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HIGH PEAK BOROUGH COUNCIL
DEVELOPMENT CONTROL COMMITTEE

Date 10th August 2020 

Application 
No:

HPK/2020/0033

Location No.105 Buxton Road, Whaley Bridge
Proposal First floor extension to provide additional office space (B1 

Use)
Applicant Mr William Sugden
Agent Mr Simon Jones
Parish/ward Whaley Bridge / Whaley 

Bridge
Date registered 5th February 
2020

If you have a question about this report please contact: James Stannard, 
Tel. 01298 28400 extension 4298, james.stannard@highpeak.gov.uk 

1. SUMMARY OF RECOMMENDATION

Approve with Conditions

1. REASON FOR COMMITTEE DETERMINATION

1.1 This application has been brought before the Development Control 
Committee at the request of Councillor Lomax due to a high level of local 
public interest

2. DESCRIPTION OF THE SITE AND ITS SURROUNDINGS

2.1 The application site relates to No.105 (Dunbar House)( Buxton Road, 
Whaley Bridge; a one and a half storey building in an art deco style that 
is shown on the Existing Plans to serve 7x office units (B1 Use) units at 
ground floor level. The building is constructed in a dark red brick with 
white render and subtle artistic detailing characterising the front 
elevation.

2.2 The northern boundary of the site fronts the small brook that runs 
underneath Buxton Road, whilst the eastern boundary fronts the public 
highway and properties on the opposite side of the road. The rear of 
the building fronts the neighbouring property No.107 Buxton Road. To 
the south, separated by a small alleyway, is No.109; a two storey 
residential property that sits within a row that extends southwards.

2.3 The existing building does not benefit from any off-street parking 
provision. In order to address this issue, the latest Location Plan also 
includes the grounds of the nearby Holy Trinity Church, situated some 
70m distant.
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2.4 The site lies within the built-up area boundary of Whaley Bridge and 
within the Whaley Bridge Conservation Area.

3. DESCRIPTION OF THE PROPOSAL 

3.1 The application seeks permission for a first floor extension on the 
existing flat floor to accommodate a further 3 x office units and WC 
totalling 132sqm.

3.2 Following concerns relating to matters of Design and Appearance and 
Parking Provision/Highway Safety, the applicant has submitted revised 
plans which have been subject to a full re-consultation with statutory 
consultees and members of the public.

3.3 Further to comments received during this re-consultation period, the 
applicant has submitted further revisions to the Proposed Elevations. 
The plans and documentation that are before the committee for 
determination are as follows:

- Location Plan (Ref: 100C)
- Proposed Plans (Ref: 200D)
- Flood Risk Map
- Design Access and Heritage Statement
- Letter of Support from Landlord
- Letter of Agreement to allocate parking within Holy Trinity Church

3.4 The Floor and Elevation Plans show that the proposed first floor 
extension comprises a dual pitched gable facing Buxton Road with 
another dual pitched extension running at right angles linking the new 
gable with the existing. 

3.5 The extension would be constructed of brick finished in render with a 
slate roof. A small single first floor window is shown in the front 
elevation, with 5 x velux roof lights in the side (northern) elevation and 
2 x velux roof lights on the side (southern) elevation.

4. RELEVANT PLANNING HISTORY

4.1 The site has been subject to the following planning history:

HPK/0002/6797 New Shop Front (Approved 18/07/1988)

HPK/0002/6798 Sign (Approved 18/07/1988)

HPK/0003/6159 Wholesale of fashion accessories and clothing production 
of embroidery programmes using computers 
(Approved 13/12/1993)

HPK/0003/6159 Renewal of approval under HPK/0003/6159 
(Approved 30/04/1997)



3

HPK/0003/8162 Change of Use from wholesale to retail outlet for 
bathroom sales and plumbing trade counter 
(Approved 30/06/1999)

5. PLANNING POLICIES RELEVANT TO THE DECISION

High Peak local Plan 2016

S1 Sustainable Development Principles
S1a Presumption in Favour of Sustainable Development
S2 Settlement Hierarchy
S4 Maintaining and Enhancing an Economic Base
S6 Central Sub-area Strategy
EQ6 Design and Place Making
EQ7 Built and Historic Environment
EQ11 Flood Risk Management
E1 New Employment Development
CF6 Accessibility and Transport

