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HIGH PEAK BOROUGH COUNCIL
DEVELOPMENT CONTROL COMMITTEE

Date 6th August 2018

Application 
No:

HPK/2018/0160

Location Morgan Ward Ltd, Dale Road, New Mills
Proposal Erection of 2 storey extension to offices and main workshop.
Applicant Mr Simon Wright
Agent Mr Phillip Lomas
Parish/ward New Mills West Ward Date registered  04 April 2018
If you have a question about this report please contact: Mark 
Ollerenshaw, Mark.Ollerenshaw@highpeak.gov.uk  01538 395400 ext. 4921 

REFERRAL

The application has been referred by the Operations Manager – 
Development Services to consider the impact on neighbour amenity.

1. SUMMARY OF RECOMMENDATION

APPROVE

2. DESCRIPTION OF THE SITE AND ITS SURROUNDINGS

2.1 The site comprises an existing industrial premise which is located off 
Dale Road, New Mills. The company specialises in non destructive testing 
of materials and components for the aerospace, nuclear and other 
industries. The site is bounded by a residential property to the north, No. 2 
Dale Road, by properties to the east at Torrs Valley, to the south at Midland 
Terrace and to the west by properties at Hyde Bank Road and a kingdom 
hall.   

2.2 The site is within the built up area boundary of New Mills and 
adjacent to the boundary of New Mills Conservation Area.

3. DESCRIPTION OF THE PROPOSAL 

3.1 Full planning permission is sought for the erection of a two storey 
extension to the existing offices and workshop. This extension would be 
situated in the space currently occupied by a portacabin (Portacabin A)  
The application originally sought to relocate existing Portacabin A to the top 
of Portacabin B within the eastern part of the site, but this element of the 
scheme has since been removed from the application. 

3.2 The application as amended is for a two storey extension to the 
north western side of the existing building. The proposal would provide a 
workshop at ground floor level with office accommodation at first floor level. 
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The design was amended during the course of the application with a 
revised roof design which seeks to mitigate the impact on the neighbours. It 
was originally proposed to extend the gable ends of the existing building 
and increase its ridge height to accommodate the proposed extension. As 
amended a hipped roof is proposed over the extension which is 
perpendicular to the existing roof. The first floor windows to the front 
elevation of the extension and north west side elevation are indicated as 
obscure glazed. Materials used in construction of the extension are 
specified as random stone with brick quoins, slate roof and uPVC windows. 

3.3 As stated above, the relocation of the existing portacabin as 
originally proposed, no longer forms part of the application.

3.4 The applicant’s ‘Parking Provision’ document states that there is to 
be no increase in the number of employees or change to the existing 
parking arrangements.

3.5 The application, the details attached to it, including the plans, 
comments made by residents and the responses of the consultees can be 
found on the Council’s website at:

http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?P
KID=223096

4. RELEVANT PLANNING HISTORY

4.1 The following is a summary of the most recent planning applications 
relating to the site.

HPK/0002/7017 - Lean-to Extension To Form Testing Area – Approved 
23/09/1988.

http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?P
KID=9923

HPK/0002/7478 – Construction of Loading Area – Approved 23/01/1989.

http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?P
KID=10845

HPK/0003/1730 – Erection Of Portacabin 32'x10' To Be Used As Store And 
Service Area For Electrical Equipment – Approved 29/07/1992.

http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?P
KID=19349

5. PLANNING POLICIES RELEVANT TO THE DECISION

High Peak Local Plan 2016

http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=223096
http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=223096
http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=9923
http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=9923
http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=10845
http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=10845
http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=19349
http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=19349
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S1 – Sustainable Development Principles
S1a – Presumption in Favour of Sustainable Development
S2 – Settlement Hierarchy
S6 – Central sub area strategy
EQ1 – Climate Change
EQ5 – Biodiversity
EQ6 – Design and Place Making
EQ7 – Built and Historic Environment
EQ8 – Green Infrastructure
EQ9 – Trees, Woodland and Hedgerows
EQ10 – Pollution Control and Unstable Land
EQ11 – Flood Risk Management
E1 – New Employment Development
CF6 – Accessibility and Transport

National Planning Policy Framework

Para 11 Presumption in Favour of Sustainable Development 
Section 2 Achieving sustainable development 
Section 6 Building a Strong, Competitive Economy 
Section 9 Promoting Sustainable Transport 
Section 12 Achieving well designed places 
Section 14 - Meeting the challenge of climate change, flooding & coastal 
change
Section 16 - Conserving and enhancing the historic environment

6. CONSULTATIONS CARRIED OUT

Site notice Expiry date for comments: 17/05/2018
Neighbours Expiry date for comments: 14/07/2018
Press notice Expiry date for comments: N/A

Neighbours

Letters / emails have been received from occupiers of 4 no. neighbouring 
addresses, who raise the following concerns:

 Extra lorry traffic on such a narrow road (and inconvenience 
caused).

