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HIGH PEAK BOROUGH COUNCIL
DEVELOPMENT CONTROL COMMITTEE

Date 22nd February 2021  

Application No: HPK/2020/0047
Location Land adj to Sheffield Road, Chapel-en-le-Frith
Proposal Erection of two industrial units with associated off-street 

parking and landscaping
Applicant Natural Stone Surfaces Ltd
Agent Richard Mundy Building Design Ltd
Parish/ward Chapel / Chapel East Date registered 24th Feb 2020
If you have a question about this report please contact: James Stannard, 
Tel. 01298 28400 extension 4298, james.stannard@highpeak.gov.uk 

1. SUMMARY OF RECOMMENDATION

Approve with Conditions

1. REASON FOR COMMITTEE DETERMINATION

1.1 This application has been brought before the Development Control
Committee due to the concerns raised by local residents. 

2. DESCRIPTION OF THE SITE AND ITS SURROUNDINGS

2.1 The site relates to land to the north of Sheffield Road, which is owned 
and operated by Natural Stone Surfaces Ltd, a company which 
processes and produces bespoke granite, marble, quartz and other 
semi-precious stonework surfaces. 

2.2 The site consists of an area of hard standing which is currently used for 
outside storage of stone products. It lies northwards of the existing 
depot and yard area operated by the applicant and is designated as a 
Primary Employment Zone within the Local plan. 

2.3 The site lies within the built-up area boundary of Chapel-en-le-Frith and 
also situated partly within the Town End Conservation Area. An 
existing Public Right of Way also crosses the site at its mid-point in an 
east-west direction.

2.4 The site is bounded to the west by a tree belt beyond which are a 
number of residential properties some 60m from the western boundary 
of the site. To the north east of the stie are allotment gardens, whilst 
the southern boundary of the wider site adjoins Sheffield Road.

3. DESCRIPTION OF THE PROPOSAL 
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3.1 The application as originally submitted sought consent for a single 
industrial unit with associated car parking provision that spanned a 
length of 60.0m and 14.5m and a ridge height of 6.75m.

 
3.2 Following the consultation period and concerns identified by Officers, 

the applicant submitted revised plans and agreed to a change to the 
description of development. As such, the application seeks consent for 
two industrial units (B2 Use) with associated car parking and 
landscaping and has been subject to a full statutory and public re-
consultation process.

3.3 The two buildings would be positioned toward the eastern side of the 
site with a parking area containing 17 spaces located to the north. To 
the south, a further parking for 17 vehicles and turning area would be 
provided. Access into the site would via the existing yard to the south 
from Sheffield Road. 

3.4 The plans that are the subject of assessment and recommendation 
within this report are as follows:

- Location Plan (Ref:1890-CH-1250-B)
- Block Plan (Ref: 1890-CH-500-D)
- Site Plan (Ref: 1890-CH-100-D)
- Floor Plans (Ref: 1890-CH-101-D)
- Landscape Planting (Ref: CLDL-2392-01)
- Planting Scheme (Ref: CLDL-2392-02-P02)

4. RELEVANT PLANNING HISTORY

4.1 The site has been subject to the following planning history:

HPK/0002/5598 Extension to existing repair shop to allow doors to be 
closed when working on long vehicles (Approved 
23/07/1987)

HPK/2006/0704 Demolition of toilet block and construction of link corridor 
(Approved 14/11/2006)

HPK/2012/0176 Proposed residential development of 53 dwellings 
(Withdrawn 24/07/2012)

HPK/2013/0225 Proposed residential development (Refused 08/08/2013)

5. PLANNING POLICIES RELEVANT TO THE DECISION

Chapel-en-le-Frith Neighbourhood Plan 2015

EP1 Design of Employment Sites
EP2 Existing Employment Sites



3

EP3 New Employment Development Sites
EP5 Site Specific Requirements for Allocated Employment Land

(Site ES1: Former Longson’s Transport Yard)

High Peak local Plan 2016

S1 Sustainable Development Principles
S1a Presumption in Favour of Sustainable Development
S2 Settlement Hierarchy
S4 Maintaining and Enhancing an Economic Base
S6 Central Sub-area Strategy
EQ6 Design and Place Making
EQ7 Built and Historic Environment
EQ8 Green Infrastructure
EQ9 Trees Woodland and Hedgerows
EQ10 Pollution Control and Unstable Land
E1 New Employment Development
E3 Primary Employment Zones
CF6 Accessibility and Transport

