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REFERRAL

The application has been referred to the committee due to the level of public interest. 

1. SUMMARY OF RECOMMENDATION

REFUSAL

2. DESCRIPTION OF THE SITE AND ITS SURROUNDINGS

2.1 The application site is an ‘L’ shaped undulating parcel of land and ancient 
woodland known as Tom Wood, formally named Scar Wood. The site 
comprises 3.5 hectares of mainly woodland located on a steep south facing 
slope located above Todd brook, which feeds Todd Brook reservoir to the 
west. To the north of the site the land levels out and slopes to the south east 
where a track has been made outside of the wooded area leading to the 
access point on to Start Lane. 

2.2 The woodland is a designated Ancient Woodland and forms part of a 
Derbyshire Wildlife Site that covers Scar Wood and Todd Brook. The site is 
within the Green Belt and Countryside, and forms part of the Settled Valley 
Pastures landscape character area as defined in the High Peak Local Plan.

3. DESCRIPTION OF THE PROPOSAL

Background



3.1 Without planning consent engineering operations have taken place on site to 
create a levelled area of parking close by the site entrance, an extension to an 
existing track way through the site, and land cutting and levelling to create a 
series of level platforms. There are also 2 sheds on site, a moveable timber 
hut/sauna, and various other items such a picnic benches, a bath, water butts 
and solar lights. An application to retain the developments on site was invited 
following a complaint to the enforcement service.

3.2 The application originally sought consent for the retention of 2 sheds, a 
moveable hut and the engineering operations to create the bays within the 
site. It was also proposed to erect an additional shed within the site. 

3.3 The applicant has stated that the works are required for a wider woodland 
management plan; the principle aim being the removal of rhododendron from 
the site which is an invasive non-native species. The engineering works to the 
north east section of the site are adjacent to the woodland and were 
undertaken in 2018 to provide level platforms for a contractor to chip 
rhododendron which had been cleared from the woodland by the applicant. 
The applicant has indicated that this is temporary land adjustment. Two sheds 
were put on the land for the storage of tools and equipment. An additional 
shepherd hut/sauna was moved onto the land to provide refreshments. Picnic 
tables, water butts, and solar lights were also brought on to the land which the 
applicant states are for sanitation, refreshments and to provide light for a 
possible evening event. A woodland management plan accompanied the 
application and outlined a 5 year plan to remove rhododendron from 2.5ha of 
woodland on the site. 

The current proposal

3.4 Following discussions with Officers who raised concerns about the scale of 
developments on site the application was amended and now seeks consent 
for the retention of the engineering operations and a single proposed building 
to support a series of woodland management works scheduled for the 
woodland on site. The building will be of a steel framed timber construction 
6.4m in width by 13.1m in length with an eaves height of 3m and ridge of 
3.9m. The roof would be an insulated composite with 6 roof lights along the 
roof slopes. Double doors provide access on the front and side elevation. The 
building would be located on the lower level of the land which has been 
excavated by the applicant to create a series of level tiered platforms. The 
building is to be used for storage of ATVs and a trailer, tool stare, and welfare 
area for workers with a wood store at the rear.  

3.5 The revised application is accompanied by an updated woodland 
management plan which explains that a series of works will see rhododendron 
cleared from the woodland. The updated woodland management plan outlines 
a revised time frame of 6 years following which the building will be removed. 
Is noted however that consent for the proposed building and retention of the 
engineering operations are not sought for a limited or temporary period.  



3.6 The supporting statement submitted with the application also makes reference 
to a 3 phase plan for the land, phases 1 and 2 comprise rhododendron 
clearance and woodland management whilst phase 3 describes ‘long term 
ideas/discussions with planning’ with a view to explore tourism opportunities 
on the land although it is noted that this application does not seek consent for 
such ventures. 

