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APPENDIX 1: Original committee report for HPK/2018/0551

HIGH PEAK BOROUGH COUNCIL
DEVELOPMENT CONTROL COMMITTEE

Date 20th May 2019

Application 
No:

HPK/2018/0551 

Location Howard Town Brewery, Hawkshead Mill, Hope Street, 
Glossop. 

Proposal Proposed change of use of the existing B2 use class (general 
industrial) to a Sui Generis (Brew shop with ancillary tasting 
room and provision of bar snacks).

Applicant Howard Town Brewery 
Agent Miss Hannah Lucitt
Parish/ward Old Glossop Ward Date registered 3rd December 

2018. 
If you have a question about this report please contact: Faye Plant, 
Faye.plant@highpeak.gov.uk 01538 395400 ext. 4995 

REFERRAL

The application is referred to the committee due to the level of local interest.  

1. SUMMARY OF RECOMMENDATION

APPROVE FOR A TEMPORARY PERIOD OF 3 YEARS subject to 
conditions;

2. DESCRIPTION OF THE SITE AND ITS SURROUNDINGS

2.1 The application site is located within an existing industrial unit on Hope 
Street, Glossop. The site is currently part of the industrial unit where part of the 
brewing process for Howard Town Brewery takes place. 

2.2 To the north is the site of the now demolished Hawkshead Mill, with 
residential properties to the north east, south and west. The former Hawkshead 
mill site is an allocated housing site in the High Peak Local Plan 2016 and has 
a resolution of approval from the Planning committee, ref HPK/2014/0573 for 
outline consent for 31 dwellings (subject to a Section 106 and updated 
ecological surveys). 

2.3 The site to which the application relates is accessed at the south 
western end of the building via brick steps to a personnel entrance door. 
Parking is informally laid out along the western frontage of the building with 
most vehicles parking at 90 degrees to the building. 
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2.4 For the purposes of the High Peak Local Plan, the site is within the built 
up area boundary of Old Glossop with the boundary of the Conservation area 
to the south west of the site, at the junction of Hope Street and Hawkshead 
Road. 

3. DESCRIPTION OF THE PROPOSAL 

3.1 This application seeks consent for change of use of part of the existing 
unit from its current B2 (general industrial) use to a Sui Generis use for a 
brewery shop with ancillary tasting room and provision of bar snacks. It is 
proposed to modify the internal layout to provide for a bar with seating area and 
shop and a separate kitchen area and washroom facilities. It is proposed to 
increase the level of staff from 5 to 7 with the addition of 2 part time members 
of staff. 

3.2 The planning statement outlines that Brewery tours are to be offered 
with on and off sales of beer and merchandise. Proposed opening hours of the 
brewery tap would be Thursday – Saturday 12pm until 10pm and Sunday 12pm 
to 5pm whilst the shop would be accessible 10-6pm each day. However as the 
tap and shop occupy the same space the building would effectively be open 
until 10pm as it utilises the same access.  

3.2 External works proposed include the alteration of a personnel door to a 
window, removal of brick and concrete step and provision of a balustrade 
around the new entrance point. The application form states that there are 6 
existing parking spaces off Hawkshead Road with an additional 4 provided. 
Following comments from the highway authority, a revised plan was submitted 
during the course of the application to show parking for 15 vehicles at 90 
degrees to the existing factory building. 

3.3 The application, the details attached to it, including the plans, comments 
made by residents and the responses of the consultees can be found on the 
Council’s website at:

http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID
=228691 

4. RELEVANT PLANNING HISTORY

4.1 The following is a summary of the relevant planning applications relating 
to and neighbouring the site.

HPK/0001/4658 – Demolition of existing works and erection of new factory – 
Approved
HPK/0001/4659 – Redevelopment of Existing Premises – Approved 

Neighbouring Site at Hawshead Mill

http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=228691
http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=228691
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HPK/2014/0573 – Outline planning permission for proposed demolition of all 
remaining buildings and redevelopment of site to provide up to 31 dwellings – 
Resolution to approve subject to S106 and submission of reptile and great 
crested newt survey – Planning committee 11TH July 2016. 