Revised National Planning Policy Framework 2019

Achieving Sustainable Development Chapter 2
Building a Strong Competitive Economy Chapter 6
Promoting Sustainable Transport Chapter 9
Achieving Well Designed Places Chapter 12
Conserving and Enhancing the Natural Environment Chapter 15
Conserving and Enhancing the Historic Environment Chapter 16

6. CONSULTATIONS CARRIED OUT

Site notice Expiry date for comments: 27th March 2020
Neighbour letters Expiry date for comments: 17th March 2020
Neighbour Re-Consultation Expiry date for comments: 2nd July 2020
Press Notice Expiry date for comments: 27th March 2020

Neighbours

6.1 The original application for a single industrial building attracted 4 x 
letters of objection from members of the public which centred on the 
following grounds:

- Landscape and Visual Impacts
- Noise and Light Pollution
- Loss of Privacy
- Ecological Impacts
- Traffic impacts
- Flooding
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6.2 Following a change to the description of development, a full 21 day 
statutory and public re-consultation period was undetaken. One 
objection was received in connection with the revised scheme which 
raised the following concerns:

- Landscape and Visual Impacts
- Inappropriate operating hours
- Access and Highway Safety 
-

Consultees

6.3 The following table shows the comments received from relevant 
statutory consultees in connection with the application in its revised 
form for two industrial units

Consultee Comments

Chapel-en-le-Frith Parish Council The Committee request the application be 
deferred to HPBC Development Control and a 
site visit undertaken. 

The Committee have concerns regarding the 
proximity of one of the buildings to the 
perimeter of the site and that not enough 
necessary steps are proposed to reduce 
noise and light pollution. Members suggested 
an earth bank may help reduce noise. 

If HPBC were mindful to approve the 
application the Committee agree works 
should not begin until the wall belonging to 
the Parish Council which has been removed 
by the applicant be reinstalled.

HPBC Environmental Health No objection, subject to conditions including 
contamination, noise levels, use of alarms on 
folk lift trucks, dust, waste disposal, piling and 
construction times. 

Severn Trent Water No comments to make

AES Waste Collection No objections



5

DCC Highways Authority
I refer to your request for comments on the 
attached revised details submitted in 
association with the above application.
I note that the proposal is now for 2no. units 
rather than 1no. unit, however, the overall 
GFA of 850sq.m. is identical.

If the extant use of the site isn't considered to 
be unrestricted haulage yard, details of 
perceived trip generations for both proposed 
and extant use of the site will need to be 
submitted to demonstrate whether or not the 
development proposals will be likely to result 
in an intensification in use of the existing 
access with Sheffield Road.

However as stated within the original 
highways response, if extant use is 
unrestricted haulage yard, it is considered 
that any objection on the grounds of 
substantial intensification in use of the 
existing access would be unlikely to prove 
sustainable. Previous comments with respect 
to off-street parking clear of manoeuvring 
remain applicable.

I note that a steel rail fence is to be erected 
across the end of parking spaces fronting the 
Public Right of Way. It would appear that 
users travelling north on the latter will emerge 
from behind the existing 'tree belt'. I've not 
been in a position to visit the site to assess 
pedestrian safety at the crossing point, 
however, this may not be considered an issue 
if visibility sightlines are good. 

I'd suggest this may be addressed by 
inclusion of the previously recommended 
condition 1 - even if the 'measure' just involve 
submitting details demonstrating appropriate 
visibility to be maintained clear of 
obstructions.

Therefore, I'd suggest that the original 
comments and recommendations remain 
applicable for the revised details.

HPBC Tree and Landscape 
Officer

I am ok with the landscaping it just needs an 
implementation condition. It won’t screen the 
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buildings, but it is probably the best solution 
given the restrictions on the site.  

There are protected trees (cons area) to the 
south of the site which should be protected 
during development This should also be a 
condition  it doesn’t need a method statement 
the area just need to be fenced off during 
works to prevent storage of materials etc.   

