HIGH PEAK BOROUGH COUNCIL
DEVELOPMENT CONTROL COMMITTEE
Date: 22nd March 2021
Application No:
Location

HPK/2020/0515
Mount Pleasant Chapel, Spring Bank, New Mills,
Derbyshire, SK22 4AS
Proposal
Redevelopment of the existing ruined chapel into Use
Class E ‘Business, Commercial and Service’ on the
ground floor and two dwellings on the ground and first
floor. Demolition includes: Unsafe elements of structure
including the remains of the existing roof, rear chimney
and the top of the walls to the rear Sunday school
building. Rear wall of the chapel building, to enable
construction access. Clearing of the interior of the
buildings of scrub and detritus from the fire down to good
ground.
Applicant
Mrs Carolyn Bannister
Agent
Mr Jeremy Poulter
Parish/Ward
New Mills
Date registered: 07/12/2020
If you have a question about this report please contact: Rachael Simpkin
rachael.simpkin@highpeak.gov.uk 01538 395400 extension 4122
Application No:
Location

HPK/2020/0459
Co-Op Fields Rear of Mount Pleasant, Spring Bank, New
Mills, Derbyshire, SK22 4AS
Proposal
Construction of temporary compacted gravel access road
via Aldersgate across land owned by New Mills Town
Council know as Co-op Fields rear of Mount Pleasant
Chapel, Spring Bank. Construction of compacted gravel
level area for site office, welfare facilities and storage of
equipment for duration of the build. Removal of 4m
section of beech hedging adjacent to road. Erect security
gates across to prevent unauthorised vehicle access.
Erect security fencing and gates to secure site compound.
Applicant
Mrs Carolyn Bannister
Agent
n/a
Parish/Ward
New Mills
Date registered: 02/11/2020
If you have a question about this report please contact: Rachael Simpkin
rachael.simpkin@highpeak.gov.uk 01538 395400 extension 4122
REFERRAL
The applicant has commenced development concerning stabilisation works in
relation to the former chapel structure.
As well, Councillor Ray Atkins has requested that the item be referred to the
Committee for reasons as follows:

1. The access for construction vehicles would be via the Co-p Field at the
rear of the site and the field is owned by the Town Council who would
therefore have a pecuniary interest, and,
2. The Chapel is next door to the Town Hall and the Town Council feels
that it has an additional key interest in any development.
.
1. SUMMARY OF RECOMMENDATION
APPROVE subject to conditions:
HPK/2020/0515 – Redevelopment of ruinous Chapel and Sunday School
HPK/2020/0459 – Temporary Access and Compound Works
2. DESCRIPTION OF THE SITE AND ITS SURROUNDINGS
2.1 The application site comprises the former Mount Pleasant Methodist
Chapel, and the former Sunday School to the rear. Both are in a state of ruin
and have lost their roofs.
2.2 The chapel was constructed in 1892, replacing an earlier Methodist
chapel, and is a non-designated heritage asset. The site is currently derelict
following a fire in 1993. However the external walls remain. There is a
graveyard to the front, which is overgrown with vegetation, including mature
trees. The frontage is fenced off from access on Spring Bank, where it is
bounded by a stone wall and access through a gateway is blocked.
2.3 To the south are the New Mills Town Council and library buildings, with
the Town Hall car park (HPBC) to their front. To the north are residential
dwellings along Spring Bank. There is undeveloped land to the rear of the site
planted with trees and this backs onto Aldersgate, a residential street running
behind the Council buildings and further parking area.
2.4 The site lies within an elevated position in the New Mills development
boundary off Spring Bank, edge of town centre and is also within the New
Mills Conservation Area. It is covered by an Article 4 Direction. The site is also
a non-designated heritage asset.
3. DESCRIPTION OF THE PROPOSAL
HPK/2020/0515:
3.1 It is proposed to incorporate the remnants of the chapel structure into a
two-storey building as follows:



A commercial space on the ground floor providing flexible facilities
including gallery space and rentable desks / workspace for creative
businesses,
A small self-contained studio to let for an artist or holidays also on the
ground floor, and,



A dwelling on the first floor.

3.2 The ground floor is to contain a flexible space with a studio workspace,
kitchen and bathroom facilities and a residential space accessed separately to
the north from the public area. The first floor is to contain a three-bed
residential apartment. Access to the first floor is via stairs or a lift from the
same lobby area that provides an entrance to the public space.
3.3 A new roof structure is proposed for the chapel to reflect the shape of the
original lost roof and windows would also follow the original built form. This
will include a terned steel roof, new windows within the existing openings and
a render finish to the new walls finished in grey.
3.4 The main change to the existing external walls would be the demolition of
the rear most opening on the southern elevation down to ground level. This
would provide an entrance lobby to the first floor dwelling and an alternative
means of escape to the ground floor commercial unit. The existing chimney is
also proposed for demolition on the grounds that it is structurally unstable and
would serve no functional purpose for the scheme. It is confirmed that all
areas of the commercial unit are on the same level and disabled access
toilets would be provided. A lift would provide access up to the higher
courtyard garden level and the first floor single dwelling.
3.5 The rear Sunday school element would remain as a walled garden to
service the first floor private dwelling only. It is proposed as an external,
landscaped space that aims to retain the characteristics of the existing ruin
from the outside through the existing openings. A protective coping is
proposed to finish the walling.
3.6 It is the applicant’s intention for the graveyard to be open to the public as it
was originally when it was a church. The existing paths and boundary walls
would be repaired, with new paths proposed and the grounds planted with
meadow and woodland flowers and existing trees would be retained.
3.7 Works to stabilise the site have been found to be necessary and after
discussions with the Council and the County Archaeologist, permission has
been given to clear debris and stabilise walls subject to qualified
archaeological supervision.
3.8 Revisions have been submitted as follows:


Binstore: The bins are sited in the same location, but accessed through
the existing front entrance gate. To achieve this all bins will have to be
wheelie bin size rather than the larger Eurobin. It would involve digging
out the existing steps and constructing a new ambulant disabled stair
up to the existing path (drawing 115 rev B). No alternative access from
New Mills Town Council land can currently be provided.



Windows and Doors: The balustrade to the first floor windows has been
replaced with glass a detailed study of this window provided (drawing
235 rev I) together with the suggested frame for the other windows.



Roof Materials: A proposed palette of materials (drawing 236 rev A )
also shows the details of the proposed roof finish.



Rooflights: Proposed rooflights shown on materials pallete drawing
(drawing 236 rev A).



Chimney: The chimney to be demolished is the one between the main
chapel and the Sunday school building as indicated (ringed red on the
mark up of existing elevations).



