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1. SUMMARY OF RECOMMENDATION

APPROVE – subject to conditions,

2. DESCRIPTION OF THE SITE AND ITS SURROUNDINGS

2.1 The site to which the application relates is the site of a former mill on 
the Blackshaw Clough dating back to 1784. It was in use for cotton 
spinning until the late 19th Century and replaced in the early 20th 
Century by a new mill manufacturing nuts and bolts, used for munitions 
during the First World War. Parts of the site have been cleared 
following consent for its demolition in 2015 and outline consent secured 
in 2019 for residential development of up to 31 dwellings and was 
accompanied by a section 106 agreement to secure 13% affordable 
housing (as detemined by viability appraisal), education, highways and 
public open space contributions. The site is allocated for housing as 
part of the High Peak Borough Council Local Plan and is identified for 
up to 31 dwellings. 

2.2 The site is located approx. 1-1.5 miles north-east of Glossop Town 
Centre. The site lies within the built up area boundary of Glossop. 
Immediately to the east and north of the site is Green Belt (and an area 
of landscape value) and to the west is Countryside; the Peak District 
National Park is located a beyond the eastern and northern boundaries 
of the site. There are some trees within and around the site (though 
none are protected by a Tree Preservation Order). The site sits in a 
valley bottom and a culvert runs through the site.

2.3 The site is currently accessed from Hawkshead Road at the southern 
tip of the site. There are a small number of residential properties 

mailto:faye.plant@highpeak.gov.uk


located beyond the south-western boundary and south-eastern tip of 
the site. 

3. DESCRIPTION OF THE PROPOSAL 

3.1 This application seeks reserved matters approval following outline 
consent. Matters to be agreed as part of this application are layout, 
scale, appearance, access and landscaping. 

3.2 The proposals comprise 30 units in total and see the site arranged into 
2 distinct areas, a linear row of terrace and detached dwellings and the 
remainder which follows a curved street layout with turning head with 
terraced, semi and deatched dwellings. The scheme includes a mix of 
2, 2.5 and 3 storey properties arranged ;

6 no. 2 bed dwellings (4no of which will be affordable units)
21 no. 3 bed dwellings 
3 no. 4 bed dwellings

3.4 Revised plans were received during the course of the application which 
provided amended elevational treatment, house types, parking layouts, 
upgdated landscaping plans and the resiting of the war memeorial on 
to a free standing stone plinth at the entrance to the site. 

3.5 In order to retain the chatracter and alignment of Hakwshead Road a 
row of 5 terraced dwellings steps upwards and is positioned close up to 
the private drive that will serve these proeprties. They will be two storey 
to the front with ground floor integral garages which open out to 3 
storeys at the rear. On the eastern side of the road will be two 
detached dwellings positioned close up to the road with parking to the 
side. These properties will all be constrcuted from natural stone and 
slate with reconstituted stone and artificial slate used through the wider 
site.

3.5 To the west of the site propertieas are arranged in a more convential 
layout with dedicated parking for each property and private gardens to 
the front and rear. 

3.6 The application is accompanied by the following supporting 
documents:-

 Elevations, floor plans, site and location plan,
 Bat Survey Report
 Extended Phase 1 Habitat Survey and Protected Species 

Survey
 Tree Survey Report
 Flood Risk Assessment
 Design and Access Statement
 Planning Supporting Statement



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

http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKI
D=233390 

4. RELEVANT PLANNING HISTORY

HPK/0000/7250 - Redevelopment of existing industrial premises – new factory 
followed by demolition of existing works (outline). Approved 13/03/1978

HPK/0000/6736 - Redevelopment of existing industrial premises – demolition 
of existing works and development of new factory. Approved 20/03/1978

HPK/0001/4658 - Demolition of existing works and erection of new factory. 
Approved 19/02/1982

HPK/0001/4659 - Redevelopment of existing premises. Approved 17/08/1981

HPK/2012/0537 - Demolition of Hawkshead Mill and the erection of 34 
dwellings. Refused 08/04/2013

HPK/2014/0431 - Demolition of Hawkshead Mill and ancillary buildings to 
clear site. Approved 25/02/2015

HPK/2014/0573 - Outline Planning Permission for Proposed Demolition of all 
Remaining Buildings and Redevelopment of Site to Provide up to 31 
Dwellings - Approved 27/06/2019

http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServle
t 

5. PLANNING POLICIES RELEVANT TO THE DECISION

High Peak Local Plan –Adopted April 2016

Policy S1 Sustainable Development Principles
Policy S1a Presumption in Favour of Sustainable Development
Policy S2 Settlement Hierarchy
Policy S5 Glossopdale Sub-area Strategy
Policy EQ1 Climate Change
Policy EQ2 Landscape Character
Policy EQ5 Biodiversity
Policy EQ6 Design and Place Making
Policy EQ7 Built and Historic Environment
Policy EQ9 Trees, Woodlands and hedgerows
Policy EQ10 Pollution Control and Unstable Land
Policy EQ11 Flood Risk Management
Policy H1 Location of Housing Development
Policy H2 Housing Allocations

http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=233390
http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=233390
http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet
http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet


Policy H3 New Housing Development
Policy H4 Affordable Housing
Policy CF3 Local Infrastructure Provision
Policy CF4 Open Space, Sports and Recreation Facilities
Policy CF6 Accessibility and Transport
Policy CF7 Planning Obligations and Community Infrastructure Levy

National Planning Policy Framework (NPPF) 2019
Achieving Sustainable Development Paras 7 - 14 
Section 4 Decision-making
Section 5 Delivering a sufficient supply of homes 
Section 8 Promoting healthy and safe communities
Section 9 Promoting sustainable transport
Section 12 Achieving well-designed places
Section 15 Conserving and enhancing the natural environment
Section 16 Conserving and enhancing the historic environment

National Planning Practice Guidance (NPPG) 

6. CONSULTATIONS

Site notice Expiry date for comments: 12/09/2019
Press notice Expiry date for comments: 22/08/2019
Neighbours Expiry date for comments on revised plans : 07/02/2020

Neighbours

86 No. representations of objection have been received, details of which can 
be read on file. The following is a summary of the issues raised:

 Development will create extra traffic for Old Glossop and roads that run 
through it,

 More traffic would affect the character Church Street South, described 
as the "Jewel in the Crown" of Glossop, because of its heritage, 
character and 17th Century origins. 

 Extra traffic flow will be compounded if the applications for Bute Street 
and Shire Hill Hospital.

 Secondary schools are full,
 Doctors surgerys, refuse and sewerage systems are already stretched,
 Old Glossop has a close community which is being eroded,
 There is no joined up thinking with neighbouring developments,
 There is a right of access along the south eastern section of the site 

and to the north east.
 This proposal forms part of a group of three - HPK/2019/0215, 

HPK/2019/0311 and HPK/2019/0316., they need to be assessed as a 
single, contiguous swathe of new build, with the combined impact of 
them on local amenities and infrastructure taken into account. 

 The proposal includes diversion of mill race into neighbouring land and 
so should be considered together as they both impact on same water 
management infrastructure. The land into which the proposed diversion 
would be made is subject to flooding. 

 Access road is very limited, 



 Only limited stone is proposed and reconstituited for this rest, why?
 The placement of the War Memorial on a bin store is utterly 

disrespectful,
 The application fundamentally conflicts with the Key Aims and 

Strategies of the High Peak Local Plan,
 The proposal will lead to an increase in traffic accidents and is a threat 

to pedestrians-especially children,
 There is potential for increased localised pollution, 
 There will be irrevocable damage to local flora and fauna 
 Proposals do not include measures to address climate change,
 Protecting the brown long-eared bat together with other bats and 

nesting birds is of ecological importance. Further detail is needed on 
the impact of the proposed loss of 20 trees on wildlife as well as the 
flooding risk. More detailed reports are needed into the flooding risk 
caused by developing the site and also into dam safety.

 The development only allows for 13% affordable housing.
 The site is contaminated with Japanese Knotweed: adequate proposals 

are required to deal with this problem so that any future householders 
are not adversely affected by it

 The site is in an area of considerable beauty, which attracts tourists, 
not least walkers; the proposed development changes the nature of the 
local area and reduces its attractiveness to visitors. 

 There is no provision for a crossing from Hawkshead Road to the 
existing pavement,

 The junction of Hawkshead road to hope street is poor.  
 The site needs clearing and improvement,
 The site should be considered for industrial development first,
 Economic benefits no way out weight the negatives,
 The proposed development will impede deliveries to the brewery,
 The iconic octagonal brick built chimney, the last in Glossop, not just 

Old Glossop, is a significant landmark representing enterprise and 
industry that fuelled the textile industry and founded growth and 
prosperity in the area. 

 The war memorial, associated buildings and chimney are important in 
the social context of Glossop and the revised siting of the war memorial 
in the latest plan diminishes place identity and does not acknowledge 
its social significance in the community.

 Demolition of the early mill and agricultural buildings, stone sett road 
and mill chimney, which together form an industrial hamlet; their 
destruction means that this unique industrial heritage site in Glossop is 
lost forever. 

 The Old Glossop Heritage Trail, promoted by HPBC, would lose one of 
its most significant features.  

 The infilling of the water courses beneath the site will destroy the 
opportunity to investigate, the earliest water-power features for 
textile(cotton) mills in the High Peak. 

 All new buildings should be constructed using natural stone and natural 
roofing materials.  Timber fences to patchwork garden areas should be 
avoided. Why not traditional stone walling similar to field boundaries? 
Repeated, uniform, metal panel garage doors are not appropriate for 
such a setting. 



