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REFERRAL

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

1. SUMMARY OF RECOMMENDATION

APPROVAL - Subject to conditions, 

2. DESCRIPTION OF THE SITE AND ITS SURROUNDINGS 

2.1 The site is located on the eastern side of the A57 at Woolley Bridge; it is 
broadly rectangular in shape, tapering at the southern end and measures approx. 
0.93ha. The land is undulating rough tree, scrub and grassland with a belt of mature 
trees long the eastern boundary adjacent to the public right of way and bridleway. 
This forms part of the Broadbottom to Hadfield section of the Transpennine Trail; a 
nationally significant coast to coast route for walkers and cyclists. The site generally 
falls from east to west by approximately 12m.

2.2  It is understood that there is a history of spoil tipping on the land, part of which 
was also used as a petrol filling station which has been removed. The site is located 
to the east (rear) of a row of predominantly terraced residential properties which face 
onto the A57, with semi-detached and detached properties to the southern end of the 
site. Beyond the eastern boundary is an area of open space/woodland, beyond 
which is a residential estate. To the north of the site is Travis Perkins building 
supplies and beyond this Glossop Caravans Service Centre. To the south west of 
the site, adjacent to the site entrance is a vacant site with an application for 2 
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dwellings submitted by the applicant (HPK/2019/0232, currently pending). It is 
proposed that the site for 2 dwellings would be accessed via the estate road which 
forms part of this application.    

2.3 The site is also the subject of a current application (HPK/2020/0117) which 
seeks to vary conditions on the outline consent and also an application 
(DOC/2020/0025) which seeks agreement of conditions on the outline consent. 

2.4  The site is located within the built up area boundary of Hadfield, on the edge of 
the ‘riverside meadows’ landscape character area and within 250m of a landfill 
buffer, as defined in the Local Plan. The site is located within fllodzone 1 with land to 
the west of the site on the A57 located within floodzones 2 and 3.

3. DESCRIPTION OF THE PROPOSAL

3.1 Members will recall that a recent application for the reserved matters for this 
site (HPK/2019/0133) was refused at planning committee on 2nd December 2019 for 
reasons of poor design, lack of connectivity to existing public rights of way and net 
loss to biodiversity. 

3.2 Following pre application discussions the applicant has made significant 
efforts to overcome previous concerns and address Statutory Consultee comments.  
This application is a resubmission of the previously refused scheme and seeks 
approval for all matters reserved for the residential development of 31 dwellings, 
including details of appearance, layout, landscaping, scale and access. It follows the 
approval of HPK/2017/0198 “Outline planning permission with all matters reserved 
for residential development and associated works”, which was determined by 
Members at the 8th October 2018. The Outline application was accompanied by a 
signed S106 agreement.  

3.3 The Section 106 legal agreement secured the following:-

 6no. affordable units (which equates to 20% affordable housing as a result of 
the submission of viability assessment submitted at outline application stage) 

 Education contribution to st Andrew’s CE Junior School to be calculated in 
accordance with Schedule 2 of the agreement.

 Open Space off site contribution (to be calculated via formula in agreement 
and used for Council owned public open space to the east of the site for 
management and enhancement of biodiversity)

 Outdoor sports and recreation contribution towards the cemetery Road Playing 
Fields (to be calculated via formula in agreement) 

 Management company to manage any unsold pieces of land on the site.

3.4 Access to the site was established although its design was not finalised as 
part of the previous application and is via a singular priority controlled T junction off 
the A57 (Woolley Bridge). This has been discussed and agreed with Highways 
England due to the proximity to the proposed Mottram Bypass Scheme.  The 
proposed access road will run in a northerly direction with dwellings arranged in a 
linear format climbing upwards along the road. The road then bends and climbs to 



the east with a turning head at the north eastern section of the site. A footpath 
continues in a north easterly direction and joins the Transpennine Trail.  

3.5 The proposals as submitted now comprise a mixture of 2 and 3 storey 
terraced, detached and semi-detached dwellings and an apartment block designed 
as two storey dwelling, arranged in a linear format.. The proposals include 8 house 
types and comprise:

     - 21 no. 4 bed, 7 person units
     - 6 no. 3 bed, 5 person units
     - 4no. 1 bed, 2 person apartments

3.6 The layout of the site has been amended from the previous refusal to 
introduce 2 terraced blocks within the central section of the site, general design 
amendments to house types, a repositioning of plots around the south eastern end of 
the site to provide an improved separation between the properties and improvements 
to the design of the apartment at the site entrance. It is also proposed to link the site 
via a footpath to the Transpennine Trail at the north eastern end of the site. 
Additional landscaping and a planted retaining structure is proposed to the north 
western boundary to improve the appearance of the site from Travis Perkins and 
additional planting is included throughout to mitigate the impact of the development. 

3.7 The proposals include 58 car parking spaces including integral garages which 
are present on 2 of the house types (the Huntingdon and Bayport).

3.8 The proposed development includes provision of 6 affordable units as agreed 
within the Section 106 (dated 30th January 2019) which comprises 2x 3 bed 
dwellings, 4x one bed apartments. These are to be positioned to the west of the site, 
at the site entrance and are designed to have the appearance of 4no. two storey 
dwellings. Amended plans and additional information was received during the course 
of the application to address comments from Statutory consultees. 

3.9 The application is accompanied by the following plans and documents;

 Planning , Design and Access Statement
 Revised Affordable Housing Statement 
 Revised Proposed Site Layout Plan
 House type elevation and floor plans,
 Proposed Site Strip Elevations,
 Proposed Site Sections
 Proposed site Entrance Gateway Elevations
 Boundary Treatment Details 
 External materials schedule
 Revised Ecological Compensation, Enhancement and Mitigation Scheme
 Soft landscaping plans
 Surface water drainage details
 Landscape and Ecological Management Plan (LEMP)



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

http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=2386
52 

4. RELEVANT PLANNING HISTORY

4.1 There have been numerous applications on the site/parts of the site for 
residential development over the last approximately 19 years, the most relevant are:-

HPK/2012/0545 - Outline application for residential development and associated 
works - Approved in December 2012.   
  
http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=1395
04 

HPK/2017/0198 - Outline application with all matters reserved (except access) for 
residential development and associated works – Approved in January 2019.

