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HIGH PEAK BOROUGH COUNCIL
DEVELOPMENT CONTROL COMMITTEE

Date 24th February 2020

Application 
No:

HPK/2019/0460 

Location Markovitz Builders Merchants Ltd, Park Road, Hadfield  
Proposal Proposed construction of an industrial unit to replace existing 

buildings. Unit to contain a trade counter and offices. 
Applicant Markovitz Ltd
Agent Sammons Ltd
Ward/Parish Padfield Ward Date registered: 30th October 

2019
If you have a question about this report please contact: Faye Plant 
Faye.plant@higgpeak.gov.uk 01538 395400 ext. 4995 Mon-Wed

    1. REFERRAL 

The application is referred to the Development Control Committee at the request 
of Councillor Ollie Cross to consider the impacts on neighbours.  

SUMMARY OF RECOMMENDATION

APPROVE subject to conditions

2. DESCRIPTION OF THE SITE AND ITS SURROUNDINGS

2.1 This application relates to a builder merchants located to the eastern outskirts of 
Hadfield. The site falls mainly within the development boundary with the wider site 
extending into the green belt at the north eastern section of the site. The site is 
surrounded by residential development to the north east and south west.  Access is 
taken from Park Road with the trade counter located to the front of the site 
surrounded by informal customer parking and turning. The site opens up with a 
series of brick and rendered buildings located around the perimeter of the levelled 
yard area. External storage of materials is present throughout with a larger industrial 
building located at the far western section of the site, unaffected by this proposal. 
The site is drops down to the west for staff parking.  The site area is approx. 1 
hectare.  

2.2   The applicant has stated that this business has traded from this site for 19 years 
with previous occupation as a builders merchant for the preceding 30 years.

3. DESCRIPTION OF THE PROPOSAL 

3.1   This application seeks full consent for the demolition of 4 of the existing 
buildings on site, including the existing retail unit/trade counter and replacement with 
a single larger building to consolidate operations at the site. The building as 
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proposed will be set further back (to the north east) of the site and will be a dual 
pitched building with reconstituted stone lower courses with grey profile sheeting to 
the walls on the south west and north west elevations (front and side). The remaining 
elevations comprise metal sheeting along the south east (side) and rear with a 
galvanised roller shutter door at the rear. The building will be 15.9m in width by 30m 
in length and will be 6.3m to eaves 8m to ridge. The building will provide for an 
additional 60sqm of additional floor space for storage, trade counter and office. 

3.2   The site layout will be reconfigured to provide dedicated parking spaces and 
cycle parking in place of the main building to be demolished, with additional 
hardstanding to cover the other demolished buildings to allow for further turning and 
access into the site. This will provide for 5 additional spaces taking the total to 25 
parking spaces and 4 cycle spaces. Staff parking will remain in the lower section of 
the site to the west. It is also proposed to remove part of the existing front stone wall 
and replace with a curved stone wall to facilitate access into the site, with new gates 
to the front entrance. The proposals will generate an additional 5 full time jobs.   

3.3    Amended plans and additional information was received during the course of 
the application to alter the site access and to provide level plans, sections and 
updated elevations and site plans.  

3.4     The applicant has stated that the current openings hours of the site (07:00 - 
17:00 Monday -Friday and 07:00 to 16:00 Saturdays, with no opening on Sundays 
and Bank Holidays) will not change as part of this proposal. 

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

http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=235330 

4. RELEVANT PLANNING HISTORY

HPK/0001/4599 - For proposed Storage building for pre packed fuel and building 
materials in an area already used for storage of the same materials - Approved.

HPK/0001/5371 -  For proposed Storage building for pre packed fuel and building 
materials in an area already used for storage of the same materials - Approved.

HPK/0003/3026 - Extension and Alterations to Form Additional Shop area - 
Approved 1993.

