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REFERRAL

The application has been referred to committee by the Operations Manager – 
Development Services due to the level of public interest.

1. SUMMARY OF RECOMMENDATION

Approve, subject to conditions

2. DESCRIPTION OF THE SITE AND ITS SURROUNDINGS

2.1 The application site is located to the centre of Charlesworth adjacent to the 
George & Dragon public house on Glossop Road. 

2.2 The George and Dragon is positioned in a prominent location at the junction 
between Long Lane, Town Lane, Marple Road and Glossop Road. The site falls 
within the heart of the village centre with the immediate locality comprising a 
varied mix of local amenities and services. The wider area is predominantly 
residential in character. Properties vary in type, age and scale. However those to 
the north of the application site comprise of traditional terraced cottages. 

2.3 The public house occupies the southern corner of the site with the remainder of 
the site serving as a customer car park. Access to the car park is taken from 

mailto:laura.barnes@highpeak.gov.uk


Glossop Road. It is noted that there are bus stops within easy walking distance of 
the site which is serves by the 341, 394 and 842 bus routes. 

2.4 The site falls within the built-up area boundary as outlined by the High Peak 
Adopted Local Plan. The site is also located within the Charlesworth 
Conservation Area and opposite a Grade II Listed War Memorial.

3. DESCRIPTION OF THE PROPOSAL

3.1 The application seeks full planning approval for the erection of 3 dwellings and 
works to the existing access and car parking.

3.2 The application is accompanied by the following key supporting documents:-

 Tree Survey
 Heritage Statement
 Design & Access Statement
 Floor & Roof Plans for Plot 3
 Floor & Roof Plans for Plot 1 and 2
 Layout Plan
 Location Plan
 Proposed Block Elevations
 Proposed Individual Elevations
 Site Plan
 Transport Advice Note
 Planning Statement

3.3 Following the comments of the Conservation Officer and Highway Officer, 
revised plans have been submitted which have altered the building materials, 
reduced the width of the gables, changed the position of the chimneys, removed 
the fascia boards and altered the window proportions. From a highways 
perspective, additional surveys have been carried out, the car parking 
arrangements have been altered and the width of the access road has been 
widened. 

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

http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=222229 

4. RELEVANT PLANNING HISTORY

4.1 There is no relevant planning history associated with this site.

5. PLANNING POLICIES RELEVANT TO THE DECISION

http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=222229


Adopted High Peak Local Plan 2016

S1 Sustainable Development Principles
S1a Presumption in Favour of Sustainable Development
S2 Settlement Hierarchy
S5 Glossopdale Sub-area Strategy
EQ2 Landscape Character
EQ5 Biodiversity
EQ6 Design and Place Making
EQ7    Built and Historic Environment 
EQ9 Trees, Woodlands and Hedgerows
EQ11 Flood Risk Management
H1 Location of Housing Development
H3 New Housing Development
CF6 Accessibility and Transport
CF7 Planning Obligations and Community Infrastructure Levy

Supplementary Planning Documents

 Residential Design
 Landscape Character
 Housing Needs In The High Peak
 Planning Obligations

Revised National Planning Policy Framework (July 2018)

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

National Planning Practice Guidance 

6. CONSULTATIONS

Site notice Expiry date for comments: 06/04/2018
Press notice Expiry date for comments: 12/04/2018
Neighbours Expiry date for comments: 12/04/2018 



Neighbours/Local Interest Groups

6.1 45 No. representations have been submitted, details of which can be read on file. 

A summary of the issues raised is provided below:

 There is not a requirement for more houses to be built in this location
 Over development  of the site which would ruin the village character
 There are plans to build further down the road, such types of development are 

unnecessary
 The development would not provide affordable housing for local residents
 The development will lead to more cars using the car park
 Loss of car parking to George & Dragon pub
 The bus stop outside the site would have to be moved to allow access and there 

is no other reasonable place for the bus stop to go
 The land is currently used for parking at the village shop and pub, without it we 

could lose our village community
 Increased danger to pedestrians with speeding traffic in the area
 Local road infrastructure will not cope
 Loss of bus stop needs to be rejected
 The applicant has not highlighted that there are two entrances to the existing car 

park in their report
 Parents of children attending the local school use the car park when dropping 

children off and picking them up each day
 Reference to two recorded accidents within the report is incorrect
 The proposed development will make the roads dangerous for children to cross
 Not enough parking is provided for the proposed residents, only five parking bays 

are included on the plans
 There is not enough parking for the pub and any overspill will end up on local 

streets
 The existing road network is already under stress, almost 10,000 vehicles per 

day pass through the village
 Village shop owner has an agreement with the pub landlord to use the car park 

when the street in front of the shop is busy
 Still waiting for Mottram bypass to be built
 The village has now become part of the Hollingworth bypass for all traffic coming 

from Glossop, Simmondley and beyond to access the M67 and with the 
development of the old Roneo site

 All of the houses nearby are traditional stone cottages, should new houses be 
built this would ruin the look of the village

 Materials proposed are not in keeping with the stone houses already in the area, 
they would look out of place with local properties which are constructed of 
gritstone

 The land is within a Conservation Area
 Development does not respect the cenotaph



 Loss of natural day light to No. 15 Haydn Fold
 Loss of privacy to No. 11 Haydn Fold
 New dwellings would cause overlooking
 Impact upon livelihood because shop customers will not be able to park on the 

car park
 Risk of losing the only public house remaining in the village
 A number of houses in the area are for sale and not selling
 Storage for the bins is not clear

Consultee Comment Officer 
Respon
se

DCC 
Highways

Comments received: 04/04/2018
The submitted details propose a development of 3no. 3 
bedroom dwellings all served via an existing car park access 
with Glossop Road (A626).

As operation of the public house is to remain unaltered, 
development of 3no. additional dwellings will be likely to result 
in a significant intensification in vehicular activity associated 
with the site. Therefore, in order to comply with Highway 
Authority recommendations, the access layout should meet 
current guidance with adequate off-street parking/ 
manoeuvring space provided within the site to serve both the 
existing and proposed development.

The Site Plan as proposed demonstrates the red/ blue line 
boundary of the site as being some distance behind the 
existing boundary wall located at the rear of highway. From 
the details submitted to this office, it’s not clear who currently 
maintains the area between the two boundaries and who will 
do so in future. Would there be a need to retain the northern 
vehicular access as there would be insufficient space in which 
to manoeuvre a vehicle (or even open a gate) between the 
highway and site without encroachment? If no physical barrier 
is to be installed between the site and area of unspecified 
control, the latter could be granted access rights and 
maintained from within the site. Unless supported by further 
details demonstrating otherwise, it’s considered that vehicular 
access at this point would be made redundant by the 
proposals and recommended that the existing dropped kerb 
crossing of the footway is closed by raising the kerb/ footway 
to an appropriate level.

