday to Saturday and an hourly on Sundays 
and bank holidays until 1740, which provides for the full range of local services and 
facilities.  
 
7.10. In terms of proximity to local services and facilities, distances are as follows.  
Note that routes taken for the purposes are calculating these distances are 
dependent on the starting point within the site so may not be relied on to be strictly 
accurate but give indicative distances:  
 

   
Bus Terminus      450m   
Farm Shop      345m   
Convenience store/Takeaway  720m   
Children’s Play Area   880m   
Public House  (Parks Inn)   895m   
Harpur Hill Primary School   1720m  
Buxton Hospital (non emergency)  2255m  
Staden Lane Industrial Estate  1900m  
Harpur Hill Industrial Estate  1995m  
 
7.11 A farm shop, convenience shop, takeaway, a public house and children’s play 
area are all within 1000m of both sites. Furthermore, in terms of employment 
opportunities, Staden Lane Industrial Estate and Harpur Hill Industrial Estate are 
around 2000m from both sites. As such whilst the sites are positioned on the edge of 
the existing urban area and would not have good accessibility to all local services 
and facilities, the site is served by reasonable public transport links during the 
daytime. . In terms of the local terrain, anyone walking to the local primary school, 
convenience shop/takeaway, local churches and public houses would be required to 
walk up the hill to these facilities. Whilst it is acknowledged that walking distances 
and the local terrain are not ideal this was taken into account when allocating the 
site. It is also noted that the Council has granted planning permission on the 
adjoining site on Burlow Road having found it to be a sustainable location for new 
residential development.  Therefore,  with these factors in mind, sustainability of 
location is not a decisive factor on its own which would prevent the grant of planning 
permission. Consequently it is considered that the development does not conflict 
with Policy TR1.  

 
Design / Layout / Character & Appearance 
 
7.12 The NPPF highlights that good design is a key aspect of sustainable 
development, and is indivisible from good planning and should contribute positively 
to making places better for people. Paragraph 58 requires development to function 
well and add to the overall quality of the area for the lifetime of the development. It 
should respond to local character and history and reflect the identity of local 
surroundings and materials whilst reinforcing local distinctiveness. Planning 
decisions should aim to ensure that developments are visually attractive as a result 
of good architecture and appropriate landscaping.  Paragraph 64 of the Framework 
advises that permission should be refused for development of poor design that fails 



to take the opportunities available for improving the character and quality of an area 
and how it functions.  
 
7.13  Local Plan Policies S1 and EQ6 seek to secure high quality design in all 
developments; developments should respond positively to the environment and 
contribute to local distinctiveness and sense of place by taking account of the distinct 
character, townscape and setting of the area. 
 
7.14 The Residential Design Guidance SPD recognises the need to ensure new 
developments is accessible to everyone and it is important to create places which 
are welcoming and inclusive.   
 
7.15  The proposed site layout comprises a single spine road into the site from 
Burlow Road, forming a “T” shape within the site, with a number  of cul-de-sac’s 
being served from it. A large area of public open space including a play area is sited 
along the south eastern boundary adjacent to the previously approved Burlow Road 
site. A number of properties at the northern edge of the site adjacent to the 
Trenchard Drive boundary front on to that road and are served directly from it. This 
includes a number of plots on the north side, which provides a continuation of the 
existing development and an active frontage to Trenchard Drive which is a positive 
design feature. 
 
7.16 Active frontages are maintained elsewhere throughout the development, 
including on to the open space. Double fronted and “corner turning” units have been 
provided on corner plots throughout the site.  This provides for good  natural 
surveillance of public areas. It is also noted that the Police Liaison Officer raised a 
number of minor concerns regarding the layout of the site and that these have now 
been adequately addressed through amended plans. It is therefore considered that 
the scheme has taken into account Policy requirements in respect of designing out 
crime. An active frontage is also provided to Burlow Road, with plots served by a 
private drive set back from the frontage behind the visibility space which provides the 
opportunity for an attractive landscaped entrance to the site whilst achieving highway 
safety requirements.  
 
7.17 The site displays different character areas with more densely developed, 
terraced and semi-detached units being located within the centre of the site, and a 
looser form of development, characterised by larger detached properties fronting 
onto the open space. The density of development along Trenchard Drive itself 
reflects the existing urban grain of that estate. Overall, therefore the layout is 
considered to be acceptable.   
 
7.18 The site slopes generally downward from north to south meaning that Burlow 
Road is at a significantly lower level than Trenchard Drive. Sectional details have 
been provided through the site. The submitted section does not show any retaining 
wall above 1.5 metres and no retaining structures above 1.5m will be required on the 
current layout. Nevertheless a condition requiring submission and approval of 
engineering drawing showing details of all retaining walls and on-plot engineer prior 
to commencement of development, with express reference within the condition that 
no retaining structure will exceed 1.5m is considered to be appropriate.  
 



7.19  In terms of boundary treatment, the plans show a 1.8 close boarded fencing, 
which would be predominantly in areas separating garden areas and therefore would 
provide sufficient privacy for future residents. Where garden boundaries front on to 
public areas, such as the side boundaries to private rear gardens a 1.8m stone wall 
wall is proposed which will provide a higher quality finish.  
 