View from Rear: A perspective view from the rear as seen from the
Town Hall car park (drawing 231 rev A) shows the visual impact of the
rendered elevation of the rear of the Chapel building and the extent to
which the solar panels will be seen. A buff render colour rather than the
previously proposed grey is now proposed.



Schedule of renovation works: Could be covered by a condition.

HPK/2020/0459:
3.9 As part of the works, permission is sought for a temporary access road to
provide rear access to the site, with works to facilitate this including the
removal of a section of hedging and erection of security gates. Construction of
a level area for construction works and storage is also proposed.
3.10 The applicant, within the Design and Access Statement, outlines that
bringing back this ruined chapel into meaningful use will have many benefits
including.










The safeguarding of this historic structure which, if it is left to the
elements, will eventually degrade beyond repair.
Improving the setting of the Chapel the immediate surroundings,
enhancing the quality of New Mills Conservation Area.
Opening up the graveyard and buildings to the public allowing them to
experience them close too, bringing a better understanding of the
history of the church and the some of the previous inhabitants of the
town.
Providing facilities that will allow people to work closer to home, in a
creative environment with the potential for synergies between different
occupants bringing social and economic benefits.
Building users who are much more likely to spend their money in and
around the town, supporting local businesses and strengthening the
community.
Bringing continuous occupation to the buildings, through mixed
residential use, enhancing the vibrancy and security of the built
environment.
Achieving high standards of Environmental sustainability through the
targeting of the Enerphit standard and the use of on site renewables.
Improving the biodiversity and ecological benefits of the site, through
the planting of native trees, plants as well built in features that will
create habitat for wildlife.

3.10 The application and details attached to it, including the plans, supporting
documents, representations and consultee responses can be found on the
Council’s website at:
HPK/2020/0515:
http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKI
D=244171
HPK/2020/0459:
http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKI
D=243458
4. RELEVANT PLANNING HISTORY
HPK/0002/0890

Residential Development. Refused 16/04/84

HPK/0003/5490

Demolition Of Church. Withdrawn 28/11/96

HPK/0003/7113

Demolition Of Church.
DISMISSED

HPK/0003/9685

Demolition Of Buildings To Rear Of Chapel.
22/03/01 and APPEAL ALLOWED

Refused 20/05/98 and APPEAL
Refused

5. CONSULTATIONS
Expiry:
HPK/2020/0515:
Site notice
Press notice
Neighbours

26/02/2021
07/01/2021
30/12/2020

Public comments:
Neither (2)







Disabled access relies on Town Council goodwill
Disabled access means moving headstones – not acceptable solution
Gallery use will require car parking
Outdated report – mentions long-closed businesses
No mention of access for large construction vehicles
This is not a community project, it is a business










The chapel is an eyesore currently: development will be beneficial
Much work has already been undertaken – was this authorised?
Town Council access issues should be solved before planning
determined
Assurance on treatment of graves needed regarding construction
works
Footpath must be safeguarded during construction
The building is important in the early development of the Methodist
Church and therefore is of national historical importance
The siting of a gallery to display the works of local artists could develop
into making New Mills a regional arts and crafts centre and thus attract
visitors
The development of the site to include dwellings will result in additional
income for the town

Objection (2)











Construction vehicles access concerns
Heavy machines will damage the graveyard and head stones
Does the store proposed at the front disrupt any burial ground?
No parking – will negatively impact surrounding streets
Overlooking concerns – roof height must not be raised and windows
must be rooflights
Current works onsite involve burning which impacts neighbour amenity
The development must manage waste without burning
Wildlife needs protecting – bats and owls onsite
Loss of trees
Access issues – no road access at the back, steep steps at the front

Support (14)

















The proposal will support efforts to attract visitors to New Mills
Builds on local heritage
Applicants clearly understand the heritage of the site
Applicants have gone to significant lengths to consider and include all
viewpoints
Improves the town centre location and Town Hall next door
Supports local creative artists
Good to support local projects rather than external developers
Removal of a derelict building
Town Council should be supporting the scheme
Will restore public access to site
All issues surrounding the scheme are minor and can be resolved
Sympathetic design
Will provide employment in construction and use
Overwhelming support on social media
New Mills has a history of cultural regeneration and this should be
continued
The mixed-use proposals are very appropriate in current economic
circumstances

 This is a much better proposal than the previous one for apartments
 Other community spaces are often booked up and there is therefore
demand for more
 Treatment of the graves will be sensitive
 The mixed use is in accordance with the first church on the site
HPK/2020/0459:
Site notice
Press notice
Neighbours

15/12/2020
07/01/2021
30/12/2020

Public comments:
Neither (1)
 Works on the road must be monitored
 This should be considered in conjunction with the main application
Consultees
HPK/2020/0515:
Consultee

Comment

Officer response

DCC Archaeologist

No objections subject to a Refer to Heritage Section
condition

23.02.21: I met on site last week with the applicant, her architect and
archaeological adviser,. We reviewed the further works that are necessary to clear,
stabilise and develop the chapel remains. On the basis of these discussions Robin
has produced an archaeological written scheme of investigation for both
archaeological monitoring of these works and for additional building recording. I
have approved these proposals, and would happy for the required clearance and
stabilisation works to resume with the agreed level of archaeological input.
Some of the works won’t occur until planning permission has been granted and in
order to cover this I would recommend that the following condition be attached to
any grant of planning permission for the scheme:
"a) No development shall take place other than in accordance with the
approved archaeological Written Scheme of Investigation."
"b) The development shall not be occupied until the site investigation and
post investigation assessment has been completed in accordance with the
programme set out in the approved archaeological Written Scheme of
Investigation and the provision to be made for analysis, publication and
dissemination of results and archive deposition has been secured."
01.02.21: The works proposed under this revision of the original planning
application should be informed by the Heritage Statement which was produced in
January 2021. The reason for the production of documents of this nature is to