 Anything more than 2 storey is unacceptable cheek by jowl with 17th, 
18th and 19th century buildings around,

 Informal parking will be lost,
 The impact of the loss of 20 trees, nesting birds and bats need 

consideration, this will reduce the habitat corridor,
 There is no details of the access to Hope Street which is narrow, 
 Retaining and refurbishing existing buildings with the memorial in situ 

alongside the most complete surviving example of an industrial 
chimney in Glossop is a low carbon proposition for the site which 
demands consideration,

 Additional roads and minimising parking will make this area unsafe,
 The design is out  of character for the area,
 The access road is not suitable for this level of traffic,
 The site is home to an array of wildlife including nesting birds,
 There is no economic benefit with these houses, we have no shops 

and only 3 pubs, this is becoming a commuter town,
 There are bats and roe deer in the area which will be lost,
 Although this is flood zone 1, it acts as a conduit and soakaway from 

water coming down to Blackshaw Clough,
 The development will result in the loss of a historically significant 

chimney,
 Plans overestimate the width of Hawkshead Road and the ability to 

provide a footpath and 2 way road safely, 
 The proposals will affect the operation of the brewery and result in job 

losses. 
 Public transport services are not capable of further demand,
 The proposal does not include any open space or play area,
 This is pure overdevelopment,
 Consultation was undertaken widely enough,
 The site is just 200m from the national park boundary and should be 

treated as being in the Park,
 Well-being and climate change should be a priority for our council.
 Planning from London is unrealistic,
  This application is based on financial gain without consideration for 

existing residents or the local environment
 The design is not in keeping with industrial heritage 
 The application removes the unique qualities of being peaceful, tranquil 

and attractive.

1 representation of support has been received and is summarised below;
 The conduit built by the Victorian’s that goes under this site. It MUST not 

be filled in. 
 There should not be more than 31 houses. Keep to the plan.
 The chimney should be retained, 
 It is important that the houses are built in local stone only. 
 Is the High Peak Planning Committee foreword thinking enough to expect 

electric car plug ins for each house. 
 I agree with building on a brown field site



High Peak Borough Councillor Jamie Douglas (Old Glossop Ward) - 
Objection, summarised below;

 The flood risk assessment is found wanting on a number of issues, and 
a more thorough consideration of water management is needed for the 
site.

 All the houses should be constructed of stone and slate, in keeping 
with the area and nearby conservation area, rather than using 
'reconstituted stone' and 'imitation slate'.

 The elevation designs of the houses are generic and uninspired, with 
very little individuality to distinguish them

 Mounting the war memorial on a bin store is an utter disgrace, showing 
a complete lack of respect on the part of the developer.

 I fully support all of OGRA's comments in their objection to this 
development. As housing will at some point be built on this site, the 
resulting development needs to be in keeping with - and a positive 
addition to - the surrounding area. Unfortunately this development is 
not, and for all of the above reasons it should be rejected.

Old Glossop Residents Association - Comments on revised plans 
-Dam safety of reservoirs above the site has still not been considered,
-No consideration has been given to the Victorian culvert running across the 
site,
-Flood report submitted are not robust enough,
-Loss of amenity for residents and visitors,
-Loss of the chimney is a shame,
-Undischarged archaeology conditions needs resolving,
-Footpath plans lack detail,
-Extent of tree loss in unacceptable,
-Plans don’t cover management of considerable pollution

Original comments - The current development should not be approved due to 
the following material considerations;
-Flooding - Further reports should assess dam safety,
-No consideration has been given to the culvert,
-A tanked system as proposed is the least sustainable option in terms of the 
suds hierarchy,
-Proposed properties do not fit with the vernacular,
-There is no open space provision,
-Proposals lack detail,

Glossop and District Heritage Trust - Condition 7 on the outline consent 
requires the applicant to submit a plan for the relocation of the War Memorial. 
These are usually determined by Officers without publicity. In this case the 
location is controversial and Officers should seek consultation with interested 
groups including Old Glossop Residents Association, the British Legion and 
the Heritage Trust and committee if necessary. We would also wish to see 
guarantees about safe keeping of the memorial between its removal and 
relocation. 

British Royal Legion Branch - Comments on revised plans - The proposal to 
place it on a plinth at the entrance to the development is more acceptable to 
the Branch. However the Branch seeks assurances as to its ongoing upkeep 



and the upkeep of the cobbled area on which it will be sited and would like the 
opportunity to discuss with the developers an additional plaque explaining the 
context and significance of the memorial and an opportunity to hold a 
rededication service when the resiting is complete. The planners should 
consider a condition governing the safe and secure storage of the memorial 
during the development and consider the timing of the resiting.

Original Comments - The location of the Memorial on the side wall of the 
refuse store is not being given the dignity and purpose deserved. The branch 
is concerned about safety pending relocation and a suitable rededication 
ceremony is provided. 

Consultees

Consultee Comment Officer 
response 

Arboricultural 
Officer

Comments on revised plans - 
The section 106 states that a plan showing 
POS shall be provided. I agree with the 
comments of DCC landscape. The tree 
replacement is heavily weighted towards 
private garden planting which is difficult to 
secure. There is limited POS within the site 
and there was intention that this would be 
managed as part of a landscape and 
ecological mitigation condition which has not 
been submitted.

Comments on original plans - Information is 
lacking regarding protected trees to the south 
east. 