7.20  The surrounding development comprises a mix of architectural styles, ages, 
designs and materials ranging from traditional quarry workers cottages and more 
modern cul-de-sac development on the opposite site of Burlow Road, to mid-
twentieth century, former RAF housing on Trenchard Drive and other roads within 
the same estate, much of which has been finished in render and concrete tile. The 
elevational detail of the scheme respects the simple traditional pitch-roofed form of 
the surrounding development but incorporates detailing which is more locally 
distinctive such as stone cils and lintels. The properties are predominantly 2 storeys 
with selected units incorporating some accommodation within the roof space, which 
manifests itself as rooflights. Dormers are proposed on the Kendal and Saunton 2 ½  
storey units. However, these are on a limited number of plots and are not used 
where they adjoin existing properties. Small open porches, lean-to roofs and gables 
add detail and interest to the front elevations of some units.  
 
7.21  Details of materials have been provided. The developer is proposing the use 
of Edenstone Buff Darlstone artificial stone and Russell Grampian concrete roof tiles 
in slate grey on all units. Windows would be White uPVC garage doors, front doors 
and rainwater goods would be black uPVC. This pallet is considered to be generally 
acceptable, given the context of the mid-twentieth century estate alongside, with the 
exception of the Grampian Concrete tile. It is considered that a Russell Moray 
concrete plain tile in slate grey would be more appropriate. However, this can be 
secured by condition.  

7.22 Overall, the development is therefore considered to comply with Local Plan 
Policies S1 and EQ6 along with guidance contained within the Councils Residential 
Design SPD and Paragraph 17 and the Design Chapter of the Framework all of 
which seek to ensure that the overall design, scale, density, massing, landscaping 
and use of materials are sympathetic to the character of the area.  
 
Amenity 
 
7.23 The Council’s Supplementary Planning Guidance requires minimum 
separation distances of 21m to be achieved between principal windows. This will be 
achieved between both existing and proposed dwellings and between the proposed 
dwellings themselves. Separation distances of c.13m will be achieved between gable 
elevations and neighbouring principal windows which will be sufficient to ensure a 
suitable level of light. Minimum garden sizes of between c.44m2 for the smallest 
terraced units to over 100m2 for the largest detached units will be provided which is 
considered to be commensurate with the size of the dwellings themselves and 
similar properties in the vicinity. However, it is considered to be appropriate to 
impose a condition removing permitted development rights on the terraced units, 
which are those with the smallest gardens to allow the Council to maintain control 
over future development.  
 



7.24 The surrounding development comprises the existing dwellings in College 
Road and Trenchard Drive to the west, the previously approved Heathfield Nook site 
to the east as well as 2 dwellings in the road known as Hillside, also to the east. To 
the south, for the most part the site fronts on to Burlow Road and the dwellings on 
the opposite side, apart from a short length at the western end, which lies to the rear 
of a commercial garage premises. The northern end of the site adjoins the retained 
college sports complex, and, as noted above a small part of the site lies to the north 
of Trenchard Drive. As such, the site actually adjoins relatively few existing 
residential properties and where it does they the required minimum distances will be 
maintained. 
 
7.25 Overall therefore the proposal is considered to comply with Local Plan policies 
in respect of amenity. Amenity implications arising from construction activities will be 
addressed through the conditions recommended by Environmental Health which 
were attached to the outline consent.  
 
Noise Impact 
 
7.26 An acoustic assessment has been submitted with the application which includes 
an environmental noise measurement survey at a number of sample locations on the 
development site.  It states that appropriate acoustic design criteria have been 
adopted from BS 8233:2014 that will ensure the protection of residential amenity.  
The findings of the assessment indicate that some noise mitigation measures are 
warranted for certain parts of the proposed development in respect of road traffic 
noise, plant noise, car park noise and potential noise from the nearby Auto-tune 
garage. It is recommended that noise mitigation measures are implemented in order 
to protect the amenity of the new residents and to safeguard the business interests 
of the nearby commercial premises, both now and in the future.  
 
7.27 The report has been considered by the Environmental Health Officer who is 
concerned that applies the wrong design criteria and recommends that it is not 
accepted at the present time. However, a revised report and amended mitigation can 
be secured by condition. Therefore he raises no objection to the application on these 
grounds.  
 
Contaminated land 
 
7.28 A Phase II Site Assessment by consultancy E3P has been submitted with the 
application. It states that: 
 

• The site comprises a former college of further education and most of the 
buildings and infrastructure has been demolished and crushed on-site. A relict 
slab and remains of what appear to be a district heating system is present in 
the north of the site. 

• There are no significant industrial developments on-site or within the 
immediate locality. 

• As such, it is E3P’s opinion current site activities pose no risk to human 
health, controlled waters or the wider environment 

• The Tier I Human Health Risk Assessment, undertaken using chemical 
laboratory analysis identified the presence of cadmium, lead and asbestos 



containing material (ACM) within localised areas of the shallow Made Ground 
deposits. Based on the analysis completed, these determinands are not 
considered to be representative of the entire site’s Made Ground or site wide 
conditions 

• The impacted soils should be delineated and a material management plan 
developed to ensure that they can be retained on-site within low sensitivity 
areas such as beneath roads and car-parks where the dermal contact, 
ingestion and inhalation pathways associated with these determinands will be 
broken. Where this is not feasible a cover system comprising 450mm sub-soil 
and 150mm topsoil within garden and landscaped areas may be necessary. 

• The desk study has not identified any significant on-site of contamination. The 
subsequent ground investigation and soil and leachate analysis has identified 
that for the majority of the determinands, the concentrations are below the 
relevant guideline values. The only exception to this is a marginal (7ppb) 
exceedance of lead in one location when compared with the Drinking Water 
Standard. As this is a marginal exceedance and given the distance (990m) to 
the closest potable abstraction, there is not considered to be a significant risk 
to controlled waters. 

