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SUMMARY OF RECOMMENDATION

APPROVE, subject to conditions 

    1. REASON FOR COMMITTEE DETERMINATION

1.1 This application has been brought before the Development Control 
Committee because the original application was determined by the 
Committee.

    2.  DESCRIPTION OF THE SITE AND ITS SURROUNDINGS

2.1 The application site is 0.4hec in area located within the centre of the 
development boundary of Hadfield and approximately 50m from the Hadfield 
Conservation Area located to the east. The site was granted consent in 
November 2015 for 12 detached and semi-detached dwellings and works 
have recently commenced to clear the site ready for development.   

2.2 To the east of the site is a partially completed residential development 
of 14 units (HPK/2003/0897) comprising two and three storey dwellings, which 
takes access from the junction of Paradise Street and Bank Street. The 
access road is currently incomplete, requiring additional work prior to final 
surfacing. The site to which this application relates also utilises this access 
road from Paradise and Bank Street 

     3. DESCRIPTION OF THE PROPOSAL 

3.1 Members will recall that in November 2015 the Committee granted full 
planning consent for 12 dwellings, consisting of 2 detached dwellings and 8 
semi-detached dwellings with access off Paradise Street, leading from the 
neighbouring development.  
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3.2 The approval was subject to a number of conditions including a 
condition which requires the compliance with the submitted plans as detailed 
below:-

The development hereby permitted shall be carried out in accordance with the 
following approved plans: Location Plan 323B, 323.001I, 323.003D, 
323.004D, 323.005C, 323.006C,323.007B, 323.008B, 323.0009D.

3.3 The applicant is now seeking to make an amendment to the alignment 
of the access road comprising a slight amendment to the access point from 
the neighbouring site. The means of access will not change as part of the 
proposal, only its alignment.

3.4 As such, the applicant is required to substitute the approved plan listed 
within condition 2 with the revised plan which details the proposed new 
access position. This is the only amendment sought. 

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?PKI
D=214548 

4.  RELEVANT PLANNING HISTORY

Relates to adjoining residential site

HPK/0002/7912 Development of 34 
houses 

Refused 1989. Refused 
due to unacceptable 
visual intrusion on a 
sloped site and 
adequate housing land 
supply within the 
Borough.

HPK/0002/8579 32 Houses (Some split 
level)

Approved 1989.

HPK/0003/2083 Up-grading of existing 
road to provide 
adequate access to 
development site at 
Paradise Street

Approved 1993.

HPK/0003/6876 Amendment of condition 
1 on HPK/0003/2083 for 
a further 5 years.

Approved 1998. 

HPK/2003/0897 Housing development of 
14 units

Approved 2005.

HPK/2006/0502 Relocation of 2 Approved 2006.

http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=214548
http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=214548


dwellings
HPK/2015/0329 Proposed erection of 12 

detached and demi-
detached houses

Approved 2016

1. PLANNING POLICIES RELEVANT TO THE DECISION

High Peak Local Plan Adopted April 2016

Policy S1 Sustainable Development Principles
Policy S1a Presumption in Favour of Sustainable Development
Policy S2 Settlement Hierarchy
Policy S3 Strategic Housing Development
Policy S5 Glossopdale Sub-area Strategy
Policy EQ6 Design and Place Making
Policy EQ9 Pollution Control and Unstable Land
Policy H1 Location of Housing Development
Policy H2 Housing Allocations
Policy H3 New Housing Development
Policy CF6 Accessibility and Transport

Supplementary Planning Guidance

• Residential Design
• Sustainable Development

National Planning Policy Framework (NPPF) 2012

Achieving Sustainable Development
Section 4 Promoting sustainable transport
Section 6 Delivering a wide choice of high quality homes
Section 7 Requiring good design

2. CONSULTATIONS CARRIED OUT

Site notice Expiry date for comments: 10/05/2017
Press notice Expiry date for comments: 04/05/2017
Neighbours Expiry date for comments on revised plans:  27/04/2017

Neighbours

3 letters of objection have been received. Objections are summarised below:-
 The drawings do not show the effect on traffic and congestion and 

development in relation to surrounding roads,
 The proposal isn’t clear about the effect on views,
 What will happen with increased traffic coming from when residents 

move in, and where will plant and site vehicles park? What will happen 
with dust [ maters relating to dust and site parking during construction 
area dealt with as part of the conditions on HPK/2015/0329]



 A letter has been received from the neighbouring land owner which 
outlines that the application includes land not within the applicants 
ownership. 

Consultee Comment Officer 
Response

DCC Highways No objections to the revised plan

Original comments – No objection in 
principle but to ensure an adoptable 
layout is maintained to the adjacent 
development the footway should be 
constructed as a vehicular dropped 
crossing so as not to impede access. 

3. POLICY AND MATERIAL CONSIDERATIONS AND PLANNING 
BALANCE 

(A) Planning policies

7.1 The determination of any 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." In this respect the 
Development Plan consists of the High Peak Local Plan Policy 2016. 

7.3 Other material considerations include the National Planning Policy 
Framework (NPPF) and National Planning Policy Guidance (NPPG). 