assess and identify the key features of heritage significance (heritage assets) of a
particular site or building, in order that they can be retained, enhanced or recorded
as part of any re-development scheme.
I recently sent you an email about the need for archaeological supervision of
clearance works in and around the chapel, and in the light of the current proposals I
would strongly recommend that the applicant be advised to cease any work on the
site until we have had chance to review what ground preparation/demolition has
been done to date. The current application has not been determined, and key
features of the building may be lost of if contractors continue on site before an
appropriate and sensitive scheme for the conversion is agreed. Taking this in to
account I would ask that a meeting be arranged so that the above issues can be
reviewed on site with the developer, her agent and her archaeological consultants.
02.02.12: About the necessary works required to stabilise the buildings at this site I
understand that there will be a need to take down some existing features and fabric
of the buildings. I recommend that this should be undertaken under archaeological
supervision, and that any such areas should be subject to detailed recording in
advance of controlled demolition.
Any excavation/spoil clearing, of any nature or depth, either within or around the
buildings, should only be undertaken under archaeological supervision.
The archaeological input to this work should be scoped in a written scheme of
investigation which is to be produced by a Chartered Institute of Archaeologists
Registered organisation, and approved by ourselves.
Its appreciated that the necessary works are to be undertaken as a matter of
urgency and will make every effort to respond quickly when consulted on the details
of the required WSI.
20.01.21: I have had a preliminary look through this report and am happy to
approve it. I’d hope to make more detailed comments and recommendations on the
application next week.
In the meantime it appears from the photographs in the report that some works are
already underway on the site. The desk based assessment report states that:
9.2.7 The development involves installing foundations within the Chapel footprint
and ground works for the foundations will take place during the development. Even
though photographs of the 1838 and 1892 chapels show the graves untouched, it is
uncertain if the later Chapel was constructed over any graves, and therefore there
may be present beneath the current chapel footprint. Furthermore, the 1892 Chapel
was constructed over the foundation of the 1838 Chapel, and it is considered
therefore that the foundations of the 1838 Chapel could be uncovered during
ground works for the foundations.
Its appreciated that vegetation clearance has been necessary to allow the historic
buildings appraisal that we asked for to be undertaken, however it is crucial that no
ground disturbance takes place on the site other than under archaeological
supervision. This is so that the above aspects of the site can be archaeologically
recorded as they are exposed; this working being undertaken as part of a condition

of planning permission. Please could you advise the applicant of this requirement?
15.12.21: We provided pre application advice on the principle of conversion of this
building in June this year.
The building in question, New Mills United Methodist Free Chapel, is included in the
Derbyshire Historic Environment Record (DHER number: MDR12295), having been
added in 2010. It is also located within, and is an element of, the New Mills
Conservation Area. We would consider the chapel to be a non-designated heritage
asset therefore.
The pre – app documentation included a comprehensive Heritage Statement, which
provided much detail of the historical development of the site, the chapel and its
environs. The current application however does not provide a similarly detailed and
informed assessment of the heritage significance of the structure based on its
history, surviving fabric and associated archaeological remains.
We would therefore recommend that the applicants commission an archaeological
desk-based assessment of the site. In addition to the details normally provided in a
DBA, the document should include the following:
a rapid historic building appraisal of the chapel and associated remains;
a heritage impact assessment of the current proposals for development of the
chapel, including the potential impact of the development on the significance of
non-designated heritage assets on the site (including below ground archaeological
remains).
These requirements are in line with NPPF para 189 which requires that applicants
establish the significance of heritage assets, and the level of proposed impact to
that significance through their development proposals.
The necessary assessment and reporting should be undertaken by a Chartered
Institute for Archaeologists (CIfA) registered consultancy/contractor. We can
provide information on a range of local archaeological consultancies, if required,
and additional contacts can be found on the CIfA website.
Please contact us if you have any questions about any of the above advice.
DCC
Authority

Highways No objections

Refer
Section

to

Technical

16.12.21: The Highway Authority generally seeks to ensure that any new
development is served with an adequate level of off-street parking in order to
reduce the likelihood of overspill onto the existing public highway. However, given
the town centre location of this site and availability of public car parks, it's
considered that any objections on highway Grounds would be likely to prove
unsustainable.
HPBC
Officer

Conservation No objections subject to Refer to Heritage Section
conditions

15.02.21: The siting of the bin store is still a weakness of the scheme but if there is
no opportunity to site this at the rear then the revised detail is probably acceptable

when looking at the bigger picture of securing the shell of the building. I would still
suggest a pre-commencement condition to explore this further to ensure that it is
visually tucked away. The other indicative details are acceptable subject to more
detailed conditions.
I note that we still need to bottom out the archaeology conditions which I hope are
being resolved with the County Archaeologist and the need to undertake urgent
stabilisation works.
02.02.21: The property is prominently sited in the New Mills Conservation Area,
situated alongside the Town Hall and other buildings of high heritage value. The
chapel suffered a fire in 1993 and since then has become a roofless ruin,
disappearing behind an overgrown graveyard. The building is identified in the
character appraisal as having a negative impact on the character and appearance
of the conservation area. Despite this it remains a building of great townscape
value and is worthy of repair and re-use.
The application proposes the renovation and conversion of the chapel to create
commercial space and flat on the ground floor with a dwelling on the first floor. It is
proposed to re-roof the main section of the chapel using a contemporary metal roof,
matching the historic profile, but leaving the former Sunday School room at the rear
as a roofless enclosure to form a garden. Footprint of the building will be retained.
The land around the building will remain as a graveyard, clearing the ground
around the standing stones.
The design philosophy is to retain the character of the building but to distinguish
new elements from the old through use of complimentary materials and colours
making new elements recessive. The scheme proposes the following changes:









The roof of chapel will follow original profile but use a terned steel roof
covering
Rooflights are proposed as well as a cut-out in roof to form an inner garden
in chapel
New windows/doors – grey aluminium (no design detail)
All new walls to be mid-grey render. The rear gable of the chapel will be
most visible
The only façade alterations will be the alteration of a window to a door to
form an access to the first floor dwelling
A chimney is to be demolished as it is unstable
The Sunday School walling to be stabilised with a weather capping and to
serve as a private garden to the dwelling
The graveyard is to be open to the public and existing paths and boundaries
repaired. Gravestones to remain and those severely leaning will be laid flat

Access: The application suggests that access will be explored from the Town Hall
car park but this does not currently form part of the application.
Refuse: It is proposed to form an opening in the stone boundary wall alongside the
pedestrian access to serve as a bin store. The bank will be dug out to site three
large, shared bins and enclose this with a double timber-faced gate.
Comments on Proposals

Overall I feel that this is an exciting proposal for the re-use of this sadly neglected
building and offers a modern approach dealing with the constraints of the remaining
historic façade. My main areas of concern are:













The visual impact of the bin store on the frontage – This is a really fine
ashlar wall with pyramidal capping and decorative gateway. The wall
continues in a similar form around the Town Hall and also encloses a 19th
century drinking fountain and the only detracting feature is an electricity substation. The loss of a further section of wall, digging out the bankside and
erecting timber gates would be an unsightly detail. Is it possible for the bins
to be sited at the rear of the plot and collected across the Town Council’s
land?
Treatment of the windows and doors – this will be a crucial part of the
scheme and I feel that we need more information at this stage so that we
can asses impact (the exact details can be dealt with by condition). I am
particularly interested in the guard rails on the front façade and how these
will appear
Change to roof materials – the metal roof covering will be noticeable but it
will have a visual relationship with the lead roof on the Town Hall tower and
blend with the surrounding colour of roofs. As the profile of the roof will
remain the same and it will tuck down behind the parapets then subject to
agreement on details and rooflights I have no objection to this modern
intervention.
Details of rooflights required.
Details of the chimney to be demolished to be submitted so that we can
assess its significance. It looks to sit alongside an existing Town Hall
chimney.
Where will the render/solar panels be visible from? It is difficult to assess the
visual impact of the proposal from the rear so more information should be
provided to assess impact.
Securing a schedule of renovation works and agreeing the extent of taking
down – the structural engineer’s report demonstrates that the building can
be repaired without extensive taking down as long as this is undertaken
relatively soon and urgent stabilisation works are attended to. This can be
secured by condition.
Archaeology – The development needs to assess both the remains of the
current building and remains of an earlier chapel which stood on this site.
The Heritage Statement suggests that a Scheme of Historic Building
Recording (Level 1) ahead of development and a programme of monitoring
and recording is undertaken for below ground works.

There will be numerous heritage conditions to attach but if we can just address the
above matters we can come back to these later. I note that urgent structural works
are also likely to be underway before determination (and associated archaeological
recording) which we are now being kept informed of.
HPBC
Health

Environmental No objections subject to Refer
conditions
Section

to

Technical

09.02.21: Further to my previous comments dated 17th December 2020; the
asbestos demolition survey submitted in support of the application may be

accepted: Knight SS Ltd, Asbestos Demolition Survey (ref: ABS0563), dated 11th
January 2021. Proposed condition 8 - CLD11 - Asbestos: request for info, is no
longer requested.
17/12/20: The Environmental Health Department has no objection to the proposed
development subject to the conditions set out below being applied to any
permission granted.
COMMENT: CL SENSITIVE USE
The submitted Envirosearch report (ref: 20714628_ESR, dated 22nd July 2020)
indicates that there is a low risk of land contamination however the proposed end
use of the development is particularly sensitive to the presence of land
contamination and for this reason the following condition 01 is recommended.
COMMENT: NOISE
Condition 2 is recommended to ensure adequate noise protection between
commercial and residential elements of the development.
COMMENT: CONSTRUCTION
The construction/demolition stage of the development could lead to an increase of
noise and dust etc. experienced at sensitive premises and subsequent loss of
amenity, for this reason conditions 3 to 9 are suggested.
1. CL05 CONTAMINATED LAND – IF FOUND DURING DEVELOPMENT
If during development any contamination or evidence of likely contamination is
identified that has not previously been identified or considered, then the applicant
shall submit a written scheme to identify and control that contamination. This shall
include a phased risk assessment carried out in accordance with the procedural
guidance of the Environmental Protection Act 1990 Part IIA, and appropriate
remediation proposals, and shall be submitted to the Local Planning Authority
without delay. The approved remediation scheme shall be implemented to the
satisfaction of the Local Planning Authority.
2. NSD10 - ACOUSTIC INSULATION
No part of the development hereby permitted shall be brought into use until full
details of a sound insulation scheme has been submitted to and approved, in
writing by the Local Planning Authority. The scheme shall adequately demonstrate
a system of sound insulation between commercial and residential uses, that is
designed to achieve an airborne sound insulation value of no less than:
 Airborne Sound Insulation 53 DnT,w+Ctr dB
 Impact Sound Insulation 64 L'nT,w dB
The approved scheme shall then be implemented prior to the permission being
brought into use, to the written satisfaction of the Local Planning Authority, and
maintained in use for the life of the development.
3. CDD01 - CONSTRUCTION AND DEMOLITION – DUST
There shall be no visible dust emissions beyond the site boundary associated with
construction/demolition works undertaken at the site. In controlling dust on site, the
contractor shall have due regard to the Building Research Establishment Document
‘Control of Dust from Construction and Demolition Activities’ (BR456) and the
Institute of Air Quality Managements ‘Assessment of dust from demolition and
Construction’ (2014).

4. CDD02 - CONSTRUCTION & DEMOLITION: WASTE DISPOSAL
Any waste material associated with the demolition or construction shall not be burnt
on site but shall be kept securely for removal to prevent escape into the
environment. There shall be no fires lit on the site for purpose of disposing of
demolition or construction materials. Any open fires that arise shall be extinguished
without delay.
5. NSD12 - BEST PRACTICAL MEANS
The best practicable means, as defined in Section 72 of the Control of Pollution Act
1974 to reduce noise and vibration from the site to a minimum, shall be employed
at all times during construction.
6. NSD02B - NOISE CONSTRUCTION: PILING 2
If piling is necessary, a written method statement shall be submitted to the Local
Planning Authority. No piling shall take place until the method statement has been
approved. No piling shall take place outside the hours 09:00 hours to 16:00 hours
Mondays to Fridays
7. NS02A - CONSTRUCTION & DEMOLITION WORKS: TIME OF
OPERATIONS
Unless prior permission has been obtained in writing from the Local Planning
Authority, all noise‐generating activities shall be restricted to the following times of
operations.
 07:30 - 18:00 hours (Monday to Friday);
 08:30 - 14:00 hours (Saturday)
 No working is permitted on Sundays or Bank Holidays.
In this condition, a noise‐generating activity is defined as any activity (for instance,
but not restricted to, building construction/demolition operations, refurbishing and
landscaping) which generates noise that is audible at the site boundary.
8. CLD11 - ASBESTOS: REQUEST FOR INFO
Prior to commencement of development the developer must either submit evidence
that the building was built post 2000 or submit a intrusive pre‐demolition asbestos
survey in accordance with HSG264 and a mitigation plan to reduce risks to
potential occupiers and the wider public. The report shall be approved in writing by
the LPA. NB it should be noted a management survey report is unlikely to be
acceptable as this does not meet the requirements of the guidance. The approved
mitigation scheme must be carried out in accordance with its terms prior to the
commencement of development.
9. CDD14 - ON SITE RADIO
During construction/demolition phases amplified music and/or radios shall not be
audible beyond the site boundary.
New Mills Town Council

Request call-in

Noted.

