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HIGH PEAK BOROUGH COUNCIL 

DEVELOPMENT CONTROL COMMITTEE 

 
Date 7th November 2022 

 
Application 
No: 

HPK/2021/0625 

Location 24 VICTORIA AVENUE, HADFIELD, GLOSSOP 

Proposal DROP THE KERB TO CREATE A SINGLE PARKING SPOT IN FRONT 

OF PROPERTY 

Applicant Patrycja Janka 
Agent  
Parish/ward Padfield Date registered 11th November 2021  

If you have a question about this report please contact: Aadil Essa 

aadil.essa@highpeak.gov.uk 
 
REFERRAL 
 

The application has been called in by Cllr Cross 
 

1. SUMMARY OF RECOMMENDATION 
 
 
REFUSE on highways grounds 

 
 

2. DESCRIPTION OF SITE 
 

2.1 The application property is a two storey, semi-detached dwelling on a modern 
estate situated on the eastern end of a cul-de-sac known as Victoria Avenue 
within a residential area of Hadfield, Glossop. The property includes a 2.8m wide 
and approx. 10.5m long driveway to the side (north) of the property, and an area 
of grassed amenity area/front garden. The ground level raises from south to 
north, meaning all the properties on this row are accessed via steps, which are in 
different configurations, with no uniform approach. 
 

2.2 A vehicle driveway separates the host site and the neighbouring property to the 
north No.22 Victoria Avenue. The host site is bounded by No.26 Victoria to the 
south and No’s 19 and 21 Crowden Drive to the East.  

 
2.3 The public pavement on this (north east) side of the highway continues up to the 

front path/steps to the front door of the application property, in front of the 
driveway, before ending at the amenity area; the pavement on the opposite side 
continues past the dwellings No.5 and No.7 opposite the site, where the highway 
becomes a more informal pedestrian/vehicle shared space for the cul-de-sac. 
No.26 attached to the application property is accessed from the driveway to the 
(south) side, via the shared space. 

 
2.4 For the purpose of the Local Development Plan, the site lies within the built-up 

area boundary and is not constrained by any sensitive statutory designation. The 
application site does not fall within a Conservation Area, Flood Zone nor is it a 
Listed Building.  
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3. PROPOSAL 

 
3.1 The application seeks consent for a dropped the kerb and hardstanding to create 
a single parking spot in front of property.  
 
3.2 The plans show that the area is 6.25m long from the front elevation of the 
dwelling to the carriageway, measured along the boundary with No.26 and is 3.5m 
wide front the boundary with No.26, where it abuts the existing path to the steps at 
the front of the property and approx. 2.5m where it abuts the edge of the pavement 
kerb. The proposed access would measure a total of 3.5m in width, spanning across 
the full width of the application site. 
 
3.3 A permeable macadam is proposed to be used on the new hardstanding area. 
 

4. RELEVANT LOCAL AND NATIONAL PLANNING POLICIES 
 

Section 38(6) of the Planning and Compulsory Act 2004 requires proposals to be 
determined in accordance with the Development Plan taking into consideration any 
material considerations relevant to the determination of the application.  

 
The Local Development Plan for this site comprises the High Peak Local Plan (2016). 
Adopted Supplementary Planning Guidance documents and the National Planning 
Policy Framework (NPPF) are also material considerations in determining 
applications. 

 
High Peak Local Plan 2016 

 
Policy S 1 Sustainable Development Principles 
Policy S 1a Presumption in Favour of Sustainable Development 
Policy S 5 Glossopdale Sub-area Strategy 
Policy EQ 6 Design and Place Making 
Policy CF 6 Accessibility and Transport 

 
National Planning Policy Framework 
 
Section 2 - Achieving sustainable development 
Section 12 -Achieving well-designed places 

 
Supplementary Planning Documents and Guidance 

 
Residential Design SPD (2005) 
High Peak Borough Council Design Guide SPD (2018) 
 

5. SITE HISTORY / RELEVANT PREVIOUS APPLICATIONS 

 

HPK/0003/3233 - 74 Dwellings at Roughfields Hadfield 
[APPROVED - 18/07/1994]. 
 