Loss of the access referred to above will result in all vehicular 



access being taken via the existing facility adjacent to the 
public house. This then should be of adequate width to 
enable vehicles travelling in opposite directions to pass. In 
order to comply with the Highway Authority’s current 
guidance, an access serving the proposed level of 
development should be of 4.8m minimum width with an 
additional 0.5m of width to any side adjacent to a physical 
barrier e.g. wall, hedge, fence etc. Therefore, as currently laid 
out, due to the proximity of the public house building the 
access driveway should be of 5.3m minimum width. The 
currently proposed access driveway width of 3.7m is 
significantly deficient to this recommendation.

No detail of exit visibility has been submitted. Based on the 
exiting 30mph speed limit and perceived nature in use of 
Glossop Road, sightlines of 2.4m x 47m should be 
demonstrated to the nearside carriageway channel in each 
direction, areas in advance of the sightlines being within 
control or the existing highway in order that they may be 
maintained clear of any obstructions greater than 1.0m in 
height (600mm in the case of vegetation) relative to the same 
channel level. Any lesser extent of exit visibility would need to 
be supported by the results of a traffic speed survey.

Whilst the Transport Scope includes predictions of off-street 
parking demand for the public house based on TRICS data, 
as the premises is currently operating as it would be expected 
to in future, a survey of actual use should be undertaken to 
support the level of off-street parking to be retained. 
Alternatively, you may wish to determine a suitable level of 
provision based on your own Authority’s parking standards 
and include a space suitable for use by the disabled. 
Notwithstanding, relocation of parking dedicated for use by 
visitors to the public house to the rear of the existing car park 
may lead to convenience parking on highway in closer 
proximity to the building. With this in mind, it’s recommended 
that £5,000 is secured for a monitoring period extending to 5 
years post occupation of the full development for investigation 
into, and any subsequent implementation of, any traffic 
management measures that may be deemed necessary to 
mitigate issues that arise as a result of the proposals.

It’s recommended that off-street parking is provided on the 
basis of 2no. spaces for each of the proposed 3 bedroom 
units, each space being of 2.4m x 5.5m minimum dimension 
and clear of adequate maneuvering space to enable all 



vehicles to enter and exit the site in a forward gear. Any 
under provision for either the existing or proposed 
development would increase the likelihood of vehicles being 
parked on Glossop Road or within areas dedicate to 
maneuvering, thereby resulting in vehicles being reversed to/ 
from the A626 Glossop Road, each situation considered 
against the best interests of safe and efficient flow of traffic on 
the public highway particularly given the proximity to existing 
junctions.

Areas clear of the highway for standing of waste bins on 
collection days should be demonstrated (i.e. to reduce the 
likelihood of the access or fronting footway being obstructed) 
and it’s recommended that the views of the local collection 
service are sought with respect to the proposals.

Therefore, it’s recommended that the applicant is given 
opportunity to submit additional/ revised details to 
satisfactorily address the above issues.

If you are minded to determine the application on the details 
as submitted, the Highway Authority would appreciate further 
opportunity to provide recommendations.”

Revised Transport Statement and ‘Site Access as 
Proposed’ drawing submitted and further comments 
received from Highways Authority on 04/06/2018:
The TS generally sets out the existing and proposed layouts 
although there are anomalies with respect to how many 
existing and proposed parking spaces there are/ will be (e.g. 
p6 35no. & p.9 25no. for the former and p.11 14no. & p.22 
13no. for the pub in the case of the latter) as well as the 
number of vehicular accesses to the site i.e. p.6 states one 
although I drove unimpeded in through one and out of 
another on my site visit. Notwithstanding, I think it’s fair to say 
that there is an existing car park with 25 or more spaces and 
the proposal is to retain 13no. spaces for the pub use in 
addition to an intention to formally close the northernmost 
access to vehicular use.
As previously recommended, a survey has been carried out 
to determine the existing level of use of the car park. This 
identifies a demand for up to 21no. spaces on a typical Friday 
evening. It also shows that a provision of 13no. spaces would 
be inadequate to cater for the existing demand throughout the 
same evening with the exception of the initial 15min survey 
period at which time the car park would still have been 100% 



full. Whilst a presumption has been made that not all vehicles 
were those of pub users, there is a sign in place on the pub 
building clearly stating that the car park is for patrons only 
and that there would be penalties for those abusing this rule. 
Some vehicles may also be those owned by those residing or 
employed at the pub. Therefore, it’s suggested that the 
proposals would be likely to result in overspill parking of up to 
8no. vehicles, almost definitely on to the adjacent highways, 
for the majority of the evening period whereas all of the 
vehicles may be accommodated at present.
The Highway Authority always seeks, where possible, to 
ensure that development is provided with an adequate level 
of off-street parking to serve it’s needs as the existing pub 
would currently appear to be. Given the proximity of the site 
to existing road junctions and that there is an apparent 
existing demand for on-street parking space due to the nature 
of existing development within the vicinity and a number of 
dwellings lacking off-street space, exacerbating this demand 
would be considered to be both an unreasonable and 
undesirable situation. It’s noted that bollards are located 
within the footway fronting the pub, these being installed to 
reduce the likelihood of partial on footway parking for which 
there has no doubt been an historic demand. Availability of 
on-street parking space can’t of course be guaranteed, may 
be subject to enforceable restrictions in the future, and should 
not be relied on.
The TS goes on to comment on each of the issues raised 
within the Highway Authority response to the application. 
Views on these are:-

-       As a rule of thumb, this Authority perceives that 
residential dwellings in environments similar to the 
proposed development site would be likely to generate 
around 6no to 8no. vehicle trips per day i.e. up to 
24no. total for 3no. dwellings although it’s appreciated 
that this would be somewhat dependent on those 
occupying the premises. The car park survey has 
identified that up to 21no. vehicles may be expected to 
use the existing car park at any one time. It’s accepted 
that the vehicle trips would be spread throughout the 
day, however, all of the proposed development trips 
would be in addition to existing usage and such level 
may be considered to be a significant increase.

-       The TA suggests that the area of land previously 
identified as being between the development site and 
public highway is within the control of the applicant.

-       It’s noted that a pedestrian access is to be retained at 



the northern extent of the site. The vehicular access 
will need to be formally closed by reinstatement of the 
kerb and footway to the appropriate level.

-       The northern access is not currently permanently 
closed as was witnessed at the time of the site visit.

-       Access to the site would need to be laid out to meet 
current design guidance. The proposed 5.3m width 
with segregated pedestrian facility is considered to be 
acceptable. 