http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=2155
49    

HPK/2019/0133 - Approval of all reserved matters relating to HPK/2017/0198 -  
Refused on grounds of design, lack of connectivity to existing right of way and net 
loss of biodiversity - Refused 02/12/2019

http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=2314
35 

HPK/2020/0117 - Variation of conditions 14, 15 (drainage) 18 (ecological 
enhancement), 24 (contamination) relating to HPK/2017/0198 -Pending 

http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet 

DOC/2020/0025 -  Discharge of conditions 5,6,7,8,11,12,16,18,20,22,23,24 and 28 
relating to HPK/2017/0198 - Pending

Neighbouring site to the south

HPK/2019/0232 - 2no. Proposed new dwellings & associated site works – Pending

http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=2326
31 

5. PLANNING POLICIES RELEVANT TO THE DECISION

Adopted High Peak Local Plan 2016

http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=238652
http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=238652
http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=139504
http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=139504
http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=215549
http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=215549
http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=231435
http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=231435
http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet
http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=232631
http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=232631


S1 Sustainable Development Principles
S1a Presumption in Favour of Sustainable Development
S2 Settlement Hierarchy
S3 Strategic Housing Development
S5 Glossopdale Sub-area Strategy
EQ1 Climate Change
EQ2 Landscape Character
EQ5 Biodiversity
EQ6 Design and Place Making
EQ7 Built and Historic Environment
EQ8 Green Infrastructure
EQ9 Trees, Woodlands and Hedgerows
EQ10 Pollution Control and Unstable Land
EQ11 Flood Risk Management
H1 Location of Housing Development
H2 Housing Allocations
H3 New Housing Development
H4 Affordable Housing
CF3 Local Infrastructure Provision
CF4 Open Space, Sports and Recreation Facilities
CF6 Accessibility and Transport
CF7 Planning Obligations and Community Infrastructure Levy

High Peak Design Guide 2018

Supplementary Planning Documents

 Residential Design
 Landscape Character
 Housing Needs Survey
 Planning Obligations

National Planning Policy Framework 

 1. Introduction
 2. Achieving sustainable development
 5. Delivering a sufficient supply of homes
 6. Building a strong and competitive economy
 8. Promoting healthy communities
 9. Promoting sustainable transport 
 12. Achieving well-designed places 
 14. Meeting the challenge of climate change, flooding and coastal change
 15. Conserving and enhancing the natural environment
 16. Conserving and enhancing the historic environment

National Design Guide 2019



National Planning Practice Guidance 

6. CONSULTATIONS

Site notice Expiry date for comments: 27.05.2020
Press notice Expiry date for comments: 23.04.2020
Neighbours Expiry date for comments: 16.04.2020

Neighbours

1 letter received and summarised below;
 Can you confirm if this planning application will have a S106 agreement 

attached to it which will provide funding for bus services or for the developer 
to purchase bus tickets for new home owners to travel by bus. 

 

Consultees

Consultee Comment Officer 
response 

Highways 
England

No representations received. 

[It is noted that Highways England have commented on 
DOC/2020/0025 which seeks to discharge relevant 
highway conditions on the outline application. These 
comments are included below. 
[‘We agree to the discharge of the conditions based on 
the submitted detail.’] 

DCC Highways The layout shows the grass verge margin opposite 
plots 14-21 sloping away from the carriageway. This 
will not be adoptable from a highway point of view 
where the verge or at least 2m of it will need oi slope 
towards the carriageway.   

On the basis that the proposed new estate street is 
generally acceptable from a highway viewpoint and 
your authority is minded to approve the application then 
the following conditions are recommended [and 
summarised], in the interests of highway safety;
 
1. Details of construction compound,



2. Wheel cleaning facilities to be provided during 
construction,
3. Creation of estate junction with 2.4m by 68m visibility 
in each direction prior to occupation. 
4. Details of 
i) Relocation of the existing bus stop
ii) Relocation of the existing street lighting column
5. Construction details of the residential estate road 
and footway,
6.  Scheduling of construction of estate streets,
7. Details of accesses to plot numbers 3, 4, 19, 20 and 
21,
8. Laying out of parking spaces prior to occupation,
9. Removal of permitted development rights for garage 
conversions,
10. The first 5m of the proposed access driveways shall 
not be surfaced with a loose material (i.e. unbound 
chippings or gravel etc.).

Recommend [and summarised] informatives;
a Pursuant to Section 38 and the Advance 
Payments Code of the Highways Act 1980, the 
proposed new estate roads should be laid out and 
constructed to adoptable standards and financially 
secured. 
b Pursuant to Sections 219/220 of the Highways 
Act 1980, relating to the Advance Payments Code, 
where development takes place fronting new estate 
streets the Highway Authority is obliged to serve notice 
on the developer, under the provisions of the Act, to 
financially secure the cost of bringing up the estate 
streets up to adoptable standards at some future date. 
c Pursuant to Section 163 of the Highways Act 
1980, where curtilages slope down towards the new 
estate street, measures shall be taken to ensure that 
surface water run-off from plots is not permitted to 
discharge across the footway margin. This usually 
takes the form of a dish channel or gulley laid across 
the access immediately behind the back edge of the 
highway, discharging to a drain or soakaway within the 
site.
d Highway surface water shall be disposed of via a 
positive, gravity fed system (i.e. not pumped) 



discharging to an approved point of outfall (e.g. existing 
public sewer, highway drain or watercourse) to be 
sanctioned by the Water Authority (or their agent), 
Highway Authority or Environment Agency respectively. 
The use of soakaways for highway purposes is 
generally not sanctioned.
e Pursuant to Sections 149 and 151 of the 
Highways Act 1980, steps shall be taken to ensure that 
mud or other extraneous material is not carried out of 
the site and deposited on the public highway. Should 
such deposits occur.
f The application site is affected by a Public Right 
of Way (Footpath number 177Glossop on the 
Derbyshire Definitive Map). The route must remain 
unobstructed on its legal alignment at all times and the 
safety of the public using it must not be prejudiced 
either during or after development works take place. 

Environment 
Agency

No comment

Manchester 
Airport 
Aerodrome 
Safeguarding 

No aerodrome safeguarding objections to the proposal.

Housing 
Strategy

Comments on the revised affordable housing 
statement. - 

We can agree the letter submitted 26/08/2020 forms an 
acceptable Affordable Housing Statement.