So a plan showing the location of the fencing 
needs to be submitted and the fencing to 
remain in place for the duration of the works  

HPBC Conservation Officer Allocated employment site and it appears to 
already be cleared and surfaced. If the 
principle is acceptable then it is all about 
screening adjoining the footpaths, former 
Peak Forest Tramway and at the far end of 
the site adjoining the fields– appropriate 
fencing and planting.

United Utilities No objections subject to conditions

HPBC Planning Policy Background/History:

The site is within the built up area boundary 
and is forms part of a Primary Employment 
Zone in the adopted High Peak Local Plan 
(2016). It is also allocated for employment in 
the Chapel-en-le-frith Neighbourhood Plan. 
The site is adjacent to the Peak Forest 
Tramway (PFT) and contains a section of the 
PFT long distance recreation trail designated 
in the Local Plan. 

Policy Considerations:

High Peak Local Plan

Policies of relevance to the Peak Forest 
Tramway include.

Policy S6 Central Sub-area strategy – refers 
to working with partner organisations to 
develop the Peak Forest Tramway as a multi-
user trail.

Policy EQ7 Built & Historic Environment – 
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seeks to protect designated and non-
designated heritage assets.

Policy EQ8 Green Infrastructure – promotes 
the protection and enhancement of networks 
of biodiversity and Green Infrastructure (GI) 
and broadly seeks to ensure development 
does not lead to a loss of or have a 
detrimental effect on existing GI and where 
appropriate development contributes to the 
creation of new or enhancement of existing 
GI. 

The policy promotes “the protection and 
extension of existing long-distance trails and 
development of a network of Greenways in 
accordance with the West Derbyshire and 
High Peak Greenway Strategy….” The Peak 
Forest Tramway (PFT) is a proposed route in 
the West Derbyshire and High Peak 
Greenway Strategy and is listed in table 8 
“Long Distance Trails and Local Trails in High 
Peak” in the preamble to the policy.

Comment

The PFT runs from Buxworth Basin to Dove 
Holes. It originally brought limestone and 
gritstone from local quarries in Dove Holes to 
be loaded onto boats at Buxworth Basin. The 
Peak Forest Tramway Trail has reopened 
from Buxworth Basin to Charley Lane near 
Bridgeholm Mill as a recreational route. 

The West Derbyshire and High Peak 
Greenway Strategy has a long-term aim to 
establish the Tramway as a Greenway. The 
Local Plan identifies the route of the PFT as a 
long-distance recreation trail. The route on 
the polices map runs from the start of the 
Tramway at Buxworth Basin to Chapel-en-le 
frith and largely follows the route of the old 
Tramway. Policy EQ8 reflects the Greenways 
Strategy and seeks to protect the route of the 
PFT to ensure it is safeguarded for potential 
future development as a recreational trail. 
The PFT is included in Derbyshire Key Cycle 
Network (KCN) Indicative Prioritisation 
Programme as a future long term route 
(typically over 5years). 
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The PFT is adjacent to the site to the east. 
The PFT long distance recreation trail  shown 
on the Local Plan policies map runs to the 
east of the site then deviates from the actual 
tramway as it turns at a right angle across the 
site and down the west side to link up with a 
public footpath.

The proposed development should not 
jeopardised the creation of the PFT long 
distance recreation trail and should ensure 
that there is potential for the PFT trail to cross 
the site from the Tramway to link up with the 
public footpath. The PFT is of historic interest 
and consideration needs to be given to the 
impact of development on any surviving 
features of the Tramway.

7. POLICY AND PLANNING BALANCE 

Planning Policies

7.1 The determination of a planning application is to be made pursuant to 
section 38(6) of the Planning and Compulsory Purchase Act 2004, 
which is to be read in conjunction with section 70(2) of the Town and 
Country Planning Act 1990. 

7.2 Section 38(6) requires the local planning authority to determine 
planning applications in accordance with the development plan, unless 
there are material circumstances which 'indicate otherwise'. Section 
70(2) provides that in determining applications the local planning 
authority "shall have regard to the provisions of the Development Plan, 
so far as material to the application and to any other material 
considerations." The Development Plan consists of the Chapel-en-le-
Frith Neighbourhood Plan 2015 and 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.  