-       MfS is of course a design guide predominantly aimed 
at new residential infrastructure. Glossop Road is an 
‘A’ classified Principle Road for which Delivering 
Streets & Places and MfS 2 are considered to be more 
appropriate guidance. As the development proposals 
will be likely to result in an increase in vehicular activity 
at the access, exit visibility sightlines should be 
commensurate with recorded free flow 85%ile vehicle 
approach speeds. Without benefit of such data, given 
the perceived nature and volume of traffic currently 
using the A626 and based on the 30mph speed limit, in 
the interests of highway safety exit visibility sightlines 
of 2.4m x 47m are considered to be appropriate. The 
sightlines should extend to a point offset by 1.0m 
maximum from the nearside carriageway channel in 
each direction with all areas in advance of the 
sightlines being within control/ existing highway in 
order that they may be suitably maintained clear of 
obstruction. The sightlines currently demonstrated are 
deficient to these recommendations. It’s noted that 
some improvement may be achievable to the left when 
exiting (liaison and agreement with this Authority’s 
Public Transport Officer would be required for any 
relocation of the existing bus shelter), however, 
suitability of available visibility to the right should be 
supported by the results of a free flow traffic speed 
survey.

-       The parking survey has identified a demand for up to 
21no. vehicles for the existing site operations that will 
remain unaltered by the proposed development. The 
proposed 13no. spaces would be insufficient for a 
typical Friday evening demand. You may wish to cross 
reference with your own Authority’s parking standards 
to assess suitability. Overspill parking on to the A626 
and other highways in the vicinity is considered to be 
against the best interests of safe and efficient flow of 
traffic on the public highway.



-       In the event of approval, given the perceived lack of off-
street parking as well as the revised layout effectively 
moving parking away from the pub building, securing 
of funding for investigation into, and any 
implementation of, traffic management measures is still 
considered to be appropriate.

-       Overall provision of off-street parking is considered to 
be deficient. Space sizes should be in accordance with 
current design guidance. An aisle width of 6.0m is 
considered to be acceptable.

-       It’s appreciated that MfS states that it’s acceptable for 
operators to collect waste bins from a distance of 25m 
from the highway. However, it’s recommended that the 
views of the local refuse collection are sought in this 
respect as it’s known that many will only collect from 
points adjacent to the highway. Lack of an acceptable 
facility would be likely to result in waste bins being 
stood on the fronting footway on collection days 
thereby potentially obstructing passage of pedestrians 
as well as visibility sightlines.

Therefore, unless the applicant is able to submit details to 
satisfactorily address the above outstanding issues, based on 
the details as submitted to date, it’s recommended that the 
proposals are refused on the following Grounds:-

1.    The proposed development, if permitted, would be 
likely to lead to intensification in use of an existing 
substandard access to Glossop Road (A626) where 
exit visibility is severely restricted due to existing road 
alignment and proximity of building to the highway 
boundary, thereby leading to a potential interference 
with the safe and efficient movement of traffic on the 
adjoining highway.

2.    No adequate provision is included in the proposals for 
the parking/loading/unloading/maneuvering of vehicles 
clear of the public highway, which would be likely to 
result in parking/loading/unloading/reversing onto or off 
of the public highway against the best interests of safe 
and efficient traffic movement.

A further Technical Note and Speed Surveys have been 
submitted by the applicant on 22/06/2018, comments 
from DCC Highways are as follows:
Please can you confirm that the extent of visibility to the right 



when exiting has been accurately determined by on-site 
measurement (or is demonstrated on an accurate 
topographical survey as OS base plans can be grossly 
inaccurate). 

BTW the maximum extent of visibility will need to be taken to 
a point offset by 1.0m from the nearside carriageway channel 
and not the carriageway centre line
Please provide a list of the TRICS site reference numbers 
used to determine the predicted trip rates generated by the 
existing Pub together with the GFA of the Pub. 
(Any traffic count data collected at the time of the car park 
survey could also prove useful if this was recorded i.e. vehicle 
trips in and out of the access(es) during the periods. NB I had 
opportunity to make a further brief visit to the site whilst 
passing yesterday and noted that both vehicular accesses 
were freely available)

Have the 85%ile speeds given on the speed survey results 
sheet been adjusted for wet weather?  Can you clarify what 
the red dots/dashes are meant to signify on the aerial image 
on the fourth page of the Technical Note dated 21/6/2018 – 
limited waiting; double yellows?  

Following these comments, a further technical note was 
submitted by the applicant on 04/07/2018. DCC had the 
following comments:

In summary, the proposals are to erect 3no. 3 bedroom 
dwellings within the existing car park for the Public House 
thereby reducing the off-street parking provision for the latter 
and concentrating all vehicular movements for the increased 
level of development though a single existing access.

The parking survey results have demonstrated that the 
proposed number of off-street car parking spaces post 
development will be likely to be inadequate to cater for a 
typical Friday evening demand for the Public House thereby 
increasing the likelihood of on-street parking in the vicinity. It’s 
been suggested that this may be somewhat allayed if traffic 
management measures can be introduced to offset adverse 
impact of on-street parking, however, such measures would 
need to be the subject of a consultation process the results of 
which can’t be guaranteed.

Operational capacity of the access isn’t deemed to be an 



issue, however, safe operation with increased vehicular use 
needs to be considered. 

Currently, there are 2 vehicular accesses serving the Public 
House car park and, given that there is to be no change in 
operation of the business, the proposed closure of the north-
eastern one of these will be likely to significantly intensify 
vehicular activity at the remaining access. The proposed 
residential development will generate further vehicular activity 
particularly in the morning peak hour when movements to and 
from the Public House are likely to be minimal.

Whilst improvements to the vehicular access to be retained in 
terms of width and exit visibility to the left are proposed (I 
assume that you are in receipt of amended drawings suitably 
demonstrating control of the land up to the highway boundary 
in order that the widening and lowering of the wall can be 
delivered), the access has been demonstrated as being 
deficient in terms of exit visibility in the leading/ critical 
direction. Based on the recorded 85%ile approach speed of 
26mph (23.5mph when adjusted for wet weather) and bearing 
in mind the nature and use of the A626, the Highway 
Authority considers that a sightline of 2.4m x 33m should be 
provided in order to meet current recommendations. It’s been 
confirmed that the sightlines have not been accurately 
determined and it’s possible that achievable visibility may be 
either more of less than the 25.7m currently claimed. As 
demonstrated though, the sightline would need to be 
increased in length by approximately 30% to achieve the 
recommended minimum sightline to a point offset by 1.0m 
from the nearside carriageway channel as derived from the 
recorded speed readings (any greater offset may of course 
result in approaching two wheel vehicles being concealed).  

It’s noted that standing space for waste bins is demonstrated 
to the rear of the wall at the back of footway and I trust that 
you will ensure that these are of adequate dimension to 
accommodate the maximum number of bins likely to be 
collected on a single visit.

Therefore, as submitted, it’s recommended that the proposals 
are refused on the same Grounds as those provided within 
the e-mail response of 4 June 2018 i.e. likely intensified use 
of a substandard access; and inadequate off-street parking 
space to serve the combined existing and proposed 
development.