• Radon protection measures will be required at the site. 
• The Made Ground is not considered to be a suitable founding strata due to its 

variability and in places, relict slabs and structures are still present. Based on 
this, prior to the detailed design of suitable foundation solutions, a programme 
of remediation and enabling works will be required to remove the existing 
buried former slabs and cut / fill the site to suitable development platform 
levels. This may render areas of deeper Made Ground suitable for Vibro 
Replacement Stone Columns. 

• However, for the majority of the site, the Made Ground is generally <1.0 to 
1.5m thick and sits directly on weather limestone bedrock. In these areas, the 
optimum foundation is likely to comprise shallow spread and spread 
foundations. 

• Based the site retaining the current levels, E3P considered the site would be 
suitable for shallowspread (50%) and spread foundations (40%) and Mass 
Trench Fill/Vibro Ground Improvement (10%). 

• Should the site levels require change, then the foundation conditions should 
be re-assessed. 

• Visual assessment of the crush material on-site suggests that this would be 
suitable for use within any proposed highways. A programme of remediation 
and enabling works will be required to remediate the proposed road sub-
grade in accordance with the requirements of the highways design manual 
(series 600) for a Method Compaction. It is considered that the material can 
be re-engineered to a method to achieve a CBR in excess of 5% if works are 
completed in favourable climatic conditions. 

• Permeability testing has been completed and the results are currently 
awaited. However, based on field observations, the sub-strata are highly 
permeable and will support soakaway drainage. 

 
7.29 The Environmental Health Officer has considered the report and has 
commented that he has not been able to properly assess it as the Phase 1 report 
has not been provided. This has now been forwarded by the developer for 
consideration by Environmental Health. It states: 



 
• No significant source of potentially mobile contamination have been identified 

with the site, additional works will be required to assess the extent of relict 
structures and in particular an apparent relict heating system which may be 
contain asbestos within below ground ducting. There are numerous stockpiles 
of material that are reported to have been generated through the demolition of 
the existing buildings and removal of below ground obstructions. E3P has 
attended site and based on a non-intrusive assessment, has not observed 
any potentially deleterious material.  

• The site is located within an area where greater than 30% of homes are 
above the action level for radon. It will therefore be necessary to provide 
radon protection measures to all future properties.  

• The site has historically be used as a small farm and associated agricultural 
land prior to the construction of a college. While significant contamination is 
not considered likely additional assessment of the apparent heating system is 
considered necessary.  

• Historic buildings formerly present on the site have been demolished to 
ground level and all obstructions to 1.5m reportedly removed. This material 
has been processed on-site and remains in stockpiles.  

• While the remaining material may be suitable for use, given that the site is 
likely to be on shallow bedrock there may not be a requirement for it/all of it 
and this may attract disposal cost.  

• The material appeared to be free of any obvious contamination and may 
therefore be classified as inert for waste classification purposes. It would be 
prudent to undertake laboratory analysis to determine its suitability/waste 
classification.  

• The presence of shallow bedrock may require additional works to form 
excavations for foundations and infrastructure. However, it is likely that if the 
ground has been disturbed during the demolition process which may 
necessitate the use of ground improvement techniques in order to deliver a 
suitable development platform.  

• The underlying limestone strata may be suitable for soakaway drainage but 
given the sensitivity of the site with respect to groundwater, these may only be 
permitted for the disposal of clean roof water.  

 
7.30 A further update on this matter will be provided to Members when the 
Environmental Health Officer’s revised comments have been received.  
 
Highway Safety / Access 
 
7.31 Policy CF6 states that the Council will seek to ensure that development can 
be safely accessed in a sustainable manner. Proposals should minimise the need to 
travel, particularly by unsustainable modes of transport and help deliver the priorities 
of the Derbyshire Local Transport Plan. This will be achieved by, inter alia: 

• Requiring that all new development is located where the highway network 
can satisfactorily accommodate traffic generated by the development or 
can be improved as part of the development 

• Requiring that new development can be integrated within existing or 
proposed transport infrastructure to further ensure choice of transportation 



method and enhance potential accessibility benefits 
• Ensuring development does not lead to an increase in on street parking to 

the detriment of the free and safe flow of traffic 
 
7.32  The applicant has submitted a Transport Assessment with the application 
which concludes that: 
 

• The proposed site access along Burlow Road provides visibility splays that 
have an ‘x’ (minor arm setback distance) of 2.4m and a ‘y’ (major road 
visibility) distance of 45m in both directions. The visibility for the site accesses 
are based on the observed traffic speeds along Burlow Road and in 
accordance with the guidance present in the MfS. 

• Pedestrian and cycle access will be provided from the same location as the 
vehicular access, as well as numerous locations around the site to maximise 
permeability. 

• The internal road network has been designed to ensure the movements of 
service and refuse vehicles can be accommodated without allowing their 
requirements to dominate the layout, in accordance with the principal set out 
in the Manual for Streets. 

• The proposed development will provide a mixture of 1-3 car parking spaces 
per dwelling. The majority of the development will provides 1-2 car parking 
spaces per dwelling or one space plus 1 garage, however the Winster style 
house will provide 3 car parking spaces. 

• The personal injury accident data for the most recently available five year 
period has been reviewed and does not represent a material concern in the 
context of the proposed development. 

• The development is compliant with local, regional and national policy as it will 
promote sustainable modes of travel and reduce the number of car trips to 
local facilities. 

• It has been demonstrated that the development is sustainable with good 
accessibility to the site provided to those travelling by foot and by bicycle and 
is served by bus services. 

• The proposed access will operate with significant space capacity during the 
peak hours for the opening year of 2021 and a future year or 2026. Having 
regard to the above, it is concluded that there can be no highway or transport 
related reasons to withhold planning permission for the scheme. 