This application includes the following relevant condition which is worded as follows:- 
 
Condition 5 - ‘Notwithstanding the provisions of Classes A, B, C, D, E, F, of Part 1 
and Classes A, B, of Part 2 of Schedule 2 of the Town and Country Planning 
(General Development) Order 1988 (or any Order revoking or re-enacting that Order) 
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no gates, fences, walls, extensions to the dwellinghouses, garages, looseboxes, 
sheds, greenhouses, oil storage tanks, satellite dishes, etc., shall be erected without 
the prior written approval of the Local Planning Authority’. 
 
HPK/0003/2128 - Residential Development at Roughfields, Hadfield 
[APPROVED - 16/08/1993]  
 
This application includes the following relevant condition which is worded as follows:- 
 
Condition 9 - ‘Notwithstanding the provisions of Classes A-E of Part 1, Classes A-C 
of Part 2 of Schedule 2 of the Town and Country Planning General Development 
Order 1988 (or any Order revoking or re-enacting that Order) no extensions, 
alterations, porches or access to the highway shall be erected or installed without the 
prior written approval of the Local Planning Authority’. 

6. CONSULTATIONS 

 
The following is a summary of the key and relevant comments received from 
consultees and interested parties. Their full comments and any accompanying 
documentation are available to view on the Council's website. 

Publicity 

 
Site Notice expiry date: 09 December 2021 

Neighbour consultation period ends: 02 December 2021 

Press Advert: N/A 
 
Public Comments 
 

One Comment received in support: 
 
“The response from Derbyshire County Council should be ignored. It is obvious from 
the wording of the letter that the officer has not visited the site and is unaware of the 
parking problems in Victoria Avenue. There would be no obstruction to the highway 
and a parking space there would not obscure visibility from the neighbouring 
accesses. What the letter ignores is that currently cars are parked opposite the 
address causing an obstruction to the highway. Permission should be granted.” 
 
Town / Parish Comments 
 
No comments at the time of writing. 
 
Derbyshire County Council Highways 
 

‘…an off-street parking space of minimum dimensions 2.4m x 5.5m cannot be 
accommodated within the site curtilage. A vehicle parked at this location would, 
therefore, cause an obstruction within the highway.  
 
In addition, there is also a pinch point in the carriageway width (and a vehicle could 
be parked right up to the carriageway edge given the limited space available within 
the site) and a vehicle parked half in the plot and half in the highway margin would 
obscure visibility from the neighbouring accesses.  
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On the basis of the above, the Highway Authority recommends refusal of the 
proposal for the following reasons.  
 
1.The proposal does not include adequate space for the parking of a vehicle clear of 
the publicly maintainable highway, leading to obstruction of the highway and potential 
obstruction of visibility from adjacent accesses which would be against the best 
interests of highway safety’  
 
(dated 07 December 2021) 
 

7. OFFICER COMMENTS 

 
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 currently consists of 
the High Peak Local Plan 2016. 

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

 
7.4 The Core Principles of the NPPF are set out in paragraph 17 thereof which, 

amongst other things, seek to proactively drive and support sustainable 
economic development to deliver the homes, business and industrial units, 
infrastructure and thriving local places that the country needs. High quality 
design should be sought and a good standard of amenity provided for all existing 
and future occupants of land and buildings 

 
7.5 Section 6 of the NPPF relates to delivering a wide choice of high quality homes. 

Paragraph 47 requires the Local Planning Authority to boost significantly the 
supply of housing by identifying a five year supply of housing land to meet the 
objectively assessed needs for market and affordable housing in the area. The 
Council is considered to have a five year housing land supply and therefore 
housing supply policies are up-to-date.  

 
7.6 Local Plan policy S1a establishes a presumption in favour of sustainable 

development as contained within the NPPF. 
 



 5 

7.7 National Planning Policy Framework sets a great weight on achieving well-
designed places. According to the framework good design is a key aspect of 
sustainable development, creates better places and helps make development 
acceptable to communities. Moreover, paragraph 127 of NPPF clearly states that 
developments should function well and being sympathetic to local character and 
history. 

 
Principle of Development 

 
7.8 The proposal is for the alteration of a kerb in the public highway and the 

landscaping associated with a dwelling in a built-up, residential area. The 
proposed scheme is considered to be acceptable in principle as it would result in 
alteration of the existing dwellinghouse in a comprehensive form within the 
established context. However, the acceptability of the proposal will be further 
assessed against the impact upon the character and appearance of the area, 
neighbouring amenity and highway safety and access.   
 