Principle of Development

7.4 The application in its revised form seeks planning permission for two 
industrial units with associated off-street parking and landscaping on 



9

the former Longson’s Transport Yard, situated in Chapel-en-le-Frith, 
one of the more sustainable larger Market Towns in the Borough. 
According the details submitted with the application the proposal will 
generate a total of 15 full time and 5 part time jobs. 

7.5 Historic aerial photographs shows that the application site has formed 
part of the wider Longson’s Yard in excess of 10 years and as such it 
can be concluded that the site has an extent use for industrial 
purposes.

7.6 Policy E1 of the adopted Local Plan supports new business and 
industrial development in sustainable locations particularly where new 
development will contribute towards the creation and retention of a 
wide range of jobs. 

7.7 Policy EP1 of the Chapel-en-le-Frith Neighbourhood Plan supports the 
principle of improvement, modernisation and the upgrading of existing 
employment sites. New development proposals should:

- Development should be visually attractive, compatible with the 
character of the surrounding area, include necessary screening, 
and be of a scale, design and finish appropriate to the locality, 
particularly where the development can be viewed from main roads 
or other heavily used areas, including high ground and beauty spots

- Development must include adequate internal roads (where 
applicable), parking, loading/unloading, servicing and manoeuvring 
areas

- Development must retain trees and hedgerows and seek to include 
additional planting and landscape management

- Proposals must include details of appropriate treatment of 
boundaries, and means of enclosure and surfacing within the site

- Development should have no unduly adverse effect on residential 
amenity 

7.8 Policy EP5 of the Chapel-en-le-Frith Neighbourhood Plan allocates the 
site for employment uses and identifies the following criteria on which 
new development will be assessed: 

- No unacceptable impact on neighbouring properties through noise, 
vibration, smell, smoke, dust, fumes, lighting, litter, traffic and other 
distribution, and no unacceptable impacts on residential amenity 
including of hours of operation

- Minimisation of opportunities for crime and anti-social behaviour

- Improving the access from either Sheffield Road or Buxton Road
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- The neighbouring historic Peak Forest Tramway must be protected 
in the form of a buffering zone

7.9 The Local Plan Map shows the former Peak Forest Tramway (black 
dotted line) running parallel with the eastern boundary of the site and 
cross the site at right angles into the cluster of trees before joining the 
existing public footpath (HP6/81/1) that crosses the existing yard 
immediately south of the application site boundary. 

7.10 However, following further to internal consultation with the Council’s 
Policy Team and Derbyshire County Council, it has been established 
within a 2004 feasibility study for restoring the Tramway, the original 
route of the Tramway ran parallel with the eastern boundary as shown 
by the orange line on the map below – the existing public footpath 
shown by the purple line.
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7.11 LP Policy EQ8 aims to protect and enhance networks of Biodiversity 
and Green infrastructure which will be achieved by (amongst other 
matters) the protection and extension of existing long distance trails 
which includes the Peak Forest Tramway. 

7.12 The Council’s Planning Policy Team have confirmed that providing 
there is a suitable connection between the PFT and the public footpath 
network, the development would not preclude the desire to restore the 
PFT. The final layout would allow the PFT to connect with the existing 
public footpath and would therefore would not conflict with LP Policy 
EQ8.

7.13 The site also lies partially within the Town End Conservation Area and 
therefore the application is subject to LP Policy EQ7 and restrictive 
national policies contained under Chapter 16 of the NPPF. The 
application will only be supported where it can be demonstrated that 
there is no adverse harm to the heritage asset, or if harm is identified, 
whether there are sufficient public benefits that outweigh such harm.

7.14 The proposed development would involve an economic use of the site, 
which would generate new employment opportunities, on a site which 
allocated for such uses. As such the principle of development is 
considered to be acceptable provided the development meets the 
requirement of the relevant heritage conservation, highway and parking 
matters, landscape and residential amenity considerations. 
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Impact on Conservation Area

7.15 Section 72(1) of the Town and Country Planning (Listed Buildings and 
Conservation Areas) Act 1990 states that with respect to any buildings 
or land in a conservation area, special attention shall be paid to the 
desirability of preserving or enhancing the character and appearance of 
that area

7.16 LP Policy EQ7 has regard to the Built and Historic Environment. It 
states that the Council will conserve heritage assets in a manner 
appropriate to their significance. Paragraphs 189-201 of the NPPF set 
out how a Local Planning Authority should assess the significance of a 
heritage asset and how to assess the potential harm of a proposal 
upon that asset.

