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    Application no:  HPK/2025/0111 
 
    Determined on: 13th October 2025 

 
 

Town and Country Planning Act 1990 
Town and Country Planning (Development Management Procedure) (England) Order 2015 

 

GRANT OF OUTLINE PLANNING PERMISSION 
 
This permission does not carry any approval or consent which may be required under any 
enactment, bylaw, order or regulation (e.g. in relation to Building Regulations or the Diversion 
of Footpaths etc) other than Section 57 of the Town and Country Planning Act, 1990. 

 
Location of Development: 

2nd Glossop Scouts Hall  Edward Street  Glossop Derbyshire SK13 7AE 
 

Description of Development: 
Application for outline planning permission with details of access, appearance, layout & scale 
(all other matters reserved) for the demolition of existing light industrial building and erection 

of 3no. dwellinghouses. 
 

In pursuance of their power under the above mentioned Act, High Peak Borough Council Planning 
Authority, HEREBY GRANT OUTLINE PLANNING PERMISSION for the works described above 
subject to the following condition(s): 
 
1. The development hereby permitted shall be begun either before the expiration of 3 years from 
the date of this permission, or before the expiration of 2 years from the date of approval of the 
last date of the reserved matters to be approved, whichever is later. 
 
Reason:- The time limit condition is imposed in order to comply with the requirements of section 
92 of the Town and Country Planning Act 1990. 
 
2. Application for approval of the reserved matters shall be made to the Local Planning Authority 
before the expiration of 3 years from the date of this planning permission. 
 
Reason:- The time limit condition is imposed in order to comply with the requirements 
of Sections 91, 92, 93 and 56 of the Town and Country Planning Act 1990. 
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3. Approval of the details of landscaping (hereinafter called “the Reserved Matters” shall be 
obtained from the Local Planning Authority in writing before any development is commenced. 
Reason: in order to comply with the requirements of Sections 91, 92, 93 and 56 of the Town and 
Country Planning Act 1990. 
 
4. The development hereby permitted shall be carried out in accordance with the following 
approved plans: Site and Location Plans (Ref: 2993-01A); Proposed Houses (Ref: 2993-02A). 
 
Reason:- For the avoidance of doubt and in the interests of proper planning, in accordance 
with the National Planning Policy Framework. 
 
5. No development above foundation level shall commence until a detailed Materials Schedule 
containing all external and facing materials has been submitted to and approved in writing by the 
Local Planning Authority.  Development shall be carried out in accordance with the approved 
materials. 
 
Reason:- To ensure that the external appearance of the development is appropriate to its 
surroundings in accordance with Policy EQ6 of the High Peak Local Plan 2016 and the National 
Planning Policy Framework. 
 
6. No development above foundation level shall commence until a detailed Boundary Treatment 
Scheme showing the location, materials, dimensions and colour has been submitted to and 
approved in writing by the Local Planning Authority. The approved boudary treatment shall be 
implemented in accordance with the approved details prior to the first occupation of any 
dwellinghouse and retained therefter for the lifetime of the development. 
 
Reason:- In the interest of visual amenity,  in the interests of visual amenity, in accordance 
with Policies S1 and EQ6 of the High Peak Local Plan 2016 and the National Planning Policy 
Framework. 
 
7. No development shall commence until a Biodiversity Net Gain Plan has been submitted to and 
approved in writing by the Local Planning Authority. Development shall be carried out and 
subsequently maintained in accordance with the approved plan. 
 
Reason:- To comply with paragraph 13 of Schedule 7A of the Town and Country Planning Act 
1990 
 
8. Prior to building works commencing above foundation level, a Species Enhancement Plan 
shall be submitted to and approved in writing by the Local Planning Authority. The Plan shall 
clearly show positions, specifications and numbers of features, which will include (but are not 
limited to) the following: 
 

• 3 integrated swift bricks (universal nest boxes) at ratio of 1:1, in line with British 
Standard 42021:2022. 

• 1 integrated bat box 
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The approved enhancement measures shall be implemented prior to first occupation and 
maintained thereafter in situ for the lifetime of the development. 
 
A statement of good practice including photographs shall be submitted to the local planning 
authority prior to the discharge of this condition, demonstrating that the enhancements have been 
selected and installed in accordance with the above. 
 
Reason:- In the interests of preserving and enhancing protected species and ecological assets in 
accordance with Local Plan Policy EQ5 and paragraphs contained under Chapter 15 of the NPPF. 
 