5. PLANNING POLICIES RELEVANT TO THE DECISION

Adopted High Peak Local Plan 2016

S 1 Sustainable Development Principles
S 1a Presumption in Favour of Sustainable Development
S2 Settlement Hierarchy 

http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=235330
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S5 Glossopdale Sub-area Strategy
E1 Employment Development
EQ4 Green Belt Development
EQ 6 Design and Place Making
EQ10 Pollution Control and Unstable Land
CF 6 Accessibility and Transport

National Planning Policy Framework

Paras 7- 14 Achieving Sustainable Development 
Section 6 Delivering a String and Competitive Economy
Section 9 Promoting Sustainable Transport
Section 12 Achieving Well-Designed Places
Section 13 Protecting Green Belt Land

National Planning Practice Guidance 
 

6. CONSULTATIONS CARRIED OUT

Site notice Expiry date for comments:  21/12/2019
Neighbour letters Expiry date for comments on revised plans:  22/01/2020
Press notice Expiry date for comments: N/A

Neighbours

11 representations of objection have been received and summarised below;
 The materials of construction would be detrimental to the rear view of properties 

along Park Road. Metal cladding is unreasonable, incongruous and detrimental 
to its setting. 

 Night lighting of the premises is intrusive and imposing and security lights need 
relocating,

 A recently constructed neighbouring house (21 Park Road) was built in stone 
and natural slate; this building should have a full stone front and natural slate 
roof. 

 The building will be visible in autumn and winter from Station Road,
 The application details are lacking levels, elevations and scale bars.
 Concerns about the noise and disturbance during construction period
 Opening hours of 7:00am until 4:00pm on Saturday is completely unacceptable 
 Vegetation currently obstructs sightlines
 Access visibility is substandard,
 The site is unsuitable for an increase in traffic that an intensification in use of the 

site would represent,
 Vehicles waiting for the site to open mount and wait on the footway which has 

caused damage. 
 A traffic management plan should be required by condition to stop parking 

pavements and lorries waiting on Park Road outside of opening hours, and 
requiring vehicles to turn off engines whilst they wait, 

 A wheel cleaning strategy should be conditioned
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 All works must be undertaken in line with HSE regulations and asbestos removal 
risks and vermin/pests eliminated and all checks and surveys made known in 
writing to residents, 

 Construction work must be limited to 8:30am til 5:00pm Monday to Friday and 
not at all on weekends,

 To create an even larger retail development will be more incongruous,

1 letter of comment is summarised below;
 Development will bring potential employment and will improve the visual impact 

of the area,
 Adequate parking should be made available within the site,
 Screening of the proposed building should be incorporated, 
 No increase in deliveries should be allowed,
 A weight restriction should be imposed on the existing bridge,
 Adequate surface water drainage should be provided,
 The proposed development is much taller than the building at present and will 

cause a lack of privacy,
 Consultation not undertaken widely enough,
 More children use this route to access Glossopdale school and large vehicles 

mounting the pavement create a safety hazard,
 The proposal implies further congestion, disturbance, noise and pollution,
 Large vehicles passing along Park Road damage parked vehicles,

Padfield Residents Society

Objection on the grounds summarised below;
 Materials are not compatible with the location which will be visible from Station 

road and areas of Padfield Village,
 Unsuitability of site approach roads for HGVS which cause congestions, damage 

to parked cars, street furniture and infrastructure,
 Increase in traffic as a result in increased trade,
 Poor site visibility
 This development will result in additional parking in Padfield village. 
 Metal cladding will set a dangerous precedent,

Consultations

Consultee Comment Officer 
response

DCC Highways No objection subject to applicant demonstrating and 
maintaining exit visibility sightlines of 2.4m x 4.3m 
(or 2.4m x max. achievable if less) to the nearside 
carriageway channel in each direction, all areas in 
advance of the sightlines to be maintained clear of 
any obstruction greater than 1.0m in height (0.6m in 
the case of vegetation) relative to the same 
carriageway channel level, and areas dedicated to 
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parking being maintained clear of obstruction.as 
development may result in an increase in traffic 
activity. 

HPBC 
Arboricultural 
Officer 

The trees that surround the site are important for 
screening it [the proposed building] and the yard. It 
is quite possible to construct the new building 
without impacting on trees but it may be worth 
conditioning that no trees are removed without 
consent.