3.7 The application and details attached to it, including the plans, supporting 
documents, representations and responses from consultees can be found on 
the Council’s website at:-

http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=2266
71 

4. RELEVANT PLANNING HISTORY

4.1 HPK/0002/2838 – Lay New Track – Scar Wood. Approved 18/04/1985  

http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=2025 

5. PLANNING POLICIES RELEVANT TO THE DECISION

RELEVANT LOCAL AND NATIONAL PLANNING POLICIES

High Peak Local Plan Adopted April 2016 

S1 – Sustainable development principles 
S1a – Presumption in favour of sustainable development 
S6 – Central sub-area strategy 
EQ1 – Climate change 
EQ2 – Landscape character 
EQ3 – Rural Development
EQ4 – Green Belt Development
EQ5 -Biodiversity
EQ6 – Design and place making 
EQ8 – Green Infrastructure
EQ9 – Trees, Woodland
CF6 – Accessibility by public transport 

National Planning Policy Framework 2019

• 1 - Introduction
• 2 - Achieving sustainable development
• 8 – Promoting healthy and safe communities
• 9 - Promoting sustainable transport
• 12 – Achieving well-designed places 
• 13- Protecting Greenbelt Land
• 15 – Conserving and Enhancing the Natural Environment

National Planning Practice Guidance 

http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=226671
http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=226671
http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=2025


6. CONSULTATIONS

Site notice Expiry date for comments: 21.11.18
Press notice Expiry date for comments: N/A
Neighbours Expiry date for comments on revised plans: 

09.04.19

Neighbours/Local Interest Groups

6.1 35 Objections have been received and summarised below;
 There is no need for buildngs on site, which are more extensive than required,
 The scale of equipment is grossly disporportionate for any plausible scheme 

of woodland management,
 Machinery and tools would be unsafe left in a  remote area,
 The wood store is not needed for rhododendron clearing, this is an indicator 

or another purpose,
 Any disruption and buildings in the area will be detrimental to wildlife,
 Similar rhododendron works were carried out at Errwood and Fernilee using 

hand tools with waste wood disposed on site and did not require buildings to 
carry out works,

 Erecting this building and the road way to it would create more damage to the 
woodland than of benefit.

 A badger survey has not been undertaken. If disturbed by the removal of trees 
or groundworks badgers as a consequence may leave the area and incoming 
badegrs may bring TB.

 Access is very poor and unsafe for multiple workers on site.
 Concern raised about proposed future operations mentioned in application 

which are not appropriate in greenbelt (etc summer café/pop up cinema/forest 
school/glamping)

 Structures are too large and inappropriate design unsuitable for the location,
 The applicant has not explined the reasoning for the proposals,
 Hygience facilities are not required, contractors would bring their own 

temporary storage shelter and portable hygiene facilities.
 The terraced earthworks are already occupied by a shepherds hut/caravan, 

shed, picnic tables, lighting etc which would seem to be inappropriate for the 
temporary positioning of forestry equipment and access to the steeply wooded 
areas.

 The proposals do not consider the impact on the watercourses,
 The shephards hut has been in place longer than 12 months and is not a 

seasonal shelter.
 The proposals are visible from the Peak Park.
 This is unnecessary development for a relatively small area of non-native 

plants,
 Letters purporting to be ‘supportive’ within the application predate application 

and are non-specific to proposals so should not be considered,
 The applicant has not considered the impact of the development on the bio-

diversity of the site and the impact on the surrounding area,



 Proposals does not consider harm on nearby listed bridge,
 Application is misleading and makes sweeping unjustified statements,
 Increased footfall is damaging to the peaceful and delicate area,
 The terracing and buildings on site are an eye-sore,
 The site has already been used for camping which has been very noisy,
 Long terms plan mention a footpath link to Kettleshulme but the path along 

the Toddbrook Reservoir is not a public right of way,
 Water stored on site in butts would become contaminted and not be safe for 

drinking or washing,
 The storage buildings on site have been used to store camping equipment, 

firewood and picnic tables not essential equipment as described in the 
applcation,

 Start lane is very narrow and unsafe for large vehicles. 
 Concern that consultation has not been undertaken widley enough in local 

area and site notice was not easily visible,
 The revised site plan shows a much larger building which is more visible from 

Start Lane. 
 The timescale for the works is excessive, larger sits are cleared in much 

shorter timesalces so there is no need for long term storage or accomodation 
block this size,

 The ultimate goal of this proposal is the commericalisation of the site as 
outlined in the 3 phase plan. 

 Supporting letters do not mention future development of the site for 
commericial use so should be tested for this before accpetion the support.

 The site has already been used for camping activity.