NMTC declared a prejudicial interest. NMTC ask for this application to be called in
by Cllr Atkins as a MATTER OF IMPORTANT LOCAL INTEREST
United Utilities

Response Awaited

Refer to Update Sheet

Derbyshire
Trust

Wildlife No objections subject to Refer
to
Nature
conditions
Conservation Section

25.01.21: We have reviewed the Bat Survey report (Dunelm Ecology, October
2020). The report details the results of a Preliminary Bat Roost Assessment and
concludes that given the ‘moderate’ potential of the building to support roosting
bats, two nocturnal surveys will be required to determine presence/absence. These
should be undertaken between May and August, prior to the determination of the
application. We would be happy to review the results of these surveys and any
necessary mitigation details. As recommended in Section 4.1.4 the opportunity
should be taken to enhance the biodiversity of the site a part of proposals. A
Biodiversity Enhancement Plan could be submitted with the full bat surveys results
or be secured through a condition.
28.01.21: Following the submission of the Ecological Report Mount Pleasant
Church May 2020 we advise that the application can be determined. Suggested
conditions are provided below:
Nesting Birds
No remedial works, demolition works or vegetation clearance shall take place
between 1st March and 31st August inclusive, unless preceded by a nesting bird
survey undertaken by a competent ecologist. If nesting birds are present, an
appropriate exclusion zone will be implemented and monitored until the chicks have
fledged. No works shall be undertaken within exclusion zones whilst nesting birds
are present.
Supervision of Remedial Works
As a precautionary measure, all remedial works to the existing structures will be
supervised by a licensed bat consultant. A short statement of compliance will be
submitted by the consultant upon completion of supervision.
Biodiversity Enhancement Plan
Within three months of planning approval, a Biodiversity Enhancement Plan shall
be submitted to and approved in writing by the Local Planning Authority to achieve
a net gain in biodiversity in accordance with the NPPF 2019. Such approved
measures shall be implemented in full and maintained thereafter, with photographs
of the measures in situ submitted to the LPA to fully discharge the condition. The
plan shall clearly show positions, specifications and numbers of features, which will
include (but are not limited to) the following:
• integrated bat boxes.
• building and/or tree-mounted bird boxes.
• bee bricks.
• fencing gaps 130 mm x 130 mm to maintain connectivity for hedgehogs.
• summary of ecologically beneficial landscaping (full details to be provided in
Landscape Plans).
HPBC
Officer

Aboricultural No objections subject to Refer to Design Section
conditions

11.03.21: To gain access to any sizable machinery the applicant will need to

remove at least on tree. I do not have an objection to this removal as the trees are
relatively young. However this must be with the agreement of the tree owner
(NMTC) and they will need to agree replacement with their agreement on at least a
2:1 basis. With regards to access, I would much prefer to see some temporary
surfacing which does not require excavation within the rooting areas of the trees
Any approval needs to include a condition to supply a landscaping scheme.
AES Waste

No objection.

Refer to Update Sheet

01.03.21: No issues regarding waste collections.
HPK/2020/0459:
New Mills Town Council

Refer to Officer Report

13.11.20: In the planning application for Ms Bannister the Town Council needs to
make you aware that the statement made is nor completely correct. Permission for
access has only been given in principle subject to contract. As yet no contract has
been agreed between Ms Bannister and New Mills Town Council.
DCC Archaeology
-

Response Awaited

Refer to Update Sheet

DCC Highways

No objections subject to Refer to
conditions

16.11.20: Regarding the additional information, I note that the works are intended to
be completed within 18 months and a dropped kerb crossing of the footway is to be
applied for. Creation of a vehicular access to Aldersgate will need a license under
Section 184 of the Highways Act 1980 issued by the Highway Authority. The kerb
and footway will need to be reinstated to their original level on completion of the
works.
Therefore, if you are minded to approve the proposals, it’s recommended that the
following Conditions are included within the Consent:1. No development shall be commenced until a temporary access for
construction purposes has been provided in accordance with a detailed
design first submitted to and approved in writing by the Local Planning
Authority. The access shall be retained in accordance with the approved
scheme throughout the construction period, or such other period of time as
may be agreed in writing by the Local Planning Authority, free from any
impediment to its designated use.
2. Space shall be provided within the site for storage of plant and materials, site
accommodation, loading, unloading and manoeuvring of goods vehicles,
parking and manoeuvring of employees and visitors vehicles, laid out and
constructed in accordance with detailed designs first submitted to and
approved in writing by the Local Planning Authority. The facilities shall be

retained free from any impediment to their designated use throughout the
construction period.
3. Prior to the development, the subject of previous consent and to be served
by the proposed access, being brought into use, the temporary construction
access with Aldersgate (the subject of Condition 1 [alter as necessary]
above) shall be permanently closed with a physical barrier and the existing
vehicle crossover reinstated as footway in accordance with a scheme first
submitted to and approved in writing by the Local Planning Authority.
12.11.20: It is noted that the proposed works are for a temporary period and the
access track constructed using compacted Type 1 with all areas to be returned to
their original condition on completion. There is no detail of how long the temporary
period is likely to be or how access from the public highway is to be formed. It is
unlikely that the existing footway at the proposed access point has been
constructed in a manner to withstand regular vehicular use. Use of unbound
surfacing immediately adjacent to the highway may well result in extraneous
materials being deposited on the footway and carriageway of Aldersgate. The
applicant should be requested to submit further details of how it is intended to
satisfactorily address the above issues.
HPBC
Officer

Aboricultural

Refer to Design Section

11.03.21: To gain access to any sizable machinery the applicant will need to
remove at least on tree. I do not have an objection to this removal as the trees are
relatively young. However this must be with the agreement of the tree owner
(NMTC) and they will need to agree replacement with their agreement on at least a
2:1 basis. With regards to access, I would much prefer to see some temporary
surfacing which does not require excavation within the rooting areas of the trees
Any approval needs to include a condition to supply a landscaping scheme.
HPBC
Health
-

Environmental Response Awaited

Refer to Update Sheet

6. PLANNING POLICIES RELEVANT TO THE DECISION
High Peak Local Plan Adopted April 2016
S1
S1a
S2
S4
S6
EQ1
EQ5
EQ6
EQ7
EQ9

Sustainable Development Principles
Presumption in Favour of Sustainable Development
Settlement Hierarchy
Maintaining and Enhancing an Economic Base
Central Sub-area Strategy
Climate Change
Biodiversity
Design and Place Making
Built and Historic Environment
Trees, Woodlands and hedgerows

EQ10
EQ11
E1
EQ6
H1
H3
CF6
CF7

Pollution Control and Unstable Land
Flood Risk Management
New Employment Development
Promoting Peak District Tourism & Culture
Location of Housing Development
New Housing Development
Accessibility and Transport
Planning Obligations and Community Infrastructure Levy