http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID
=177364 

5. PLANNING POLICIES RELEVANT TO THE DECISION

High Peak Local Plan Submission 2016

S1 – Sustainable Development Principles
S1a – Presumption in Favour of Sustainable Development
S2 – Settlement Hierarchy
S3 – Strategic Housing Development
S4 – Maintaining and Enhancing an Economic Base
S5 – Glossopdale Sub-Area Strategy
EQ6 – Design and Place Making
EQ10 – Pollution Control and Unstable Land
E1 - New Employment Development
E6 – Promoting Peak District Tourism and Culture
CF6 – Accessibility and Transport

Supplementary Planning Guidance

High Peak Design Guide 2018
Sustainable Development

National Planning Policy Framework

Paragraph 11 The presumption in favour of sustainable development
Section 4 – Decision making 
Section 6 – Building a strong, competitive economy
Section 8 – Promoting healthy and safe communities
Section 9 – Promoting sustainable transport
Section 12 – Achieving well designed places

6. CONSULTATIONS CARRIED OUT

Site notice Expiry date for comments: 07/01/2019
Neighbour letters Expiry date for comments: 27/12/2018
Press notice Expiry date for comments: N/A

Public comments

http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=177364
http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=177364
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2 Letters of objection have been received and summarised below; 
 The area around Hope Street, Hawkshead road and Hawkshead Fold is 

already very congested due to residents cars.
 Cars have been damaged during a brewery delivery,
 Increase in noise from the proposed use,
 Old Glossop already has 3 pubs,
 The building is very close to existing residential properties and is noisy, 

particularly at night,
 Parking is a big problem in the locality and this will make matters worse.

3 Letters of support have been received as summarised below;
 An additional outlet will make Old Glossop a destination for ‘real ale’.
 The change of use is beneficial to the immediate locality,
 Use is a benefit to the community when balanced with what could be 

allowed under its existing B2 use,
 Tasting bars are readily associated with local benefits from increased 

commerce, employment and visitors.
 The use will be a tourist attraction,
 A tasting bar is different to a pub and should be considered 

synonymous or mutually exclusive,
 Any increase in traffic from this proposal will not be significant in relation 

to the proposed housing estate,
 At a time when small brewers and pubs are closing across the country 

we should be supporting this venture wholeheartedly.

Ruth George MP comments as follows;

I was asked by the applicant to visit the site and view the parking and highways 
arrangements for the business. The opening of the Tap Room is integral to the 
business’s expansion plans, into which considerable personal investment has 
been made.

The business needs to grow in order to create additional employment to 
maximise their markets. As such, the opening of the Tap House would create 
additional employment over and above the jobs to serve customers, and would 
enable this expanded local business to be sustainable.

In order to make the required additional investment to open the Tap House as 
proposed, the business would require the certainty of a permanent decision.
It would not be viable for any business to invest if they may only be able to be 
open for a few years. Having looked at the existing and proposed parking 
arrangements and the comments from Highways, it appears that Howard Town 
Brewery’s plans are being impacted by the possible development of 
Hawkshead Mill for up to 31 houses.

The original Transport Plan for the Hawkshead Mill development appears 
unrealistic – it proposes 2m wide footways on each side of a 6m highway along 
Hawkshead Road, which would use the land owned by Howard Town Brewery 
for parking space.  The suggestion from Highways of a 1.2m footway with 
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2.5mm kerb and a 5.3m highway, both to join up to Hope Street, could again 
encroach onto Howard Town Brewery land, but would also take away the 10 or 
so parking spaces off Hawkshead Road, next to the junction with Hope Street, 
that are used by local residents, exacerbating the parking issues in the area.

As Hope Street itself is only 4.6m wide in places, and is used along its length 
for on-street parking by residents, it appears that this access is unlikely to be 
viable for the volume of traffic that will be generated by development of the 
Hawkshead Mill site, especially construction traffic. Proposed government 
legislation on pavement parking would make access along Hope Street even 
more narrow as many cars currently park on the pavement, making it too 
narrow for a pushchair or wheelchair. Realistically, a different access to the 
Hawkshead Mill site will be necessary for the development to proceed. Access 
to the residential development site has not yet been considered and, as such, 
should not prejudice the development subject of this application.

As this development has stalled for several years now, it appears unjust to 
disadvantage a local business by making it impossible for them to use their 
very long-standing parking arrangements in order to take into account an 
access route that does not appear to be viable to a possible development.