However, if you are minded to approve the proposals, it’s 
recommended that Conditions are included within the 
Consent requiring submission of a detailed design for the 
modified access (including relocation of the bus shelter if 
required); site compound details; formal closure of the 
existing access made redundant by the development; 
securing off-street parking and maneuvering prior to 
occupation (please note that the Highway Authority’s current 
guidance is for parking spaces of 2.4m x 5.5m minimum 
dimension – this would be unlikely to result in any change to 
the principles of the proposed layout); and funding is secured 
for the investigation into, and any subsequent implementation 
of, traffic management measures on the existing highways in 
the vicinity of the site.

A meeting was held on site on 24/07/2018 between the 
case officer, Highways Officer from DCC, the applicant 
and their agent. Following this discussion, a letter was sent 
to the case officer (dated 25.07.2018) setting out evidence to 
demonstrate that the proposed development would not result 
in an intensification of the site. 

DCC have responded to this letter with the following 
comments on 25/07/2018:
I note that the hoped for CCTV evidence has proved/ is 
proving difficult to obtain in time to meet the desired deadline. 
However, it’s noted that reference is made to written evidence 
of the car park being used on a regular basis by both 
occupiers of local dwellings and visitors to other amenities in 
the area - a situation in keeping with trips witnessed by us 
yesterday.
Further observational and photographic records also suggest 
vehicular use of the site accesses for purposes other than 
those associated with the Public House.
Bearing in mind the likely impact that a revised layout 
(essentially relocating the Pub car park to the rear of the site) 
would have in reducing other residents/ shop visitors/ etc. 
use, it’s considered that any objection on the Grounds of 
intensification in use of the existing access would be likely to 
prove unsustainable.
The above information also gives some support for the 
proposed level of off-street parking to serve both the 
proposed and existing uses of the site. However, as 
discussed, there remains some uncertainty that this would 
prove to be adequate therefore, should issues arise on the 



public highway in the vicinity of the site as a result of overspill 
parking, it’s suggested that funding is secured for a 
monitoring period following full occupation of the site for 
investigation into, and subsequent implementation of, traffic 
management measures should these prove necessary. I note 
from earlier correspondence that it was recommended that 
the funding is £5,000 for a 5 years period although I 
appreciate a sum of £3,000 was mentioned on site. 
Obviously, any unused sums would be returned on 
completion of the monitoring period that I’d suggest could be 
reduced to 2 years post full occupation of the site. It’s 
recommended that all parking within the site remains 
unallocated for use by both residents and those visiting the 
pub in order to reduce the likelihood of spaces remaining 
vacant when there is a demand for off-street space.
Therefore, if you are minded to approve the proposals, it’s 
recommended that the aforementioned funding of £5,000 is 
secured and the following conditions are included within the 
consent:-

1.   Before any other operations are commenced, space 
shall be provided within the site for storage of plant 
and materials, site accommodation, loading, unloading 
and maneuvering of goods vehicles, parking and 
maneuvering 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.  Once implemented the 
facilities shall be retained free from any impediment to 
their designated use throughout the construction 
period.

2.   Before any other operations are commenced, 
excluding Condition 1 above, the existing eastern 
vehicular access with Glossop Road shall be modified 
in accordance with the approved layout drawing and 
the area in advance of the visibility sightlines shall be 
retained throughout the life of the development free of 
any object greater than 1m in height (0.6m in the case 
of vegetation) relative to adjoining nearside 
carriageway channel level.

3.   Prior to the occupation of any of the proposed 
dwellings, the existing western vehicular access to 
Glossop Road 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.

4.   The premises, the subject of the application, shall not 
be occupied until space has been provided within the 
application site in accordance with the approved 
application drawings for the parking/ loading and 
unloading/ maneuvering of residents/ visitors/ staff/ 
customers/ service and delivery vehicles, laid out, 
surfaced and maintained throughout the life of the 
development free from any impediment to its 
designated use.

5.   There shall be no gates or barriers located on the 
proposed driveway/ parking area.

6.    No part of the development shall be occupied until 
details of arrangements for storage of bins and 
collection of waste have been submitted to and 
approved by the Local Planning Authority. The 
development shall be carried out in accordance with 
the agreed details and the facilities retained for the 
designated purposes at all times thereafter.

In addition, the following Advisory Notes may be included for 
the information of the applicant:-

a.   Pursuant to Section 184 of the Highways Act 1980 and 
Section 86(4) of the New Roads and Streetworks Act 
1991 prior notification shall be given to the Department 
of Economy Transport & Community at County Hall, 
Matlock regarding access works within the highway. 
Information, and relevant application forms, regarding 
the undertaking of access works within highway limits 
is available by email 
highways.hub@derbyshire.gov.uk, telephone Call 
Derbyshire on 01629 533190 or via the County 
Council’s website 
http://www.derbyshire.gov.uk/transport_roads/roads_tr
affic/development_control/vehicular_access/default.as
p.

b.   The Highway Authority recommends that the first 6m 
of the proposed access driveway should not be 
surfaced with a loose material (i.e. unbound chippings 
or gravel etc.). In the event that loose material is 

mailto:highways.hub@derbyshire.gov.uk
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transferred to the highway and is regarded as a hazard 
or nuisance to highway users the Authority reserves 
the right to take any necessary action against the 
landowner

c.   Off-street parking spaces should measure 2.4m x 5.5m 
(larger in the case of spaces for use by disabled 
drivers) with an additional 0.5m of width to any side 
adjacent to a physical barrier e.g. wall, fence, hedge, 
etc. and adequate space behind each space for 
maneuvering.      

Environment
al Services

No objection to the proposals, subject to the conditions 
relating to contamination, control of dust, no burning of waste, 
no fires, no piling outside of the hours 0900-1600hrs Monday 
to Friday, construction times of 07:30 - 18:00 hours (Monday 
to Friday), 08:30 - 14:00 hours (Saturday) and No working is 
permitted on Sundays or Bank Holidays.

Waste 
Services

No objection

Charlesworth 
Parish 
Council

 The design & appearance of the development is not 
considered to be in keeping with the village 
(reconstituted stone & slate)

 This is a busy junction already and the additional 
housing & cars will increase this level of traffic

 The houses in the proposed development are situated 
to the front of the site, the design and access 
statement reporting it being an infill with a continuing 
roof line.  The access drive between the houses and 
the Pub creates a potential ‘blind’ spot to the left if 
leaving the site. Additionally, traffic is travelling at 
speed from the right which is extremely busy at most 
times of the day.  Particularly from Town Lane, where 
the distance between the junction Town Lane/Glossop 
Road and the drive from the pub is relatively short, 
reducing braking distances for those cars accelerating 
quickly into the road when finding a gap in the traffic 

 The drive, according to the design & access statement, 
will be 3.7 metres wide, this could cause difficulties 
with cars arriving and leaving the site at the same time 
given that an average car width is 1.8 metres causing 
concern re ‘passing’ distance

 The traffic survey undertaken shows the houses to the 
back of the site and the car park to the front 

 The report also talks about Charlesworth only having 
typical rush hour traffic, busy in the morning and night 
time only.  The D.C.C. 2012 traffic survey which 
reported similar levels of traffic per hour from 7a.m. to 



6p.m., the minimum per hour during this period was 
11,229 and maximum 15,529.