Initial comments - 

There are several inaccuracies within the document 
which require attention. 

In terms of what is proposed, (4no 1 bed apartments 
and 2no 3 bed dwellings) I am happy with. The units 
proposed meet NDSS standards. The location of the 
affordable units is grouped together at the front but 
given the small number proposed I feel this is 
acceptable in these circumstances. 

United Utilities Comments awaited.



DCC  
Contribution 
Officer

It is noted that a s106 has been signed on the original 
outline which provides for an education contribution 
towards St Andrews CE junior School, payable prior to 
occupation. No further comments 

DCC Flood 
Risk 
Management 
Team

Comments on revised plans. 
The LLFA has reviewed the response from the 
applicant sent 4th August 2020 and the report from 27th 
July 2020. It is concluded that from the calculations and 
information provided in the letter from the consulting 
engineer dated 4th August 2020, the proposed rate of 
surface water run-off from the new development is less 
than both the existing current situation and the 
historical situation. 

On this occasion the LLFA are now satisfied to advise 
that the surface water discharge to the combined sewer 
at 5l/s (according to the applicant’s calculations this 
should be an overall decrease of approximately 4l/s) 
would be the most pragmatic solution for the proposed 
disposal of surface water from this site, and has no 
further issues with the reserved matters application 
HPK/2020/0117 and application HPK/2020/0107.

The previous LLFA response on 1st May 2020 
essentially concluded that any additional flows into the 
combined sewer would cause additional flood risk 
offsite and it does now appear that the applicant has 
now supplied evidence to the LLFA that there should 
be an overall decrease against current flows, which 
should therefore be a reduction to flood risk offsite.

We have notified United Utilities of the LLFA’s decision 
in respect of the above. 

Additional Comments
Thank you for consulting the Lead Local Flood 
Authority (LLFA) in relation to the above planning 
application. The LLFA has reviewed the available 
documentation available. The LLFA has the following 
comments. 

Subsequent to the previous consultation last year, the 
LLFA has received multiple reports of internal flooding 
issues both in November 2019 through to February 
2020, to an area south of the proposed development 



which in turn discharges into a combined sewer that 
joins with the same combined sewer that this 
development is proposing currently to discharge 
surface water into. 

The LLFA had concerns that this development may 
make the flooding worse in that offsite area by putting 
further pressure on the combined sewer system and 
requested modelling data from United Utilities to 
understand this impact fully. This has been supplied 
and confirmation given that even a 9.1 l/s additional 
flow to the combined sewer network is modelled to 
flood the combined sewer. Therefore, the LLFA on 
these grounds cannot allow for the development to 
discharge into the combined sewer as this will increase 
flood risk.

The above comments also fundamentally impact on 
planning application HPK/2020/0117 - Land Rear Of 58 
To 86 Woolley Bridge, Hadfield.

Initial Comments - 
The LLFA has had some discussions on this planning 
application with the developer, see further below 
following a UU request to ask the developer to review 
their intentions regarding their proposal to outfall to the 
combined sewer following previous Reserved Matters 
application at this location.

The further evidence the developer has sent for why 
they could not go to a surface water sewer rather than 
combined sewer relates back to the 12 July 2019 
Technical Note attached, where Highways England 
were not allowing changes to their proposed A57 
roundabout scheme and would not permit surface 
water sewer to outfall through their land to the 
watercourse adjacent, leaving the only other public 
surface water sewer to the east of the site at a higher 
elevation. The developer sent the attached Pump pdf to 
the LLFA indicating that a suitable pump location would 
in their view make the site not viable based on reducing 
scope of four houses for locating a suitable pump 
station as attached, also described within the 12 July 
2019 Technical Note. 

The LLFA understands the developers concerns of 
viability but is fundamentally more concerned of the 
continuing flooding issues to properties further offsite at 
Brookfield, Glossop which may have some potential to 
be impacted on by alterations to flows in the combined 



sewer from Woolley Bridge location.

The LLFA, as within the email communications further 
below, sent to developer on 29th January 2020, raised 
concerns of ongoing flooding issues at Brookfield, 
Glossop to the developer with concerns that the 
proposed combined sewer runs to Melandra Road and 
joins with another combined sewer that comes from 
that flooding area. Since then UU has attended with 
DCC and other parties on 17th February to investigate 
further flooding events that occurred at that location on 
9th February 2020, this was relating to highway ponding 
during significant rainfall events that results in flooding 
to several surrounding residential and commercial 
property. That section of highway drainage was found 
to connect to a combined sewer in an adjacent 
commercial car park and that appeared to flow through 
to Melandra Road where it appeared to be joined by 
combined sewer from Woolley Bridge. 

The concern still remains that the LLFA has not seen a 
camera culvert survey report confirming whether the 
ongoing flooding concerns in relation to the combined 
sewer at that flooding location. This may in effect also 
show whether or not it could be affected by any 
increases to flow in the combined sewer that joins from 
Woolley Bridge to Melandra Road. This is fundamental 
to the LLFA response on this planning application as it 
would determine whether or not it would be reasonable 
for the LLFA to direct the developer to a pumped 
station solution based on the grounds of whether 
additional flows to this combined sewer may potentially 
add to flood risk to property offsite at a known location 
of flooding concern and therefore how the LLFA would 
be responding on HPK/2020/0117 and HPK/2020/0107 
applications at Woolley Bridge, Glossop.

DCC Urban 
Design 
Development 
Control Officer

The main aim with this site has always been to achieve 
a high quality and locally contextual development in line 
with the aims of national design guidance.  Given the 
complex nature and constraints of this site, the 
increased density and increased visibility of the 
development due to the now predominantly three 
storey height of the houses, needs to be offset by a 
high-quality design response and a high level of 
landscape characterisation.  

The layout has significantly improved by the formation 
of two terraced blocks along the central part of the site 
(Plots 10-13 and Plots 17-20). This along with the 



grouping of plots 14,15 and 16 together in a closer 
arrangement to read as a block also strengthens the 
character of the scheme, by producing a more cohesive 
streetscape. This now allows for a much more 
distinctive and characterful frontage facing towards the 
valley and produces a more harmonious and less 
contrasting relationship with the traditional terraces 
below, whilst also being more contextual.  