I am afraid that such an argument as a reason for refusal of the application 
would compound views in Glossop that the Borough Council favours the 
interests of housing developers over those of existing local residents and 
businesses. 

Whilst I understand the need for additional housing, it is important that the 
highways infrastructure is capable of accommodating the additional traffic, and 
nowhere more so than in Glossop. As such, if the effect of the possible 
Hawkshead Mill development is to be taken into account in the response to the 
brewery’s application, I would echo the views of Cllr Greenhalgh that this is 
very much a decision that should be taken by elected councillors rather than by 
officers in order to best ensure transparency and accountability.”

High Peak Borough Councillor Damien Greenhalgh comments as follows;

I write in support of the application made by Howard Town Brewery.
Howard Town Brewery is valued by my constituents and the wider community 
and is a clear asset to the commercial and economic life of our town.

High Peak Borough Council wants to see thriving independent businesses with 
the local employment and revenue they bring. In Howard Town Brewery we 
have a considerate, community-minded and highly regarded local business. I 
understand that this application is integral to the business survival and would 
therefore recommend weight be given to the economic developments 
considerations in coming to a decision on this application.



6

Consultee Comment Officer 
response

Highway 
Authority

Revised comments (May 2019);

Due to the existing use of Hawkshead 
Road, I would suggest that the proposals 
would be unlikely to have a major adverse 
impact on safe operation of the highway at 
the current time. Therefore, a temporary 
Consent will enable an assessment of
demand for parking space associated with 
the brewery site activities, once they have 
been brought into use, to be made and 
determine whether or not this would be 
suitable in the future for as and when 
development of the Hawkshead Mill site is 
carried out. 

It is noted that the revised plan does not 
include the accurate highway boundaries in 
order to demonstrate that the parking 
spaces can be accommodated clear of the 
public highway. 

Original comments (December 2018) – The 
submitted details propose the Change of 
Use of an existing industrial unit to a 
brewery shop with ancillary tasting room 
and provision of bar snacks served by 
10no off street parking spaces although 
only 8no are demonstrated on the site 
location plan. 

Direct vehicular access to the site is 
available from Hawkshead Road, a non-
classified public highway serving 
Hawkshead fold, other industrial units a 
farm as well as the Hawkshead Mill site. 
Although the development is proposed as 
‘ancillary’ it is open to the public any time 
during the proposed opening hours without 
appointment. I trust that your authority is 
satisfied that the level of off-street parking 
is adequate to meet your own authority’s 
standards with each space being 2.4m x 
5.5m, 2m clear of the nearside carriageway 
channel in order to protect exit visibility 
sightlines from each space. As you are 
aware, the proposals to development the 

7.11 – 
7.19
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former Hawkshead Mill Site as a residential 
estate include mitigation improvements to 
Hawkshead Road [this includes the 
provision of pedestrian facilities on 
Hawkshead Road] that may impact on 
areas within the red/blue line boundaries 
and possibly the current off street parking 
proposals for this development. As the 
development proposals will be likely to 
generate a significant increase in vehicular 
activity associated with the site its 
recommended that the applicant is 
requested to submit further details clearly 
demonstrating adequate off street parking 
clear of the highway with appropriate exit 
visibility sightlines to each space. 

Supplementary comments (March 2018) 
It’s appreciated that the Brewery currently 
uses the area between the building and 
highway for its parking needs and we are 
not aware of any complications arising from 
this. However, the future level and nature 
of vehicular and pedestrian use of 
Hawkshead Road is likely to change as a 
result of the Hawkshead Mill site being 
redeveloped and this in itself may lead
to a change in how the area would be 
utilised to serve the existing brewery 
operations e.g. reduced likelihood of 
vehicles being parked at 90° overhanging 
the carriageway channel.

Therefore, unless the applicant is able to 
submit accurate details to satisfactorily
demonstrate that the aforementioned likely 
increase in vehicular activity can be safely
accessed and accommodated, it’s 
considered that the development proposals 
would be likely to prejudice safe operation 
of the public highway in the future.