National Planning Policy Framework (NPPF)
National Planning Practice Guidance (NPPG)
7. POLICY AND MATERIAL CONSIDERATIONS
Planning Policy Context
7.1 The determination of a planning application should 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 2016.
7.3 The NPPF (National Planning Policy Framework) as revised is considered
to be a mandatory material consideration in decision making. The applicable
contents of the NPPF will be referenced within the relevant sections of the
officer report as detailed below.
7.4 As before achieving sustainable development sits at the heart of the
NPPF as referred to within paragraphs 10 and 11. This requires the
consideration of three overarching and mutually dependant objectives being:
economic, social and environmental matters where they are to be applied to
local circumstances of character, need and opportunity as follows:
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 LP (Local Plan) Policy S1a establishes a presumption in favour of
sustainable development as contained within NPPF paragraph 11. It requires
decision makers to apply a 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 or where the development plan is absent, silent or relevant
policies are out of date, grant planning permission unless:i) 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
ii) 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.
7.6 The Council can currently demonstrate 5.37 years supply of housing land
(as at December 2019), and the Council has passed the Government’s
Housing Delivery Test in both results published to date achieving 152%
delivery in the 2019 measurement published in February 2020. Accordingly,
for decision makers this means that when considering development proposals
which accord with the development plan they should be approved without
delay within the context of NPPF paragraph 11.
Principle of Development
7.7 The application site seeks a mixed use development comprising of
residential and commercial elements within the Built-up Area Boundary of
New Mills as defined on the LP Policies Map.
7.8 In accordance with policies S1 and S1a of the High Peak Local Plan the
Council will expect all new development to make a positive contribution
towards the sustainability of communities and to protecting, and where
possible enhancing the environment. When considering development
proposals the Council will take a positive approach that reflects the
presumption in favour of sustainable development contained in the NPPF.
7.9 Development will be directed towards the most sustainable locations in
accordance with the settlement hierarchy as set out at LP Policy S2. In
accordance with the settlement hierarchy, New Mills is regarded as a ‘Market
town’ where a moderate scale of development may be acceptable, consistent
with meeting local rural needs and maintaining or enhancing their role,

distinctive character or appearance whilst also maintaining existing facilities
and services. Accordingly, given the small scale development in the context
of the New Mills settlement, the development is considered acceptable under
LP Policies S2 and subject to compliance with the relevant planning policy
context for residential and economic development.
7.10 LP Policy H1 Location of Housing Development’ states that the Council
will ensure provision is made for housing taking into account all other policies
in this Local Plan including: … promoting the effective reuse of land by
encouraging housing development including redevelopment, infill … on all
sites suitable for that purpose; supporting housing development on
unallocated sites within defined built up area boundaries of the towns and
larger villages and encouraging the inclusion of housing in mixed use
schemes where housing can be accommodated in an acceptable manner
without compromising other planning objectives as well as supporting selfbuild housing schemes. The development to restore and safeguard an
historic structure within an edge of town centre location would bring about an
effective re-use of land through mixed use development comprising of
residential and commercial scale to comply with the principles embodied
within LP Policy H1 and also the NPPF.
Housing Mix / Size
7.11 LP Policy H3 requires all new residential development to provide for a
range of market and affordable housing types and sizes that can reasonably
meet the requirements and future needs of a wide range of household types
including for the elderly and people with specialist housing needs, based on
evidence from the SMHA (Strategic Housing Market Assessment). As well as
providing a mix of housing that contributes positively to the promotion of a
sustainable and inclusive community taking into account the characteristics of
the existing housing stock in the surrounding locality.
7.12 In line with the NPPF, the site does not constitute a major development
and is not located in a designated rural area to trigger the requirement for any
affordable housing provision.
7.13 As a result, the following SMHA indicative split in both housing size and
type was recommended for High Peak as set out below, with the intention of
the re-balancing of the existing housing stock away from small terraces
properties and 3 bedroom accommodation to 2 bedroom dwellings and good
quality accommodation designed specifically for the growing elderly
population. Of note, the report has acknowledged that a flexible approach
should be applied when dealing with housing applications in the Borough, as
relatively lower levels of ‘housing viability’ in certain urbanised parts of the
Borough could be compromised by an unsuitable housing mix. Whilst the
application mix and type deviate from such SMHA recommendations, scheme
impacts would be modest given the small-scale of residential development
proposed. As well, the scheme would facilitate a live work relationship and
bring about the rebuilding of a local heritage asset delivering a range of social
and economic benefits within New Mills as is discussed in further detail below.

7.14 The first floor 3-bedroom apartment favourably meets with NDSS
(National Described Space Standards). The studio flat with a GIA (Gross
Internal Area) of 30.0sqm notably fails to meet the minimum 37sqm (plus
1.0sqm) standards. As a consequence, the applicant has been requested to
ensure that minimum spaces standards are achieved for the studio apartment.
Whilst no specialist housing accommodation appears to have been provided,
a lift provides access to the first floor dwelling. The applicant has been
requested to demonstrate how well the units would score against accessibility
standards as set out in the Optional Requirement M4 (2) of Part M of the
Building Regulations and will be reported on the Update Sheet. Subject to the
applicant demonstrating compliance with NDSS regarding the studio
apartment, the scheme would accord with LP Policy H3 and the NDFF.
7.15 In meeting LP Policy EQ1 ‘Climate Change’ objectives, the applicant sets
out that the whole fabric would be upgraded thermally and work towards the
Enerphit standard given the historic nature of the building and the difficulties
of insulating the existing walls internally. It is further set out that the scheme
aims to make use of renewable energy in the form of a ground source heat
pump that would obtain heat and cooling through bore holes in the ground
and solar photovoltaics located on the roof of the workshops. Accordingly, the
scheme would assist in mitigating and adapting to climate change to achieve
compliance with LP Policy EQ1 and the NPPF.
Employment
7.16 LP Policy S4 ‘Maintaining and Enhancing an Economic Base’ states that
the Council will maintain and where possible, enhance the economic base of
the Plan Area. Of relevance to the proposal, the policy aims to deliver these
requirements by: (1) Encouraging and making provision for small-scale and
start-up businesses including, through the support of innovation centres and
managed workspace and (2) Supporting the appropriate improvement,
enhancement and expansion of existing businesses (3) Encouraging and
making provision for office development, particularly within the Main Market
Towns and (3) Providing facilities that will allow people to work closer to
home, in a creative environment with the potential for synergies between
different occupants bringing social and economic benefits.
7.17 In further detail, LP Policy E1 ‘New Employment Development’ is
supportive of new business development in sustainable location that
contribute towards the creation of a wide range of jobs, education and training
opportunities, including supporting business development outside allocated
employment sites or Primary Employment Zones but within the built up area
when it would not create undue harm to the character, appearance or amenity
of an area. The scheme would deliver 192.0sqm GIA of flexible Use Class E
‘Business, Commercial and Service’ to comply with such employment related
policy, including the NPPF. Any resultant amenity harm would not result from
the mixed use development at this edge of Town Centre location as is
discussed in further detail below.
Heritage and Design