7.17 Where a proposal will lead to substantial harm or total loss of a 
designated heritage asset, local planning authorities should refuse 
consent unless there are substantial public benefits that outweigh that 
harm. Where a development proposal will lead to less than substantial 
harm, this harm should be weighed against the public benefits of the 
proposal.

7.18 The site forms part of an existing yard area associated with an 
employment use that has a predominantly urban character, bordered 
by trees on its western boundary and to the east by fields which lies 
partially within the Town End Conservation Area. The Conservation 
Officer identifies that the key consideration for preserving the overall 
character and appearance of this heritage asset is that appropriate 
screening, fencing and planting should be secured on the boundary 
with the PFT and adjoining fields.

7.19 Officers have worked constructively with the applicant in liaison with 
the Council’s Tree and Landscape Officer to secure a detailed soft 
landscaping and planting scheme. The submitted plans show that a 
1.8m high steel fence will erected around the perimeter of the site, with 
a native hedgerow planted along the eastern boundary of the site and 
individual trees positioned towards the south eastern section of the 
site.  Whilst it is not possible to screen the buildings in their entirety, 
given their overall size, the soft landscaping will assist in reducing the 
visual impact of the development when viewed from the east. From the 
west the existing belt of trees will again reduce the visual impact from 
residents and wider conservation area. 

7.20 Overall the Council are satisfied that the submitted landscape scheme 
minimises the visual impact of the development and when taking into 
account the existing industrial characteristic of the site, the setting of 
the conservation area would be sustained. Accordingly the 
development would comply with LP Policy EQ7, relevant paragraphs 
under Chapter 16 of the NPPF, and Section 72 of the Act 1990
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Design, Landscape & Visual Impacts

7.21 Policy EP1 of the Chapel Neighbourhood Plan requires development 
within employment sites to be visually attractive, compatible with the 
character of the surrounding area, include necessary screening and be 
of a scale, design and finish appropriate to the locality, particularly 
where the development can be viewed from main roads or other 
heavily used areas, which includes higher ground. The policy goes on 
to state that additional planting and landscape management should be 
secured, and include details of appropriate treatment of boundaries, 
means of enclosure and surfacing within the site.

7.22 Policy EP5 of the Neighbourhood Plan identifies that the any 
development of the site should protect the alignment of the Peak 
Forest Tramway in the form of a buffering zone. 

7.23 LP Policies S1 and EQ6 together set out a number of design principles 
that new development should adhere to. Proposals are required to 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. Chapter 12 of the NPPF contains relevant 
national design policies and emphasises the importance of good high-
quality design.

 
7.24 Concerns were raised by a four local residents in connection with the 

landscape and visual impacts that would arise from the originally 
proposed single industrial unit due to its large footprint, height, and 
massing – particularly in the winter months when trees do not offer as 
much screening. The single objection received during the re-
consultation process argues that the proposed buildings are large and 
obtrusive and do not blend into the landscape.

7.25 The site lies within the built-up area boundary of Chapel-en-le-Frith and 
comprises a large area of hard standing that forms part of an existing 
yard area associated with an established employment use, thus giving 
the site an urban character. However, the surrounding land to the east 
is more sensitive, being on higher ground and offering views of the site 
and the wider townscape from the public footpath. It is therefore 
essential that any proposal is sensitively designed to respect its 
context. 

7.26 In its original form the application was considered by Officers to lack 
sufficient detail of landscaping, planting and appropriate boundary 
treatment details and that the scheme would benefit from two smaller 
buildings, in the interest of breaking up the scale and mass of 
development, particularly when viewed from the public right of way to 
the east.
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7.27 The revised plans demonstrate that by splitting the original building into 
two smaller units, the visual impact is reduced, particularly when 
viewed from the Peak Forestry Tramway to the east. Both buildings 
would be constructed of grey cladding, with a single roller shutter 
access door on the southern elevation. When combined with the 
reduced height of 6.0m, along with comprehensive landscaping details 
it is considered that the development would integrate with the 
surrounding character of the area. 