 There is a bus stop on the grounds of the car park, the 
wall to the front of the site is built around it (there is no 
mention of this in the reports submitted) which, if the 
application was approved would need to be moved and 
this has not been addressed.  The presence of a bus 
stop at this location can slow traffic down as most local 
traffic are aware & reduce speed accordingly 

 Residents of Haydn Fold have not been consulted and 
they are rightly concerned by this omission as some 
may not have an opportunity to comment on this 
application 

 There could be a potential loss of privacy for some 
Haydn fold residents as the car park is at a higher level 
and therefore overlooks their properties

 Residents report the existence of an underground 
stream running across the car park, lack of awareness 
during any approved works could have a significant 
impact on the surrounding properties including the 
possibility of flooding 

 Concern was expressed as to the affordability of these 
proposed homes 

United 
Utilities

Drainage Comments 
In accordance with the National Planning Policy Framework 
(NPPF) and the National Planning Practice Guidance 
(NPPG), the site should be drained on a separate system with 
foul water draining to the public sewer and surface water 
draining in the most sustainable way. The NPPG clearly 
outlines the hierarchy to be investigated by the developer 
when considering a surface water drainage strategy. We 
would ask the applicant to consider the following drainage 
options in the following order of priority: 
1. into the ground (infiltration); 
2. to a surface water body; 
3. to a surface water sewer, highway drain, or another 
drainage system; 
4. to a combined sewer. 
We recommend the applicant implements the scheme in 
accordance with the surface water drainage hierarchy 
outlined above. In line with these comments, we recommend 
the following condition is attached to any approval notice. 
Recommended Condition 
Foul and surface water shall be drained on separate 
systems. In the event of surface water discharging to 



public sewer, the rate of discharge shall be restricted to 
the lowest possible rate which shall be agreed with the 
statutory undertaker prior to connection to the public 
sewer. 
Reason: To secure proper drainage and to manage the 
risk of flooding and pollution.
Note for the applicant: In the event of this application being 
approved and the above condition included in any 
subsequent Decision Notice, United Utilities will not provide 
formal comment on this condition through the Local Authority 
planning process. If the applicant intends to connect to the 
public sewer system, discharge rates will instead be reviewed 
as part of our standard S106 sewer connection process which 
relates to new connections to the public sewer. For brownfield 
sites, we wish to target a reduction in accordance with 
national standards on sustainable drainage which seek to 
reduce run-off to greenfield rates. Our minimum expectation 
on a brownfield site will be a 50% reduction in the rate of 
discharge. In demonstrating the required reduction in 
discharge rates, full details and associated evidence of 
existing drainage connections from the site shall be submitted 
to justify the proposed reduction. 
If the applicant intends to offer wastewater assets forward for 
adoption by United Utilities, the proposed detailed design will 
be subject to a technical appraisal by an Adoptions Engineer 
as we need to be sure that the proposal meets the 
requirements of Sewers for Adoption and United Utilities’ 
Asset Standards. The detailed layout should be prepared with 
consideration of what is necessary to secure a development 
to an adoptable standard. This is important as drainage 
design can be a key determining factor of site levels and 
layout. The proposed design should give consideration to 
long term operability and give United Utilities a cost effective 
proposal for the life of the assets. Therefore, should this 
application be approved and the applicant wishes to progress 
a S104 agreement, we strongly recommend that no 
construction commences until the detailed drainage design, 
submitted as part of the S104 agreement, has been assessed 
and accepted in writing by United Utilities. Any works carried 
out prior to the technical assessment being approved are 
done entirely at the developers own risk and could be subject 
to change. 
Details of both our S106 sewer connections and S104 sewer 
adoptions processes (including application forms) can be 
found on our website http://www.unitedutilities.com/builders-
developers.aspx 



Please note we are not responsible for advising on rates of 
discharge to the local watercourse system. This is a matter 
for you to discuss with the Lead Local Flood Authority and / or 
the Environment Agency if the watercourse is classified as 
main river.
Water Comments 
If the applicant intends to obtain a water supply from United 
Utilities for the proposed development, we strongly 
recommend they engage with us at the earliest opportunity. If 
reinforcement of the water network is required to meet the 
demand, this could be a significant project which should be 
accounted for in the project timeline for design and 
construction. 
To discuss a potential water supply or any of the water 
comments detailed above, the applicant can contact the team 
at DeveloperServicesWater@uuplc.co.uk. 
It is the applicant's responsibility to demonstrate the 
exact relationship between any United Utilities' assets 
and the proposed development.

Conservation 
Officer

The site is within the Charlesworth Conservation Area and is 
in close proximity to the Listed war memorial. The Heritage 
Statement makes no reference to the war memorial nor 
explains the character and appearance of the Conservation 
area and the likely impact that the proposed development will 
have on it. 

The site falls in the Lower Charlesworth Character Area which 
is predominantly late 18th and early 19th century and typified 
by small rows of stone terraces, an enclosed character but 
with open views between properties. The Conservation Area 
Appraisal mentions that the car park to the pub is out of 
keeping with the rest of the Conservation Area. Historic OS 
maps show that the application site has remained open, 
although there were ancillary buildings to the pub at the rear 
of the plot which were demolished some years ago.
 
The application site is a gap within a predominantly built-up 
frontage and allows an open view of parked cars and rooftops 
of a modern housing estate to the rear. Above the rooftops 
are views out to surrounding hills. There is an opportunity to 
improve the appearance of the area by infilling the gap site 
with development which continues the built frontage and 
screens views of the car park. I understand that this advice 
was offered at Pre-App with further advice that development 
should assimilate with the overriding character of the area. 



In principle the development is acceptable but I have 
concerns that the design of the terrace does not fit in with the 
surrounding context. The site is in the centre of the village, 
immediately opposite the cenotaph and we should be looking 
for a good, vernacular building with accurately reproduced 
detailing. It needs to resemble a row of traditional cottages:

 The width of the gables appears very wide in relation 
to the surrounding properties. We need to ensure that 
the scale and massing of the development does not 
dominate adjoining buildings.

 I support the use of chimneys but these should be 
correctly proportioned and the gable chimneys need to 
sit right on the gable.

 Fascia boards are not a feature of the area. Verges 
should be plain and rainwater goods secured with rise 
and fall brackets.