4 letters of comment have been received and summarised as below;
 The application form and plans do not tally and are inaccurate, 
 An ecological survey should be submitted,
 Ecological credential of the application are applauded
 No information has been supplied about water use on site,
 The building could be painted a neutral colour so it doesn’t look out of place,
 Were the committee to allow this building then could its use be retricted to that 

for which permission is sought.   

Derbyshire County Council - Councillor Alison Fox – I object for the same 
reason Whaley Bridge Town Council objects. 

High Peak Borough Council  - Councillor Pritchard – I support the comments of 
Whaley Bridge Town Council and of my constituents. 

Whaley Bridge Amenity Society- We support the comments of Whaley Bridge 
Town Council and suggest a site visit should be considered. 

Consultees



Consultee Comment Officer 
response 

DCC 
Highways

No objections subject to ancillary use in support of 
managing surrounding woodland.

Derbyshire 
Wildlife Trust

Comments revised plans – Our previous comments still 
stand, the revised plans show a building in a different 
position to that in the previous application, we welcome 
improvements to woodland management but any works 
such as levelling or building construction should take 
into consideration protected species. 

Comments on original submission –The Trust welcome 
the proposals to improve the management and 
biodiversity of the woodland, however ground works in a 
woodland have potential to affect badgers and any 
tree/building works have potential to affect bats. 

A protected species check should have been 
undertaken by an ecologist to accompany the 
application.

As the works have now been undertaken, a survey is 
unlikely to be worthwhile. However we would encourage 
the applicant to consider risks to protected species as 
part of the works at the woodland and ensure pre-works 
checks are undertaken if necessary. 

This would include ensuring badgers setts are not 
present when clearing rhododendron and not 
undertaking felling in the breeding bird season i.e. not 
felling between March and August inclusive. Deadwood 
should be left standing where possible and bat should 
be considered if works are required to trees with cracks, 
cavities, rot holes or woodpecker holes. Should any 
protected species concerns arise at the site, the 
applicant should stop works and contact Derbyshire 
Wildlife Trust or an ecological consultant for advice.

To provide a net biodiversity gain, the installation of bat 
boxes, an owl box or woodland bird boxes could be 
secured through a condition. The Trust could provide 
information on suitable boxes if required.

HPBC 
Arboricultural 
Officer 

Comments on revised plans - I have looked at the 
proposal timeline and I consider that it would be prudent 
to have confirmation of the grant for works first before 
approving any proposed works. 



I have had a look at the list of tools provided to justify 
the size of the new unit and it is difficult to equate the 
amount of equipment to the land. The works are 
proposed over a period of 4 years and it will be by no 
means a full time job. I would anticipate that that is done 
in phases over that time.

The gear includes for example 10 chainsaws and 
associated kit. I can’t envisage a scenario where 10
people would be working with chainsaws at the same 
time in this woodland that would not be a significant
threat to this ancient wood or how economical to have 
kit for 10 people except where the works is being on an
intensive and regular basis.

Also the cost of the proposed kit compared to the grant 
available for the work does not seem to equate and 
[storage of] this type of equipment in remote location will 
be very vulnerable to theft. 

Ancient woodlands such as this are afforded protection 
by NPPF Section 175c c) development resulting in the 
loss or deterioration of irreplaceable habitats (such as 
ancient woodland and ancient or veteran trees) should 
be refused, unless there are wholly exceptional
reasons and a suitable compensation strategy exists;

Given the above I consider that the proposals are likely 
to lead to the deterioration of the woodland.

Whilst the removal of the removal of the rhododendron 
is desirable the equipment stated for storage is  
excessive, and it concerns me that this could indicate 
the more excessive works.

The terracing of the land in the vicinity of the trees on 
the woodland edge will have almost certainly caused 
some root damage. Both by either raising or lowering 
the ground in the rooting area but also the compaction 
of the soil in those areas.

There is no obvious immediate impact on the adjacent 
trees but damage can take several years to manifest - 
the impact on the vigour of the tree can make it 
vulnerable to disease and decay.

In the case of ancient woodlands the standing advice 
from the Forestry Commission and Natural England is 
that there should be a buffer zone of at least 15 metres 
to avoid root damage, therefore if the proposals have 



not complied with this we should refuse.