Revised National Planning Policy Framework 2019

Achieving Sustainable Development Chapter 2
Building a Strong Competitive Economy Chapter 6
Promoting Sustainable Transport Chapter 9
Achieving Well Designed Places Chapter 12
Meeting the challenge of climate change and flooding Chapter 14
Conserving and Enhancing the Historic Environment Chapter 16

6. CONSULTATIONS CARRIED OUT

Site notice Expiry date for comments: 14th July 2019
Neighbour letters Expiry date for comments: 3rd March 2020
Neighbour Re-Consultation Expiry date for comments: 30th June 2020
Press Notice Expiry date for comments: 9th March 2020

Neighbours

6.1 The application (in its revised form with amended design and proposed 
car parking provision within the confines of the Church) has attracted 7 
x letters of objection. Grounds of objection are summarised below:

 Pressure on Congestion and Traffic Flow
 Lack of Off-Street Parking Provision
 Development leading to On-Street Loading and Unloading 
 Poor Design & Impact on the Conservation Area
 Harm to Residential Amenity (Shadowing, Loss of Privacy)
 Public Safety
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Consultees

6.2 The following table shows the comments received from relevant 
statutory consultees in connection with the original and revised plans.

Consultee Comments

Cllr Thompson It has come to my attention that Councillor Shannon 
Thompson and myself have been noted down in the 
application documents as having been consulted. 
This is not the case. We have not had any emails 
about this application at all and didn’t know about it 
until a constituent enquired about it with us.

Contrary to what has been said, there is no parking. 
The parking in the Church car park and in the old 
pub car park are both private so these aren’t option 
as far as I can see.  The parking outside Dunbar 
House is already problematic as many times cars 
are parked all the way down the road to the post 
office lights with several cars on the footpath. 

Some of the neighbours haven’t been informed 
either,  which seems inadequate. I understand the 
deadline for comments has already passed, and 
since two of the Wards Councillors haven’t been 
informed, I am concerned that miscommunication 
may be issue in other areas as well. 

DCC Highways Authority Original Comments:

The submitted details propose extension of an 
existing office building with direct frontage to Buxton 
Road (A5004).

If approved, the proposals would result in effective 
doubling of the office space available or, as 
demonstrated on the proposed floor plans, an 
increase from 7no. to 17no. individual offices 
(essentially a further 11 x units in total).

There is no off-street parking to serve the 
development site. Whilst it is suggested that off-
street parking is available at the Church and nearby 
Public House (itself the site of residential proposals) 
these sites would appear to be outside of the 
applicants control and not particularly convenient for 
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the site. As a consequence, the proposals would be 
likely to result in a significant increase in on-street 
parking demand on Buxton Road, and/or, very 
possibly, the fronting footways thereby leading to an 
increase in obstruction to free flow of traffic and/or 
pedestrian users of the footway; situations 
considered to be against the best interests of safe 
and efficient operation of the public highway. 

It is therefore recommended that the proposals are 
refused on the following grounds:

1. No adequate provision is included in the 
proposals for the parking/loading/unloading of 
vehicles clear of the public highway, which would 
likely to result in parking/loading/unloading of 
vehicles on the public highway against the best 
interests of safe and efficient traffic movement

Updated Comments:

It is noted that the applicant has now identified 5no. 
off-street parking spaces within the Church car park. 
It is assumed that the spaces identified would be 
legally secured and not have an adverse impact on 
any permitted activities that may take place at the 
Church. Whilst the Local Planning Authority will 
need to determine whether or not the proposed level 
of off-street parking is satisfactory to meet their own 
standards to serve proposed development, given the 
scale of the latter, it’s thought that this is unlikely to 
be the case. 

Notwithstanding the above, the 5no. spaces are in a 
remote location from the development site and, as 
such, it is considered that more convenient on-
street/ footway parking is likely to result. This being 
the case, the concerns and recommendations of the 
Highway Authority remain the same as those 
contained within the response of 9 April 2020.