The reserved matters to be considered by this 
application includes landscaping but  no 
detailed landscaping plans have been 
submitted as yet. The only landscaping shown 
does not make any provision for tree planting.  
The proposed scheme requires the removal of 
20 trees , one of which is a category A tree 
and 10 are category B trees, therefore worthy 
of retention within the development site. In 
addition to  the removal of these individually 
recorded trees 2  groups of trees are 
impacted on.    I consider more consideration 
should have been given to the layout to try 
and accommodate more of the high quality 
trees particularly  the oak T10. Also The 
information provided does not provide any 
landscaping information that indicates that 
tree planted as replacements for the trees 
lost.

A plan is only 
required where 
public open 
space is 
provided. It is 
not proposed 
to include on 
site open 
space as part 
of this 
proposal. 



Given the above and in the absence of any 
landscaping which includes replacement 
planting and a management plan for the POS 
I consider that the proposals will have a 
negative impact on the tree cover on the site 
and that there is inadequate mitigation  in 
terms of replacement planting and 
management of retained wooded areas. 
Therefore at this stage I cannot support this 
application.

Environmental 
Health

Comments on revised plans - No additional 
observation to make. 

Original comments -No objections as it does 
not effect EH concerns of contamination, 
noise etc. [Conditions are on the outline 
consent],
If more of the existing buildings are being 
demolished then a further request for 
asbestos information is requested via 
condition. 
 

HPBC 
Housing

Comments Awaited.

DCC 
Archaeologist

I have no comments to offer with regard to the 
reserved matters as submitted.

I note however that HPK/2014/0573 has an 
undischarged pre-commencement condition 
in to below-ground archaeology (Condition 6), 
and I await further submission from the 
applicant in the form of a WSI proposal in 
advance of development.

DCC Flood 
Risk 
Management 
Team

Comments on original plans -  Please can the 
applicant provide information regarding the 
condition of any culverts that may cross the 
proposed site including any that may not have 
been assessed as part of the submitted FRA.

Also further detail is required regarding the 
condition and capacity for the proposed 
overflow watercourse to accept surface water 
to be discharged into it to ensure that this 
demonstrates that the risk of flooding off site 
will not be increased by the development.

DCC 
Landscape

The proposed access and retained buildings 
are higher than the main development area. 
There are several individual trees and groups 



of mature trees on the site. Two watercourses 
associated will the old mill complex exist, one 
to the west of the development and one that 
runs beneath the proposed development 
area.

The proposed removal of the remaining Mill 
complex buildings within the site would be of 
detriment to the historic character of the area. 
The remaining group of buildings are a local 
landmark and make a logical and characterful 
conclusion to the approach road. They need 
to be considered as a group and their 
relationship to Hawkstead House and 
Hawkshead Cottages is also important. These 
cottages are unusual having overhanging 
eaves and are of historical significance to the 
Mill complex. They were built by the Mill 
owner in a style reminiscent of Chalets in 
Switzerland following a visit there and could 
provide inspiration to add character to the 
proposals.

The proposed approach to the development is 
poor. It is marred by the bin store, parking 
bays and road turning head and needs great 
improvement to create a characterful 
entrance.

The rear gardens and close board fencing to 
the west of the development will create an 
unattractive edge, this will be emphasised by 
the steep rise in levels in the gardens 
resulting in the rear garden fences being very 
high and prominent. I consider that a much 
better response would be to face new housing 
towards Blackshaw Clough and it would be 
more in keeping with the settlement pattern.
Plots 1,2 and 3-7 make some attempt to 
relate to the buildings they propose to replace 
however I consider they need higher quality, 
relate much better to the remaining cottages 
and create a much better sense of arrival. 

There are several watercourses, one running 
through the site and one to the west of the 
site. The proposed layout does not respond to 
these and they could be utilised to add 
character and reinforce a sense of place.
Overall the character of the proposed layout is 
very suburban, there is a high incidence of 
frontage parking creating a poor street scene. 



It does not respond to the site, does not 
realise the interesting potentials of the site.

The majority of existing trees are along the 
northern and western boundary at the 
periphery of the Mill Complex. Many of these 
are mature and provide a valuable screen. It 
is unfortunate that many of these are 
proposed to be removed and this will open up 
the views into the site. The tree planting 
proposals fall very short of any proportionate 
or effective mitigation and that trees 9 and 10 
should be retained.

Generally links to the wider countryside and 
surrounding urban fabric are poor. The site 
benefits from several potential interesting 
walks but links to facilitate this are not 
included.

United Utilities No objection subject to the following 
conditions:

- The drainage for the development shall 
be carried out in accordance with the 
foul and surface water drainage design 
drawing H76803-SK-01.

- No surface water is permitted to drain 
directly or indirectly to the public sewer

- Sustainable drainage management and 
maintenance plan for the lifetime of 
development to be submitted 

- Recommend informatives regarding  
water supply

Highways Comments and conditions awaited on revised 
plans.

Original comments - The principle of the 
development is already established.  The 
Highway Authority did not object to the 
development proposals at the time subject to 
conditions being secured.  It would appear 
that many of the initial issues have now been 
resolved. 