7.18 The chapel (non-designated heritage asset) is prominently sited in the
New Mills Conservation Area, situated alongside the Town Hall and other
buildings of high heritage value. The chapel suffered a fire in 1993 and since
then has become a roofless ruin, disappearing behind an overgrown
graveyard.
7.19 The application proposes the renovation and conversion of the chapel to
create a ground floor commercial space and studio apartment with a further
apartment on the first floor. It is proposed to re-roof the main section of the
chapel using a contemporary metal roof, matching the historic profile, but
leaving the former Sunday School room at the rear as a roofless enclosure to
form a garden with the footprint of the building to be retained. The land
around the building will remain as a graveyard, clearing the ground around the
standing stones. The scheme’s design philosophy is to retain the character of
the building but to distinguish new elements from the old through use of
complimentary materials and colours making new elements recessive.
7.20 Of relevance, LP Policies S1, EQ6 and EQ7 all seek to secure high
quality design in all developments that responds positively to its environment
and contributes to local distinctiveness and a sense of place by taking
account of the distinct character, townscape and setting of the area. The
design merits of the scheme are addressed below in the context of identified
policies, including the NPPF. The Council’s Design Guide Supplementary
Planning Document states that “sensitive alteration should work with, and not
against, the building’s character. The aim should be to revitalise the building
without altering its fundamental character”.
7.21 LP Policy EQ7 requires development proposals in Conservation Areas to
demonstrate how the proposal has taken account of the distinctive character
and setting of individual Conservation Areas including open spaces and
natural features and how this has been reflected in the layout, design, form,
scale, mass, use of traditional materials and detailing, in accordance with
Character Appraisals where available as does the NPPF. There is a statutory
duty for the Council to take into account the desirability of preserving or
enhancing the character or appearance of that area as part the planning
application (Planning (Listed Buildings and Conservation Areas) Act 1990)
given the scheme’s location within the New Mills Conservation Area.
7.22 The relevant Character Appraisal refers more than once to the Mount
Pleasant chapel, including as a ‘prominent individual building’ from the period
of increased building following the construction of the Union Bridge in 1887.
The building is also mentioned as a prominent structure that flanks the Town
Hall forecourt, thus creating a small "off-street" square. The chapel is also
listed as one of a small number of ‘buildings that due to their location, style,
historical development, listing or townscape quality make a significant
contribution to the character of this area and the conservation area as a
whole’. Although, it is noted that ‘this relates to the architectural and historic
relevance of the surviving building only. The front of the site is overgrown and
the land derelict. This aspect has a negative impact upon the character of the
conservation area’.
Due to this appraised negative impact on the
Conservation Area, it can be concluded that sensitive conversion and
development of the derelict site would improve its quality and respect its

distinctive character and setting. The Council’s Conservation Officer states
that the building remains of ‘great townscape value and is worthy of repair and
re-use’.
7.23 NPPF para 197 requires “The effect of an application on the significance
of a non-designated heritage asset should be taken into account in
determining the application. In weighing applications that directly or indirectly
affect non-designated heritage assets, a balanced judgement will be required
having regard to the scale of any harm or loss and the significance of the
heritage asset” as does LP Policy EQ7.
7.24 The Council’s Conservation Officer is supportive of the scheme as an
“exciting proposal for the re-use of this sadly neglected building and offers a
modern approach dealing with the constraints of the remaining historic
façade”. Following the request for further details, including a revised Heritage
Statement and Structural Engineers Report, no objections have been raised
on conservation grounds. The siting of the bin store has been altered and its
new location facilitates the retention of the stone boundary wall at the front of
the site. It is considered that its new position is still a weakness of the
scheme. However, it would not cause harm to the Conservation Area as a
designated heritage asset and any detriment would be significantly
outweighed by the benefit of reuse of the chapel subject to further details to
ensure that it is visually tucked away.
7.25 While the proposed external changes to the chapel are not in traditional
materials – such as the roof and window materials – they are in keeping with
and respect the building’s character. The applicant states that the new steel
roof would be similar in appearance to traditional lead roofs, an example of
which is found on the neighbouring Town Hall. Accordingly, the proposed
development would be appropriate in its setting and is of good design which
will be beneficial to the surrounding Conservation Area subject to a schedule
of conditions relating to external appearance and landscaping as well as a
schedule of renovation works to accord with the relevant design and heritage
policies and NPPF.
Archaeology
7.26 NPPF para 189 states that “Where a site on which development is
proposed includes, or has the potential to include, heritage assets with
archaeological interest, local planning authorities should require developers to
submit an appropriate desk-based assessment and, where necessary, a field
evaluation”.
7.27 The County Archaeologist previously raised concerns regarding works
already underway including those to stabilise the structure and remove debris,
with the potential for discovery of archaeological remains during this process.
Works have now been agreed following provision of an acceptable
archaeological Written Scheme of Investigation to accord with LP Policy EQ7
and the NPPF. County Archaeology comments concerning the temporary
access for construction works will be reported on the Update Sheet.

