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1      Introduction                                                                                                                                    .    
 
 
 
The purpose of this report / statement is to support the application for Planning approval to convert 
the existing building into houses rather than appartments as has been previously approved. To 
continue to implement the existing planning approval would not be economically viable and will not go 
ahead, hence an alternative approval is being sought. 
 
 Various options have been explored and discussed with High Peak planning dept’, with the most 
recent discussion taking the form of a formal pre- application meeting ( 4th July 2017 ) . 
 
The original scheme which was discussed at the pre-application meeting has been revised to reflect 
the observations and comments put suggested by High Peak Planning department as a result of that 
pre-application meeting.  
 
The proposed scheme provides a range of small 2- 3 bed units, of a type consistent with the housing 
demands of the area. Upon completion the structure of the designated heritage asset would be 
secured ,a viable new use for a redundandt building would be found all of which contribute to 
maintaining and enhancing the economic vitality of the area .  
 
 
 
    
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
 
2     Overview of building works since original construction 
 
Holy Trinity was Built in the late 19th Century as a chapel of ease, to the main church at Wormhill. 
Sometime in the late 20th century the building was extended with a single storey lobby to the rear and 
the rear ( south / east  egable elevation rendered )  
 
Planning approval was granted in 2013 to convert into five apartments  
Work fomally commenced, foundations were laid and inspected by building control hence planning 
permission for five dwellings / apartments exists in perpetuity.  
Work ceased due to the developers having reservations regarding the viability of appartments in this 
locality and reviewing options   
 
Planning History  
 
APPLICATION NO HPK / 2009 /0616  
6 No appartments withdrawn  
 
APPLICATION NO HPK / 2010 / 0321  
5 No appartments Approved August 2011  
 
APPLICATION NO HPK / 2013 / 0295  
Application to replace extant approval ( 0321 )  Approved July 2013  

 
 
.    
3    The buildings setting, its architectural / historic significance                                                 .               
 
Holy Trinity church is not within a conservation area.   
Holy Trinity church and all the existinfg buildings are within the designated “green belt”  
 
Peak Dale is a small village with no discernable centre, a ribbon development along school road and 
Upper End road with more recent post war developments-presumably to serve the nearby quarrying 
industry.    
 
The function of the building as a church, to serve its parish, ceased approximately 15 years ago with 
the building having a purely secular use ( albeit redundant ) since then. 
It is an empty and strpped out unused structure currently seving little “purpose” apart from providing a 
visual familiarity and a route through for people visiting the adjacent graveyard   
 
The church is set back and slightly elevated above the road with its main gable parallel and directly 
facing the school road. The gable contains a triple lancet gothic style window facing directly onto the 
road and to the noth of the gable is the bell tower 
Due to the narrow nature of the site the other elevations are barely observable from the road.  
 
In the centre of the village adjent to the school  
 
To the west approval granted in 2015 for 27 dwellings predominantly 2 bed and 3 bed units.  
 
To the North the site it is bounded by a drystone wall, hedging and the rear gardens of the adjacent 
1950’s rendererd housing.  
To the East the site is bounded by a 1.2 m high dry-stone wall, ( which has planning approval to be 
moved to provide the visibility splay in accordance planning approval HPK / 2013 / 0295  
To the South the site is bounded by a drystone retaining wall which is approx 1.2 m high to the site 
side and approx’ 2m high to the adjacent properties side.               
To the West the site is bounded by a privit hedge which it shares with the adjacent cemetery. 
 
 
Historical connections to Holy Trinity church                                                                                                  
None  
 



 
4      Impact of the proposed works on: -                                                                                               . 
 

The existing building   
 
The proposed extension to the south is subservient to and clearly ancillary to the main church and 
had it been proposed as an extension to a functioning church would have no doubt been seen as 
normal and in no way can be considered to have an overbearing or dominating influence on the 
existing structure 
 
Relatively minor alterations to be carried out with traditional materials, detailing etc are proposed, but 
the elements which give form and massing to the existing building remain untouched. ( ie  ridge, 
eaves, buttresses ,gables etc ) 
 
The new build unit to the rear cannot be seen from the road but is similar scale to surrounding 
properties and would be designed to line through with the existing gable so as not to have a visually 
discordandant massing on the site.   
 