HPBC Conservation Original Comments (09/04/20):

It is a prominent building resembling an Art Deco 
style former garage and the current flat roof is 
masked by the roadside parapet and from the side 
by the rear ridged roof which forms the silhouette of 
the building. 
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I can’t see any objection to an additional matching 
ridge roof but not a two-storey flat roof which will be 
disproportionately dominant and a poor design detail 
in an area of traditional buildings with pitched roofs.

Updated Comments (22/05/20):

The pitched roof is an improvement but the dormer 
windows will look incongruous for a non-residential 
building. On the north elevation they would be better 
installing studio roof lights which are common for 
workshop/industrial buildings (such as north lights 
on mills). I don’t think that the southern dormer and 
link will be publicly prominent.

The windows to the frontage which are to be 
inserted into the gable look rather large and it’s a 
shame to lose the decorative lozenge on the existing 
gable which is a key part of the Art Deco design. Is it 
essential to lose the lozenge? A narrower window in 
the other gable would be more in proportion.

I note the parking proposed in the churchyard. 
Please note that the church and boundary walls are 
Listed Buildings. Whilst it looks as though this is 
already a large, surfaced are any physical changes 
may require LBC or planning permission.

7. POLICY AND PLANNING BALANCE 

Planning Policies

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 the application and to any other material 
considerations." The Development Plan consists of the High Peak 
Local Plan Policies Adopted April 2016.

7.3 Other material considerations include the National Planning Policy 
Framework (NPPF) and National Planning Policy Guidance (NPPG). 
Paragraph 11 of the NPPF explains that at the heart of the Framework 
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is the 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

7.4 The latest planning history for the site shows that the building was in 
use as a retail outlet (A1 Use) following permission granted in 1999. 
The applicant states that the ground floor of the existing building is 
Office Space (B1 Use) which as shown on the existing floor plans is 
made up of 7 x individual units.

7.5 Internal consultation with the Council’s Business Rates team confirm 
that the description of 105 Buxton Road has been offices since April 
2010. Based on this information, the Council can be satisfied that the 
Office space (B1 Use) shown on the existing plans is lawful.

7.6 LP Policy E1 refers to New Employment Development and supports 
business development outside of allocated employment sites or 
Primary Employment Zones but within the built up area when it would 
not create undue harm to the character, appearance or amenity of the 
area. The proposed development seeks to extend the building to 
accommodate additional Office units (B1 Use) within the built-up area 
boundary of Whaley Bridge; one of the larger Market Towns in the 
Borough, home to the majority of services, facilities and public 
transport hubs.

7.7 The site lies within the Whaley Bridge Conservation Area, with a very 
small section of the northern part of the site being situated within Flood 
Zones 2 and 3. The application is therefore subject to LP Policies EQ7 
(Heritage and Conservation) and EQ11 (Flood Risk) together with 
relevant restrictive policies contained under Chapters 12 and 14 of the 
NPPF respectively.

7.8 In light of the above, the principle of development is supported 
providing that the application preserves or enhances the character and 
appearance of the street scene and wider conservation area; does not 
result in any increase to flood risk; and does not result in any harm to 
neighbouring amenity, in addition to any other material considerations.

Flood Risk

7.9 LP Policy EQ11 requires new development to not result in any adverse 
increase in flood risk either on site or in the wider area, mirroring the 
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national planning policies relating to flood risk contained in Chapter 14 
of the NPPF.

7.10 The proposed development is a first floor extension and does not 
therefore lead to any increase in the floor area of the building. As such, 
the application will not result in any increased flood risk and thus 
considered to comply with LP Policy EQ11 and relevant policies under 
Chapter 14 of the NPPF.

Design & Conservation

7.11 LP Policy S1 sets out a number of sustainability principles which all 
new development proposals should incorporate in order to make a 
positive contribution towards the sustainability of communities and to 
protect, and where possible enhance the environment.

7.12 LP Policy EQ6 states that all development should be well designed to 
respect and contribute positively to the character, identity and context 
of High Peak’s townscapes, in terms of scale, height, density, and 
layout. The High Peak ‘Design Guide’ SPD provides further useful 
guidance for extending buildings.

7.13 Paragraph 127 states amongst other things that decisions should 
ensure that developments will add to the overall quality of the area; are 
visually attractive as a result of good architecture; and are sympathetic 
to the surrounding built environment.