Individual driveways and private shared drives 
should be provided with 2.4m x 25m visibility 
sightlines in each direction, measured up to 
1m into the carriageway at the extremity of 
the splay dimension. Particular care needs to 
be exercised at bends in the highway 
alignment to ensure this level of visibility can 



be achieved – in this instance particular 
consideration will need to be given to visibility 
from the individual drives serving plots 10, 11 
and 12.  The area in advance of the sightlines 
for all plots needs to be maintained free from 
any obstructions to visibility over 1m high 
(600mm in the case of vegetation). Plans 
should be provided indicating visibility 
sightlines from the affected plots.

Swept paths for a large refuse collection 
vehicle (11.6m) should be provided for the 
site access, bends and turning heads.  Private 
drives and their turning heads, will require 
swept paths for an ambulance/supermarket 
delivery type vehicle.  The applicant will need 
to consult with the relevant refuse collection 
department to ascertain details of what will be 
acceptable to them in terms of numbers and 
location of bins and vehicular access.
The method of highway drainage does not 
appear to have been submitted.

It would appear from the flood assessment 
details that it is proposed for the mill race 
through the site to be infilled, and I would 
request confirmation of this matter, given that 
the line of the culvert is directly underneath 
much of the proposed estate street road.  For 
the information of the applicant any made 
ground will require CBR tests and 
construction in line with current design 
guidelines, including a capping layer.

It is noted that there are a number of retaining 
walls proposed, which may form structures 
adjacent to, or supporting the adoptable 
highway. For the information of the applicant, 
all highway retaining walls will need to be 
designed and constructed in accordance with 
current relevant standards, codes of practice 
and technical memoranda unless agreed 
otherwise; a commuted sum will also be 
payable to their long term maintenance costs.

The turning head on the private drive serving 
plots 1-6 is located at the bottom of the drive, 
this will necessitate delivery and other 
vehicles reversing along the full length of the 
drive downhill, in order to access the turning 
head.  The turning head should be at/near the 
top of the drive, to enable vehicles to enter, 



turn and leave in a forward gear.

Whilst the development of the site remains 
acceptable in principle from a highway 
viewpoint the above issues should be 
addressed by the applicant prior to 
determination of the application, ideally 
through revised information/drawings. 
However should the proposals be acceptable 
in planning terms and your Authority is 
minded to approve the application in its 
submitted form, I would welcome the 
opportunity to discuss possible highway 
related conditions and notes for inclusion in 
any decision notice issued.

Derbyshire 
Wildlife Trust

Comments on revised plans - The site plan is 
consistent with the outline application and the 
mitigation identified previously remains 
relevant and I confirm landscape proposals 
and planting specification are considered 
suitable. Previous conditions regarding 
invasive plants/species are commended

Comments on original plans - Mitigation 
proposed is achieveable within the design. 
Conditions recommended are:
1. Bat licence and mitigation - works to 
proceed in accordance with submitted 
ecological impact assessment,
2.Lighting plan - Prior to works commencing 
above foundation level, details to be 
submitted and approved,
3. Nesting birds - works to avoid 1st March- 
31st Aug,
4. Amphibian method statement to be 
provided pre commencement,
5. Japanese knotweed- Invasive non-native 
species protocol to be provided and agreed,
6. Ecological enhancements - Works to 
comply with section 5 of the Ecological impact 
assessment. 

Alliance 
Waste 
Services

No issues with this application

7. POLICY AND MATERIAL CONSIDERATIONS AND PLANNING 
BALANCE 

Planning 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 Other material considerations include the National Planning Policy 
Framework (NPPF) and National Planning Policy Guidance (NPPG). 
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.

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

Principle of Development.

7.5 The principle of the development as sought has already been 
established through the outline consent ref. HPK/2014/0573 “Outline planning 
permission for proposed demolition of all remaining buildings and 
redevelopment of site to provide up to 31 dwellings”, which was approved with 
a s106 Legal Agreement on 27th June 2019 as detailed above.  

7.6 The outline scheme identified the proposed site access arrangements 
off Hawkshead Road. The scope of the outline scheme was found to be 
acceptable in terms of the proposed access point and its impact on the wider 
local highway network, subject to provision of pedestrain facilities on 
Hawkshead Road.  Other strategic matters were assessed in relation to: flood 
risk, drainage, ecology, trees, archaeology and contamination. 

Layout, scale, landscaping and Appearance matters

7.7 Section 12 of the NPPF seeks to secure high quality design which, its 
states, is fundamental to what the planning and development process should 
achieve. Paragraph 127 states that decisions should ensure that 
developments will function well and add to the overall quality of the area, not 
just for the short term but over the lifetime of development; are visually 
attractive as a result of good architecture, layout and appropriate and effective 
landscaping; and are sympathetic to local character and history, including the 



surrounding built environment and landscape setting. Paragraph 175 of the 
NPPF seeks to contribute to and enhance the natural local environment 

7.8 Policy EQ9 of the adopted Local Plan seeks to protect trees and 
hedgerows. Policy EQ6 of the adopted local plan states that all development 
should be well designed to respect and contribute positively to the character, 
identity and context of High Peak’s townscapes, in terms of scale, height, 
density, and layout. The adopted Supplementary Planning Document on 
Residential Design 2005 also provides guidance on the approach to new 
residential development and the factors which contribute toward local 
distinctiveness.