The setting back of plots 7,8 and 9 further back also 
allows for better space at the frontages and an 
improved relationship to the houses proposed below as 
part of the separate application HPK/2019/0232 for 2 
no houses. The arrangement of these two houses has 
been amended to be re-orientated towards the frontage 
of the A57 and therefore enhance the gateway into the 
whole development. 

The proposed link to the High Peak Trail results on a 
much-improved layout that results in a smooth 
transition to adjoining countryside and will improve 
walkability from within the development. This will need 
to be detailed with appropriate surfacing to allow for a 
transition from hard landscape to informal footpath, 
alongside the area of block pavers on the shared 
driveway. 

Plot 22 has an uncomfortable juxtaposition to the 
corner of the road hammerhead arrangement, and this 
gives a poor frontage and detailing, which would be 
avoided if the density were reduced. It is this tightness 
in the design that results in poor detailing with 
driveways at odd angles to kerb edges. I cannot see 
how this can otherwise be improved upon. 

The improvement to the rear elevations of houses seen 
from the A57 are acceptable and provides a much 
better view of the development.

I prefer the rearrangement of the configuration of the 
roofs on the apartments at the entrance to the 
development to the previous hipped roof arrangement 
and think this has improved the entrance frontage to 
the site and again has a more unifying character with 



other elements of the scheme. 

The Bayport’ integral garages when viewed straight on 
from the entrance road into the site do not give the 
contextual response I would like. The Bayport elevation 
is more suburban in character because of these 
integral garages and perhaps would be better placed or 
changed for a different house type.  

The detail of the bin stores needs to be seen but happy 
they do not compete with elevations. 

Surfaces. The areas of permeable tarmac and block 
pavers on the shared drives is acceptable. An 
improvement would be to also use block pavers for the 
surfacing on parking spaces 1-6. This would give a 
better character to the street scene and distinguish 
them from other parking places. This would work well 
with the adjoining green area and give an improved 
sense of placemaking. Regarding other surfaces, I 
cannot distinguish the areas of gravel finish on the plan 
and assume these is limited to small areas of gravel 
rather than larger areas where it can lead to a 
temporary unfinished appearance if not applied with 
appropriate kerb edging. 

The existing palisade fence to the boundary with Travis 
Perkins is to be retained. Presently this cannot be 
seen. However, should it be exposed I suggest powder-
coating/green paint to make it more recessive.  
Presently there is a degree of tree screen on this 
boundary and the loss will increase the visual impact. 
The need for engineering of levels and retaining walls 
on the site may make any replacement tree planting 
difficult to achieve, however, I am satisfied that a native 
hedgerow mix at 1800mm would satisfy the screening 
requirements on this boundary provided it was properly 
managed. Details of the proposed ‘Tensartch’ retaining 
system should be submitted as it is a highly visible 
boundary from the A57. 

Removing all trees from the garden areas and not 
replacing some of them with more appropriate structure 
tree planting is a missed opportunity to integrate the 
development into the adjoining countryside. The garden 



areas are big enough for the occasional native tree 
planting of appropriate garden species.  The integration 
into the existing landscape is key to the success of the 
scheme. 

In conclusion, the negotiated scheme vastly leads to an 
improvement of the site and the character of the area. 
In the design and access statement, the applicant’s 
willingness to make improvements to the design with 
the planning team has been clearly and well explained.  
The layout still demonstrates that the site is being 
developed to a maximum density giving a much tighter 
arrangement and a more intense development than 
characterised on the approved outline plan. Whilst this 
is due to the constraints of the site, the resultant style 
and character of development has evolved.  The 
previous scheme was less cohesive, with mainly 
detached houses in a more random mixture of house 
types. Since then the plan has now transformed into a 
more legible, contextual and characterful scheme.
I am still of the opinion that the character would still be 
improved with a reduction in numbers of houses, in 
order to give more room for a comfortable arrangement 
of road edges and frontages. I would also have 
preferred to remove the integral garages from within 
the scheme as they are not contextual to the traditional 
domestic terraces nearby.  

If the applicant can address the minor design changes 
suggested in the previous comments, and the scheme 
can be delivered to a high standard of construction and 
materials, then I would be mindful to support the 
scheme. 

 
DCC 
Landscape 

Existing Trees
All trees within the site boundary are proposed to be 
removed. These are relatively young trees that self-
seeded after a site clearance some years ago, the 
more mature trees being on Council land closer to the 
Trans Pennine Trail. However, whilst not mature, the 
trees and scrub when considered as a group still have 
a value to wildlife and visual amenity supplementing the 
adjacent green corridor.

The Outline Application preserved a belt of existing 
trees and scrub along the Trans Pennine Trail. Whilst 
this would require more extensive retaining structures 
the green backdrop would be beneficial and it would 
protect the existing trees much better. The proposals 



including regrading works encroach closely on the 
existing trees adjacent to the Trail. In particular the 
south east corner of the rear garden to plot 8 is close to 
the Trail and in an elevated position, this may result in 
damage and further tree loss, garden fencing is likely to 
conflict with existing trees and the fencing is likely to be 
visible above the ridge of the house. 

Landscape proposals
The native hedging species proposed are generally 
appropriate and would be beneficial to wildlife, 
however, in some areas they may be problematic in 
terms of size and thorns.  I suggest that Beech is used 
instead at P9, 10 and 11 on the hedging drawing (plots 
6,7and 24 on the housing layout plans) and the hedge 
is stopped short of the footpath to the trail sufficiently to 
allow clear sightlines to the footpath. The mix also 
contains Salix caprea which may be advisable to omit 
near any retaining structures. 

Generally the proposed tree planting is of small 
growing species and is specified as rather small stock. 
Ilex aquifolium is proposed as a street tree and would 
be better suited as part of the native hedge mix. Whilst 
smaller street trees are required in some areas close to 
dwellings there is certainly scope to plant more larger 
growing trees to create a bigger impact along the west 
side of the proposed road and in the triangular area at 
the north west of the site.

Whilst it is desirable to have woodland planting in the 
open space leading to the Trans Pennine Trail good 
visibility is essential to ensure that the path is well used 
and not a security issue, therefore I consider clearer 
sight lines are required from the development at the 
entrance of the footpath.