 
7.33 The application and Transport Assessment has been carefully considered by 
the Derbyshire County Council Highway Engineer. With regard to the proposed 
access arrangements, he has commented that the proposed visibility splays appear 
to be short. Therefore, detailed designs for the junction layout will need to be 
submitted, including demonstration that the requisite visibility sightlines can be 
provided in both the horizontal and vertical plane. 
 
7.34 With regard to the internal site layout the highway engineer has confirmed 
that the majority of the layout does not raise any significant issues but there are 
nevertheless some amendments that will need to be addressed before the layout 
will be acceptable in highway safety terms. These are set out in detail in the 
highways response above, but in summary include: 
 



• Provision of adequate forward visibility splays within the site,  
• Using appropriate length of refuse vehicles for swept path analysis,   
• Carriageway widening on the inside of small radius bends,  
• Minimum carriageway widths of 5m and provision of footways to cul-de-sacs,  
• Maximum distances from turning areas to properties,  
• Provision of a footway to trenchard drive, 
• Provision of adequate vehicle manoeuvring space to all plots on shared 

driveways,  
• Provision of sectional levels information 
• Provision of parking spaces of adequate dimensions.  

 
7.35 Amended plans have been received from the developer with regard to the 
above and have been passed to highways for consideration. No comments have 
been received at the time of report preparation and a further update will be provided 
to Members prior to their meeting.  
 
7.36 He has raised no objection to the scheme in terms of the impact of the scheme 
on the wider highway network but has suggested that development of this site 
should be proportionally contributing to any requisite mitigation of off-site impacts on 
the local highway network i.e. anywhere 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. However, no detail has been provided 
regarding the amount of contribution required and how this has been calculated. 
Furthermore, no detail has been provided regarding the scheme of mitigation to 
which it would contribute. This has been requested from DCC and an update will be 
provided to Members. In addition, DCC recommend that monitoring fees of £1,000 
pa are secured for a period of 5 years i.e. £5,000 total. 
 
7.37 Subject to the appropriate S106 contributions and the Highways Engineer being 
satisfied with the amended it plans, it is considered that there are no highway safety 
objections and the development would not have a significant adverse impact on the 
local road network and would provide safe and suitable access. The proposal 
therefore complies with the provisions of the NPPF and policy CF6 of the adopted 
Local Plan 2016 in this regard. 
 
Trees and Landscaping 
 
7.38 Policy EQ9 of the adopted Local Plan seeks to protect existing trees, 
woodlands and hedgerows, in particular, ancient woodland, veteran trees and 
ancient or species-rich hedgerows from loss or deterioration. This will be achieved 
by: 

• Requiring that existing woodlands, healthy, mature trees and hedgerows are 
retained and integrated within a proposed development unless the need for, 
and benefits of, the development clearly outweigh their loss. 

• Requiring new developments where appropriate to provide tree planting and 
soft landscaping, including where possible the replacement of any trees that 
are removed at a ratio of 2:1. 

• Resisting development that would directly or indirectly damage existing 
ancient woodland, veteran trees and ancient or species-rich hedgerows.  

 



7.39 The site is currently overgrown with self-set scrub which has developed since 
the college moved out and the buildings were demolished. There are a number of 
mature trees on the site boundaries, particularly in the south eastern corner, where 
the open space is proposed, as well as a number of individual specimens and 
groups within the site.  
 
7.40 An arboricultural report was submitted with the application which states: 
 

• The proposed development to the north of Trenchard Drive requires the 
removal of 2 TPO trees, 2 further trees and 3 groups of scrub trees. It is 
recommended that the land to the north of the proposed development area is 
replanted with large specimens to mitigate the loss of the TPO trees. 

• The proposed development between Burlow Road and Trenchard Drive 
necessitates the removal of trees within the centre of the site. Where possible 
trees have been retained on boundaries and within proposed open spaces. It 
is recommended that this tree loss is mitigated for by replacement tree 
planting and the production of a robust soft landscaping scheme. 

• Before any tree works are carried out trees should first be assessed for their 
suitability for protected species by a suitably qualified and experienced 
ecologist.  

• Tree protection fencing and ground protection will need to be installed at the 
alignment shown on the Tree Protection Plan in Appendix 4 before any 
construction activity takes place. 

• It will also be necessary to carry out supervised root pruning of G69, as 
indicated on the Tree Protection Plan 

• A cellular confinement system will need to be installed on footpaths within the 
RPAs of trees T22, G23, T59 and T60 

• Hand excavation will be required on G19 to ensure that no roots are present 
prior to the construction of the proposed footpath. 

• Boundary treatments will need to be designed to avoid the roots of retained 
trees, especially around T22, G23, T59, T60 and G63. 

• An Arboricultural Method Statement (AMS) will be required to provide 
solutions and working methods so that the impacts identified do not have a 
detrimental effect on retained trees. 

 
7.41 The report has been considered by the Council’s Arboricultural Officer, who 
initially expressed concerns about the removal of the two protected trees amended 
plans have now been submitted showing the omission of 2 plots (reducing the overall 
number from 155 dwellings as originally submitted, to 153 dwellings) in order to 
retain the protected trees. The Arboricultural Officer has withdrawn her objection to 
the scheme, but remains concerned about the details of proposed landscaping and 
replacement planting, particularly in terms of species. However, a revised 
landscaping scheme can be secured by condition. Subject to this condition, overall 
the proposed development complies with Policy EQ9 of the adopted Local Plan.      
 