Trees and Landscaping
7.28 LP Policy EQ9 seeks to protect trees and hedgerows. NPPF para 175 (c)
advises that where development would result “in the loss of deterioration of
irreplaceable habitats (such as ancient woodland and ancient or veteran
trees) it should be refused, unless there are wholly exceptional reasons and a
suitable compensation strategy exists.
7.29 In relation to the scheme for construction temporary access works, the
Council’s Arboricultural Officer confirms that it is likely that there will be limited
tree loss. This is not wholly objected to as the trees are relatively young.
However, any removal would need to be agreed with the landowner being the
Town Council.
As well, construction access should be facilitated by
temporary surfacing, which does not require excavation within the rooting
areas of the trees. The replacement tree planting scheme would need to be
agreed on at least a 2:1 basis for the scheme to be considered as acceptable
from a trees perspective. A detailed landscaping scheme is advised for the
chapel redevelopment. Subject to the imposition of suitable conditions, the
scheme would accord with LP Policy EQ9 and the NPPF.
Ecological Impact
7.30 LP Policy EQ5 ‘Biodiversity’ advises that biodiversity and ecological
resources should be conserved. It states that development will not be
permitted which would have an adverse impact upon protected species.
NPPF para 17 (a) states “if significant harm to biodiversity resulting from a
development cannot be avoided (through locating on an alternative site with
less harmful impacts), adequately mitigated, or, as a last resort, compensated
for, then planning permission should be refused”.
7.31 The EC Habitats Directive 1992 requires the UK to maintain a system of
strict protection for protected species and their habitats. The Directive only
allows disturbance, or deterioration or destruction of breeding sites or resting
places in the interests of public health and public safety, or for other
imperative reasons of overriding public interest, including those of a social or
economic nature and beneficial consequences of primary importance for the
environment. This is provided that there is no satisfactory alternative and no
detriment to the maintenance of the species population at favourable
conservation status in their natural range.
7.32 DWT (Derbyshire Wildlife Trust) raise no objection to the scheme. While
conflicting reports present different conclusions regarding the suitability of the
site as a habitat for bats, they conclude that the ruinous nature of the building
and its exposed location render the discovery of bats unlikely. Thus DWT
advise that works can proceed subject to supervision by a licensed bat
worker, and a stop to works should bats be discovered. It is also advised that
works take place prior to jackdaw breeding season due to a record of nests in
the chimney stacks. Subject to the imposition of suitable conditions, the
scheme would accord with LP Policy EQ5 and the NPPF.

Highway Safety
7.33 LP Policy CF6 ‘Accessibility and Transport’ seeks to ensure that new
development can be safely accessed in a sustainable manner and minimise
the need to travel, particularly by unsustainable modes. NPPF para 109
advises 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”.
7.34 Although no onsite car parking is proposed, there are several public car
parks very close to the site. The applicant also states that the creation of
onsite parking would be difficult due to land levels and due to the existence of
the graveyard. The Highways Authority consider that an objection on
highways grounds would be unsustainable given the ample parking in the
nearby town centre. It is also considered that an objection on parking
grounds may prevent the redevelopment of this derelict site in view of heritage
considerations. However, cycle storage facilities should be explored. No
objections are raised to the temporary access constructions works subject to
securing further details.
7.35 Subject to the imposition of suitable conditions, including securing
suitable cycle storage facilities and despite the lack of onsite car parking, the
proposal accords with LP Policy CF6 and the NPPF.
Environmental Matters
7.36 Of relevance, LP Policy EQ10 ‘Pollution Control and Unstable Land’
seeks to protect people and the environment from unsafe and polluted
environments, requiring mitigation if necessary.
7.37 The Council Environmental Health Department raise no objection to the
scheme. It is confirmed that the submitted Envirosearch Report indicates that
there is a low risk of land contamination. However, the proposed end use of
the development is particularly sensitive to the presence of land
contamination. Furthermore, there should be adequate noise protection
between the commercial and residential elements of the development. It is
also stated that the construction / demolition stage of the development could
lead to an increase of noise and dust etc. experienced at nearby sensitive
premises with a subsequent loss of residential amenity.
7.38 Subject to the imposition of suitable conditions including securing
matters of suitable acoustic insulation for the building and a Construction
Environmental Management Plan (CEMP), the proposal accords with LP
Policy EQ10 and the NPPF. Comments are awaited regarding the temporary
construction access proposals and will be reported via the Update Sheet.
Drainage / Flood Risk
7.39 LP Policy EQ11 ‘Flood Risk Management’ discusses that the Council will
support development proposals that avoid areas of current or future flood risk
and which do not increase the risk of flooding elsewhere, where this is viable

and compatible with other policies aimed at achieving sustainable patterns of
development.
7.40 Whilst the application site is not within a flood zone, comments are
awaited from United Utilities and will be reported via the Update Sheet.
Amenity
7.41 LP Policy EQ6 ‘Design and Place Making’ also stipulates that
development should achieve a satisfactory relationship to adjacent
development and should not cause unacceptable effects by reason of visual
intrusion, overlooking, shadowing, overbearing or other adverse impacts on
local character and amenity. Similarly NPPF para 137(f) requires a high
standard of amenity for existing and future users’.
7.42 The Adopted SPD on ‘Residential Design’ states that the distance
between habitable room windows should be 21.0m and for every change in
level of 0.5m increase, the increase in distance between the properties should
be 1.0m. The guidance in the SPD allows for variation in distances in order to
accommodate particular site circumstances.
7.43 The first floor of the scheme is lit entirely by rooflights, which
consequently removes the possibility of overlooking. The ground floor
proposes to reinstate the large window form, which does facilitate overlooking.
However, this would be limited to the north elevation and its relationship with
no.1 Spring Bank. The chapel is mostly set back from the adjoining dwelling
to the north, although, there is some concern that any windows overlooking its
garden may lead to overlooking. To safeguard the residential amenity of
No.1, a condition is recommended securing a scheme of obscured glazing to
the window(s) within the northern elevation.
7.44 Accordingly, the proposal accords with LP Policy EQ6, the Residential
Design SPD and the NPPF.
8. PLANNING BALANCE & CONCLUSIONS
8.1 Overall, the scheme proposal would constitute a sustainable form of
development in line with LP Policies S1 and S1a and NPPF paragraph 11. As
well, it accords with the relevant local development plan policies and other
material considerations which include the NPPF.
8.2 In accordance with NPPF paragraph 11, the application is thereby
recommended for approval.
9. RECOMMENDATIONS
HPK/2020/0515:
A. That DELEGATED AUTHORITY be granted to the Head of
Development Services and the Chair of the Development Control

Committee to add additional conditions if necessary with regard
to an outstanding United Utility consultation and planning
permission be APPROVED subject to conditions as follows:
1.
2.
3.
4.
5.
6.
7.
8.

3-Year Time Limit
Approved Plans
HPBC Conservation Officer Conditions
Landscaping Scheme & Implementation
HPBC Environmental Health Conditions
Derbyshire Wildlife Trust Conditions
DCC Archaeology Conditions
Obscured Glazing

HPK/2020/0459
A. That DELEGATED AUTHORITY be granted to the Head of
Development Services and the Chair of the Development Control
Committee to add additional conditions if necessary with regard
to outstanding County Archaeology and HPBC Environmental
Health consultations and planning permission be APPROVED
subject to conditions as follows:
1. Temporary Permission Restoration Scheme
2. Approved Plans
3. Detailed Surfacing Works & Location of Plant / Machinery
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.
Informative(s)
1. 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