Conclusion
Overall I consider that the constraints of the site have 
resulted in proposals that would require a significant 
loss of existing green infrastructure and that the 
planting proposals are not sufficiently robust to 
successfully assimilate the development into the 
existing woodland backdrop. In particular I consider 
that the green infrastructure that abuts the Trans 
Pennine Trail makes an important contribution to a well 
vegetated skyline and should be preserved and that 
more robust mitigation is required.



Derbyshire 
Wildlife Trust 

We have reviwed the Ecological Mitigation, 
Compensation and Enhancement Scheme produced by 
SLR and consider it is acceptable and provided 
measures are implemented in full it address the 
requirements which were set out at outline stage. 
 

HPBC Tree 
Officer

Comments on revised Ecological enhancement 

There are no objections to the revised LEMP and 
request an additional contribution of £7,000 over 12 
years for the maintenance of the proposed footpath link 
to the Transpennine Trail (£583.00 per annum or a one 
of sum to be drawn down).  

Original comments-
The ecological enhancement scheme needs to reflect 
the multifunctional use of this site. 

2 elements in particular need to be considered 
alongside Biodiversity 

 the juxtaposition of the copses of trees 
and the impact these have on the 
neighbours 

 encouraging the use of the site as an 
active pedestrian link 

There is little reference to the site as public open space 
and it’s concurrent use for recreation and access. 
There needs to be more detailed information on how 
management of the site relates to use by the public as 
well as biodiversity. The emphasis here is to ensure 
that it is welcoming as a safe access route, particularly 
in terms of encouraging physical activity. 

Woodland management. 
In principal the thinning of the woodland is fine but 
there is no detail about the percentage of woodland 
thinning or which species to selectively removed/ 
retained. 

Given the impact on the neighbouring properties some 
coppicing cycle will  be advantageous to both 
biodiversity and managing impact on neighbouring 
properties 

HPBC No observations. 



Environmental  
Health
Environment 
Agency 

No comment.

 HPBC 
Operational 
Services 

The proposals secured sports and open space 
contributions at outline. 

Alliance 
Waste and 
Recycling 

No issue with this 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 
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 adopted High Peak 
Local Plan April 2016.

7.3 At the heart of the NPPF is the presumption in favour of sustainable 
development (paras 10 and 11). For decision makers this means approving 
development proposals that accord with an up-to-date development plan without 
delay; or where there are no relevant development plan policies, or the policies 
which are most important for determining the application are out of date, grant 
planning permission unless a) policies in the Framework which protect areas or 
assets of importance provide a clear reason for refusing the application or b) any 
adverse impacts would significantly and demonstrably outweigh the benefits when 
assessed against the policies in the NPPF taken as a whole.

7.4 Paragraph 8 of the NPPF outlines that achieving sustainable development 
requires the consideration of three overarching and mutually dependant objectives 
being: economic, social and environmental where they are to be applied to local 
circumstances of character, need and opportunity of each area. These objectives are 
interdependent and should be pursued in mutually supportive ways and comprise:

 
a) an economic objective – to help build a strong, responsive and competitive 
economy, by ensuring that sufficient land of the right types is available in the right 
places and at the right time to support growth, innovation and improved productivity; 
and by identifying and coordinating the provision of infrastructure; 



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

c) an environmental objective – to contribute to protecting and enhancing our 
natural, built and historic environment; including making the effective use of land, 
helping to improve biodiversity, using natural resources prudently, minimising waste 
and pollution, and mitigating and adapting to climate change, including moving to a 
low carbon economy.

7.5 Section 5 of the Framework relates to delivering a sufficient supply of homes. 
Paragraph 59 identifies that to support the Government’s objective of significantly 
boosting the supply of homes, it is important that a sufficient amount and variety of 
land can come forward where it is needed, that the needs of groups with specific 
housing requirements are addressed and that land with permission is developed 
without unnecessary delay.

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

Principle of development

7.7 The principle of residential development on the site has already been 
established by the granting of outline consent (HPK/2017/0198) and this application 
for all reserved matters does not present an opportunity to revisit that principle. This 
reserved matters application therefore seeks to agree matters of layout, access, 
scale, appearance and landscaping.

Layout, Scale and Appearance 

7.8 Section 12 of the NPPF outlines that the creation of high quality buildings and 
places is fundamental to what planning and the development process should 
achieve. Design is a key aspect of sustainable development. Paragraph 127 seeks 
to ensure development;

a) functions well and adds to overall qualities of the area over the lifetime of the 
development,

b) are visually attractive as a result of good design,

c) are sympathetic to local character and history, including the surrounding built 
environment and landscape setting whilst not discouraging innovation,

d) establish a strong sense of place using the arrangement of streets, spaces, 
building types and materials to create attractive, welcoming and distinctive places to 
live, work and visit;



e) Optimise the potential of the site to accommodate and sustain an appropriate 
amount of mix of development and support local facilities and transport networks.

f) Create places that are safe, inclusive, and accessible and which promote health 
and well-bring with a high standard of amenity of existing and future users and where 
crime and disorder, including the fear of crime, do not undermine the quality of life or 
community cohesion and resilience. 

7.9 Policies S1 and EQ6 of the adopted Local Plan seek to ensure that 
development is well designed and of a high quality that responds positively to its 
environment whilst contributing towards local distinctiveness and a sense of place. 
New development should take account of the distinct character, townscape and 
setting of the area and secure high quality and locally distinctive design and amenity. 
Developments should be easy to move through and around and incorporate well 
integrated car parking, pedestrian and cycle routes. 

7.10 The High Peak Design Guide 2018 requires the setting of any building to be 
carefully considered. New development should be guided by the existing character 
and context.  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. The 
National Design Guide 2019 explains that the underlying purpose for design quality 
is to create well-designed and well-built places that benefit people and communities. 
This includes people who use a place for different purposes i.e. to live, or pass 
through and includes people at different stages of life with different abilities. A well 
designed place comes about through making the right choices concerning layout, 
form and scale of buildings, appearance, landscape, materials and detailing. 

7.11 The site is located within an elevated position and currently has a wooded 
setting. Existing development in the surrounding area is characterised by modest 
terraced dwellings with limited frontages, with occasional detached dwellings and 
farmland and fields opposite. The site is close to the proposed Mottram Bypass, with 
the site access planned directly opposite the A57. Larger residential estates are 
found to the east and further to the south of the site although established vegetation 
provides good screening for existing development.  