Forestry 
Commission

No comments received on revised plans. 

Comments on original submission - The site is within an 
ancient woodland. As a Non Ministerial Government 
Department, we provide no opinion supporting or 
objecting to an application. We direct you to standing 
advice which outlines the following;
‘Ancient woodlands are irreplaceable. They have great 
value because they have a long history of woodland 
cover, with many features remaining undisturbed. 

It is Government policy to refuse development that will 
result in the loss or deterioration of irreplaceable 
habitats including ancient woodland, unless “there are 
wholly exceptional reasons and a suitable 
compensation strategy exists” (National Planning Policy 
Framework paragraph 175 amended July 2018).’

If the planning authority takes the decision to approve 
an application please note that the Standing Advice 
states that “Ancient woodland or veteran trees are 
irreplaceable, so you should not consider proposed 
compensation measures as part of your assessment of 
the benefits of the development proposal”.

Environment 
Agency 

The Environment Agency has no formal comment to 
make as there are no environmental constraints within 
our remit associated with the proposed area of works.

Whaley Bridge 
Town Council

Comments on Revised Plans – The Council supports 
the woodland management but believes the amount of 
equipment and buildings requested for the works is 
disproportionate to the amount of rhododendron that 
needs clearing. 

Original comments - We oppose this application as the 
buildings are unnecessary and have a greater 
environmentally damaging impact than benefit. The 
buildings should be removed as soon as possible. 

Woodland 
Trust

The Woodland Trust objects to the application on the 
basis of damage to Scar Wood, an ancient semi-natural 
woodland/plantation on Ancient Woodland site 
designated on Natural England’s Ancient Woodland 
Inventory. There is no wholly exceptional reason for the 



development in this location and as such should be 
refused on the grounds it does not comply with National 
Planning Policy. 
 

Environmental 
Health 

No objection to the proposed development subject to 
conditions relating to details of water supply and septic 
tank.

Natural 
England

No representations received 

Peak District 
National Park

No representations received 

7. POLICY AND MATERIAL CONSIDERATIONS AND PLANNING BALANCE

Planning Policies / Policy Context

7.1 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. 

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 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 Policies Adopted April 2016.

7.3 The policies contained in the Framework are supplemented by the National 
Planning Practice Guidance (NPPG), which is also a material consideration in 
the determination of applications.

7.4 Paragraph 10 of the National Planning Policy Framework (NPPF) explains 
that at the heart of the Framework is the presumption in favour of sustainable 
development. For decision makers this means that when considering 
development proposals which accord with the development plan they should 
be approved without delay; or where the development plan is absent, silent or 
relevant policies are out of date, grant planning permission unless:- 

i) the application of policies in this Framework that protect areas or assets 
of particular importance provides a clear reason for refusing the 
development proposed; or 
ii) any adverse impacts of doing so would significantly and demonstrably 
outweigh the benefits, when assessed against the policies in this 
Framework taken as a whole. (Para 11 NPPF Feb 2019).



7.5 Paragraph 8 of the NPPF identifies the three dimensions to sustainable 
development as economic, social and environmental.

7.6 Local Plan policy S1a establishes a presumption in favour of sustainable 
development as contained within the NPPF. 

Principle of development

7.7 The site lies within the green belt, whereby Section 13 of the NPPF outlines 
that the fundamental aim of green belt Policy is to keep land permanently 
open and that the essential characteristics of green belts are their openness 
and their permanence. 

7.8 The construction of new buildings are generally regarded as inappropriate 
development within the Green Belt. Inappropriate development is by definition 
harmful to the green belt and should not be approved except in very special 
circumstance. Exceptions to this, are buildings required for the purposes of  
forestry and agriculture. Engineering operations that preserve openness and 
do not conflict with the purposes of including land within it are also not 
considered as inappropriate within the Green Belt. Local plan policy EQ4 
reaffirms national planning policy. 

7.9 This site is within an isolated position on the western fringe of the settlement 
of Whaley Bridge. The site that is wooded is steeply sloped with the remaining 
part of the site less so. Long range views are possible into the site from Start 
Lane and on the opposite side of the reservoir, from elevated land on 
Macclesfield Road to the south. 