7.28 To the east are a number of large industrial buildings which can be 
found at Knoll End Road and the adjacent Street Crane site. When 
seen in this context the buildings will reflect the general industrial 
character of the area.  However, in order further minimise the visual 
impact of the building, particularly when viewed from higher ground to 
the east is recommended that a condition be imposed seeking to agree 
the colour of the roof. In general, a darker roof is preferable as this will 
ensure that when viewed from a distance its colour will assimilate with 
the slate roofs of the houses found to the west of the site and the 
conservation area.     

7.29 The updated Landscaping and Planting Schemes submitted by the 
applicant shows the boundary to be defined by a 1.8m tall steel rail 
perimeter fence for security purposes which would be supplemented by 
a native hedgerow to soften the appearance of the security fence. The 
western part of the site shows a grassland margin to the existing trees 
to be sown with wildflower meadow mix to increase the diversity of 
species. 

7.30 The public footpath (Peak Forest Tramway) that crosses the site is 
shown to be protected by a steel rail fence, whilst the bank of trees that 
define the western boundary would be retained. The existing hard 
standing area is shown to be tarmacked to facilitate the turning of 
lorries and staffing vehicles associated with the proposed use.

7.31 The revised layout of the scheme showing two smaller industrial units 
of equal floor area with a reduced height of 6m is considered to show a 
substantial improvement with regards to design comparable to the 
original proposals submitted.  The proposed units are considered to be 
appropriate in terms of their scale, height and massing in the context of 
their proposed use and the need for larger plant and machinery to 
access the building. 

7.32 The Council’s Tree and Landscape Officer has stated that whilst the 
landscaping and planting proposals would not fully screen the 
proposed buildings, they offer the best possible practical solution given 
the constraints of the site. 

7.33 Following an assessment of the revised plans and when taking the 
views of the Tree Officer into considerations, the proposed 
development, in its revised form, would not harm the character of the 
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area and therefore complies with Policy EP1 of the Neighbourhood 
Plan and Policy EQ6 of the Local Plan. 

Trees Woodland and Hedgerows

7.34 Policy EP1 of the Neighbourhood Plan requires development within 
employment sites to retain trees and hedgerows. LP Policy EQ9 seeks 
to protect existing trees, woodland and hedgerow and requires new 
development proposals where appropriate to provide tree planting and 
soft landscaping. Chapter 15 of the NPPF contains relevant national 
policies relating to the conservation and enhancement of the natural 
environment.

7.35 The application in its revised form has been accompanied by a detailed 
Landscaping and Planting scheme that includes the planting of a 
mixture of trees and a native hedgerow on the eastern boundary to 
soften the visual impact of the buildings, particularly when viewed from 
the public footpath that crosses the site. The trees on the western 
boundary are within the Conservation Area and thus protected and are 
shown to be retained. However a condition will be imposed requiring 
details of tree protection fencing to be erected during the construction 
works. 

7.36 Subject to appropriate conditions as recommended by the Tree Officer, 
it is considered that the application would not result in any adverse 
harm to any trees, woodland or hedgerow, in accordance with Policy 
E1 of the Neighbourhood Plan and Policy EQ9 of the High Peak Local 
Plan, and relevant paragraphs within Chapter 15 of the NPPF.

Public & Residential Amenity

7.37 Policy EP5 of the Neighbourhood Plan sets out that there should be no 
unacceptable impact on neighbouring properties by way of noise, 
vibration, smell, smoke, dust, fumes, lighting, litter, traffic and other 
disturbances, and no unacceptable impact on residential amenity 
including hours of operation. The application form confirms that 
proposed operational times are 0600-1700 Monday to Friday and 
0800-1700 Hours on a Saturday, and no workings on a Sunday and 
bank holidays. 

7.38 LP Policy EQ6 requires development to achieve a satisfactory 
relationship with adjacent development taking into account matters 
such as visual intrusion, overlooking, noise and light pollution. Policy 
EQ10 requires development proposals to mitigate any potential 
impacts in relation to pollution and unstable land. Chapter 12 of the 
NPPF emphasises the need for development to respect the amenity of 
existing and future occupiers.