Layout

7.9 The former mill complex comprised essentially two elements. The first 
is the historic mill buildings to either side of the cobbled Hawkeshead Road, 
which still remain, although the principle of their removal, albeit regrettable, 
was established on viability grounds at the outline stage. This part of the site 
is characterised by the cobbled street which is tightly defined by the Mill 
Buildings, creating a sense of enclosure. The new development aims to 
respond to and retain this character with a terrace of units positioned close up 
to the highway on one side (plots 3-7), and two detached units (plots 1 and 2) 
with high rear garden walls to the other side. The second element   of the site 
is at a lower level to the west of the historic buildings. This was formerly 
occupied by modern factory buildings and is generally level and has now been 
cleared being characterised by areas of overgrown hardstanding. Given the 
former modern buildigns which occupied this part of the site, the design 
andlayout are less sensitive and it is considered that a cul-de-sac layout is 
appropriate here. However the sscheme still includes a high percentage of 
terraced and semi-detached untis which are reflective of the character of old 
Glossop which is predmoninaly terraces of former mill workers and weavers 
cottages. 

7.10 Therefore the proposed site layout of an enclosed terrace with a private 
street and larger cul-de sac is considered to be an appropriate arrangement of 
dwellings that attempts to replicate the enclosed nature of some of the former 
mill buildings and the pattern of development in the wider area. Parking is 
interspersed throughout the site and within integral garages to avoid 
dominance by vehicles and to allow for frontage gardens. The private street is 
to be finished in reclaimed setts to create a varied street scene and define the 
sense of place. 

Scale

7.11 The proposed dwellings comprise of a mix of terraces, semi-deatched 
and detached dwelling of either a 2-storey or 2.5-storey scale with the row of 
5 properties having two storey to the front and opening to 3 at the rear. An 
additional row of 3 storey cottages are positioned behind this and reflect a 
weavers cottage style found elsewhere in Old Glossop. These are considered 
to be appropriate given that this part of the site effectively sits in a “bowl” at a 
lower level to the majority of the surrounding land. Plots 3 to 7 which replace 
the historic mill buildings are 2 storey to the front with 3 storey at the rear. 



Whilst generally properties in the immediate vicinity of the site are two storey, 
the variation in building height is considered to reflect the former mill buildings 
and take account of the land levels. On balance, the scale is considered to be 
acceptable in view of the previously enclosed nature of the site and the site 
topography. 

Appearance

7.12 There are 6 house types proposed within the site which all present a 
pitched roof of a traditional design. Stone heads and cills are proposed above 
and below openings with windows positioned up under eaves level. Revised 
plans included the provision of chimneys and removal of porch canopies to 
reflect the character of the wider area. As noted above the elevations of the 3 
storey units have been amended from a 2.5 storey appearance with rooflights 
to a full 3 stories which improves the roof to wall ratiop and is reflective of 3 
storey weavers cottages elsewhere in Old Glossop. Further amendments to 
the fenestration have also been secured to again reflect typical proportions in 
the area. Facing materials consisting of reconstituted stone and artificial slate 
for the wider site with natural stone and slate for plots 1--7 is acceptable for 
the more sensitive historic part of the site.  Whilst this is acceptable in 
principle  samples and details of precise colours, types and textures will be 
required. 

7.13 The elevational detail which has been chosen for plots 3-7, includes 
garages and front doors at ground floor level. Whilst arguably this creates a 
somewhat “dead” frontage to this street, it is reminiscent of the former 
industrial character of the mill buildings, and the integral garaging is 
considered to be preferable to the alternative of frontage parking which would 
result in domination of cars within the street scene and loss of the tightly 
defined frontage.  The style of garage doors with arched heads is also typical 
of traditional workshop and industrial buildings. 

7.14 Accordingly and overall, the proposal is in accordance with para 127 of 
the NPPF, and Local Plan Policies EQ6, and EQ7 which emphasise the need 
for new development to achieve high quality design and contribute to local 
distinctiveness and a positive sense of place, as well as the advice contained 
in the High Peak Residential Design SPD (2005). The proposal will result in a 
significant visual improvement from the current site conditions. 

Landscaping

7.15 In accordance with the requirements of the outline permission, an 
ecological and landscape management plan is to be provided. Discussions 
are on-going with the developer regarding this issue and a further update will 
be provided to Members Whilst it is acknowledged that a significant amount of 
trees are to be removed it is noted that as most are self-seeded their position 
within the site would likely require removal following any clearance of the site. 
It is accepted that as part of the redevelopment of the site some trees are to 
be lost due to their position in the middle of the site and close proximity to 
existing buildings, a point which was acknowledged and envisaged at the 
outline stage . A revised landscaping scheme was submitted during the 



course of the application which boosted the replanting and included planted 
boundary treatment to the west. 

