Date: 25 June 2026
Ourref: 551496
Your ref: HPK/2026/0190

Planning Support
High Peak Borough Council

BY EMAIL ONLY

Hornbeam House
Crewe Business Park

planning@highpeak.gov.uk
Electra Way
Crewe
Cheshire
CW16GJ
T 0300 060 3900
Dear Sir/Madam

Planning consultation: Erection of a new self-build dwelling house within the landscape to the rear
of Corbar Hill House, with associated external works and part-retrospective landscaping.
Conversion of the Curtilage Listed Coach House building to a single self-build residential dwelling,
with associated repair works and minor modifications

Location: LAND BEHIND CORBAR HILL HOUSE, Corbar Road, Buxton

Thank you for your consultation on the above dated 12 June 2026 which was received by Natural
England on 12 June 2026

Natural England is a non-departmental public body. Our statutory purpose is to ensure that the
natural environment is conserved, enhanced, and managed for the benefit of present and future
generations, thereby contributing to sustainable development.

SUMMARY OF NATURAL ENGLAND’S ADVICE
FURTHER INFORMATION REQUIRED TO DETERMINE IMPACTS ON DESIGNATED SITES

The proposed development has the potential to have a harmful effect on terrestrial Sites of
Special Scientific Interest (SSSIs) and those Special Areas of Conservation (SACs), Special
Protection Areas (SPAs) or Ramsar sites that they underpin.

Natural England's statutory advice on these potential impacts is set out below.

Designated sites

Further information required - potential water quality/nutrient impacts to European Sites
(habitats sites)

This development site is within the catchment of a European Site (habitats site) vulnerable to
nutrient impacts.

Within this location, proposals with the potential to affect water quality may have a likely significant
effect on the qualifying features of the European Site (habitats site) through adverse nutrient
impacts.

Natural England advises that such developments require a Habitats Regulations Assessment
(HRA), which has been informed by nutrient budget calculations (Using the nutrient neutrality
calculators - GOV.UK (www.gov.uk) or local calculator if preferred), to consider the impacts, alone

Page 1 of 3


https://www.gov.uk/guidance/using-the-nutrient-neutrality-calculators
https://www.gov.uk/guidance/using-the-nutrient-neutrality-calculators

and in combination with other plans/projects, proceeding to appropriate assessment stage where
likely significant effects cannot be ruled out.

The HRA should take into consideration the Natural England Access to Evidence - Conservation
Objectives for European Sites and it will need to set out in detail any mitigation measures that will
be secured in this case, along with the necessary justification of their likely efficacy to ensure there
is no adverse effect on the integrity of the site in accordance with the Conservation of Habitats and
Species Regulations 2017 (as amended).

Natural England must be consulted on any proposals which reach the appropriate assessment
stage of HRA. With the consultation, please include a nutrient mitigation strategy including
information on the management and monitoring of the proposed mitigation measures along with
details of how they will be secured and funded in perpetuity.

Please refer to Strategic Solutions: Nutrient Neutrality (naturalengland.org.uk) for further
information.

Please be aware that if the information requested is not supplied, Natural England may need to
consider objecting to the proposal based on potential harm to the habitats site(s)

Discretionary Advice

Natural England may provide further advice to the applicant through the discretionary advice service
(DAS). Refer to Developers: get environmental advice on your planning proposals - GOV.UK
(www.gov.uk) for more information.

Priority habitats and Species

Priority habitats and Species are of particular importance for nature conservation and are included
in the England Biodiversity List published under section 41 of the Natural Environment and Rural
Communities Act 2006. Most priority habitats will be mapped either as Sites of Special Scientific
Interest, on the Magic website or as Local Wildlife Sites. A list of priority habitats and species can be
found on Gov.uk.

Natural England does not routinely hold species data, such data should be collected when impacts
on priority habitats or species are considered likely. Consideration should also be given to the
potential environmental value of brownfield sites, often found in urban areas and former industrial
land, further information including links to the open mosaic habitats inventory can be found here.

Impact Risk Zones for Sites of Special Scientific Interest

We strongly recommend that local planning authorities (LPAs) use Natural England’s Impact Risk
Zones for Sites of Special Scientific Interest (SSSI IRZs) (available from the Natural England Open
Data Geoportal (arcgis.com) and to use on MAGIC (defra.gov.uk) along with guidance) to decide
when to consult Natural England on development proposals that might affect a SSSI.