9. Prior to the installation of any external lighting fixtures, a detailed lighting strategy shall be 
submitted to and approved in writing by the LPA to safeguard bats and other nocturnal wildlife. 
The strategy shall provide details of the chosen luminaires, their locations and any mitigating 
features such as dimmers, PIR sensors and timers. Dependent on the scale of proposed lighting, 
a lux contour plan may be required to demonstrate acceptable levels of light spill to any sensitive 
ecological zones/features. The Strategy shall have regard to Guidance Note 08/23 - Bats and 
Artificial Lighting at Night (BCT and ILP, 2023) and explain how proposals have been designed 
in compliance with this document.  The external lighting shall be implemented in accordance with 
the approved details.  
 
Reason:- In the interests of preserving and enhancing protected species and ecological assets in 
accordance with Local Plan Policy EQ5 and paragraphs contained under Chapter 15 of the NPPF. 
 
10. No development shall take place, with the exception of site investigation and 
remediation works until conditions 10a to 10b have been complied with.  
 
a) Site Characterisation 
 
An investigation and risk assessment, in addition to any assessment provided with the planning 
application, must be completed in accordance with a scheme to assess the nature and extent of 
any contamination on the site, whether or not it originates on the site. The contents of the scheme 
shall be submitted to and agreed in writing by the Local Planning Authority. The investigation and 
risk assessment must be undertaken by competent persons and a written report of the findings 
must be produced. The written report shall be submitted to and agreed in writing by the Local 
Planning Authority. The report of the findings must include: 
 
(i) a survey of the extent, scale and nature of contamination; 
 
(ii) an assessment of the potential risks to: 
 
- human health, 
- property (existing or proposed) including buildings, crops, livestock, pets, woodland and service 
lines and pipes, 
- adjoining land, 
- groundwaters and surface waters, 
- ecological systems, 
- archeological sites and ancient monuments; 
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(iii) an appraisal of remedial options, and proposal of the preferred option(s). 
This must be conducted in accordance with DEFRA and the Environment Agency’s 
“Land Contamination Risk Management” (LCRM) guidance. 
 
b) Submission of Remediation Scheme 
 
A detailed remediation scheme to bring the site to a condition suitable for the intended use by 
removing unacceptable risks to human health, buildings and other property and the natural 
and historical environment must be submitted to and approved in writing by the Local Planning 
Authority. The scheme must include all works to be undertaken, proposed remediation 
objectives and remediation criteria, timetable of works and site management procedures. The 
scheme must ensure that the site will not qualify as contaminated land under Part  2A of the 
Environmental Protection Act 1990 in relation to the intended use of the land after remediation. 
 
c) Implementation of Approved Remediation Scheme 
 
The approved remediation scheme must be carried out prior to the first occupation of the 
development. The Local Planning Authority must be given two weeks written notification of 
commencement of the remediation scheme works. Following completion of measures identified 
in the approved remediation scheme, a verification report that demonstrates the effectiveness of 
the remediation carried out must be submitted to and approved in writing by the Local Planning 
Authority prior to the first occupation of the development. 
 
d) Reporting of Unexpected Contamination 
 
In the event that contamination is found at any time when carrying out the approved development 
that was not previously identified it must be reported in writing immediately to the Local Planning 
Authority. An investigation and risk assessment must be undertaken in accordance with the 
requirements of condition 10a, and where remediation is necessary a remediation scheme must 
be prepared in accordance with the requirements of condition 10b. Following completion of 
measures identified in the approved remediation scheme a verification report must be prepared, 
in accordance with condition 10c. 
 
10. Prior to the commencement of development, a sustainable surface water drainage scheme 
and a foul water drainage scheme shall be submitted to and approved in writing by the Local 
Planning Authority. The drainage schemes must include: 
 
(i) An investigation of the hierarchy of drainage options in the National Planning Practice 
Guidance (or any subsequent amendment thereof). This investigation shall include evidence of 
an assessment of ground conditions and the potential for infiltration of surface water in 
accordance with BRE365; 
 
(ii) A restricted rate of discharge of surface water agreed with the local planning authority (if it is 
agreed that infiltration is discounted by the investigations); 
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(iii) Levels of the proposed drainage systems including proposed ground and finished floor levels 
in AOD 
 
(iv) Incorporate mitigation measures to manage the risk of sewer surcharge where applicable; 
and 
 
(v) Foul and surface water shall drain on separate systems. 
 
The approved schemes shall also be in accordance with the Non-Statutory Technical Standards 
for Sustainable Drainage Systems (March 2015) or any subsequent replacement national 
standards. 
 