7.12   The existing topography of the site will require significant engineering to create 
an accessible estate street and useable garden areas including significant retaining 
walls and boundary treatment. As a result of the topography, dwellings are presented 
as either three storey to the front or rear depending on the siting. In order to 
overcome design concerns which resulted in the refusal of the previous application, 
the proposal includes the provision of two terraced blocks, and closer positioning 
within plots with the centre of the site which replicate the terraced properties along 
the A57. This has allowed a reposition of some of the properties to the south east 
which provides an improved street scene when viewed from the west. Overall the 
linear format, whilst densely laid out, is considered to be an appropriate arrangement 
of dwellings on this site.  

7.13 The design of the dwellings has evolved from the previous refusal to include a 
horizontal emphasis to windows and to improve the rear elevations of properties 



which are visible at the rear. The design of the apartment block was also amended to 
better reflect the existing terraces and character of surrounding development.  
Amendments were provided throughout the course of the application to address the 
comments from the Urban Design Officer. 

7.14 Built form within the Riverside Meadows Landscape Character Area is 
characterised as simple with square or rectangular shaped properties with little or no 
ornamentation. Buildings should have broad front elevations with narrow sides or a 
square plan form and steep roof. The inclusion of terraces has reduced the 
proportion of narrow frontage properties from the previously refused scheme which 
better responds to the local area. 

7.15 Materials proposed consist of Darlstone Buff facing stone with Yorkstone 
Artificial stone head, cills, capping and string course with 10mm pointing. A slate 
grey concrete roof tile is proposed, with stone corbels below, with black upvc 
windows and fascia boards and composite doors. Boundary treatment will comprise 
close board timber fencing, some with lower stone coursed wall with fencing above. 
Retaining walls within gardens will be timber logs/sleepers. Around the north 
boundary it is proposed to incorporate a green planted retaining wall with fencing 
above, except in the far north western corner where a stone filled basket retaining 
wall with timber railing fencing and hedgerow between forms the boundary in the 
most prominent area. 

7.16 Existing planting and screening, particularly along the western edge of the site 
will be retained and improved where possible. Trees within plots are scattered 
around the development to soften the appearance of the street.    

7.17 Several house types do not meet the National Described Space Standards 
and the mix of houses is heavily weighted towards 4 bed dwellings. However, the 
Council have previously sought legal advice on whether house sizes (floor space) 
and housing mix were a matter to be determined at the reserved matters stage. 
Counsel’s advice is that these matters should be determined at the outline stage by 
the use of appropriate conditions and/or legal agreement. In this case, the original 
outline consent did not secure specific house sizes or mix, and therefore the 
requirements of Policy H3 cannot be secured at this reserved matters stage in any 
event.

7.18  On balance, the proposals will be a dense and ‘urban’ development. However, 
the scheme is an improvement from the previous refusal and will improve 
appearance of the site and connectivity within and surround the immediate area. The 
DCC Urban Design Officer has raised no objections and considers that the proposals 
present a more legible, contextual and characterful scheme from the previous 
scheme.

7.19 Whilst it is acknowledged that this site is being developed at maximum 
density, overall the proposal as submitted is considered to result in a good quality 
form of development that will assimilate with the surrounding development. The site 
overall will not harm the character or appearance of the wider area and is in 
accordance with the provisions of sections 8 and 12 of the NPPF, policies EQ6 and 



the provisions of the National Design Guide 2019, High Peak Design Guide 2018 
and the Residential Design Guide 2005.

Arboricultural and Landscape Issues

7.20 Section 15 of the NPPF requires decisions to contribute to and enhance the 
natural and local environment. Paragraph 127 of the NPPF states that planning 
decisions should ensure that development is sympathetic to local character, history, 
including the surrounding built environment and landscape setting, while not 
preventing or discouraging appropriate innovation or change (such as increased 
densities). 

7.21 Policy EQ2 of the adopted Local Plan seeks to protect, enhance and restore 
the landscape character of the Plan Area for its own intrinsic beauty and for its 
benefit to the economic, environmental and social well-being of the District.  
Amongst a number of criteria, development should be informed by and sympathetic 
to the distinctive landscape character as identified in the Landscape Character 
Supplementary Planning. Policy EQ6 identifies that development should contribute 
positively to an areas character, and consider the relationship between buildings and 
landscape features. Moreover, public and private area should be well designed and 
provide for the retention of significant landscape features such as mature trees. 
Local Plan policy EQ9 seeks to protect existing trees, woodland and hedgerows. 

7.22 At outline stage it was anticipated that a landscape buffer would be provided 
to the eastern boundary to link into the existing tree belt and the area of the Trans 
Pennine Trail. However, in reality the site boundary sits outside of the established 
tree buffer which is within Council ownership and it is proposed to clear remaining 
tree and scrub on site. It is also proposed to retain trees to the western site boundary 
which will provide some buffer of the development. 

7.23 It is clear that longer range views into the site will result in the development 
being prominent in the landscape. However, the development will be read in context 
with the terraced properties along the A57. It is also not uncommon in the wider area 
for development to wind up the hill as development does to the south of the site 
along Tavern Road. 

7.24 The DCC landscape officer is concerned that the planting proposals are not 
sufficiently robust to successfully assimilate the development into the existing 
woodland backdrop. The applicant has revised the planting proposed to address 
these comments from the DCC landscape Officer although larger tree stick is not 
included in these amendments as the applicant states this has a higher rate of 
failure. 

7.25 Overall, tree loss on the whole was envisaged on a similar scale throughout 
the site at outline. Planting throughout and the various boundary walling particularly 
to the north western site boundary will soften the visual impact from longer range 
views when travelling in southerly directly along the A57.  Whilst additional planting 
and a reduced density may further improve the assimilation of the development into 
the landscape, the applicant states that viability is critical on this site (as 
demonstrated at outline) and that planting is maximised through the site.



7.26 On balance, the proposed development would make a positive contribution to 
the character of the area through a high quality design and the proposal is in 
accordance with Section 15 of the NPPF and local plan policies EQ2 and EQ6. 