7.10 The engineering operations that have been undertaken at the site have now 
seeded and are less prominent in the wider landscape than when initially 
undertaken in 2018. The applicant states that the platforms have created level 
areas for contractors vehicles which have facilitated the rhododendron 
clearance. 

7.11 The platforms are not considered to affect openness and as such are not 
considered to be inappropriate development within the Green Belt. In this 
regard the engineering works are acceptable in principle and in accordance 
with section 13 of the NPPF and local plan policy EQ4. 

7.12 The proposed building on site will be approximately 82m2 in total floor area, 

providing 23m2 of wood storage and 54m2 of tool stores (including all terrain 
vehicle storage and bulk containers), ‘break out’ space and equipment 
storage. A tool list accompanies the plan to detail the storage required.  

7.13 Whilst new buildings for forestry purposes may be acceptable in principle, 
concern is raised regarding the size and scale of this building and the 
requirement for such a comprehensive tool store and wood store on this land, 
(of which 2.5 ha is ancient woodland) to serve the purposes of forestry. 
Discussions have been ongoing with the applicant to ascertain the exact 
method and operation of works on the site to clear the rhododendron and the 



requirement for such equipment and scale of storage on site. However the 
applicant has provided a series of responses which overall confuse matters 
and do not sufficiently demonstrate either a requirement for such a building for 
forestry purposes or very special circumstances. 

7.14 The Councils Arboricultural Officer has raised concerns over the amount of 
equipment required for the proposed works and that the proposals may 
therefore cause harm to the ancient woodland. 

7.15 In light of the above the proposals are not considered to be required solely for 
forestry purposes. There are no very special circumstances that outweigh the 
harm by reason of inappropriateness. The proposed building would harm the 
openness of the Green Belt and conflict with one of the purposes of including 
land within the Green belt, i.e. safeguarding land from encroachment.

7.16 The proposed building is therefore considered to be unacceptable in principle 
and in conflict with the requirements of Section 13 of the NPPF and local plan 
policy EQ4 in this regard.  

Impact on the Ancient Woodland

7.17 The majority of this site is designated as an ancient woodland which is 
defined by Natural England as an irreplaceable habitat which is important for 
its wildlife (which include rare and threatened species); soils; recreational 
value; cultural, historical and landscape value which has been wooded 
continuously since at least 1600AD. It includes:

 - Ancient semi-natural woodland (ASNW) mainly made up of trees and shrubs 
native to the site, usually arising from natural regeneration;
- Plantations on ancient woodland sites – (PAWS) replanted with conifer or 
broadleaved trees that retain ancient woodland features, such as undisturbed 
soil, ground flora and fungi

Tom wood is defined as a plantation on ancient woodland sites 

7.18 Paragraph 175 (c) of the NPPF directs the Local Planning Authority to apply 
the following principles when determining applications which affect ancient 
woodland:

“development resulting in the loss or deterioration of irreplaceable habitats 
(such as ancient woodland and ancient or veteran trees) should be refused, 
unless there are wholly exceptional reasons (e.g infrastructure projects where 
the public benefit would clearly outweigh the loss) and a suitable 
compensation strategy exists;”

7.19 Policy EQ9 of the Local Plan affords protection to existing trees, woodlands 
and hedgerows, and 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. The 
policy is clear that development which would directly or indirectly damage 
ancient woodland should be resisted. 

7.20 The Woodland Trust have raised an objection to the proposal on the basis of 
the damage to Tom Wood (formally Scar Wood) which has already occurred 
as a result of the unauthorised engineering operations. Whilst the Trust 
acknowledges the need for woodland management, they outline it must be 
done sensitively in a manner that would not result in direct loss and be of 
detriment to the ancient woodland.

7.21 Similarly, the Councils Arboricultural Officer has raised concern about the 
engineering works which may have damaged roots of the ancient woodland 
and the potential for the deterioration of the woodland contrary to paragraph 
175 of the NPPF.  

7.22    As such the proposals are considered to be contrary to the provisions of 
           section 15 of the NPPF and local plan policy EQ9 in this regard.