Prior to occupation of the proposed development, the drainage schemes shall be completed in 
accordance with the approved details and retained thereafter for the lifetime of the development. 
 
Reason: To promote sustainable development, secure proper drainage and to manage the risk 
of flooding and pollution. 
 
Informative    
 
1. The Local Planning Authority have worked in a positive and proactive manner with the 
applicant to overcome outstanding planning issues to achieve a sustainable form of development 
in accordance with the National Planning Policy Framework. 

 

X

Signed by: Ben Haywood  
On behalf of High Peak Borough Council       
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NOTES 

 
1. Approval under the Building Regulations may also be required.  Advice in this 

respect can be obtained by contacting DBCP Limited, Web: dbcp.co.uk;  Email: 
info@dbcp.co.uk ;  Tel:0333 880 2000. 

 
2. Where a vehicle is often driven across a grass verge or kerbed footway to and 

from premises adjoining a highway, the occupier of the premises may, be 
required to pay the cost of construction of a crossing, and/or may be required to 
comply with conditions, imposed by the Authority.  You should contact the 
Highway Authority at Derbyshire County Council. 

 
3. This consent is granted subject to conditions and it is the owner(s) and the 

person(s) responsible for the implementation of the development who will be fully 
responsible for their compliance throughout the development and beyond.  A fee 
is payable to us for the discharge of condition.  Please refer to our web site 
: www.highpeak.gov.uk for details.  If there is a condition that requires work to 
be carried out or details to be approved prior to the commencement of the 
development this is called a “condition precedent”.  The following should be 
noted with regards to conditions precedent: 

(a) If a condition precedent is not complied with, the whole of the 
development will be unauthorised and you may be liable to enforcement 
action. 

(b) Where a condition precedent is breached and the development is 
unauthorised, the only way to rectify the development is the submission of 
a new application. 

 
4. Other conditions on this permission must also be complied with.  Failure to 

comply with any condition may render the owner(s) and the person(s) 
responsible for the implementation of the development liable to enforcement 
action. 

 
5. The permission is granted in strict accordance with the approved plans.  It should 

be noted however that: 
(a) Any variation from the approved plans following commencement of the 

development irrespective of the degree of variation will constitute 
unauthorised development and may be liable to enforcement action. 

(b) Variation to the approved plans will require the submission of a new 
planning application.  

 
6. If you are aggrieved by the decision of your local planning authority to refuse 

permission for the proposed development or to grant it subject to conditions, then 
you can appeal to the Secretary of State under section 78 of the Town and 
Country Planning Act 1990. 

 
7. If the decision to refuse planning permission is for a householder application, and 
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you want to appeal against your local planning authority’s decision then you must 
do so within 12 weeks of the date of this notice.  All other types of development 
have a 6 month deadline for submission of appeals.  Appeals must be made 
using a form which you can get from the Planning Inspectorate at Temple Quay 
House, 2 The Square, Temple Quay, Bristol BS1 6PN or online at 
www.planningportal.gov.uk/pcs. The Secretary of State can allow a longer period 
for giving notice of an appeal, but he will not normally be prepared to use this 
power unless there are special circumstances which excuse the delay in giving 
notice of appeal. The Secretary of State need not consider an appeal if it seems 
to him that the local planning authority could not have granted planning 
permission for the proposed development or could not have granted it without the 
conditions they imposed, having regard to the statutory requirements, to the 
provisions of any development order and to any directions given under a 
development order. In practice, the Secretary of State does not refuse to 
consider appeals solely because the local planning authority based their decision 
on a direction given by him. 

 
8. If either the local planning authority or the Secretary of State refuses permission 

to develop land or grants it subject to conditions, the owner may claim that he 
can neither put the land to a reasonably beneficial use in its existing state nor 
render the land capable of a reasonably beneficial use by the carrying out of any 
development which has been or would be permitted. In these circumstances, the 
owner may serve a purchase notice on the Council (District Council, London 
Borough Council or Common Council of the City of London) in whose area the 
land is situated. This notice will require the Council to purchase his interest in the 
land in accordance with the provisions of Part VI of the Town and Country 
Planning Act 1990. 

 
9. Developers should also be aware of the provisions of the Gas Safety Regulations 

1972 and Gas Safety (Installation and Use) Regulations 1984.  It is possible that the 
existing gas service pipe which lies within the area of the proposed extension of 
alterations which will contravene the provisions of these Regulations.  It is necessary 
that you contact British Gas, North West House, Gould Street, Manchester, M4 4DJ, 
who will advise if the existing gas service pipe requires alterations. 

 

 