 The window proportions and design do not reflect the 
predominant 18th and 19th century character. Windows 
should reflect vertically-sliding sash proportions with 
stone heads and cills. Consideration also needs to be 
given to the solid to void relationship of openings to the 
front and their arrangement.

 Artificial materials are not acceptable. The building 
should be natural gritstone and natural slate roof.

 Query detail of bin stores.
 No details are given of the conversion of part of the 

pub to a separate dwelling.
 The siting of the building is acceptable.

Photomontages of the building in its context will be essential 
in order to demonstrate that the building will fit with its 
surroundings.

At present I would conclude that the development represents 
harm to the character and appearance of the Conservation 
Area and setting of the Listed cenotaph.

Revised Plans 

Following the submission of revised plans, the Conservation 
Officer is satisfied that the points raised have been 
addressed. 

DCC Policy 
s106 
contributions

£5,000 car parking monitoring fee sought by DCC



Coal 
Authority

The application site does not fall with the defined 
Development High Risk Area and is located instead within the 
defined Development Low Risk Area. This means that there 
is no requirement under the risk-based approach that has 
been agreed with the LPA for a Coal Mining Risk Assessment 
to be submitted or for The Coal Authority to be consulted.

In accordance with the agreed approach to assessing coal 
mining risks as part of the development management 
process, if this proposal is granted planning permission it will 
be necessary to include The Coal Authority’s Standing Advice 
within the Decision Notice as an informative note to the 
applicant in the interests of public health and safety.

Arboriculture The proposed development does not seek approval for the 
loss of any trees. The arboricultural officer has been 
consulted as part of the application process, they have 
commented as follows:

I have no over riding arboricultural objections to the proposals 
subject to the application of conditions that require the 
submission of a) basic soft landscaping scheme, b) details of 
tree retention, c) tree protection and method statement and d) 
implementation of Tree Protection during development.

7. POLICY AND MATERIAL CONSIDERATIONS AND PLANNING BALANCE

Policy Context

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

7.2 Section 38(6) requires the Local Planning Authority to determine planning 
applications in accordance with the development plan, unless there are material 
considerations which 'indicate otherwise'. Section 70(2) provides that in 
determining applications the Local Planning Authority "shall have regard to the 
provisions of the Development Plan, so far as material to the application and to 
any other material considerations." The Development Plan currently consists of 
the High Peak Local Plan Policies Adopted April 2016.

7.3 Paragraph 11 of the Revised National Planning Policy Framework 2018 (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 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 or specific policies in this Framework indicate 
development should be restricted.

7.4 Paragraph 8 of the NPPF identifies the three dimensions to sustainable 
development as economic, social and environmental.

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

7.6 The policies contained in the Framework are supplemented by the National 
Planning Practice Guidance (NPPG), which is also a material consideration in the 
determination of applications.

7.7 A list of key policies, guidance and other material considerations is provided 
above (section 5).

7.8 Section 5 of the NPPF relates to delivering a wide choice of high quality homes. 
Paragraph 59 sets out the importance of supporting the Government’s objective 
to significantly boost the supply of homes. The Council is considered to have a 
five year housing land supply, as defined by the criteria set out at paragraph 74 
of the revised NPPF and therefore housing supply policies are up-to-date. 

Principle of development 

7.9 The Settlement Hierarchy set out at policy S2 of the Local Plan defines 
Charlesworth as a larger village where development of a moderate scale may be 
acceptable providing it meets local rural needs, maintains and enhances the 
settlement or the distinctive character or appearance of it while maintaining 
existing facilities and services. 

7.10 Policy H1 of the Local Plan specifies that housing developments on unallocated 
sites will be encouraged where they lie within defined built-up area boundaries of 
the towns and larger villages. The effective reuse of land is also promoted by 
encouraging housing development including redevelopment, infill, conversion of 
existing dwellings and the change of use of existing buildings to housing, on all 
sites suitable for that purpose. 

7.11 In accordance with Policy H3, the Council will require all new residential 
development to address the housing needs of the local people by meeting the 
requirements of affordable housing as set out in Policy H4. As the site falls below 
the trigger for affordable housing as set out at Policy H4, this policy is not 
applicable to this scheme. 



7.12 The site is located within the built up area boundary for Charlesworth and is in a 
sustainable location that is well served by local amenities and public transport 
services. It is therefore considered that the principle of development is 
acceptable, subject to other matters such as character, form and design and its 
impact on the Conservation Area, amenity and highway safety.

Highway safety

7.13 The NPPF promotes sustainable transport and recommends that local planning 
authorities should seek to encourage and facilitate where possible sustainable 
patterns of transport using practical alternatives to private motor vehicles such as 
walking, cycling and public transport, so that people have a real choice about 
how they travel.

7.14 Adopted Local Plan Policy CF6 ‘Accessibility and Transport’ seeks to ensure that 
new development can be accessed safely, provides access to a range of 
transport modes and minimises the need to travel by unsustainable modes.  

7.15 Derbyshire County Council Highways have sought clarification in respect of the 
ownership and intended use of the existing access. Concern has been raised on 
the inadequacy of the proposed car parking arrangements, width of the access 
and the proposed sightlines being deficient in terms of the current highway 
standards. In response to the comments received from DCC Highways the 
Applicant has provided additional information to address the points raised and 
stated that the proposed development will not result in the intensification of the 
site. As a result, the highways objection has been removed. It is recommended 
all parking within the site remains unallocated for use by both residents and 
those visiting the pub in order to reduce the likelihood of spaces remaining 
vacant when there is a demand for off-street space.

7.16 The access arrangements to the development have been amended to have just 
one vehicular access into the site and parking serving both the new houses and 
public house and one pedestrian access. 

7.17 The car parking which is to be provided for the proposed dwellings totals 6 
spaces. This is in accordance with the car parking standards set out in Appendix 
1 of the Local Plan, for three, 3-bed dwellings. The proposal results in 13 car 
parking spaces being retained for the public house. Based on the surveys which 
have been undertaken by Derbyshire County Council it is clear that the number 
of car parking spaces left for the public house is not sufficient to cope with 
demand on a Friday evening, when the number of car parking spaces required 
may be up to 21 in total (for the dwellings and the pub). Therefore, there would 
be an overspill which would inevitably result in cars being parking in the 
surrounding highway. It is suggested that this issue is addressed by securing 
funding for a monitoring period following full occupation of the site for 



investigation into, and subsequent implementation of, traffic management 
measures should these prove necessary.

7.18 There is an existing bus stop with a shelter to the front of the site, within the 
highway. This is proposed to be retained as part of the proposals. It is not 
considered necessary to move this due to the applicant demonstrating their 
ownership to the boundary and having control over the wall, which can be 
lowered to improve visibility. 