Drainage 
 
7.42 The applicant submitted, a detailed Flood Risk Assessment (FRA) with the 
application. The findings of the report can be summarised as follows: 

 



• This flood risk assessment demonstrates that the requirements of the NPPF 
and Sequential Test have been met, with the location of the proposed 
developable area being within Flood Zone 1 meaning that any form of 
classification of development is considered to be acceptable. Flood Zone 1 is 
designated by the Environment Agency land having a chance of flooding of 
less than 1 in 1,000 (<0.1%) in any year. 

• This flood risk assessment has concluded that: 
o The location at which the proposed development is located within 

Flood Zone 1, and as such is at a very low risk of flooding from fluvial 
sources; 

o The site is far enough inland not to be at risk of any tidal flooding event; 
o Flood risk from surface water is generally considered very low across 

the site; and 
o  Flood risk from other sources – groundwater, sewers, reservoirs and 

artificial sources – is demonstrated to be low. 
o Overall, taking into account the above points, the development of the 

site should not be precluded on flood risk grounds. 
 

7.43 The Lead Local Flood Authority, and the Environment Agency have 
considered the report and raise no objections subject to the imposition of appropriate 
planning conditions. It is therefore concluded that the proposed development will not 
adversely affect onsite, neighbouring or downstream developments and their 
associated residual flood risk. Subject to planning conditions being attached to any 
approval, the proposal complies with CS Policy SD4 ‘Pollution and Flood Risk’ and 
the NPPF.   
 
Ecology 
 
7.44 Policy EQ5 – Diversity seeks to ensure that biodiversity interests are conserved 
and where possible enhanced. An ecological assessment has been submitted with 
the application which states that: 
 

• A desk based study and field study were conducted in order to identify 
habitats on site and to determine the suitability for any ‘protected and notable’ 
species to occur on site. As a result of the initial field study, further nocturnal 
bat surveys were undertaken upon two buildings with no roosting bats found 
to be present on site. Following the survey work, the key recommendations 
are summarised in the table below 

o a pre-commencement badger check is undertaken no more than 1 
month prior to works starting on site. 

o The site was considered to have ‘low’ suitability for commuting and 
foraging bats, whilst a number of commuting and foraging bats were 
identified within the nocturnal bat surveys. It is recommended that 
where possible trees on site are retained, particularly areas of mixed 
woodland on the southern and western boundary. 

o Any trees, hedgerows, scrub or buildings on site to be removed should 
be done so outside of the breeding bird season (which is from March to 
August inclusive). If this is not possible, a suitably experienced 
ecologist should check the habitat for breeding bird activity no more 



than 24 hours before clearance. If nesting activity is found, nests need 
to be left in situ until the young have fledged. 

o An area of cotoneaster was identified on site. This shrub is an invasive 
species listed on Schedule 9 of the Wildlife and Countryside Act. If it is 
to be removed from site it should be done so carefully and in a 
controlled manner to avoid the spread of this species. 

 
7.45 Derbyshire Wildlife Trust has considered the application and have raised some 
concerns about the proposed species mix to be used in the landscaping scheme. 
However, as noted above, a revised landscaping and planting scheme can be 
secured by condition. No other issues have been raised by DWT and they have 
confirmed that they have no objection in principle subject to suitable conditions to 
ensure adequate mitigation and protection for ecology on site. With the imposition of 
suitable conditions, it is considered that the scheme will provide acceptable 
biodiversity enhancements, in accordance with Policy EQ5.  
 
Archaeology 
 
7.46 A heritage impact assessment (by ArcHeritage Ltd) has been submitted, 
including the results of archaeological desk-based assessment of the site. This 
concludes that: 

• Research for the report indicates that while extensive prehistoric activity took 
place to the north and north-east of the Site, currently available evidence 
does not indicate similar activity within the Site itself. The Site was enclosed 
from commons in the late 18th century, and field boundaries established by 
the enclosure process remained largely unchanged into the mid-20th century. 
Burlow Farm, constructed in the southern part of the Site by 1883, remained 
extant in 1955 but had been demolished by 1967. Extensive quarrying which 
had taken place to the south-east of Burlow Farm by 1883 had been largely 
infilled by 1899.  

• Living quarters for the personnel of RAH Harpur Hill had been constructed in 
the north-west part of the Site by 1938. These became part of the High Peak 
College of Further Education in 1967 and remained standing as part of the 
University of Derby’s Harpur Hill Campus until their closure in 2009. Further 
college and university buildings were constructed in the majority of the Site 
between 1967 and 1973. The university campus closed in 2009 and all of the 
buildings within the Site were demolished in 2011. Landscaping and remedial 
works have removed the foundations of the former buildings to a reported 
depth of 2m. 

• Extensive prehistoric activity in the area is demonstrated by Fox Low bowl 
barrow Scheduled Monument and a Mesolithic flint-working area on Harpur 
Hill, to the north of the Site. Due to topography and the nature of past 
development within the Site, the proposed development will not lead to any 
visual, setting or significance impacts on the monument. Due to distance, 
topography and the existing built environment, the proposed development will 
not lead to any visual, setting or significance impacts on the Two hlaews at 
Haslin House Scheduled Monument or the Grade II listed Harpur Hill war 
memorial.  

• Extensive ground disturbance associated with the Site’s redevelopment in the 
mid-20th century and 21st-century demolition and site clearance works will 



have impacted substantially on any archaeological remains that may have 
been present within the Site. The Site’s archaeological potential is generally 
negligible to low. 
 

7.47 The report has been considered by the County Archaeologist who has 
endorsed it’s conclusions and raises no objections subject to appropriate conditions 
being attached to any planning consent. 
 