7.39 The site is located within an existing and well-established employment 
and industrial area, which has operated for a variety of uses including 
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open storage and vehicle parking. Therefore, a balance needs to be 
struck between encouraging the enhancement and expansion of an 
businesses and protecting the amenity of neighbouring properties.

7.40 The original plans attracted objections from neighbouring residents in 
relation to potentially adverse harm to residential amenity by way of 
noise and light pollution, and loss to privacy. The re-consultation 
attracted a single objection, which cites that the level of noise 
associated with existing use is already high and that the expansion of 
the site would lead to an unacceptable increase in noise levels. This 
objection also states that the operational hours of the existing use are 
not appropriate given the nearby residential properties, and that little 
has been done by the applicant to minimise this issue.

7.41 The nearest residential properties to the site are located to the west 
and south west of the site. Rear elevations and gardens of properties 
on Bowden Lane and Market Street are separated from the proposed 
development by a minimum of approx. 60m and situated on the other 
side of an established cluster of trees that define the western boundary 
of the existing employment use.

7.42 Given the above context, it is considered that there would be no loss of 
privacy to any neighbouring properties. With regards to light pollution, 
the proposed units do not include any external lighting and if any 
lighting is necessary a condition can be imposed to agree these details. 

7.43 It is noted that the Council’s Environmental Health Officer has raised 
no objection to the proposals subject to appropriate conditions. Such 
conditions include the use restricting the use of alarms for forklift 
trucks, restricting the external noise levels of the site, dust and 
construction working times, all of which will minimise the impact on the 
closest residential properties. Moreover, it is considered necessary to 
restrict the working times to those set out in the application to protect 
residential amenity.    

7.44 The public footpath, which lies just beyond the southern boundary of 
the site and crosses this existing industrial site is shown to be 
protected by a steel frame fence and as such, it is not considered that 
the amenity of users of this public footpath would be adversely affected 
by the development.

7.45 Taking into account the land use designation of the site, it is 
considered that subject to appropriate conditions, the proposed 
expansion of this existing employment and industrial use would not 
result in any adverse harm to public or residential amenity, in 
accordance with Policy EP5 of the Neighbourhood Plan, LP Policies 
EQ6 and EQ10 and Chapter 12 of the NPPF.

Parking Provision and Highway Safety
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7.46 Paragraph 108 of the NPPF requires applicants to demonstrate that 
safe and suitable access can be achieved for all users. Paragraph 109 
goes on to state that applications should only be refused on highway 
grounds where there would be an unacceptable impact on highway 
safety, or the residual cumulative impacts on the road network would 
be severe.

7.47 Policy EP1 of the Neighbourhood Plan requires all development 
proposals relating to employment land to incorporate adequate internal 
roads (where applicable), parking, loading/unloading, servicing and 
manoeuvring areas. Policy EP5 which relates specifically to this site, 
requires any proposal to include improvements to the widening of the 
access on to Sheffield Road.

7.48 LP Policy CF6 requires that new developments are located where the 
highway network can satisfactorily accommodate traffic generated by 
the development and requires applicants to submit details of parking 
which includes the proposed parking provision based on the parking 
guidance set out in Appendix of the Local Plan. Appendix 1 of the Local 
Plan contains the Council’s parking guidance, which for general 
industrial buildings such as the proposed (B2 Use) in a town centre or 
edge of town location such as this, requires 1 x space for every 25sqm 
of floor area. Accordingly, the development would need to provide a 
total of 34 parking spaces. 

7.49 In its revised form, the site would provide 17 x parking spaces for each 
unit and located in two district areas. Each parking spaces would have 
a minimum dimension of 2.4m x 5.5m and a large turning area is also 
proposed to accommodate lorries and staff vehicles, surfaced in 
tarmac. As such the development would meet the requirements of the 
Local Plan in terms of parking provision. 

7.50 The Highways Authority raise no objection to the proposed 
development but have raised a concern with pedestrian safety and 
suggested an appropriate condition to ensure that appropriate visibility 
can be achieved. However, these comments have been made without 
the benefit of a site visit, owing to Covid-19 restrictions. Having visited 
the site, officers are satisfied that users of the footpath emerging from 
the tree belt would not experience any barriers to visibility from vehicles 
accessing the site. The steel fence separating the footpath from the 
site stops some 5m short of the crossing point and would thus not be 
harmful to pedestrian safety.