Environmental 
Health

Comments on revised plans - No further 
observations.

Original comments - No objection subject to 
conditions summarised below;

1. Construction and  demolition – dust
There shall be no visible dust emissions beyond the 
site boundary associated with 
construction/demolition works undertaken at the 
site. 

2. Construction & demolition: waste disposal
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.

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.

3. Noise construction: piling 
If piling is necessary, a written method statement 
shall be submitted to the Local Planning Authority.  
No piling shall take place until the method 
statement has been approved.

No piling shall take place outside the hours 09:00 
hours to 16:00 hours Mondays to Fridays

4. Construction & demolition works: time of 
operations
Unless prior permission has been obtained in 
writing from the Local Planning Authority, all noise-
generating activities shall be restricted to the 
following times of operations.

• 07:30 - 18:00 hours (Monday to Friday);
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• 08:30 - 14:00 hours (Saturday)
• No working is permitted on Sundays or Bank 
Holidays.
• Deliveries  to site (during the 
construction/demolition phase) shall not occur 
outside of these hours

In this condition, a noise-generating activity is 
defined as any activity (for instance, but not 
restricted to, building construction/demolition 
operations, refurbishing and landscaping) which 
generates noise that is audible at the site boundary.

5. Asbestos: request for info
Prior to commencement of development the 
developer must either submit evidence that the 
building was built post 2000 or submit a intrusive 
pre-demolition asbestos survey in accordance with 
HSG264 and a mitigation plan to reduce risks to 
potential occupiers and the wider public. The report 
shall be approved in writing by the LPA.

The approved mitigation scheme must be carried 
out in accordance with its terms prior to the 
commencement of development.

United Utilities In accordance with the NPPF and NPPG the site 
should be drained on a separate system with foul 
water draining to the public sewer and surface 
water draining in the most sustainable way. 
Recommend conditions requiring a surface water 
drainage scheme prior to commencement and 
clarification of drainage to separate foul and surface 
water systems.  

Alliance Waste 
Collection 
Service

No issues with this planning application.

7. POLICY AND MATERIAL CONSIDERATIONS AND PLANNING BALANCE 

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 
circumstances which 'indicate otherwise'. Section 70(2) provides that in determining 
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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 consists of the adopted H igh  Peak  Local 
Plan 2016. 

7.3 Paragraph 11 of the 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, but where the development plan is absent, silent or 
relevant policies are out of date, grant planning permission unless any adverse impacts 
would significantly and demonstrably outweigh the benefits when assessed against the 
policies in the NPPF taken as a whole.

Principle of development 

7.4  Section 6 of the NPPF outlines that decisions should help create conditions in 
which businesses can invest, expand and adapt, with significant weight placed on the 
need to support economic growth and productivity. Furthermore the use of previously 
developed land and sites that are physically well-related to existing settlements should 
be encouraged.  Local plan policy E1 provides support for business development 
outside of allocated employment sites but within the built up area boundary where it 
would not harm the character, appearance or amenity of the area. 

7.5 The site to which the application building would be located lies within the 
development boundary with the wider builder’s merchant falling within the Green Belt. 
The site has been in use as a builders merchant for around 50 years and this 
application seeks to consolidate existing buildings and include an increase of 
approximately 12% additional floor space, with the provision of an additional 5 jobs. The 
buildings to be demolished cover an area of 500 sq m, the proposed building would 
have a floor area of 560 sq m.  

7.6 In principle, the redevelopment of this existing builder’s merchant is considered 
to be acceptable. Matters relating to layout/design, amenity, highway safety and 
drainage are considered in detail below;

Layout / Design / Character 

7.7 The NPPF highlights that good design is a key aspect of sustainable 
development, is indivisible from good planning and should contribute positively to 
making places better for people. Paragraph 127 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 be visually attractive as a result of good 
architecture, layout and appropriate and effective landscaping. 