 The applicant and employees are considerate but the size of 
articulated vehicles results in difficult manoeuvres and parking on 
pavement.

 Parking problems.
 Noise of extra traffic, lights.
 Will improved premises mean working outside normal hours?
 Loss of privacy to neighbours.
 Loss of light to neighbours.
 Metal cladding is not in keeping.
 There is a need to maintain access during construction and upon 

completion.
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 Asbestos survey and risk assessment should be undertaken if the 
asbestos roof is to be replaced.

 Many neighbours appear not to have been notified of this 
application.

 Relocation of Portacabin A on to the top of Portacabin B will be 
overbearing for neighbouring property, resulting in loss of light and 
loss of outlook.

 
Consultations

Consultee Comment Officer 
response

New Mills Town 
Council

Call in. Loss of light and overbearing. Paras 7.13-
7.20

Highway 
Authority

No objection subject to applicant 
demonstrating and maintaining 
adequate off street parking space 
clear of any existing manoeuvring 
space and any obstruction to its 
designated use.

Paras 7.21-
7.22

Environmental 
Health

No observation to make concerning 
this application.

United Utilities A public sewer crosses the site and 
United Utilities may not permit building 
over it. Therefore a modification of the 
site layout or diversion of the public 
sewer may be necessary. Condition 
recommended concerning foul and 
surface water drainage.

Para 7.23

7. POLICY AND MATERIAL CONSIDERATIONS

Planning policies

Adopted High Peak Local Plan 2016

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 
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the application and to any other material considerations." The Development 
pLan comprises the adopted High Peak Local Plan 2016. 

7.3 Policy E1 (New Employment Development) states that new business 
and industrial developments in sustainable locations that contribute towards 
the creation and retention of a wide range of jobs, education and training 
opportunities will be supported. This policy also encourages the 
redevelopment, intensification and more efficient use of Primary 
Employment Zones where they are either not fully utilised or unsuited to 
modern employment requirements, particularly those sites located within 
the main towns.

The National Planning Policy Framework (NPPF) 2012

7.3 The new NPPF was published in July 2018 and sets out the 
Governments policy for planning. Paragraph 10 explains that at the heart of 
the National Planning Policy Framework is a presumption in favour of 
sustainable development. For decision makers this means approving 
development proposals that accord with the development plan without 
delay.

7.6 Section 6 of the NPPF states that planning decisions should help 
create the conditions in which businesses can invest, expand and adapt. 
Significant weight should be placed on the need to support economic 
growth and productivity, taking into account both local business needs and 
wider opportunities for development.

7.7 Section 12 states that 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.

Main Issues

7.8 There are a number of planning considerations which arise from this 
application including the principle of the development, consideration of the 
impact on neighbouring amenity, design and visual amenity and access and 
highway matters. It is necessary to consider whether the proposed 
development complies with the relevant policies of the development plan 
and any other material planning considerations.

Principle of development

7.9 The site is within the built up area boundary of New Mills but is 
otherwise unallocated. In land use terms, the proposed development is 
consistent with the existing use of the site and the site is in an accessible 
and sustainable location. The proposal will enable the applicant company to 
better utilise the existing space on the site. The applicant states that without 
the proposed extension they will have no option but to look to relocate the 
business, such relocation potentially being to premises outside the 
Borough. The principle of the development is in general accord with Policy 
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E1 of the Local Plan and the tenets of the NPPF, particularly Section 6, 
subject to consideration of other material planning issues as discussed 
below.