7.4  At the heart of the NPPF is a presumption in favour of sustainable 
development, which should be seen as a golden thread running through both 
plan-making and decision-taking.  This is reflected in Adopted Local Plan 
Policies S1 (Sustainable Development Principles) and S1a (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, but where the development plan 
is absent, silent or relevant policies are out of date, grant planning permission 
unless any adverse impacts would significantly and demonstrably outweigh 
the benefits when assessed against the policies in the NPPF taken as a 
whole.

Principle of Development & Main Issues



7.5 The principle of development on this site has been established through 
previous consents and this application does not present an opportunity to re-
examine those issues.  The main issue in the consideration of this application 
is the proposed amendment to the alignment of the access road into the site 
and whether this complies with High Peak Local Plan Policy.

Highways and Access

7.6 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 so that people have a real choice about how they travel. Similarly 
local plan policy CF6 seeks to ensure that development can be safely 
accessed in a sustainable manner. 

7.7  The proposals comprise a minor alteration to the scheme overall, 
affecting only the south western corner of the access road into the site which 
will come directly from the approved turning head of the neighbouring site and 
results in a straighter access route. 

7.8 The highway authority have not raised any objection to the proposals 
and are satisfied that the proposed amendment will not jeopardise 
neighbouring developments. An updated plan has been requested which 
clarifies the area to be maintained free from development for the avoidance of 
doubt and will be presented at committee.

7.9 The proposal is therefore considered to comply with local plan policy 
CF6 and section 9 of the NPPF. 

Character, form and Design 

7.10 The NPPF highlights that good design is a key aspect of sustainable 
development, is indivisible from good planning and should contribute 
positively to making places better for people. Paragraph 127 requires 
development to function well and add to the overall quality of the area for the 
lifetime of the development. It should respond to local character and history 
and reflect the identity of local surroundings and materials whilst reinforcing 
local distinctiveness.  

7.11 Local Plan policies S1 and EQ6 expect new development to contribute 
to a sense of place by taking account of the distinct character, townscape and 
setting of the area and securing high quality and locally distinctive design and 
amenity. 

7.12 The realigned access road will improve the access layout at the 
entrance of the site and results in a simpler and more logical entrance to the 
estate road. The proposals will not affect the character or appearance of the 
development and are therefore in accordance with local plan policy EQ6 and 
section 12 of the NPPF. 



Amenity

7.13 Paragraph 127 of the NPPF requires a good standard of amenity for all 
existing and future occupants of land and buildings. Local plan policy EQ6 
also stipulates that development should achieve a satisfactory relationship to 
adjacent development and does not cause unacceptable effects by reason of 
visual intrusion, overlooking, shadowing, overbearing or other adverse 
impacts on local character and amenity.  

7.15 The amendment will not position the road closer to any residential 
properties and as such the proposals are not considered to affect the amenity 
of neighbouring properties.  Residents have raised concerns about the impact 
on views and plans not showing the wider area, however the principle of the 
development has been previously agreed and this proposal seeks only an 
amendment. In any event the impact on views is not a material consideration.  

7.16 The proposal is therefore considered to comply with the local plan 
policy EQ6 and paragraph 127 of the NPPF in this regard. 

Other matters 

7.17 A letter has been received from a neighbouring land owner which 
disputes ownership. The applicant has provided the necessary evidence 
within the deeds demonstrating that access is within their ownership and that 
access rights are secured over Paradise Street. 

Section 106 

7.18 The proposal will require a deed of variation to the existing section 106 
agreement which will tie the original agreement (dated 01/02/2016 which 
secures contributions towards open space and play)  to this new application. 
There are no alterations to the section 106, other than the new planning 
application number. The deed of variation is advancing and awaiting the 
signing of all parties. 

(B)   Planning balance and Conclusion

7.19 At the heart of the National Planning Policy Framework is a 
presumption in favour of sustainable development. For plan making this 
means that amongst other things, local planning authorities should positively 
seek opportunities to meet the development needs of their area unless any 
adverse impacts of doing so would significantly and demonstrably outweigh 
the benefits and to secure a development that improves the economic, social 
and environmental conditions of the area. 

7.19 The proposed amendment to the access road is considered to be 
acceptable and will not harm the character or appearance of the development, 
the safety of highway users or the amenity of surrounding residential 
properties. 



7.20 The proposal is therefore considered to be sustainable development 
under the terms of the NPPF, and complies with Policies S1, S1a, EQ6 and 
CF6 of the Adopted Local Plan.

    8. RECOMMENDATIONS

A. It is recommended that the variation of condition application be 
APPROVED, subject to the satisfactory completion of a deed of variation 
to the existing section 106 agreement and subject to the following 
amended wording for condition 2:

 2. The development hereby permitted shall be carried out in accordance 
with the following approved plans: Location plan, 323B, 323.003D, 
323.004D, 323.005C, 323.006C, 323.007B, 323.008B, 323.009D, 66094-10-
03.

And the other conditions attached to planning permission 
HPK/2015/0329.

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.

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