 
The setting and wider environment  
 
 
The proposed alterations and new build elements are relatively minor intrusions and are in no way out 
of scale in their relationship with the wider environment and the village of Peak Dale. 
 
The bulk of the car parking has been put to the rear of the site and hence obscured from view by the 
“church” itself   
 
To south of the site there are various sycamore trees which have been planted too close to the 
retaining wall boundary with the adjacent school. The position of the trees is creating two health and 
safety issues for the school and children. 
 
1 ) Their presence has become a health and safety issue for the school Their shade, leaf fall etc have 
created a particularly slipery area and one which is favoured by Dogs / animals. The school are 
regularly having to clear up faeceas.                                                                                                                   
2 ) The tree roots and their swaying in the wind have caused damage to the retaining wall making it 
potentially unstable .( See appendix 6 / Structural engineers report ) .  
 
For Health & safety reasons the LEA / Council have fenced of part of the playground adjacent to the 
boundary retaining wall ( see photo with appendix 6 ) while the county council evaluate the situation. 
  
The trees have been inspected by Derbyshire county council ( Appendix 3 ) and they have 
recomended the removal of trees. 
 
The proposed scheme allows for the removal of the trees and a private footpath created to access the 
graveyard  
 
We have discussed our proposals with the school and they have welcomed the idea and support the 
removal of the trees as identified on the drawing number 4655- 10 .  
 
 
 
 
 
 
 
 
 
 
 
 



                                                                                                                                                                                                                                                                                                                                                                                                                
 
 
 
5   Design and access Statement                                                                                                                   .  
 
Use / Brief 
 
The existing approval is for appartments.  
If Peak Dale where an inner-city area of Manchester or close to the train / transport connections of 
Buxton appartments would probably sell, but it is neither of these.  
Peak dale is a traditional village with comprising mainly two or three bed terrace houses. Various 
conversations with Estate agents have illustrated that this is what people expect and enquire after, not 
appartments, as has been acknowledged by the planning dept’ following the pre application meeting   
” .... although small flats tend to be demanded in more urban areas ....” 
The proposed scheme provides for the same number of dwellings in the disused building as the 
existing approval, just a different layout that will appeal to buyers.   
 
Design & scale   
 
The impact of the relatively small-scale alterations and extensions on the retained structure is minimal 
and respect the fabric of the existing building but are required to provide a feasible layout, buildable 
and achievable scheme  
 
South extension has been designed as if it were an extension to a church with lancet style windows 
and much lower ridge & eaves heights due to creating various floor levels within one dwelling.  
 
To the rear / west of the building we had originally planned to extend the church gable to provide an 
additional unit. The revised scheme provides for a detached unit allowing the existing fabric to remain 
unaltered and oblique views of the rose type window to be observed by people visiting the graveyard.  
 
Attached is an extract of the project specific part of the pre-app meeting notes  
In itlics are descriptions of how we have tackled those points riaised, which is further demonstrated 
with the accompanying drawings.   
 
 
With regard to this particular conversion and extension scheme, I have the following comments: 
 
The building is a non-designated heritage asset and should be conserved in a manner appropriate to 
its significance. It significance derives from its form and character as a place of worship, a building 
that is part of the local heritage. Any development proposal should respect its external form and 
detailing. 
It is prominent in the street-scene. The most significant elevations are fronting the roadside but all 
elevations are visible either from the cemetery at the rear, school playground and surrounding 
residential premises. It is important that the external form of the building is maintained as this is its 
distinctive identity and contribution to sense of place. The proposed additions engulf the building so 
that its form and detailing are completely lost. Two of the three main gables are to be lost to 
extensions and further additions which do not work with the style and character of the church and 
wrap around other parts of the building. It is important that the external envelope of the building 
should be respected, as with the previous approved scheme.  Therefore substantial extensions would 
not be supported.  