Open space  
 
7.48 Local Plan policy CF4 seeks to protect, maintain and where possible enhance 
existing open spaces, sport and recreational buildings and land including playing 
fields. This will be achieved by, amongst other things, resisting the loss of such 
facilities, encouraging improvements to facilities, securing financial contributions 
towards off-site provision of such facilities and exploring options for the management 
of new areas of open space. 
 
7.49 The proposal includes a significant area of informal public open space in the 
south eastern corner of the site which can be used for informal play, recreation, dog 
walking etc. This area also includes an equipped childrens play area. The open 
spaces officer has welcomed this provision and considers that it has been placed in 
a good location within the site. She has queried whether access will be provided to 
the adjoining Heathfield Nook development. This is not possible due to changes in 
site level within the Heathfield Nook site. However, it is proposed that a condition is 
added to require a direct pedestrian access from the open space onto Burlow Road 
to minimise the walking distance between the play area  and the adjoining site via 
the public road.  
 
7.50 The Open Spaces officer has also commented that the play area should be 
provided to LEAP standards and details of equipment including materials should be 
approved. This along with a management company to ensure long term maintenance 
of the play area and all other areas of open space within the development can be 
secured via the Section 106 Agreement.  
 
7.51 The Open Spaces Officer has also commented that she would also be seeking 
an off-site outdoor sports contribution towards outdoor sports provision in the vicinity 
of the proposed development. This is acceptable in principle, although in order to be 
compliant with the CIL Regulations, more details is required as to precisely where 
this will be spent. The Open Spaces Officer has been asked for further clarification 
and an update will be provided. .  The formula for calculating this off site contribution 
is £489.40 x number of properties. This equates to a total of £74,878.20. Subject to 
the completion of a section 106 agreement to secure all of the above it is considered 
that the scheme complies with Policy CF4 of the Local Plan.  
 
 
Education 
 
7.52 The County Planning Officer has commented that there is capacity in the Local 
Secondary and Post-16 educational establishments to cater for pupils generated by 
the proposed development. However, there would be a shortfall in primary school 



places. Therefore, in accordance with the standard formula, Derbyshire County 
Council have requested £178,064.04 for the provision of 11 primary pupils at Harpur 
Hill Primary School towards Project C - Additional teaching and support 
accommodation. This Officer’s have queried this calculation with DCC in the light of 
the reduction in number of units on the site to 153 and a further update will be 
provided. However, subject to this matter being clarified it is considered to meet the 
requirements of the CIL Regulations. Subject to this sum being secured through the 
Section 106 Agreement, it is considered that the scheme is acceptable in terms of 
the impact of the development on local education provision 
 
Affordable Housing/Viability 
 
7.53  Policy H4 of the CNP seeks to ensure that affordable homes are designed to 
be well integrated with existing and new housing development. Policy H3 of the 
Local Plan requires new residential development to address the housing needs of 
the area and therefore a mix of housing types and sizes should be provided, 
including an appropriate level of affordable housing. This policy requires that on sites 
of over 25 units 30% of the housing should be for affordable purposes.  
 
7.54 The applicant has submitted a viability assessment which concludes that it is 
not financially viable for the development to provide a policy compliant level of 
affordable houses. However, it would be viable to provide 15% starter homes in 
addition to a Section 106 package of £417,000 towards other contributions 
(comprising highways, education and open space contributions detailed elsewhere in 
this report).  This has been independently verified by the Council’s Viability 
Consultants, Keppie Massey. They have confirmed that on this basis, the scheme 
could provide 15% starter homes and is viable whilst not generating excess 
developer profit. It should be noted, however, that this was based on a scheme of 
147 units submitted for pre-application discussion. Given that the scheme has now 
been increased to 153 units, the developer has agreed to provide £16% starter 
homes and a total of £440,000 in Section 106 contributions. The developer has also 
agreed to commence development within 12 months which will assist with early 
delivery of housing, including the starter homes and would also be agreeable to the 
inclusion of an “overage  clause” within the Section 106 Agreement so in the event 
that additional or unexpected profit levels are generated a share of those profits 
would be provided to the Council in the form of additional S106 contributions to be 
applied to provision of affordable housing in Buxton. 
 
7.55 The proposal would not meet requirements of the Local Plan Policy H3 in 
respect affordable housing provision. However the NPPF makes clear that financial 
viability is an important material planning consideration. The developer has 
adequately demonstrated that at policy compliant levels of affordable housing the 
scheme is not financially viable but that it could sustain 16% starter homes, which 
equates to 24 units. This has been verified by the Council’s consultants and the 
scheme is therefore found to be acceptable in this regard.  
 
7.56 It is necessary, however, to consider the mix of house type and space 
standards. With regard to house type mix, the Strategic Housing Market Assessment 
recommends the following property size and type mix for both market and affordable 
dwellings.  



 
Percentage of dwellings  
1 bed flat  10%  
2 bed flat/ house/ bungalow  45%  
3 bed house/ bungalow  35%  
4 bed house  10%  
 
7.57 The breakdown of house types for the development as a whole is outlined 
below, and would include a mix of detached, semi-detached and terraced properties: 
 
House Type Number of properties 
1 Bedroom  0no.   (0%) 
2 Bedroom  81no.  (52%) 
3 Bedroom  65no.  (42%) 
4 Bedroom  7no.  (5%) 
 
7.59 These percentages are broadly reflective of the SHMAA requirements and are 
considered to be acceptable. Although no 1 bedroom units are provided, and the 
number of 4 bedroom units is slightly less than the SHMAA recommends the scheme 
provides a large number of 2 3 bedroom units (including 2 bedroom starter homes) 
which is where the SHMAA indicates the majority of demand lies. In effect the report 
recommended that there should be a re-balancing of the existing housing stock away 
from small terraces properties and 3 bedroom accommodation to 2 bedroom 
dwellings 
 
7.60 The submitted plans show that all of the housetypes for which consent is 
sought meet the Nationally Described Space standards. Some of the units contain a 
“study” at first floor level which is considered to be too small for use as a bedroom. 
When this is discounted as a bedroom (as noted above) they do meet the overall 
NDSS requirements.  
 