7.16 New tree planting is proposed throughout the site which will help to 
break up areas of parking, and overall assist in creating a high quality and 
attractive street scene. Amended plans show a native hedge and planting 
boundary along the western boundary although further detail can be required 
by condition to secure high quality boundary treatment.

7.17 A culverted watercourse runs through the middle of the site. The DCC 
landscape officer has advised that the opening up and inclusion of water 
courses as featured within the development would improve the overall design. 
However given the way that it bisects the site, this is not considered to be 
feasible and was not envisaged at the outline stage, when overall dwelling 
numbers and viability were considered. Opening the culvert would signficnatly 
reduce the site capacity. Whilst this may be a missed opportunity it is not 
considered to be materially worse than the current situation and given the 
regeneration benefits of redeveloping this derelict site the completed scheme 
will be a significant improvement even without this feature.   

7.18   A mixture of hard surfacing materials, including the retention of stone 
setts will introduce variety within the hard landscaped areas. On balance, the 
proposal is in accordance with Local Plan Policies EQ8 and EQ9 and para 
175 of the NPPF.

Archaeology

7.19 The County Archaeologist concluded at outline stage that there is 
some archaeological potential. Conditions were placed on the outline consent 
which require recording of the remaining historic buildings on site and a 
programme of archaeological works to be undertaken prior to 
commencement.

7.20 Conditions attached to the outline consent required provision top be 
made for the retention and relocation of the existing war memorial, As initially 
submitted cernserns were raised that this was to be located on the proposed 
bin store.  Revised plans have relocated the War Memorial to a stand alone 
stone plinth located at the site entrance off Hawkshead Road. The plinth will 
be a 400mm stepped stone with the Memorial mounted on a stone base. This 
will be surrounded by re-used stone setts from within the site with planting to 
the north. This is considered to be an appropriate position both prominent in 
the street scene and sensitively designed setting as well as being close to its 
original location. The proposal complies with policy EQ7 in this regard. 

Amenity

7.21 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.

7.22 The adopted SPD on Residential Design states that the distance 
between habitable room windows should be 21m and for every change in 
level of 0.5m increase the increase in distance between the properties should 
be 1m. The guidance in the SPD allows for variation in distances in order to 
accommodate particular site circumstances. 

7.23 Open Countryside lies to the north and west of the site. The nearest 
existing residential properties to the proposed development are Hawkshead 
House, to the south and 66 to 70 Hawkshead Road to the east.  The 
proposed properties to the north east of Hawkshead House are slightly less 
than the required separation distance at around 20m from Hawkshead House 
and the habitable windows of this property. However this relationship is 
across a street, particularly in historic areas such as Old Glossop whereby 
reduced privacy distances are common place in tightly knit street patterns. 
Furthermore, differences in ground level will also  help to mitigate any adverse 
effect

7.24  To the east of the site, properties are orientated so as to place 
habitable windows away from the eastern elevations which may otherwise 
cause a loss of privacy to properties to the south east. A first floor window on 
plots 1 and 2 serves a bathroom and it is considered appropriate to ensure 
this remains as obscure glazed with no further openings on this elevation. 

7.25 As such, it is considered that the existing amenity standards enjoyed 
by the residents of surrounding properties will not to be significantly harmed. 
Indeed, the removal of the industrial use of the site is considered to potentially 
improve the amenities of the occupants of surrounding properties. 

7.26 Conditions to protect the amenity of neighbouring occupiers during the 
construction phase are in place on the outline consent. With these in place, it 
is concluded that the residential amenities of both existing and future 
residents will be safeguarded. As such the proposed accords with Policy EQ6 
of the Local Plan and para. 127 of the NPPF.

Contaminated Land

7.27 Section 11 of the NPPF seeks to prevent unacceptable risks from 
pollution and land stability to ensure new development is appropriate for its 
location. Local Plan Policy EQ10 seeks to protect people and the environment 
from unsafe and polluted environments, requiring mitigation if necessary.

7.28 The Environmental Health Officer has raised no objection subject to 
additional request for asbestos information. Conditions relating to 
contamination have been secured at outline stage which seek to protect the 
amenity of existing neighbouring residents and proposed occupiers. 

7.29 The proposed development is considered to comply with Section 11 of 
the NPPF and Local Plan Policy EQ10. 



Access & Highway matters

7.30 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.

7.31 Although the DCC landscape officer has recommended better footpath 
links to the wider countryside, as the land surrounding the site is in private 
ownership it is not feasible to create footways that lead to private land. 

7.32 The proposals have been considered by the County highway engineer, 
who has raised no objection, subject to a series of conditions which are to be 
confirmed. 

7.33 In light of the above comments, it is considered that there would be no 
adverse impact on the local road network and that adequate access, turning 
and parking provision is provided within the site. As such the proposals 
comply with the provisions of Local Plan Policy CF6 and section 9 of the 
NPPF in this regard. 