Environmental 
Health Officer

No objection subject to conditions relating 
to proposed hours as per the proposal, i.e. 
10am until 10pm 

7.9

7. POLICY AND MATERIAL CONSIDERATIONS AND PLANNING 
BALANCE 
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Planning policies / Principle of development

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 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 adopted High Peak Local Plan 2016. 

7.3  The site is within an existing industrial premises within the development 
boundary of Glossopdale. Policy S4 of the local plan supports the appropriate 
improvement, enhancement and expansion of existing businesses whilst Policy 
S5 seeks to encourage the growth of local employment opportunities and 
supporting the diversification and growth of local business. As such the general 
principle of the development is acceptable subject to other material 
considerations as discussed below. 

Design, Layout and Character of the Area

7.4 Section 12 of the NPPF highlights that good design is a key aspect of 
sustainable development, it creates better places in which to live and work and 
helps make development acceptable to communities. Local Plan Policies S1 
and EQ6 seek to secure high quality design in all developments; developments 
are required to 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. 

7.5 The external works required to facilitate the change of use are 
considered to be relatively minor, consisting of a new entrance door and 
balustrade, blocking up an existing doorway and amending an existing set of 
steps. The proposals are not considered to harm the industrial character or 
appearance of this building nor will they detract from the wider character of the 
area. The proposals are therefore considered to comply with the requirements 
of local plan policy EQ6 and section 12 of the NPPF in this regard.

Amenity

7.6 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 
that new development achieves a satisfactory relationship to adjacent 
development and does 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 EQ10 
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seeks to protect people and the environment from unsafe, unhealthy and 
polluted environments. 

7.7 The external works to the building to create an amended visitor entrance 
point will not harm residential amenity as a result of overlooking, loss of privacy 
or loss of light/shadowing as works are relatively minor and will not alter the 
access point to the premises. 
   
7.8 With regards to the proposed change of use, the planning application 
states that opening hours are to be different for the brewery tap/bar snacks and 
the shop. However, the uses are within the same premises and serviced by a 
single access point and are not therefore mutually exclusive. As such the 
maximum opening hours would be 10am-10pm Monday to Saturday and 10am 
until 5pm on Sundays. 

7.9 Residents have raised concerns about the increase in noise from 
patrons visiting the premises. However, the nearest residential properties are 
25m to the south, with others some 35m to the west, located at a lower level 
and behind established hedges. Whilst some noise from patrons may be 
appreciable, public highway surrounds the building and will generate some 
background noise in its own right. The change of use is also considered in the 
context of the extant B2 use which could generate noise and activity 
commensurate with an industrial use at this site. The Environmental Health 
Officer is satisfied that the maximum opening hours are acceptable in this 
location and should be the subject of an appropriate condition. Matters 
regarding the behaviour and noise of patrons could be controlled via other 
legislating bodies through Licencing and Environmental Health teams. 

7.10 Overall it is considered that the proposed development will not cause 
undue harm to the amenity of neighbouring properties and is therefore in 
accordance with Local Plan policy EQ6 in this regard.

Access and Highway safety

7.11 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. When assessing 
proposals it should be clear that appropriate opportunities to promote 
sustainable transport modes can be or have been taken up, safe and suitable 
access to the site can be achieved for all and significant impacts from 
development on the transport network in terms of capacity and congestion or 
on highway safety, can be mitigated to an acceptable degree. 

7.12 Paragraph 109 is clear that development should only be prevented or 
refused on highway grounds if there would be an unacceptable impact on 
highway safety, or the residual cumulative impacts on the road network would 
be severe.  Policy CF6 seeks to provide safe and sustainable access and 
ensure that development does not lead to an increase in on street parking. Car 
parking should be commensurate with Appendix 1 of the adopted Local Plan.
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7.13 Although the site benefits from extant use as an industrial premises, the 
Highway Authority consider that the introduction of a drinking establishment 
and shop would result in an intensification in vehicular activity particularly along 
Hawkshead road (to the front of the premises) through visits to the shop, and 
the brewery tap experience. The current parking associated with the unit is not 
formally laid out or designated. This parking would be placed in higher demand 
as a result of the proposals.