Ecology and Biodiversity 

7.27 Section 15 of the NPPF seeks to conserve and enhance the natural 
environment by protecting and enhancing biodiversity.  When determining 
applications paragraph 175 states if significant harm to biodiversity resulting from 
development cannot be avoided (through locating to an alternative site), adequately 
mitigated for or as a loss resort compensated for then planning permission should be 
refused. Policy EQ5 of the Local Plan seeks to conserve and enhance the 
biodiversity and geological resources of the area by ensuring that development 
proposals will not result in significant harm to biodiversity or geodiversity interests. 

7.28 The submitted ecology survey confirms the absence of reptiles, Great Crested 
Newt, badger and water vole. Bat roosting habitat was identified although the 
eastern tree margin (which will remain) was identified as providing habitat for 
foraging and commuting bats. The site presents some invertebrate interest although 
this is not uncommon and widespread.

7.29 The application is accompanied by an ecological mitigation, compensation 
and enhancement scheme (EMCE) which identifies the provision of bat boxes, bird 
boxes, hedgehog friendly fencing (i.e. post and rail) and the provision of additional 
native planting and seeding to mitigate and compensate for the proposals. The 
Section 106 secured at outline also provides for a contribution towards the 
management and enhancement of biodiversity within the public open space to the 
east of the site. 

7.30 After discussions at pre app stage to inform the resubmission, DWT consider 
that the EMCE is acceptable provided measures are implemented. This can be 
required via condition. 

7.31 The proposal is therefore considered to comply with paragraph 175 of the 
NPPF and local plan policy EQ5 in this regard.  

Highways and Access

7.32 Section 9 of the NPPF states that transport issues should be considered from 
the earliest stages of development proposals so that, amongst other things, 
opportunities from existing or proposed infrastructure are realised, opportunities to 
promote walking, cycling and public transport are identified and pursued, and 
patterns of movement, streets, parking and other transport considerations are 
integral to the design or schemes and contribute to making high quality places. 

7.33 Paragraph 108 of the NPPF identifies that in assessing an application for 
development, it should be ensured that: 



a) appropriate opportunities to promote sustainable transport modes can be – 
or have been – taken up, given the type of development and its location; 

b) safe and suitable access to the site can be achieved for all users; and 

c) any significant impacts from the development on the transport network (in 
terms of capacity and congestion), or on highway safety, can be cost 
effectively mitigated to an acceptable degree. 

7.34 Paragraph 109 of the NPPF states 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. Para 110 goes on to state development should give priority first to pedestrian 
and cycle movements within the scheme and with neighbouring areas. 

7.35 Policy CF6 of the adopted Local Plan sets out the need to ensure that 
development can be safely accessed in a sustainable manner, whilst minimising the 
need to travel particularly by unsustainable modes of transport.  Policy EQ8 of the 
Local plan requires that through its layout and design, new development should 
respond to the location of existing green infrastructure and ecological networks, 
supporting their appropriate uses and functions. The Local plan identifies the Trans-
pennine Trail as a multi-functional trail that links green spaces, residential areas and 
town centres together across the Local Plan area.

7.36 The outline application identified the access point off the A57, details of which 
were required by condition. The developer has worked with Highways England and 
Derbyshire County Council to agree a design and layout of this access. The scheme 
meets with the relevant parking standards with the 4 bed house types also having 
integral garages. There are no objections from the Highway Authority to the scheme.  

7.37 The scheme now also includes the provision of a footpath connecting to the 
Transpennine trial at the north eastern end of the site. The path will have a natural 
finish and shall lead upwards in a north easterly direction to the Transpennine Trail 
to the east. This significantly enhances the connectivity of the site and improves 
access links to the established pubic right of way and also provides a route to the 
A57 through the site. 

7.38 Although parking standards are met, due to the linear layout, the development 
would be visually dominated by vehicles parked at the front of dwellings. However 
this is common place with urban environments and will be softened to some extent 
by the planting proposed between plots and within front gardens. The addition of the 
footpath link is well designed and integrates the development with existing public 
right of way networks and green infrastructure. Accordingly the development meets 
the requirements of Section 9 of the NPPF and local plan Polices EQ8 and CF6 in 
this regard.

Impact on neighbouring residential amenity

7.39 The NPPF at paragraph 127 (f) seeks to ensure that planning decisions 
deliver, amongst a number of factors, a high standard of amenity for existing and 



future users. Policy EQ6 requires new development proposals to achieve a 
satisfactory relationship to adjacent development taking into account matters such as 
overlooking, shadowing, overbearing effects, noise and light pollution. The Councils 
adopted Residential Guide SPD advises that a distance of 21m between habitable 
windows of adjacent properties should be achieved to provide an acceptable level of 
amenity. Where changes in level are evident, these distances should increase by 1m 
for every 0.5m in height difference between the smaller and the taller building. Para 
8.6.1 does allow for some flexibility to this, depending on site circumstances.

7.40 Due to significant differences in levels between existing dwellings on Woolley 
Bridge and the proposed dwellings, (between 7m and 9m difference in ridge heights) 
an extended privacy distance of around 39m between habitable windows is required. 
This is possible throughout much of the site, although is not possible from the rear of  
No.’s 54 and 56 Wooley Bridge Road because the maximum distance between 
properties is around 25m.

7.41 However it is noted that there is currently considerable screening at the rear 
of the 54 and 56 Woolley Bridge which it to be retained to provide a continuous 
buffer and which would reduce any potential for overlooking. In addition, as the 
increase in elevation is so significant the overlooking potential is confined to roof 
lines rather than directly into windows. 

7.42 The proposed properties will undoubtly affect outlook from the rear of 
dwellings along Woolley Bridge road but due to the orientation of the dwellings would 
not harm the levels of daylight to such a degree as would be considered 
unreasonable. The positioning of the properties to the south west of the site avoid 
any undue shadowing or loss of light as they sit forward of the existing pair of semi’s 
of 54 and 56 Wooley Bridge road. The proposed side elevation of Plot 1 facing north 
is blank and thus avoids any overlooking issues. 

7.43 To the south of the site, the nearest proposed dwelling, plot 7, would be 16m 
from the existing property, Hillside. However, the property is orientated so that the 
property would be at an oblique angle with only small hallway windows on the side 
elevation. Proposed boundary treatment would maintain privacy for the garden areas 
of the existing and proposed development. There are no residential properties 
directly to the east or north of the site.