Character, Form and Design within the Countryside/Landscape  

7.23 The NPPF highlights that good design is a key aspect of sustainable 
development and creating better places in which to live and work (Paragraph 
124). Local Plan Policies S1 and EQ6 seek to ensure that new development is 
well designed and of a high quality that responds positively to the environment 
whilst contributing towards local distinctiveness. Local Plan Policy EQ6 
requires that all development should be well designed and of a high quality, 
responding to its environment whilst also contributing to local distinctiveness 
and sense of place.

7.24 Local Plan Policy EQ2 seeks to protect, enhance and restore the landscape 
character of the plan area for its intrinsic beauty and for the benefit to 
economic, environmental and social well-bring of the area. Policy EQ3 seeks 
to ensure new development is strictly controlled in order to protect the 
landscape’s intrinsic character and distinctiveness, including the character, 
appearance and integrity of the historic and cultural environment and setting 
of the Peak Park whilst also facilitating sustainable rural community needs, 
tourism and economic development. All development should be of a high 
quality design and protects or enhance landscape character.

7.25 The proposed building would be positioned close by the to ancient woodland 
and as such would be screened from the south. The relatively simple form 
and design of the building would reduce the visual impact of the building from 
the north. The use of timber would weather overtime and would further reduce 
its prominence in the landscape. As outlined above, the terraced land is now 
seeded and assimilated somewhat into the landscape. It is therefore 
considered that the proposal does not harm the landscape character of the 
area and therefore complies with Section 12 of the NPPF and Local Plan 
policy S1, EQ2, EQ3 and EQ6 in this regard. 



Ecology 

7.26 Section 15 of the NPPF requires developments to contribute to and enhance 
the natural and local environment. The site forms part of a Derbyshire Wildlife 
site whereby local plan policy EQ5 seeks to conserve and enhance locally 
designated sites. Proposals which contribute positively to the overall 
biodiversity of the area will be encouraged. As noted by Derbyshire Wildflife 
any levelling or proposed building construction should take into consideration 
protected species. In particular, works within woodland have the potential to 
affect badgers and proposed building close to woodland may have 
implications for other protected species such as bats, bird etc. 

7.27 In the absence of any ecological survey the impacts on protected species and 
biodiversity have not been demonstrated. As such the proposal fails to comply 
with the requirements of section 15 of the NPPF or Local plan EQ5 in this 
regard.  

Amenity

7.28 Paragraph 127 f) of the NPPF seeks to secure a high standard of amenity for 
all existing and future occupants. Local Plan Policy EQ6 requires 
development to achieve a satisfactory relationship to adjacent development 
and to not cause unacceptable effects by reason of visual intrusion, 
overlooking, shadowing, overbearing effect, noise, light pollution or other 
adverse impacts on local character and amenity. Local Plan policy S1 also 
seeks, amongst other things, to secure developments which provide a high 
standard of amenity for existing and future occupants of land and buildings.

7.29 The site is within an isolated location and as such the engineering works 
undertaken, the unauthorised structures and the proposed building would not  
affect the amenity of neighbouring properties by reason of overlooking, 
shadowing, overbearing or impact on light levels. 

7.30 Residents have raised concerns about noise from potential uses which do not 
form part of this application. The use of the building to store tools and 
equipment for woodland management and a log store are not considered to 
create a significant level of noise and disturbance that would be appreciable 
to residential properties along Start Lane or Kishfield Road. Noise complaints 
could be dealt with via other legislation through environmental health. 

7.31 The proposals are not considered to conflict with the provisions of paragraph 
127 of the National Planning Policy Framework or local plan policy S1 and 
EQ6 in this regard. 

Highways

7.32 Paragraph 102 of the NPPF states that patterns of movement, streets, parking 
and other transport considerations are integral to the design of schemes and 
contribute to making high quality places. Development should only be 



prevented or refused on highway grounds of there would be an unacceptable 
impact on highway safety, or the residual impacts on the road network would 
be severe. 

7.33 Policy CF6 seeks to ensure development can be safely accessed in a 
sustainable manner, and amongst other things, one way of achieving this is to 
require new development to be located where the highway network can 
satisfactorily accommodate traffic generated by the development or can be 
improved as part of the development. 

7.34 Access roads from Kettleshulme or Whaley Bridge leading to the site are 
single track country lanes and do not allow for large vehicles to easily pass.   
The site provides for a limited amount of parking at its north western edge and 
the access to the site is not changing as a result of the proposals. 