7.14 In addition, there is a resolution to develop the adjacent site which takes 
access from Hawkshead Road and therefore future highway safety has to be 
given due consideration as a part of these proposals. As part of the conditions 
for the residential application at the neighbouring site, the highway authority 
have recommended a 1.2m footway on the opposite side of Hawkshead Road 
with a low kerb installed on the brewery side in order to define the width of the 
highway available. Although this site has not received formal consent, there is a 
resolution for approval and the site is allocated for residential development in 
the adopted Local Plan. 

7.15 In cases where developments will lead to an increase in traffic or include 
parking provision, Local plan policy CF6 requires applicants to submit parking 
details based on an assessment of the parking needs of the development and 
the impact on the surrounding network. Whilst the revised plan submitted 
showed an increase in parking spaces, the plan is deficient as it does not show 
the highway boundary or an accurate parking layout. Following lengthy 
discussions with the agent it has not been possible to satisfy the requirement 
for parking for existing staff, proposed additional staff members and the 
anticipated visitor numbers.

7.16 In the absence of an accurate parking layout plan, an assessment of the 
parking needs of the proposal and increased use of informal potentially sub-
standard parking spaces, the applicant is not able to demonstrate compliance 
with paragraph 109 of the NPPF; that the proposal would not have an 
unacceptable impact on highway safety. 

7.17 It is accepted that the use may not create a significant increase in 
vehicular movements and sufficient safe parking may be achievable within the 
site in alternative arrangements or locations within the red line. However, 
without this information it is considered appropriate to recommend a ‘trail run’ in 
the form of a temporary 3 year consent to enable to applicant to monitor and 
assess visitor numbers. During this time, it is also possible that both outline and 
reserved matters consents will be secured for the neighbouring Hawkshead Mill 
site which will further inform the proposals in terms of the proposed highway 
improvements to Hawkshead Road in front of the site and in terms of actual 
operation of the highway network should developments be underway or 
occupied. 

7.18 The benefit of a temporary consent will ensure that if the adjacent housing 
site does commence, the means of access, including those for pedestrians will 
not be prejudiced. Although the 2014 outline application for the Mill site did not 
agree means of access, Hawkshead Road is the only means of access into the 
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site and therefore it is reasonable and necessary to ensure that any future 
housing development on the site is not prejudiced. 

7.19 At the expiry of the temporary 3 year period, a further application to 
continue the use will be necessary and the Local Planning Authority, in 
consultation with the Highway Authority, will be able to assess the merits of the 
use in light of any impact during the period.

7.20 In light of the above, and with the use of a temporary period to assess 
the operation of the highway and parking requirements, the proposal is 
considered to comply with paragraph 54 of the NPPF, and section 9 of the 
NPPF and Local plan CF6 in this regard. 

8. PLANNING BALANCE AND CONCLUSIONS

8.1 In respect of the three dimensions to sustainable development contained 
within the Framework, it is considered that the diversification of the brewery to 
introduce ancillary experiences such as a tasting room with snacks and shop 
will contribute to economic growth. The proposed development would also 
provide wider economic and social benefits arising from visitors to the brewery 
and will supplement the drinking establishments on offer in the locality. These 
factors weigh in favour of the development.  However, there is potential 
environmental harm as a result of the impacts on the safety of highway users 
and the potential to harm to the safe operation of the surrounding highway 
network. Without adequate information to demonstrate compliance with the 
Local and National planning policy in this regard, it is considered appropriate to 
allow for the use to operate for a limited time. 

9. RECOMMENDATIONS

A. APPROVE, subject to the following conditions: 

Condition ref 
number

Brief Description Comment

TL08 3 Year Temporary Time 
Limit unless a further 
permission has been 
sought and granted.

AP01 Approved / Amended 
plans

DE03 Matching materials [for 
doorway and brickwork]



12

HR02 Hours of use 10am until 
10pm Monday to 
Saturday, 10am until 6pm 
on Sundays. 

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 Head of Development Services has 
delegated authority to do so in consultation with the Chairman of the 
Planning Applications 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. During the course of the consideration of the application the Council 
sought amendments to the proposals to ensure that it was clear that highway 
safety would not be affected. After a consideration of the issues it is considered 
reasonable to limit the duration of this permission to allow for the full impact of 
the development on the surrounding highway network to be assessed. It is 
therefore considered that the requirements of paragraph 38 the NPPF have 
been met. 

Site Plan
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