7.8 The site currently comprises an extensive concrete yard with numerous brick and 
block buildings around the upper site perimeter, with an existing larger industrial 
building to the rear. Parking is informally laid out and there are extensive areas of 
external storage throughout.  The site entrance is surrounded by residential properties 
and the site opens out to the rear of these. 
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7.9 The proposals will slightly reconfigure the access layout into the site with the 
removal of a section of wall and replacement with a curved wall diminishing in height as 
the land rises with planting behind. Gates will secure the site when closed. This will 
result in a visual improvement in the entrance of the site. 

7.10 The buildings to be removed are built using a variety of materials and are of 
varying states of repair. The replacement building is of an industrial character and 
appearance that will complement the existing industrial building on the site. The siting of 
the replacement building further back into the site than the existing main building is 
considered to be an improvement from the existing situation and brings the built form 
into a line along the eastern side of the side. Formal parking areas will be positioned 
within existing display areas at the front of the site. 

7.11 Although the proposed building is a significant size and scale, however a number 
of the existing building would be demolished. The building will sit along the existing 
raised ground to the south east and will not require large scale level changes and will 
be well screened from the south east. There will be no change to existing boundary 
treatment with exposed areas of retaining wall made good where needed.  

7.12 Residents have raised concerns that the proposed use of metal cladding and 
sheeting is not acceptable and natural materials should be used instead. Whilst the site 
is close to existing residential development at its access point, the site opens out 
beyond this point and has a distinct industrial character. The proposed building will be 
sympathetic to the character and appearance of the existing industrial building and is 
considered appropriate for this industrial setting. Materials are considered acceptable.  
Although long range views from the north west may be possible during winter months, 
the building will sit within the context of the existing established builders merchants and 
raised ground level beyond. Existing vegetation serves to screen the site during the 
remainder of the year.

7.13 Overall, the proposed development is considered acceptable in terms of siting, 
scale and design. The impact on the character of the surrounding area would be 
acceptable and accords with the advice contained in Policies E1 and EQ6 of the Local 
Plan and section 12 of the NPPF.

Amenity

7.14 Local Plan Policy EQ6 requires development to achieve a satisfactory 
relationship to adjacent development and 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.  Paragraph 127 of the NPPF 
states that development should create places that are safe, inclusive and accessible 
and which promote health and well-being, with a high standard of amenity for existing 
and future users.

7.15 The proposed replacement building and parking areas are set further into the site 
and will involve the removal of a number of buildings which are closer to existing 
residential properties to the south west. To the south east, neighbouring development is 
situated at a higher level with landscaped banking in the intervening space between. 
The residential property is orientated to the west with a blank gable to the north, 
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adjacent to the proposed building. As such the proposal is not considered to affect the 
amenity of this property as a result of overbearing, shadowing or loss of privacy.  

7.16 Residents have raised concerns about the intensification of the site that the 
proposal will bring. However this is largely a replacement of existing buildings with a 
modest increase in floor space for storage. The proposals will re-site the building further 
away from residential properties to the south west and will formalise parking and access 
arrangements. Hours of use are not changing as part of this application and those 
provided are established hours already in operation. The proposals do not alter or 
increase lighting on site although a lighting scheme can be required by condition to 
further control this. 

7.17 Residents are also concerned about the impact on amenity during construction 
which can be controlled by condition. It is noted that the Environmental Health Officer 
recommends a number of conditions to ensure that the amenities of neighbouring 
properties are protected during the construction phase. These conditions are 
considered to be reasonable, although it is considered that the construction working 
times should be slightly modified given the relationship to the neighbours.  

7.18 In light of the above, the proposals will not present any unacceptable effects by 
reason of visual intrusion, noise, light pollution or other adverse impacts on local 
character or amenity complying with the provisions of Local Plan Policies E1 and EQ6  
and para 127 of the NPPF in this regard.

Highway Safety

7.19 The NPPF promotes sustainable transport and recommends that local planning 
authorities seek to encourage and facilitate where possible sustainable patterns of 
transport using practical alternatives to private motor vehicles so that people have a 
real choice about how they travel. Policy CF6 of the Local Plan requires development 
sites to be safely accessed in a sustainable manner. Proposals should minimise the 
need to travel, particularly by unsustainable modes of transport.