Design

7.10 The NPPF highlights that good design is a key aspect of sustainable 
development. Paragraph 127 of the newly adopted NPPF states that 
planning policies and decisions should ensure that developments will 
function well and add to the overall quality of the area, and be visually 
attractive as a result of good architecture and layout. Policy EQ6 of the 
adopted Local Plan seeks to ensure that that development is well designed 
and of a high quality that responds positively to its environment whilst 
contributing towards local distinctiveness and a sense of place. Policy EQ7 
requires new development, where it would affect a heritage asset or its 
setting, to demonstrate how a proposal has taken account of design, form, 
mass, use of materials and detailing to ensure that the design is 
sympathetic and minimises harm to the asset.  

7.11 The existing building is a traditional stone and slate building and 
adjacent to the boundary with the New Mills Conservation Area. The 
revised design of the two storey extension is considered sympathetic to the 
existing building in terms of proportions, roof form, fenestration and external 
materials. Windows would have stone heads and cills and quoin detailing is 
proposed. The proposal would be in keeping with the surrounding area and 
would not adversely affect the character of the adjoining Conservation 
Area. Neighbours have raised a concern that the use of metal cladding 
would not be in keeping. However, the proposed construction materials as 
stated in the application are stone with a slate roof to match the existing 
building and there is no indication that metal cladding would be used.

7.12 Given the above, it is concluded that the amended proposal accords 
with the design and conservation principles set out in the NPPF and 
Policies EQ6 and EQ7 of the Local Plan.

Amenity

7.13 Paragraph 127 of the NPPF requires a high standard of amenity for 
existing and future users and development should not undermine quality of 
life.  Policy EQ6 of the Local Plan requires new development to achieve a 
satisfactory relationship to adjacent occupiers to ensure that the amenity of 
neighbouring occupiers will not be compromised, thus reflecting the 
requirements of paragraph 127 of the Framework.

7.14 The roof design of the extension has been altered following 
discussions with officers with the proposed ridge height reduced from 9 
metres to approx. 8 metres. The height of the extension would therefore be 
the same as the existing building and the change from a gable end roof to a 
hipped roof further reduces the impact on the neighbours.
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7.15 The neighbouring dwellings closest to the proposed extension are 
located at 2 Dale Road and at 53-55 Hyde Bank Road and Midland 
Terrace. The proposed extension would be approx. 11 metres away from 
the rear elevations of 53 and 54 Hyde Bank Road at the nearest point and 
the site is elevated relative to these properties. Although the proposal will 
be within close proximity of these dwellings, it is considered that there 
would not be significant loss of light or overbearing impact to these 
properties since the extension will largely be seen against the backdrop of 
the existing building. The proposed extension will not exceed the height of 
the existing building and will largely occupy the footprint of the existing 
portacabin. In addition, the proposal is to the north of these neighbours and 
therefore orientated such that it will not significantly affect afternoon sun 
light.

7.16 The neighbouring property at 2 Dale Road is located to the north of 
the main site entrance opposite to the proposed extension. This neighbour 
has two living room windows facing towards the proposed extension with a 
separation distance of between approx. 11-13m between the windows and 
the extension.  It is considered that there is sufficient separation between 
the extension and the neighbour’s windows and that significant loss of light 
and overbearing impact to this neighbouring occupier would not occur.

7.17 There are several windows proposed to the front and north west side 
elevations of the proposed extension. The first floor window to the front 
elevation and first floor windows to the side elevation are indicated as being 
obscure glazed on the amended drawing. It is considered that obscure 
glazing to these windows will adequately protect the privacy of the 
neighbours at 2 Dale Road and at Hyde Bank Road.

7.18 The original proposal to relocate Portacabin A to the top of 
Portacabin B raised concerns regarding the impact on the amenities of 9 
Torrs Valley in terms of loss of light and outlook. This was due to the 
combined height of the two portacabins in close proximity to the rear 
elevation of this neighbouring property and its garden. The applicant has 
since confirmed that he no longer proposes to relocate Portacabin A and 
Portacabin B will remain as is.

7.19 It is noted that the Environmental Health Officer has raised no 
concerns with regard to noise and disturbance. The proposed extension will 
be of stone construction with a slate roof and this robust means of 
construction should ensure that noise breakout is minimised. The applicant 
states that construction works would be limited to 8am to 5pm Monday to 
Friday with no weekend working. A condition has been attached to the 
recommendation to restrict the hours of construction/demolition.