7.14 LP Policy EQ7 has regard to the Built and Historic Environment. It 
states that the Council will conserve heritage assets in a manner 
appropriate to their significance taking into account the desirability of 
sustaining and enhancing their significance and will ensure that 
development proposals contribute positively to the character of the built 
and historic environment

7.15 Chapter 16 of the NPPF contains the relevant national policies relating 
to heritage conservation. Paragraphs 193-196 set out how the 
significance of a heritage asset and the potential harm of a proposal 
upon that development should be assessed. Where a proposal will lead 
to substantial harm or total loss of a designated heritage asset, local 
planning authorities should refuse consent unless there are substantial 
public benefits that outweigh that harm. Where a development proposal 
will lead to less than substantial harm, this harm should be weighed 
against the public benefits of the proposal.

7.16 The above local and national planning policies operate under Section 
72(1) of the Town and Country Planning (Listed Buildings and 
Conservation Areas) Act 1990 which requires special attention to be 
paid to the desirability of preserving or enhancing the character and 
appearance of a conservation area.
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7.17 The existing building is prominent in the immediate street scene 
fronting Buxton Road in an Art Deco style with intricate architectural 
detailing. The front elevation is finished in a white render with the flat 
roof masked by a parapet roof.

7.18 The proposed development has undergone a number of revisions 
following concerns raised by Officers. The final set of revised plans
(Rev D) shows the first floor extension to be made up of a pitched roof 
which fronts the public highway and mirrors the existing gable with 
regards to its scale, height and visual appearance, with a second 
connecting dual pitched roof link running at right angles.

7.19 The revised plans have addressed the concerns raised by Officers and 
members of the general public by replacing the originally proposed flat 
roof with a subordinate dual pitched roof; replacing dormer windows 
with less obtrusive velux roof lights; and showing the retention of the 
architectural detailing on the front elevation.

7.20 The extension will be constructed in matching materials that would 
compliment the existing building, and in light of the amendments 
negotiated and secured by Officers, it is considered that the proposed 
development, in its final revised form, responds well to the existing 
building and the wider street scene by virtue of its scale, height, 
massing and visual appearance; preserving the character and 
appearance of the Whaley Bridge Conservation Area.

7.21 The final revised scheme includes proposals to secure parking spaces 
within the grounds of the nearby Holy Trinity Church which is a Grade II 
Listed Building. No physical works are proposed to this part of the 
application site and as such there will be no harm to the character and 
appearance of this heritage asset or its setting,

7.22 As such, the application is considered to comply with Local Plan 
Policies S1, E1, EQ6 and EQ7, Supplementary Design Guidance, 
relevant restrictive national policies relating to heritage conservation 
and Section 72 of the Town and Country Planning (Listed Building and 
Conservation Areas) Act 1990.   

 
Residential Amenity

7.23 LP Policy EQ6 of the Local Plan requires all new development to have 
a satisfactory relationship with existing land and buildings and protects 
the amenity of the area, which includes residential amenity of
neighbouring properties. Aspects of residential amenity include impacts 
such as a loss of sunlight, overshadowing and overbearing impacts, 
loss of outlook, and loss of privacy.

7.24 The High Peak ‘Residential Design Guide’ SPD provides further useful 
guidance for amenity standards and separation distances between 
habitable windows in existing and proposed development.
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7.25 Paragraph 127 states that planning should create places with a high 
standard of amenity for existing and future users

7.26 The application site is bounded to the east by Buxton Road. Beyond 
the highway stand a row of residential properties. Nos.84 and 86 is a 
pair of semi-detached properties that face the site with their front 
principal elevations separated from the front elevation of the proposed 
development by approximately 25m. No.80 and 82 is situated slightly 
further to the north separated from the proposed extension by 
approximately 21m.

7.27 The plans as submitted received objections from neighbouring 
properties on the eastern side of Buxton Road with regards to the harm 
to amenity caused by direct views between habitable windows and two 
large windows on the front elevation. The re-consultation procedure 
saw objections maintained although these do not include matters of 
amenity.