7.20 The existing access onto Park Road is to be improved by the removal of the 
straight section of wall to the south west and replacement with a curved wall. Gates will 
be placed further into the site. A total of 11 parking spaces would be provided for 
customers toward the front of the building with staff parking provided elsewhere on the 
site. This would meet the Councils parking guidance contained at Appendix 1 of the 
adopted Local Plan.  The highway authority have not raised objection to the proposals 
provided sightlines are maintained, which can be addressed by an appropriate planning 
condition. 

7.21   Residents are concerned that proposals will increase the volume of traffic visiting 
the site and will increase the amount of HGVs visiting the site. However, this is an 
established builders merchant that has been operating at this site for many years. The 
proposal of around 12% additional internal floorspace for storage and trade counter is 
not considered to represent a significant intensification of use of the site but is a modest 
extension of existing facilities.  
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7.22   Concerns have been raised about vehicles and footways being damaged outside 
of the site, and large vehicles parking on the pavement when the builders merchant is 
closed however this is outside of the control of the applicant and is a matter for local 
police and Derbyshire County Council. 

7.23 The access visibility, parking and turning provision within the site will be 
improved as part of this application. The proposals are not considered to result in an 
intensification of the operations on site as would significantly increase vehicles trips to 
and from the site. It is therefore considered that this application does not raise highway 
safety concerns and therefore complies with the requirements of section 9 of the NPPF 
and local plan policy CF6 in this regard. 

Drainage

7.24 The proposals include connection to the existing mains sewers and conditions can 
secure appropriate drainage provision through the site. 

8. PLANNING BALANCE AND CONCLUSION

8.1 The proposals fall within the development boundary with the furthest extent of the 
wider site being within the greenbelt. The proposals are considered to result in an 
improved layout which would support an established builder’s merchant yard. The 
modest increase in floor space, through the consolidation of existing poor quality 
buildings and replacement with a slightly larger building would not harm the visual 
character of the wider area. The site is well related to existing settlements and will 
improve the access and parking layout within the site. 

8.2 At the heart of the National Planning Policy Framework is a presumption in favour of 
sustainable development. Local Planning Authorities should positively seek 
opportunities to meet the development needs of their area unless any adverse impacts 
of doing so would significantly and demonstrably outweigh the benefits. In this case, the 
development of a single building to replace a number of unsightly buildings would allow 
an established business to expand modestly to the benefit of the local economy and 
provide for additional employment opportunities. The proposed building is acceptable 
within the industrial setting and will not harm the wider environment or the amenity of 
neighbouring properties.  

8.3 The proposal is therefore considered to be sustainable development under the 
terms of the NPPF, and complies with the relevant policies of the High Peak Local Plan.  
Accordingly the proposal is recommended for approval.

9. RECOMMENDATIONS

A: APPROVE, subject to the following conditions:

Conditions

Condition ref number Brief description Comment
TL01 Development to begin 

within 3 years
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AP01 Development in 
accordance with approved 
plans.

NSTD Materials to be submitted 
for approval – stone for 
the walls, cladding colour 
and roof of building.

NSTD No trees shown on the 
plans shall be removed. 

LA02 Scheme for lighting
NSTD Details of the proposed 

boundary wall to be 
provided.

NSTD Space to be provided 
within the site for storage 
of plant and materials, site 
accommodation, loading 
and manoeuvring of 
employees and visitors 
vehicles.

NSTD The trade counter shall 
remain ancillary to the 
primary use of B8 (storage 
and distribution) on site. 

NSTD Buildings shown to be 
removed shall be 
demolished prior to the 
new building being 
brought into use.

DRA15 Details of drainage 
strategy to be provided

NSTD Hours of construction and 
demolition - 8:00 to 18:00 
Mon-Fri, 9:00 to 13:00 
Saturdays

NSTD Piling limited to hours of 
09:00 and 16:00 Monday 
to Friday

NSTD Opening times restricted 
to 0700 – 1700 Monday to 
Friday, 0700 – 1600 on 
Saturdays and at no time 
on a Sundays and bank 
holiday. 

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, 
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the Head of 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.

Informative

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.

Site Plan

     