7.44 In conclusion, the proposals are considered to maintain the amenities of 
existing neighbouring residential properties and provide a suitable level of amenity 
for future occupants of the proposed dwellings. The proposals are therefore 
considered to meet the requirements of local plan policy EQ6 and para 127 (f) of the 
NPPF in this regard. 

Affordable housing

7.45 Section 5 of the NPPF seeks to guide the provision of affordable housing 
within a site, requiring a minimum 10% of the affordable units to be affordable 
ownership. Policy H4 of the Local Plan requires a 30% affordable housing 
contribution on sites of 25 units or more, with 80% rented and 20% shared 
ownership/intermediate split. As noted above, through the submission of a viability 



assessment, which was accepted at the outline application stage, the Section 106 
agreement has secured the provision of 6 affordable units. All of the affordable units 
proposed meet or exceed the minimum Nationally Described Space Standard.

7.46 The submitted affordable housing statement outlines that the 2no. 3 bed 
dwellings will be provided for shared ownership whilst the 4no. one bed apartments 
will be affordable rented. This accords with the requirements of the section 106 
agreement. 

7.47 The affordable housing statement explains that due to the topography (which 
would necessitate larger units built into the hillside) and for management reasons the 
affordable units are grouped around the entrance to the site at the south west.  
Whilst it is preferable to disperse units the site, it is accepted that the proposed 
location provides an accessible level for the dwellings.  The proposals meet the 
requirements of local plan policy H4 and section 5 of the NPPF in this regard. 

Flooding & drainage

7.48 Policy EQ11 of the Local Plan seeks to support development which avoids 
areas of current or future flood risk. Paragraph 155 of the NPPF states that 
development in areas at risk of flooding, should be avoided by directing development 
away from areas at highest risk. 

7.49 The site lies within flood zone 1, an area which has the lowest risk of flooding, 
whilst land to the far south western corner of the site are located within flood zone 2, 
with flood zone 3 covering the A57 to the west of the site. The current drainage 
situation is an combined connection of foul, surface and land drainage conveyed to 
the public sewer network. 

7.50 After due consideration of all options within the surface water hierarchy, it is 
proposed that a connection to the combined system will remain. Surface water will 
discharge to the combined sewer at 5l/s (an overall decrease from existing of 
approximately 4l/s). Foul drainage is also proposed to the public combined sewer 
network via gravity system within the site access road and connection made on the 
A57. Additional information has been submitted during the course of the application, 
as requested by DCC Flood Risk Team. 

7.51 The LLFA has concluded that there are no objections to the drainage scheme 
proposed and there are no requirements for additional conditions. Comments are 
awaited from United Utilities and will be reported at committee.

7.52 Bearing the above comments in mind it is considered that the proposal will be 
able to incorporate appropriate drainage for the site and that no flooding issues 
should result from the development. Therefore, it is considered that the proposal 
accords with Local Plan policy EQ11 and section 14 of the NPPF in this regard.

Land contamination

7.53 Policy EQ10 of the Local Plan seeks to protect people and the environment 
from unsafe, unhealthy and polluted environments. Paragraph 170 (e)  of the NPPF 



states that new and existing development should not contribute to, or be put at an 
unacceptable risk from, or be adversely affected by unacceptable levels of soil, air, 
water or noise pollution or land instability. Policy S1 of the Local Plan and paragraph 
127 (e) of the NPPF seek to protect the amenities of all existing and future residents.

7.54 Part of the site has previously been occupied by a petrol filling station, which 
was removed some years ago.  Contamination conditions were placed on the Outline 
consent to ensure the site is developed in an appropriate manner with regards to 
contaminated land. The Council’s Environmental Health Officer raises no objections 
to the proposal.

7.55 It is considered that the proposed development does not pose any significant 
environmental health risks to people or the environment and that the application 
accords with policies S1, EQ6 and EQ10 of the Local Plan and paras 127 and 170 of 
the NPPF in this regard.

8. PLANNING BALANCE AND CONCLUSIONS

8.1 The development of the site has been accepted by the granting of the outline 
planning permission in January 2019. The overall number of houses to be delivered 
at the site remains the same as considered in respect of the original outline 
application and the site also falls within built up area boundary.

8.2 The scheme proposed does differ significantly from the indicative layout at 
outline which anticipated the development would sit away from existing trees to the 
east and provide a less urban arrangement.  Extensive discussions have been 
undertaken throughout pre application stage to overcome previous reasons for 
refusal including design, connectivity and biodiversity loss. It is accepted that 
topography is a significant challenge on this site and this has wider implications for 
layout and viability. 

8.3 The scheme as proposed is considered to result in a good quality design that 
is well connected to its locality and will add to the overall quality of the area.  Whilst 
tree loss is acknowledged, the native planting and seeding within the site seeks to 
mitigate for this as far as practicable. Ecology interests within the site will not be 
unduly harmed and the proposals will adequately mitigate for and compensate for 
any identified loss. 

8.4 In conclusion, the design approach coupled with the use of appropriate 
materials and landscaping proposed will help to deliver a scheme which responds 
positively to its context and contributes towards local distinctiveness and will create a 
positive environment for existing and future residents.  The proposals would be a 
sustainable form of development in accordance with the provisions of sections 8, 12 
and 15 of the NPPF, policies S1a, CF5, EQ6 and EQ8 of the local plan, the 
provisions of the National Design Guide 2019 and High Peak Design Guide 2018 in 
this regard.

9.  RECOMMENDATIONS



A. It is recommended that planning permission be APPROVED, subject to the 
following conditions; 

Condition ref number Brief description Comment
AP01 Development in 

accordance with approved 
plans.

NSTD Materials to be in 
accordance with submitted 
external materials 
schedule 

NSTD No trees shown on the 
plans shall be removed. 

NSTD Boundaries to be in 
accordance with submitted 
details. 

NSTD Details of the design and 
construction of the 
footpath link to be 
provided

NSTD Details of biodiversity 
management plan to be 
provided

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

NSTD Ecological enhancements 
in line with submitted 
ecological impact 
assessment

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

This recommendation is made following careful consideration of all the issues raised 
through the application process and thorough discussion with the applicants. In 
accordance with Paragraph 38 of the NPPF the Case Officer has sought solutions 
where possible to secure a development that improves the economic, social and 
environmental conditions of the area.
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