The floor plans of the houses have been reduced and amended in order that the extensions that 
were engulfing the building could be omitted to maintain wherever possible the external form of 
the building  
The revised scheme has one extension, to the south gable.The floor levels have been lowered in 
parts to ensure this extension is clearly smaller than the existing building so as not to conflict 
with the primary principle elevation . 
The building appears in good order and no case has been submitted to demonstrate why the existing 
extant permission is not viable.  Although small flats tend to be demanded in more urban areas, the 



village is well connected to Buxton and its train station with rail links to Manchester.  It is also a short 
distance from the A6.  The approved flats could be demanded by people looking for small units of 
accommodation without gardens but who desire a more rural location close to the Peak District or for 
village life. 

The developers have had numerous conversations with local agents with the general consensus 
being ...... There simply isn’t a market for flats in the area and if built they would be very 
difficult to sell particularly when competing with similarly priced traditional terrace housing.    
( as illustrated with Appendix 4 ) 
 
A scheme of conversion and small-scale extensions to provide houses rather than flats may be 
acceptable.  However, the scheme put forward as part of this pre-application submission shows 
significant extensions which alter the buildings form and therefore would not be likely to be supported 
if submitted as part of a full planning application. 
 
The advice in this report is given in good faith on the basis of the information available at the present 
time.  The advice may be subject to revision following further examination or consultation, or where 
additional information comes to light and is therefore not binding on any future recommendation that 
may be made by the Council, or any formal decision by the Council. 
 

CJ  31.08.17  
 
 
 
Materials, Colour & Detail.  
 
Materials and colours will be as existing  
 
 
 
Access  
 
The Proposal does not impact on existing access arrangements to the site  with this proposal 
intending to use tha acces as approved under the ( work started application ) of planning approval 
number HPK / 2013 / 0295.  

It is proposed to create a private footpath on the south side of the site. This will provide a clear and 
direct acces for people visiting the graveyard. 
Each Individual unit will have level acces where possible within the constraints of the existing site 
levels. 
 
 
 
 
 
 
6   Conclusion   / summary                                                                                                                                      
 
The proposed scheme reflects the comments / observations made by planning officers at the pre-
application meeting.  
The large extensions from the pre application scheme / meeting have been omitted, as advised. The    
extension to the south gable has been greatly reduced. 
Generally, the alterations to the redundant building which are proposed as part of the scheme create 
little significant loss or harm to the existing structure. 
If approved and upon completion the housing provided will make a positive contribution to the 
economic vitality of the village. 
Furthermore, the conservation of the building provides a familiar continuity to the streetcsene for all to 
observe 
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APPENDIX 2    
 
Elevation to School Road  
 
 

 
 
 
 

 



Rear Elevation   
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APPENDIX 5 
 
PAD/2017/0033:  Pre-app submission for the conversion and extension of a church into six dwellinghouses at Holy 
Trinity Church, School Road, Peak Dale. 
 
With regard to your submission and following our pre-app meeting, I have the following planning advice on your proposed 
scheme: 
 
The site is outside of the development boundary for the town and the proposal  would be determined against the government’s 
National Planning Policy Framework (NPPF), primarily Sections 6 (Delivering a Wide Choice of High Quality Homes), 7 
(Requiring Good Design) and 12 (Conserving and enhancing the historic environment).  It would also be determined against 
policies in the Council’s High Peak Local Plan (adopted April 2016) which would include S1 (Development Principles), S1a 
(Presumption in Favour of Sustainable Development), S2 (Settlement Hierarchy), S3 (Strategic Housing Development), S6 
(Central Sub Area Strategy), EQ6 (Design and Place Making), EQ7 (Built and Historic Environment) and H1 (Location of 
Housing Development).  IN terms of guidance on historic buildings, the following is relevant: 
 

• Planning Practice Guidance: Conserving and Enhancing the Historic Environment (DCLG) 

Key Historic England Guidance 
 

• Conservation Principles: policies and guidance (2008) – Framework for understanding and assessing significance of 

heritage assets 

• Historic England Good Practice Advice in Planning No.2: Managing significance in decision taking in the historic 

environment (assessing significance, HERs, recording, neglect and unauthorised works, marketing, design and 

distinctiveness) (2015) 

• Historic England Good Practice Advice in Planning No.3: Setting of Heritage Assets (2015) 

• Enabling Development and the Conservation of Significant Places (2001) 

• Traditional Windows (2015) 

• Farmstead Assessment Framework – Informing sustainable development and conservation of traditional farmsteads 

(2015) 

The most relevant paragraphs of Section 12 (Historic Buildings) of the NPPF are: 
 
Section 12 of the NPPF (Conserving and Enhancing the Historic Environment) outlines the planning policy context for 
assessing proposals that affect heritage assets and the most relevant paragraphs are: 
.   