7.20 It is therefore considered that the proposal will not significantly affect 
the amenities of neighbouring occupants and thereby accords with 
paragraph 127 of the NPPF and Policy EQ6 in this regard.

Highway and Parking Considerations
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7.21 The NPPF promotes sustainable transport and that development 
should ensure that:

a) appropriate opportunities to promote sustainable transport modes 
can be – or have been – taken up, given the type of development 
and its location;
b) safe and suitable access to the site can be achieved for all users; 
and
c) any significant impacts from the development on the transport 
network (in terms of capacity and congestion), or on highway safety, 
can be cost effectively mitigated to an acceptable degree.

Paragraph 110 of the newly adopted NPPF states that development should 
only be prevented or refused on highway grounds if there would be an 
unacceptable impact on highway safety, or the residual cumulative impacts 
on the road network would be sever.  Policy CF6 of the Local Plan requires 
the site to be accessed safely.

7.22 The existing site access will be used to access the proposed 
development and no alterations are proposed to the access. The Highway 
Authority does not object to the application, subject to the applicant 
demonstrating and maintaining adequate off street parking and 
manoeuvring space for both existing and proposed development. 
Neighbouring residents are concerned about extra lorries visiting the site 
and problems with parking in the area. Access and parking concerns 
appear to be existing issues due to the restricted nature of the site. The 
applicant states that there is to be no increase in the number of employees 
and no changes to parking arrangements. It is noted that the proposed 
extension would be located where a portacabin is already positioned, 
therefore the extension itself would not restrict the manoeuvring within the 
site beyond the present circumstances. In these circumstances it is 
reasonable to conclude that the development would not result in any 
additional highway safety issues than currently exist and the proposal 
would not result in a severe impact to the local road network. The proposal 
therefore complies with the provisions of Section 9 of the NPPF and policy 
CF6 of the adopted Local Plan in this regard.

Flood Risk / Drainage

7.23 The site does not lie within a designated high flood risk area. United 
Utilities recommend a condition requiring foul and surface water to be 
drained on separate systems and surface water shall be drained in 
accordance with the hierarchy of drainage options in national planning 
practice guidance. Subject to this condition it is not considered that there 
are any objections to the proposed development on drainage or flooding 
grounds and as such it would comply with Local Plan Policy EQ11.

8. CONCLUSION AND PLANNING BALANCE
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8.1 The starting point for the determination of any planning application is 
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. Section 38(6) states that planning applications should 
be determined in accordance with the development plan, unless there are 
material considerations which indicate otherwise. In this instance the High 
Peak Local Plan 2016 is the adopted Development Plan for the area.

8.2 The NPPF requires consideration of the social, environmental and 
economic aspects of sustainable development. As amended there are no 
objections on design, amenity, highways, or flooding grounds and the 
development would not result in environmental harm. There are clear 
economic and social benefits to the scheme which will enable better use of 
the site and which will retain the business in the Borough and safeguard 
jobs. This reflects the NPPF and the Government’s intention to build a 
strong and competitive economy. 

8.3 Paragraph 11 of the NPPF provides for a presumption in favour of 
sustainable development.  For decision taking this means approving 
proposals that accord with the development plan, which is the case in this 
instance.

8.4 Given the above, it is concluded that the development would comply 
with the relevant development plan policies and in accordance with 
paragraph 11 of the Framework, the application is recommended for 
approval.

9. RECOMMENDATIONS

A. That planning permission be APPROVED subject to the following 
conditions:

Condition ref 
number

Brief description Comment

TL01 3 Year Time Limit – Full Planning 
Permission

AP01 Approved plans
DE01 Sample Materials
NSTD Obscure glazing to be fitted to first floor 

windows to front elevation and north west 
side elevation of the proposed extension.

NSTD Foul and surface water drainage on 
separate systems (as recommended by 
United Utilities).

NSTD Hours of demolition / construction works 
restricted.
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B. In the event of any changes being needed to the wording of the 
Committee’s decision (such as to delete, vary or add 
conditions/informatives/planning obligations or reasons for 
approval/refusal) prior to the decision being issued, the Operations 
Manager – Development Services has delegated authority to do so in 
consultation with the Chairman of the Planning Applications 
Committee, provided that the changes do not exceed the substantive 
nature of the Committee’s decision.

Informative

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

Site Plan
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