7.19 DCC Highways have commented bearing in mind the likely impact that a revised 
layout (essentially relocating the pub car park to the rear of the site) would have 
in reducing other residents/ shop visitors/ etc. use, it’s considered that any 
objection on the Grounds of intensification in use of the existing access would be 
likely to prove unsustainable. This information also gives some support for the 
proposed level of off-street parking to serve both the proposed and existing uses 
of the site. However, as discussed, there remains some uncertainty that this 
would prove to be adequate therefore, should issues arise on the public highway 
in the vicinity of the site as a result of overspill parking, it is suggested that 
funding is secured for a monitoring period following full occupation of the site for 
investigation into, and subsequent implementation of, traffic management 
measures should these prove necessary.

7.20 If it is recommended for approval the following conditions are recommended by 
DCC: requiring submission of a detailed design for the modified access; site 
compound details; formal closure of the existing access made redundant by the 
development; securing off-street parking and manoeuvring prior to occupation 
(please note that the Highway Authority’s current guidance is for parking spaces 
of 2.4m x 5.5m minimum dimension – this would be unlikely to result in any 
change to the principles of the proposed layout); and funding is secured for the 
investigation into, and any subsequent implementation of, traffic management 
measures on the existing highways in the vicinity of the site. In the absence of 
any objection from DCC and subject to the relevant conditions it is not 
considered that a refusal on high way grounds could be sustained.

Flooding & drainage

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

7.22 The site is not located within an area susceptible to flooding. The LLFA has not 
raised any objections to the proposed development.

7.23 It is considered that the site of the proposed development will be able to 
incorporate appropriate foul sewage and surface water drainage facilities that will 



adequately deal with waste and surface water run-off. United Utilities raise no 
objections to the proposals recommending a number of planning conditions. As 
such the proposal does not raise any issues re drainage or flooding. 

7.24 Therefore, it is considered that the proposal accords with Local Plan policies EQ6 
and EQ11 and section 14 of the NPPF.

Design - inc. layout, size, scale, density, impact on the street-scene and character 
and appearance of the area

7.25 The site lies within the Conservation Area for Charlesworth. A Character 
Appraisal was adopted by the Council in October 2010. The Charlesworth 
Conservation Area was designated by the Council in 1976 and extended in May 
1997. Some of the special features of the Conservation Area include the late 18th 
and early 19th century small rows of terraces, the visual harmony created from 
the use of a limited pallet of natural building materials including stone and slate, 
and a mixture of enclosed character in the centre of the village with more open 
character towards the outer parts. The cenotaph opposite the George and 
Dragon public house is mentioned in the Conservation Area Appraisal. The 
Conservation Area Appraisal also makes reference to the stone pavement and 
kerbs on Marple Road outside numbers 1-7 and the George and Dragon, which 
were reinstated around 10 years ago as part of an enhancement scheme funded 
by the Borough and Parish Councils. 

7.26 Policy EQ7 of the Local Plan concerns the Built and Historic Environment it 
states that the Council will conserve heritage assets according to their 
significance. It requires that proposals which may have an impact upon heritage 
assets are accompanied by an assessment of their historic significance. It seeks 
to prevent the loss of buildings which make a positive contribution to the 
character of an area, unless the loss is necessary to achieve substantial public 
benefits. It requires proposals within Conservation Areas to demonstrate how the 
proposals have taken account of the special character of the Conservation Area 
including natural features, layout, design, form, scale, mass, the use of traditional 
materials and to be in accordance with the Character Appraisals. It is considered 
that the Heritage Impact Statement which accompanies the planning application 
takes into account the features of the Conservation Area and that the applicant 
has provided a scheme which is responds well to the context of this heritage 
asset. 

7.27 The proposed development relates to a terrace of three dwelling set within the 
car park of the George & Dragon public house. It occupies an area of land 
measuring 0.36 hectares. 

7.28 The amended plans indicate that the dwellings would be constructed of natural 
gritstone with natural slate rooves and stone cills and headers to the window 
openings. The frontages are of a simple appearance with vertically sliding sash 



windows to reflect the Conservation Area. The Councils Conservation Officer has 
considered the amended plans and is satisfied that the scheme is acceptable 
subject to conditions.

7.29 The layout plan indicates that the dwellings will be set towards the front of the car 
park with small rear gardens, leaving the remainder of the car park to customers 
of the public house. 

7.30 In order to mirror the existing character of the Conservation Area, the proposed 
development will be constructed of natural gritstone with a slate roof. It is 
considered that the proposals have taken account of the natural building 
materials which are present in the surrounding environment and which are 
referenced in the Charlesworth Conservation Area Appraisal. 

7.31 The proposed development aims to preserve the character of the Conservation 
Area by retaining original features such as the main elevation of the George & 
Dragon public house frontage. It also respects the ribbon pattern of development 
adjoining the historic terrace to the opposite side of the proposed development 
site. The Heritage Impact Assessment concludes that the creation of the three 
dwellings will have a neutral impact upon the significance of the Conservation 
Area this is because the style of development replicates that of the existing 
context. 

7.32 It is noted that there is a Listed Building (Grade II) opposite the application site, 
the Charlesworth War Memorial / Cenotaph. The memorial is made of ashlar 
stone and commemorates the fallen of the First and Second World Wars, 
standing within an area paved with sandstone flagstones and bound by stone 
kerbs at the road junction. The designer of the war memorial is not identified. It is 
considered that the proposed development will not have a negative impact upon 
the setting of the Listed Building. This is because the backdrop of the war 
memorial will be enhanced, rather than a public house car park providing the 
backdrop, there will be a terrace of dwellings, similar in character to the 
surrounding area.  

7.33 Bearing all the above points in mind it is considered that the layout, size, scale 
and density of the proposed development along with the architectural details, 
proposed materials, landscaping and boundary treatments (being the existing low 
wall along the site frontage), would have an acceptable relationship with the 
street-scene and therefore an acceptable impact on the character and 
appearance of the area. As such the proposed development would accord with 
Local Plan policies S1, EQ2, EQ3, EQ6 and S7 and Section 16 of the NPPF.

Impact on neighbouring residential amenity



7.34 Local Plan policies S1 and EQ6 and bullet point 4 of para 127 of the NPPF seek 
to protect the amenities of existing residents and also provide appropriate levels 
of amenity for future occupants of buildings.

7.35 The proposed properties are sited immediately adjacent to the former Post Office 
on Glossop Road and opposite another public house known as the Grey Mare. 
They are orientated in the same direction as the former Post Office with a front 
elevation looking onto Glossop Road. 

7.36 The SPD on Residential Design states (section 8.6) that as a guide, a distance of 
21m between habitable room windows of adjacent properties will provide an 
acceptable level of amenity. Allowance should be made for changes in site 
levels, allowing an extra 1m distance for every 0.5m variation in height. The 
shortest distance between the proposed residential units and the public house on 
the opposite side of Glossop Road (Grey Mare) is approx. 14m. It is considered 
that this distance is acceptable because it reflects the distance between the 
existing dwellings on Glossop Road, thus reflecting the pattern of development in 
the immediate locality. 