7.9 Both planning permissions ref: - HPK/0003/3233 and HPK/0003/2128, include a 
condition to remove permitted development (PD) rights, referencing the Town 
and Country Planning (General Development) Order 1988. The PD legislation 
has been updated since 1988, but the classes cover the same broad scope of 
development and the conditions specifically notes ‘Notwithstanding… [the 
Order]… (or any Order revoking or re-enacting that Order)’ so this condition 
remails applicable. 

 
7.10 Of the PD rights removed one condition includes Part 1, Class F ‘hard 

surfaces incidental to the enjoyment of a dwellinghouse’ and they both include 
Part 2 ‘Minor operations’, Class B – ‘means of access to a highway’.  

 
7.11 As such there is no permitted development fall-back position which can be 

relied upon in this case. Regardless, the principal is still considered acceptable, 
subject to the considerations below. 

 
Design 

 
7.12 The National Policy Framework (2021) makes it very clear that the 

Government attaches great importance to the design of the built environment. 
Good design is a key aspect of sustainable development, creates better places in 
which to live and work and helps make development acceptable to communities 
(paragraph 126).  
 

7.13 Furthermore, the NPPF suggests in paragraph 134 that permission should be 
refused for development of poor design that fails to take the opportunities 
available for improving the character and quality of an area and the way it 
functions. 

 
7.14 Policy EQ 6 ‘Design and Place Making’ states that ‘All development should be 

well designed and of a high quality that responds positively to both its 
environment and the challenge of climate change, whilst also contributing to local 
distinctiveness and sense of place’. This policy continues ‘Requiring 
development to be well designed to respect the character, identity and context of 
High Peak's townscapes and landscapes’ and ‘Requiring that development 
contributes positively to an area's character, history and identity in terms of 
scale, height, density, layout, appearance, materials, and the relationship to 
adjacent buildings and landscape features’. 
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7.15 The front garden areas of the properties in this row (even numbered 

properties No.18 to No.26) are relatedly small and mixed in character, with some 
maintaining a simple, soft landscaped frontage, others with more formal soft and 
hard landscaping and one with paving slab hardstanding. all of the properties are 
accessed by steps. The properties on this north east side have been sited closer 
to the public highway, in contrast to the properties on the south west side, which 
gives them a more built-up, urban character. 

 
7.16 Although none of the properties in this row currently feature a formal parking 

space to the front of the property, the design of the driveways allows vehicles to 
be parked right up to the edge of the pavement and in this case, on this side of 
the highway, the pavement is effectively only intended to provide access to these 
properties, as it abruptly ends at the location of the proposed car park. Visually 
there is a break in this pavement with the pinch point of the carriageway. 

 
7.17 Whilst the loss of any green space in the form of front gardens is regrettable, 

in this instance, due to the close proximity of the dwellings to the highway and 
the location of the pavement leading up to this area, the loss of this grassed area 
is unlikely to have a significant, harmful impact to the character of the wider 
estate. The use of macadam will give the appearance of the pavement 
continuing. 

 
7.18 In summary therefore most of the properties on Victoria Avenue have 

individual or shared vehicle accesses and some are of a similar width in 
comparison to the development at the subject site. As such, given the site 
specific circumstances, the proposal is considered not to have a significant, 
harmful impact on the character and appearance of the property or the 
surrounding area. The development is therefore considered to be in accordance 
with Policies S1, and EQ6 of the High Peak Local Plan, the guidance contained 
within the Residential Design SPD, High Peak Design Guide, and Section 12 of 
the National Planning Policy Framework. 

 
Amenity 

 
7.19 Policy EQ 6 ‘Design and Place Making’ requires that ‘…development 

achieves a satisfactory relationship to adjacent development and does not cause 
unacceptable effects by reason of visual intrusion, overlooking, shadowing, 
overbearing effect, noise, light pollution or other adverse impacts on local 
character and amenity. 
 

7.20 The site is bounded to the north west by the neighbouring property No.22 and 
to thew south east by the attached No.26, which also features a soft landscaped 
front garden/amenity area, adjoining the site of the proposed parking space. 

 
7.21 The proposal will create a parking space closer to the front windows of the 

neighbouring No.26 than existing giving rise to potential impacts to this property 
in terms of noise and pollution. However, in this instance the application property, 
including its parking spaces, remains a domestic property and the number of 
vehicle movements are unlikely to change. These properties also benefit from 
siting on a higher ground level to the public highway, which means that the 
impact in terms of outlook is unlikely to be significantly harmed. 