• Para. 126: LPAs are required to develop a positive strategy for conservation of the historic environment that includes 

taking account of the desirability of sustaining and enhancing the significance of heritage assets by putting them to 

viable uses consistent with their conservation. Heritage assets should be conserved in a manner appropriate to 

their significance. 

• Para.128: In determining applications LPAs should require an applicant to describe the significance of any heritage 

assets affected, including any contribution made by their setting. The level of detail should be proportionate to the 

asset’s significance. 

• Para.129: LPAs should use the assessment to consider the impact of a proposal and seek to minimise conflict. Case 

law has confirmed that where there is an impact this must be assessed and given appropriate weight.  

• Para.131: Sets out factors to be taken into account by an LPA in determining an application.  These reflect the 

considerations outlined in paragraph 126 and underline the positive contribution that conservation of heritage assets 

can make to sustainable communities including economic vitality.   

• Para.135: Refers to non-designated heritage assets and states that a balanced judgement is required having regard 

to the scale of harm or loss and the significance of the heritage asset.   

The site is within the development boundary for Peak Dale and the principle of the provision of housing on the site is 
acceptable.  There is a recent permission for the conversion of the church to provide six flats.  The church is regarded as a 
“Non-designated Heritage Assett” and although not listed, alterations to it should respect its historic character and appearance 
and architectural merit.  It forms part of a cluster of historic buildings, including a school, which dates from 1885. It is identified 
on the Historic Environment Record as a Chapel of Ease: 
The church is described as a handsome church with an annexed reading room. 
 
With regard to this particular conversion and extension scheme, I have the following comments: 
 



The building is a non-designated heritage asset and should be conserved in a manner appropriate to its significance. It 
significance derives from its form and character as a place of worship, a building that is part of the local heritage. Any 
development proposal should respect its external form and detailing. 
It is prominent in the street-scene. The most significant elevations are fronting the roadside but all elevations are visible either 
from the cemetery at the rear, school playground and surrounding residential premises. It is important that the external form of 
the building is maintained as this is its distinctive identity and contribution to sense of place. The proposed additions engulf the 
building so that its form and detailing are completely lost. Two of the three main gables are to be lost to extensions and further 
additions which do not work with the style and character of the church and wrap around other parts of the building. It is 
important that the external envelope of the building should be respected, as with the previous approved scheme.  Therefore 
substantial extensions would not be supported.  
 
The building appears in good order and no case has been submitted to demonstrate why the existing extant permission is not 
viable.  Although small flats tend to be demanded in more urban areas, the village is well connected to Buxton and its train 
station with rail links to Manchester.  It is also a short distance from the A6.  The approved flats could be demanded by people 
looking for small units of accommodation without gardens but who desire a more rural location close to the Peak District or for 
village life. 
 
A scheme of conversion and small-scale extensions to provide houses rather than flats may be acceptable.  However, the 
scheme put forward as part of this pre-application submission shows significant extensions which alter the buildings form and 
therefore would not be likely to be supported if submitted as part of a full planning application. 
 
The advice in this report is given in good faith on the basis of the information available at the present time.  The advice may be 
subject to revision following further examination or consultation, or where additional information comes to light and is therefore 
not binding on any future recommendation that may be made by the Council, or any formal decision by the Council. 
 
CJ  31.08.17  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



APPENDIX 6 
 
 

 

   
 



 

 
 

 

 

 

 
 

 

 

 
 

 

 

 

 
 

 

 

 

 
 

 

 

Safety fencing erected on School site / playground adjacent to Boundary. 
 

 

 

 

 
 

 

 

 

 
 

 

 

 

 
 

 

 

 
 

 

 

 

 
 

 

 

 