7.51 The application does not include any provisions to increase the width of 
the access on to Sheffield Road, and therefore results in a degree of 
conflict with Policy EP5 of the Neighbourhood Plan. The harm caused 
through this conflict needs to be weighed against the benefits, which is 
undertaken in the following planning balance section of the report. 
However, as noted above the site is an established 
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industrial/commercial site, which has operated for several years without 
any impact on highway safety.   

Other Issues

7.52 Public comments have raised other material grounds of objection that 
have not been covered above relating to Flood risk and Ecology,

7.53 The site is located in Flood Zone 1 and is therefore not in an area that 
could potentially result in an increase in flood risk to the site or 
elsewhere. The site is an industrial site in its character and is not 
constrained by any statutory ecological designation. It does not contain 
any features, other than the trees to the west, which are to eb retained, 
which could reasonably be judged to accommodate protected species 
that would be impacted by the proposal. Accordingly flooding and 
ecology matters are not considered to be a constraint to the 
development of the site. 

7.54 The comments of the Parish Council are noted. In respect of the matter 
relating a wall, this is a civil issue between both parties to resolve. 
Matters relating to lighting can be controlled by an appropriate planning 
condition. The Parish have suggested that an earth bank be installed, 
however, the submitted landscape scheme will ensure that appropriate 
landscaping can be achieved. 

Conclusions/Planning Balance

7.55 LP Policy S1a reflects the presumption in favour of sustainable 
development set out within paragraph 11 of the NPPF. For decision 
taking this means approving development proposals that accord with 
an up-to-date development 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, granting 
planning permission, unless:

- the application of policies in this Framework that protect areas or 
assets of particular importance provides a clear reason for 
refusing the development proposed; or

- any adverse impacts of doing so would significantly and 
demonstrably outweigh the benefits, when assessed against the 
policies in this Framework taken as a whole.

7.56 The application lies within the built-up area boundary of Chapel-en-le-
Frith and within the conservation area. As such, the application is 
subject to LP Policy EQ7 and restrictive policies under Chapter 16 of 
the NPPF. An assessment of the application has concluded that given 
the urban nature of the site and its proximity to an active established 
industrial estate and the context of the site, the provision of two 
industrial units would not result in any adverse harm to the character 



19

and appearance of the site or wider conservation area, in accordance 
with restrictive policies relating to heritage conservation.

7.57 Following positive and pro-active engagement with the applicant’s 
agent, the final set of plans have been found to accord with all relevant 
policies within the Chapel Neighbourhood Plan, the High Peak Local 
Plan, and all other material considerations including the NPPF.

7.58 In line with LP Policy S1a and paragraph 11 of the NPPF, the 
application is recommended for approval subject to appropriate 
conditions

8. RECOMMENDATIONS

A. That planning permission be granted subject the following 
conditions:

1. 3 Year Time Limit

2. Approved Plans
 
3. Contaminated Land Site Risk Assessment (Env Health)

4. Construction – Dust (Env Health)

5. Construction – Waste Disposal (Env Health)

6. Piling (Env Health)

7. Construction – Time of Operations (Env Health)

8. Landscaping Scheme Implementation

9. Construction Layout (Highways)

10. Parking to be laid out prior to first use (Highways)

11. Public footpath to be kept open at all times.

12. In the event that lighting is needed, a scheme to be submitted. 

13. Operating times: 0600-1700 Monday to Friday, 0800-1700 on 
Saturdays and at no time on a Sundays and bank holiday. 

14. Prior to commencement details for surface water drainage scheme 
(United Utilities)

15. Foul and surface water shall be drained on separate systems (United 
Utilities).
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16. Prior to the commencement of development, a scheme for the 
protection of existing trees during construction. 

B. In the event of any changes being needed to the wording of the 
Committee’s decision (such as to delete, vary or add 
conditions/informatives/planning obligations or reasons for 
approval/refusal) prior to the decision being issued, the Operations 
Manager – Development Services has delegated authority to do so in 
consultation with the Chairman of the 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 187 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