 
7.22 The parking space is located to the front elevation of the subject property. As 

such, headlights of any cars will only impact the occupiers of the subject 



 7 

property. Due to the nature of the applied for development, it is considered that 
there are no other amenity concerns. 

 
7.23 In summary, the proposal is therefore considered unlikely to have a 

significant, harmful impact on the amenity of the neighbouring properties. The 
development is therefore considered to be in accordance with Policies S1, and 
EQ6, the guidance contained within the Residential Design SPD, High Peak 
Design Guide, and Section 12 of the National Planning Policy Framework. 

 
Highway Safety, Parking and Access 

 
7.24 Policy CF6 of the adopted Local Plan sets out the need to ensure that 

development can be safely accessed in a sustainable manner.  
 

7.25 Policy EQ 6 ‘Design and Place Making’ requires that ‘…developments are 
easy to move through and around, incorporating well integrated car parking, 
pedestrian routes and, where appropriate, cycle routes and facilities’. Policy CF 6 
‘Accessibility and Transport’ states that development should not ‘lead to an 
increase in on street parking to the detriment of the free and safe flow of traffic’. 

 
7.26 The Local Highways Authority were consulted on this application and have 

raised a material planning objection to the proposal on the basis that an off-street 
parking space of minimum dimensions 2.4m x 5.5m cannot be accommodated 
on the area shown and by that definition a vehicle parked at this location would 
cause an obstruction within the highway. They continue by noting the a pinch 
point in the carriageway width, stating that vehicle could be parked right up to the 
carriageway edge given the limited space available within the site, and therefore 
a vehicle parked half in the plot and half in the highway margin would obscure 
visibility from the neighbouring accesses. They have recommended that the 
application be refused on this basis.  

 
7.27 As such, given these site specific circumstances, the proposal is not 

considered to be acceptable as it would compromise the highway safety of 
residents within the area. 

 
7.28 Therefore the proposal is considered not to comply with local plan policy CF6 

in this regard and fails to mee the NPPF requirement of achieving a safe and 
suitable access. 

 
Drainage 

 
7.29 Policy EQ 11 ‘Flood Risk Management’ states 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 polices aimed at achieving a sustainable pattern of 
development. When considering planning applications the Council will also have 
regard to all relevant Catchment Flood Management Plans and the Local Flood 
Risk Management Strategy’.  
 

7.30 The applicant has confirmed that the proposed hardstanding will be finished 
in a permeable macadam. Therefore the proposal is considered to comply with 
local plan policy EQ11 in this regard. 
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8. CONCLUSION / PLANNING BALANCE 

 
8.1 At the heart of the National Planning Policy Framework is a presumption in 

favour of sustainable development. For decision making this means that amongst 
other things, that local planning authorities should positively seek opportunities to 
meet the development needs of their area unless any adverse impacts of doing 
so would significantly and demonstrably outweigh the benefits and to secure a 
development that improves the economic, social and environmental conditions of 
the area. 
 

8.2 The proposal is acceptable in principle as it would provide an improvement in 
quality of parking arrangements for the occupiers of the property. It is considered 
that the development proposed would suitably harmonise with the appearance of 
the host dwelling and the surrounding area, such that it would be in keeping with 
the character of the host dwelling and the local area which it forms.  

 
8.3 Notwithstanding this, the proposal would compromise the safety of neighbouring 

residents from a highways perspective which is a material planning consideration 
and would therefore not be acceptable in it’s proposed location.  

 
8.4 Accordingly, the proposal is considered to comprise sustainable development 

under the terms of the NPPF, and would be contrary with Policies S1, EQ6 and 
EQ7 of the High Peak Local Plan 2016 which seek to provide sustainable 
residential development. Accordingly the proposal is recommended for refusal. 

9. RECOMMENDATION 

 
A. REFUSE for the following reason: 

 
1.The proposal does not include adequate space for the parking of a vehicle 
clear of the publicly maintainable highway, leading to obstruction of the 
highway and potential obstruction of visibility from adjacent accesses which 
would be against the best interests of highway safety and contrary to policies 
CF6 and EQ6 of  the High Peak Local Plan 2016 in this regard and the NPPF 
requirement of achieving a safe and suitable access. 
 
 
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/informative/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 Committee, provided that the changes 
do not exceed the substantive nature of the Committee’s decision. 
 
Site Plan 
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