Flood Risk and Drainage 

7.34 A Flood Risk Assessment (FRA) and drainage strategy has been 
submitted with the application. The FRA concludes “The site is an existing 
derelict mill with the risk of ground water and sewerage flooding classed as 
low. The proposals decrease the impermeable area by approx. 0.1ha. The mill 
race which crosses the site will be infilled to the southern edge with all water 
entering the upstream end diverted into the overflow channel. To ensure that 
post development surface water run off is no greater than existing it is 
proposed to attenuate run-off from all hardstanding using oversize pipes and 
additional tanked permeable paving.  

7.35 United Utilities and the County Flood Risk Management Team have 
considered the submitted Assessment and raised no objections subject to 
suitable conditions and the proposals comply with local plan policy EQ11 in 
this regard. 

Affordable Housing

7.36 Policy H4 of the adopted Local Plan states that the Council will seek to 
maximise the delivery of affordable housing across the plan area by working 
in partnership with the Homes and Community Agency, Registered Providers, 
Developers and Local Communities. In order to address the need for 
affordable housing, residential developments should seek to achieve 30% 
affordable housing on sites of 25 units or more. Where the provision of 
affordable houses proposed is below the requirements set out above, the 



Council will require applicants to provide evidence by way of a financial 
appraisal to justify a reduced provision. 

7.37 The S106 agreement attached to the outline consent requires a 
minimum provision of 13% onsite affordable housing which has been shown 
on the submitted plans. Comments were awaited from the Councils Housing 
Officer at the time of report preparation. However, an update will be provided 
to Members, including in respect of whether the proposals  meet policy 
requirements in terms of need and size requirements. The S106 also requires 
the submission of a viability reappraisal at the reserved matters stage to 
determine whether it is viable to provide an increased level of affordable 
housing. That appraisal has been submitted and is to be independently 
assessed and therefore the requirements of the S106 in respect of the timing 
of submission of the appraisal have been complied with. In this case the 
developer has provided a viability appraisal to demonstrate that due to the 
abnormal remediation costs associated with the redevelopment of this 
brownfield site it is not viable to provide any additional affordable housing or 
to fully meet the policy requirement. 

7.38 Until the FVA re-appraisal is agreed the s106 cannot be fully complied 
with. The layout and housing mix submitted as part of the Reserved Matters 
does, nevertheless contain sufficient suitable unit types, that if an additional 
number of affordable units are required these can be provided without the 
need to amend the current reserved matters proposal. If following 
independent scrutiny of the FVA it is concluded that more affordable units 
should be provided then these need to be shown on the layout plan to make 
sure that the right mix of size, rental/shared ownership etc are secured. 
Accordingly it is recommended that there is provision by way of delegated 
powers for officers to ensure any additional units required meet the policy 
requirements and are shown on the layout plan.

8. PLANNING BALANCE & CONCLUSIONS

8.1 The site is allocated for residential development under High Peak 
Local Plan Policy H2 and has been granted outline consent for up to 31 
dwellings (HPK/2014/0573) therefore, the proposal is considered to be 
acceptable subject to compliance with other relevant policies in the local plan.  

8.2 The scheme as proposed demonstrates that the layout, scale and 
appearance would not adversely affect the visual character of the locality, 
having no greater harm on the landscape than anticipated at the outline 
stage.  The traditional design and layout approach coupled with the use of 
what appear to be appropriate materials in principle (subject to provision of 
samples by condition), which when combined with the landscaping proposed 
will help to deliver a scheme which responds positively to its context and 
contributes towards local distinctiveness and creates a positive environment 
for existing and future residents.  The development of the site will deliver new 
housing which will contribute towards the Council’s 5-year housing land 
supply and other social benefits including 13% onsite affordable housing.   

8.3 Accordingly, the proposal is considered to be sustainable development 
under the terms of the NPPF, and complies with relevant LP Policies to 



benefit from the presumption in favour of such residential development and 
accordingly is recommended for approval.

9.  RECOMMENDATIONS

A. It is recommended that planning permission be APPROVED, subject 
to the following conditions and any conditions required by Derbyshire 
County Council Highway Authority;

Conditions

Condition ref number Brief description Comment
AP01 Development in 

accordance with approved 
plans.

NSTD Materials to be submitted 
for approval 

NSTD No trees shown on the 
plans shall be removed. 

LA02 Scheme for lighting
NSTD Details of the proposed 

boundary walls 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 Details of management of 
sustainable drainage 
management to be 
provided

NSTD No surface water to 
discharge into public 
sewer

DRA15 Drainage to be carried out 
in accordance with 
submitted foul and surface 
water strategy

CD11 Asbestos request for 
information

NSTD Bat licence and mitigation
NSTD Works to avoid nesting 

birds (1st March to 31st 
August)

NSTD Submission of amphibian 
method statement

NSTD Submission of invasive 
non-native species 



protocol
NSTD Ecological enhancements 

in line with submitted 
ecological impact 
assessment

NSTD Obscure glazing to first 
floor side windows of plot 
1 and no further openings 
without consent 

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, (including to 
ensure any additional affordable units required meet the policy 
requirements and are shown on the layout plan) 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.

Informatives

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