7.37 Bearing all the above matters in mind it is considered that the proposed 
development does not have any significant impact on the amenities of occupants 
of existing neighbouring properties. In addition, in view of the distances between 
properties, parking provision, bin storage, it is considered that the levels of 
amenity afforded to prospective occupants of the proposed properties are of an 
acceptable level. As such the proposed is considered to accord with the amenity 
tenets of Local Plan policies S1 and EQ6 and para 127 of the NPPF.

Planning obligations & s106 legal agreement

7.38 £5,000 monitoring fee for car parking, requested by DCC in relation to monitoring 
the situation regarding off-street parking within the vicinity of the site for 2 years 
following occupation of the development.

Other Matters

7.39 Although the Parish Council have raised concerns that residents on Haydn Fold 
have not been consulted. The Council have consulted Nos. 11, 13 and 15 Haydn 
Fold and displayed a site notice. As a result, it is considered that a sufficient level 
of consultation has been undertaken.

8. Conclusion & Planning Balance 

8.1 The site is located within the settlement boundary and is sustainably located. As 
such there is no “in principle” policy objections as the development of the site 
would meet the requirements of Policy H1. The National Planning Policy 
Framework provides for a presumption in favour of sustainable development. The 



Framework advises that proposals which comply with the development plan 
should be approved “without delay”. 

In conclusion, it is considered that, subject to conditions and informatives as 
outlined the proposed development constitutes a sustainable form of 
development which accords with Local Plan policies S1 and S1a and the 
presumption in favour of sustainable development enshrined within the NPPF. 
The proposal is considered to accord with all other relevant local and national 
policies and guidance. As such the application should be approved without delay 
in accordance with the NPPF:

1) the principle of the proposed development is acceptable in this sustainable 
location which is within the development boundary 
2) the layout, size, scale, density and overall design and materials of the 
proposed development are considered to be acceptable, to have an acceptable 
relationship with the street-scene and to have an acceptable impact on the 
character and appearance of the area;  
3) impact on the conservation area / heritage assets has been assessed and the 
scheme amended to reflect local character 
4) there are no significant surface water run-off, drainage or potential flooding 
issues arising from the application; 
5) the proposal would have a limited and acceptable degree of impact on the 
amenities on neighbouring properties whilst also providing sufficient levels of 
amenity for future occupants of the proposed residential units; 

8.2 In addition, there would be economic benefits stemming from a) the construction 
phase, b) future residents contributing to the local economy and c) additional 
Council Tax and potential New Homes Bonus payments (albeit that the latter are 
not material considerations) 

    9. RECOMMENDATION

9.1 It is recommended that the Committee APPROVE the application subject to 
the conditions and informatives outlined below:

Conditions

Condition ref 
number

Brief description Comment

TL01 3 Year Time Limit – Full Planning Permission
AP01 Approved plans
DE01 Sample Materials
LB08 Sample Wall Panel of Brickwork
LB28 Submission of Joinery Details
LB31 Rainwater Goods



Non Standard Submission of Eave and Verge Details
CL05 Contaminated Land – If Found During 

Development
Non Standard Construction and Demolition – Dust
Non Standard Construction and Demolition – Waste
Non Standard Fires
Non Standard Piling: Noise
NS01 Time of Operations
Non standard Foul and Surface Water Drainage
LA01 Approval of Landscaing Before Commencement
LA02 Landscaping to be Carried out and Maintained
LA03 Basic Soft Landscape
LA09 Boundary Treatments
LA10 Tree Retention
LA11 Tree Protection and Method Statement 
LA14 Implementation of Tree Protection During Dev.
Non standard Before any other operations are commenced, 

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.  Once implemented the facilities shall 
be retained free from any impediment to their 
designated use throughout the construction 
period.

Non standard Before any other operations are commenced, 
excluding the condition above, the existing 
eastern vehicular access with Glossop Road shall 
be modified in accordance with the approved 
layout drawing and the area in advance of the 
visibility sightlines shall be retained throughout 
the life of the development free of any object 
greater than 1m in height (0.6m in the case of 
vegetation) relative to adjoining nearside 
carriageway channel level.

Non standard Prior to the occupation of any of the proposed 
dwellings, the existing western vehicular access 
to Glossop Road 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.



Non standard The premises, the subject of the application, shall 
not be occupied until space has been provided 
within the application site in accordance with the 
approved application drawings for the parking/ 
loading and unloading/ manoeuvring of residents/ 
visitors/ staff/ customers/ service and delivery 
vehicles, laid out, surfaced and maintained 
throughout the life of the development free from 
any impediment to its designated use.

Non standard There shall be no gates or barriers located on the 
proposed driveway/ parking area.

Non standard No part of the development shall be occupied 
until details of arrangements for storage of bins 
and collection of waste have been submitted to 
and approved by the Local Planning Authority. 
The development shall be carried out in 
accordance with the agreed details and the 
facilities retained for the designated purposes at 
all times thereafter.

Informatives

Brief description

 Paras 186 & 187 of the NPPF have been adhered to. The LPA has worked with 
the applicant to secure a sustainable form of development (revised plans have 
been submitted addressing concerns identified)

 Responsibility for safe development and secure occupancy of the site rests with 
the developer.

 Pursuant to Section 184 of the Highways Act 1980 and Section 86(4) of the New 
Roads and Streetworks Act 1991 prior notification shall be given to the 
Department of Economy Transport & Community at County Hall, Matlock 
regarding access works within the highway. Information, and relevant application 
forms, regarding the undertaking of access works within highway limits is 
available by email highways.hub@derbyshire.gov.uk, telephone Call Derbyshire 
on 01629 533190 or via the County Council’s website 
http://www.derbyshire.gov.uk/transport_roads/roads_traffic/development_control/
vehicular_access/default.asp.

 The Highway Authority recommends that the first 6m of the proposed access 
driveway should not be surfaced with a loose material (i.e. unbound chippings or 
gravel etc.). In the event that loose material is transferred to the highway and is 
regarded as a hazard or nuisance to highway users the Authority reserves the 
right to take any necessary action against the landowner

 Off-street parking spaces should measure 2.4m x 5.5m (larger in the case of 
spaces for use by disabled drivers) with an additional 0.5m of width to any side 
adjacent to a physical barrier e.g. wall, fence, hedge, etc. and adequate space 

mailto:highways.hub@derbyshire.gov.uk
http://www.derbyshire.gov.uk/transport_roads/roads_traffic/development_control/vehicular_access/default.asp
http://www.derbyshire.gov.uk/transport_roads/roads_traffic/development_control/vehicular_access/default.asp


behind each space for manoeuvring.      

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