7.35 Concerns have been raised concerning the capability of the surrounding 
roads to take additional traffic associated with the proposals. However, the 
Highway authority has not raised an objection to the proposals as they are 
ancillary to the woodland management. The proposed building is to house 
equipment which would remove the requirement for large vehicles frequently 
accessing the site transporting such equipment. 

7.36 In light of the above and given that the Highway Authority does not object to 
the proposals, it is considered that the proposal does not warrant a reason for 
refusal on highways grounds. The development would provide for an 
acceptable means of access into the site would not cause harm to the safe 
operation of the surrounding highway.  

7.37 Bearing in mind the points outlined above it is considered that the proposal 
accords with Local Plan policy CF6 and section 9 of the NPPF in this regard.

Other Matters

7.38 Residents have raised strong objections about the potential for other uses on 
the land. Indeed the information submitted by the applicant refers to ‘potential 
future uses’. As discussed above, the proposals are seeking consent only for 
the retention of engineering operations and the proposed new building for 
woodland management. Unauthorised structures on site, such as the 
shepherds hut/sauna, picnic benches, solar lights and two storage buildings 
are to be referred to the enforcement team. Any future uses or additional 
development not referred to as part of this application would need to be the 
subject to a new planning application which would be considered on its own 
merits.

7.39 Concerns have also been raised about the impact on the Grade II listed 
Kishfield Bridge, located on Kishfield road to the south west of the site for 
vehicles accessing the site. The bridge is approximately 100m to the south 
from the site entrance. Given that the proposals are positioned at a distance 
from the listed bridge and the development would not have any direct harm to 



the heritage asset, it is considered that there would be no harm to the setting 
of the listed bridge.   

8. Conclusion 

8.1 In respect of the three dimensions to sustainable development contained 
within the Framework, it is considered that the proposals may provide some 
environmental benefit through the removal of rhododendron as part of the 
wider woodland management plan. 

8.2 However, the proposal also clearly harms the environment through the harm 
to the trees within the ancient woodland and the proposals which constitute 
inappropriate development within the Green Belt. There are limited economic 
benefits as a result of the proposal through the employment of contractors 
although the proposal is unclear whether work on site is woud be undertaken 
on a voluntary basis or not. Social benefits are less clear. The applicant has 
indicated local community groups and educational bodies are to be involved in 
the woodland plans however how this would operate in practice is not 
confirmed. The clear and identified harm to the ancient woodland, green belt 
and in the absence of an ecological survey, overwhelms any modest 
economic and social benefits the proposal may bring about. Accordingly the 
proposal is not considered to be sustainable development and is 
recommended for refusal.    

9. RECOMMENDATIONS

A. That planning permission is REFUSED for the following reasons: 

1. The proposed development amounts to inappropriate development in the 
Green Belt, which by definition is harmful to the green belt. The proposed building 
would erode the openness of the Green Belt and would encroach into the 
countryside. There are no very special circumstances that outweigh the harm 
identified. As such the proposal does not accord with Local Plan policy E4 and 
Section 13 (Protecting Green Belt land) of the NPPF.

2. The proposal both directly and indirectly harms the existing ancient woodland 
for which there are no wholly exceptional reasons to allow the development. As such 
the proposal is contrary to the provisions of paragraph 175 of the NPPF and Local 
plan policy EQ9 in this regard. 

3. Insufficient information has been submitted to demonstrate that there would no 
harm to ecological interests including protected species. In the absence of this 
information, it has not been possible to demonstrate that the proposal would comply 
with Section 15 of the NPPF, Local plan policy EQ5 and other material 
considerations such as protected species legislation.

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 Development Control Committee, 
provided that the changes do not exceed the substantive nature of the 
Committee’s decision.

This recommendation is made following careful consideration of all the issues raised 
through the application process and thorough discussion with the applicants. In 
accordance with paragraph 38 of the NPPF the Case Officer has sought solutions 
where possible to secure a development that improves the economic, social and 
environmental conditions of the area, however it has not been possible to secure a 
form of development which would not cause harm to the Greenbelt, Countryside or 
ancient woodland.  
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