7.61 In terms provision for elderly accommodation, Policy H3 of the adopted Local 
Plan under criteria (e) states that flexible accommodation, which is capable of future 
adaption should be provided in accordance with the National Described Space 
Standards and delivered to meet accessibility standards set out in the Optional 
Requirement  M4(2) of Part M of the Building Regulations.  As noted above the size 
of the dwellings has been assessed against NDSS and found to be compliant.  The 
general purpose of Part M of Building Regulations is to ensure that both internally 
and externally new buildings are designed to provide accessible and adaptable 
dwellings to meet the requirements of older people and people with specialist 
housing needs. Matters which are addressed in this section include, for example, the 
ability to wider driveways/parking spaces to accommodate a wheel chair, step free 
access and internal circulation space of a certain size to ensure that dwellings can 
be adapted if required. The SHMA identified a need to provide 20% of dwellings as 
bungalows/specialist elderly accommodation.   
 
7.62 Although no bungalows are proposed, the applicant has submitted evidence to 
show that 77 units or 50% of the dwellings would meet Part M4 (2) of Building 
Regulations. This includes adequate internal circulation spaces, parking and access 
widths which could be widened if required and level access to dwellings.  Whilst not 



fully compliant with Part M4 (2), achieving 50% is sufficient to meet the requirements 
of the Policy, bearing in mind that the SHMA requirement is for only 20% 
bungalow/special housing need.  
 
7.63 The scheme overall provides for a range housing types and sizes and therefore 
is considered to be acceptable.  
 
Section 106 and CIL Regulations.  
 
7.64    Under the Community Infrastructure Levy (CIL)_Regulations, any 
contributions secured under a Section 106 Agreement must meet the following tests: 
 
(a) necessary to make the development acceptable in planning terms; 
(b) directly related to the development; and 
(c) fairly and reasonably related in scale and kind to the development. 
 
 7.64    As noted above, contributions have been requested towards highway 
improvements on the A515, travel plan monitoring, primary education and open 
space. The education contribution is considered to comply with the 3 tests subject to 
clarification of the calculation following the reduction in dwelling numbers. The Open 
Space contribution is also compliant provided that the precise details of the scheme 
on which it will be spent are supplied. Further information is required in respect of the 
highways contribution in terms of the amount requested, method of calculation and 
scheme on which it will be spent in order to determine whether or not the request is 
CIL Compliant.  

 7.65    Notwithstanding this, the developers viability appraisal has assumed a Total 
Section 106 package of £440,000. At present the total contributions (excluding 
highways) totals only £253,942. Depending on the amount requested by Highways, 
and whether or not this is considered to be CIL Compliant, there may be a surplus 
from the £440,000 and on this basis additional affordable housing could be provided. 
This is reflected in the current recommendation and Members will be updated on 
these points. It is recommended that the agreement of the final detail of the Section 
106 package is delegated to the Chairman of the Committee and Operations 
Manager – Development Services to agree. 

8. PLANNING BALANCE & CONCLUSION 
 

8.1 The determination of a planning application is to be made pursuant to section 
38(6) of the Planning and Compulsory Purchase Act 2004, which is to be read in 
conjunction with section 70(2) of the Town and Country Planning Act 1990.  
 
8.2 Section 38(6) requires the local planning authority to determine planning 
applications in accordance with the development plan, unless there are material 
circumstances which 'indicate otherwise'. Section 70(2) provides that in determining 
applications the local planning authority "shall have regard to the provisions of the 
Development Plan, so far as material to the application and to any other material 
considerations." The Development Plan currently consists of the High Peak Local 
Plan 2016. 
 



8.3 The site is allocated for development of 105 dwellings in the adopted Local Plan. 
This scheme seeks consent for 153 dwellings.  However, the figure set in the Local 
Plan is considered to be a guide based on estimated site capacity and does not 
represent a maximum provided that any scheme which is forthcoming complies with 
all other relevant policies with regard to matters such as design. The proposal is 
therefore considered to be acceptable in principle.  
 
8.4 The site is located within reasonable walking distance of a number of local 
amenities and bus links and has previously been established as a sustainable 
location for new development through the allocation of the site and granting of 
planning permission on the neighbouring site at Heathfield Nook.  
 
8.5 The scheme is considered to be acceptable in terms of design and layout and 
would provide an adequate standard of amenity for existing and future residents.  
Subject to suitable conditions there are no objections on any environmental health 
grounds such as noise or contaminated land. There are no concerns regarding loss 
of existing trees and an improved scheme of proposed landscaping can be secured 
by condition. This would also satisfy DWT in terms of ecology. The Lead Local Flood 
Authority, and the Environment Agency have considered the application  and raise 
no objections on drainage and flooding grounds subject to the imposition of 
appropriate planning conditions. 
 