The SSSI IRZs tool is quick and simple to use and gives instant planning advice as a formal
consultation response in certain circumstances. Use of the SSSI IRZs avoids the need for a formal
email consultation on some development proposals, reducing unnecessary delays in the planning
process. In turn this allows Natural England to concentrate resources on development proposals
with the highest risks and opportunities for nature recovery.

Planning and transport authorities: get environmental advice on planning - GOV.UK (www.gov.uk)
provides further guidance on when LPAs must consult Natural England on development proposals.

Further general advice on the consideration of protected species and other natural environment
issues is provided at Annex A.

We would be happy to comment further should the need arise but if in the meantime you have any
queries, please do not hesitate to contact us.
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https://publications.naturalengland.org.uk/category/6490068894089216
https://publications.naturalengland.org.uk/category/6490068894089216
https://publications.naturalengland.org.uk/publication/6687601766694912
https://eur03.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.gov.uk%2Fguidance%2Fdevelopers-get-environmental-advice-on-your-planning-proposals&data=05%7C02%7CSarah.Middlehurst%40naturalengland.org.uk%7Cf711b55558c4470e06c808dc5eb1dfb0%7C770a245002274c6290c74e38537f1102%7C0%7C0%7C638489365394980838%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C0%7C%7C%7C&sdata=3hSdUhr9jkn%2B5OR4v5LSK9z1M3hd%2BXbksCYi1KCIBpg%3D&reserved=0
https://eur03.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.gov.uk%2Fguidance%2Fdevelopers-get-environmental-advice-on-your-planning-proposals&data=05%7C02%7CSarah.Middlehurst%40naturalengland.org.uk%7Cf711b55558c4470e06c808dc5eb1dfb0%7C770a245002274c6290c74e38537f1102%7C0%7C0%7C638489365394980838%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C0%7C%7C%7C&sdata=3hSdUhr9jkn%2B5OR4v5LSK9z1M3hd%2BXbksCYi1KCIBpg%3D&reserved=0
https://www.gov.uk/government/publications/habitats-and-species-of-principal-importance-in-england
https://www.buglife.org.uk/brownfield-hub
https://eur03.safelinks.protection.outlook.com/?url=https%3A%2F%2Fnaturalengland-defra.opendata.arcgis.com%2Fdatasets%2Fsssi-impact-risk-zones-england%2Fexplore&data=05%7C02%7CKate.Stanley%40naturalengland.org.uk%7Cb2d05834e6c74bcaae9d08dc7b049645%7C770a245002274c6290c74e38537f1102%7C0%7C0%7C638520506822801940%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C0%7C%7C%7C&sdata=d%2BtqHK47iUxxSkpPmdm48LuCO52nZx4QC0qyqa3b7P0%3D&reserved=0
https://eur03.safelinks.protection.outlook.com/?url=https%3A%2F%2Fnaturalengland-defra.opendata.arcgis.com%2Fdatasets%2Fsssi-impact-risk-zones-england%2Fexplore&data=05%7C02%7CKate.Stanley%40naturalengland.org.uk%7Cb2d05834e6c74bcaae9d08dc7b049645%7C770a245002274c6290c74e38537f1102%7C0%7C0%7C638520506822801940%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C0%7C%7C%7C&sdata=d%2BtqHK47iUxxSkpPmdm48LuCO52nZx4QC0qyqa3b7P0%3D&reserved=0
https://magic.defra.gov.uk/
https://eur03.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.gov.uk%2Fguidance%2Flocal-planning-authorities-get-environmental-advice&data=05%7C02%7CKate.Stanley%40naturalengland.org.uk%7Cb2d05834e6c74bcaae9d08dc7b049645%7C770a245002274c6290c74e38537f1102%7C0%7C0%7C638520506822819561%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C0%7C%7C%7C&sdata=oG08owTH3Z1%2FzZsB%2B93SC%2BuzIYQZNt2KIT2mnbA%2Bu5k%3D&reserved=0

For any queries regarding this letter, for new consultations, or to provide further information on this
consultation please send your correspondences to consultations@naturalengland.org.uk.

Yours faithfully

E Stevens
Consultations Team
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