8.6 The County Archaeologist has raised no objections and adequate on site 
informal open space and childrens play space has been provided. A Section 106 
Agreement can be entered into which will ensure that the specification for the play 
area and long term management arrangements are secured as well as providing the 
appropriate contribution to off-site sports provision. County Planning Officer has 
commented that there is capacity in the Local Secondary and Post-16 educational 
establishments to cater for pupils generated by the proposed development. 
However, there would be a shortfall in primary school places. Therefore, in 
accordance with the standard formula, Derbyshire County Council have requested 
£178,064.04 for the provision of 11 primary pupils at Harpur Hill Primary School 
(subject to clarification). This would also be secured through the Section 106 
Agreement  
 
8.7 The proposal would not meet requirements of the Local Plan Policy H3 in respect 
affordable housing provision. However the NPPF makes clear that financial viability 
is an important material planning consideration. The developer has adequately 
demonstrated that at policy compliant levels of affordable housing the scheme is not 
financially viable but that it could sustain 16% starter homes, which equates to 24 
units. This has been verified by the Council’s consultants and the scheme is 
therefore found to be acceptable in this regard. The submitted plans show that all of 
the housetypes for which consent is sought meet the Nationally Described Space 
standards. With regard to house type mix, and property sizes, the proposed 
percentages are broadly reflective of the SHMAA requirements and are considered 
to be acceptable. Although no bungalows are proposed, the applicant has submitted 
evidence to show that 77 units or 50% of the dwellings would meet Part M4 (2) of 
Building Regulations. This is considered to be sufficient to meet the requirements of 
the Policy, bearing in mind that the SHMA requirement is for only 20% 
bungalow/special housing need.  



 
8.8 The Derbyshire County Council Highways Engineer has raised no objections in 
terms of the impact of the scheme on the wider highway network. However, he has 
made a number of points with regard to internal design detail and visibility at the site 
access. Amended plans have been submitted to address these issues and his 
comments were awaited at the time of report preparation. Members will be updated 
prior to their meeting. Subject to the highway authority not raising any objection, it is 
considered that the development accords with the provisions of the relevant 
development plan policies and, in the absence of any material considerations to 
indicate otherwise, accordingly should be approved without delay.  
 
    9. RECOMMENDATIONS 
 
A. That approval be GRANTED subject to a Section 106 Agreement to secure: 

• £TBC primary places at Harpur Hill Primary School towards Project 
C - Additional teaching and support accommodation 

• £74,878.20 towards outdoor sports provision (location & project 
TBC) 

• 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 delegated to the Chairman and Operations Manager – 
Development Services  
 
And the following conditions: 
 

Code Condition Notes  
NSTD 12 month time limit  
NSTD Approved Plans   
NSTD Materials to include artificial stone and Russell  



Moray concrete plain tile in slate grey to all plots 
NSTD Submission, approval and implementation of  

detailed design and associated management and 
maintenance plan of the surface water drainage 
for the site 

 

NSTD A detailed assessment to be  provided, to 
demonstrate that the proposed destination for 
surface water accords with the drainage hierarchy 
as set out in paragraph 80 of the planning 
practice guidance  

 

NSTD Study or Office shown on drawings not to be 
marketed as bedrooms 

 

NSTD Submission, approval and implementation of  
details indicating how additional surface water 
run-off from the site will be avoided during the 
construction phase  

 

NSTD Submission approval and implementation of 
scheme of lighting 

 

NSTD Submission approval and implementation of 
scheme of Construction Environmental 
Management Plan (CEMP) 

 

NSTD Submission approval and implementation of 
Biodiversity Enhancement Strategy 

 

NSTD Submission and approval of revised landscaping 
scheme 

 

NSTD Implementation of landscaping scheme  
NSTD No development approved by this planning 

permission shall commence until a remediation 
strategy to deal with the risks associated with 
contamination of the site 

 

NSTD If, during development, contamination not 
previously identified is found to be present at the 
site then no further development (unless 
otherwise agreed in writing with the Local 
Planning Authority) shall be carried out until a 
remediation strategy detailing how this 
contamination will be dealt with has been 
submitted 

 

NSTD Infiltration systems should only be used where it 
can be demonstrated that they will not pose a risk 
to groundwater quality. A scheme for surface 
water disposal needs to be submitted to and 
approved by the local planning authority. The 
scheme shall be implemented as approved 

 

NSTD Arboricultrual method statement, including  a tree 
protection plan and provision for  arboricultural 
supervision as a condition of approval 

 

NSTD Landscape and ecological management plan  
NSTD Archaeology -  Submission, approval and  



implementation of a Written Scheme of 
Investigation.  

NSTD Submission, Approval and Implementation of 
contaminated land report / mitigation 

 

NSTD Submission, Approval and Implementation of 
Noise Insulation Scheme 

 

NSTD There shall be no visible dust emissions beyond 
the site boundary 

 

NSTD Any waste material associated with the 
demolition or construction shall not be burnt on 
site but shall be kept securely for removal to 
prevent escape into the environment. 

 

NSTD There shall be no fires lit on the site for purpose 
of disposing of demolition materials. Any open 
fires that arise shall be extinguished without 
delay. 

 

NSTD If piling is necessary a written method statement 
shall be submitted 

 

NSTD Limit site working hours for noisy operations to  
07:30 - 18:00 hours (Monday to Friday);08:30 - 
14:00 hours (Saturday)No working is permitted on 
Sundays or Bank Holidays. 

 

NSTD submission and approval of engineering drawing 
showing details of all retaining walls and on-plot 
engineer prior to commencement of development, 
with express reference within the condition that 
no retaining structure will exceed 1.5m is 
considered to be appropriate 

 

NSTD removing permitted development rights on the 
terraced units, 

 

NSTD Provision of pedestrian access to Burlow Road 
from Open Space 

 

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

 

 

 

 

 



Site Plan 

 

 

 