7.28 In its final revised form, the proposed extension is of a scale and height 
that due to their siting, orientation and distance from the proposed 
extension, is not considered to result in any adverse overbearing or 
shadowing impacts to these properties. 

7.29 The Residential Design Guide SPD is clear that the minimum distance 
between habitable windows in principal elevations should be 21m. The 
proposed development in its final revised form shows a single relatively 
small window located at first floor level of the front elevation. 
Regardless of whether it would be reasonable to consider an office 
window to be habitable, the distance between the principal elevation of 
the building and neighbouring properties exceeds 21m, and as such it 
is considered that the privacy of these properties would be negatively 
impacted by the proposed development.

7.30 To the north of the site on the opposite side of the small brook is a 
single detached property ‘The Vicarage’ which sits immediately south 
of the Holy Trinity Church and some 30m north of the application site. 
This dwelling is orientated so that the side elevation fronts the 
proposed extension.

7.31 Previous plans submitted with the application included two dormer 
windows on its northern elevation, facing this neighbouring property. 
Objections have been received from the occupier of this property, with 
accompanying photographic evidence. The objections cite – amongst 
other things – issues relating to a loss of sunlight, shadowing and 
being overlooked. These objections were sustained during the re-
consultation process.

7.32 The property is located some 30m to the north of the existing building. 
Given the spatial relationship between this property and the proposed 
development and the modest scale and massing comparable to what 
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exists on site, it is considered that there would not be any adverse 
impact with regards to shadowing or loss of sunlight as a result of the 
proposed development. Furthermore, the removal and replacement of 
the dormer windows with more sympathetic velux roof lights removes 
any potential harm with regards to overlooking and loss of loss of 
privacy. As such, in its final revised form, the proposed extension is not 
considered to adversely affect the residential amenity of this 
neighbouring property.

7.33 The nearest residential property to the application site is No.107 
Buxton Road; a single storey bungalow that is situated beyond the 
western (rear) elevation of host building. This property is orientated so 
that the front principal elevation faces south westwards towards the 
River Goyt. The side (eastern) elevation of this bungalow that faces the 
proposed development is characterised by a car port.

7.34 Current residents of this neighbouring property have voiced their 
objection to both the original and amended schemes with regards to 
the potential impact to their amenity, amongst other issues. 
Specifically, the objections cite a severe loss of amenity by virtue of 
shadowing, and loss of natural light.

7.35 The existing building has an existing two storey element which extends 
outwards to the rear beyond the building line of the current single 
storey flat roof by approximately 3.4m. The width of the existing single 
storey element of the building is approximately 11m. 

7.36 The proposed first floor addition spans a width of 7.0m, with an area of 
flat roof spanning a width of 4.6m being retained. The proposed 
addition has a dual pitched roof that mirrors the existing two storey 
element with a blank gable fronting the parking and turning area 
associated with this neighbouring property.

7.37 The proposed extension would be some 9m distant from the side 
elevation of the bungalow. At this distance, having regard to the siting 
of the dwelling and rear garden relative to the proposed 
development; the presence of the existing car port; and given that a 
sizeable proportion of the flat roof is being retained; it is considered 
that there would be no adverse impacts to this neighbouring property 
with regards to any over-shadowing, loss of sunlight or loss of privacy.

7.38  Based on the above analysis, it is concluded that in its final revised 
form, the proposed first floor extension would not adversely affect the 
residential amenity of any neighbouring property, in compliance with 
Local Plan Policies S1 and EQ6, the High Peak Residential Design 
Guide SPD, and Chapter 12 of the NPPF.

Highway Safety
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7.39 LP Policy CF6 seeks to ensure that development can be safely 
accessed in a sustainable manner and that all new development is 
located where it can satisfactorily accommodated within the existing 
highway network without leading to an increase in on-street parking.

7.40 Appendix 1 of the Local Plan contains the Council’s adopted parking 
standards. Office (B1 Use) in a town centre or edge of centre location 
such as this requires a minimum off-street parking provision of 1 space 
for every 25 sqm of the proposed development.

7.41 Paragraph 108 of the NPPF states that in assessing applications for 
development, it should be ensured that safe and suitable access to the 
site can be achieved for all users. Paragraph 109 goes on to state 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 severe.

7.42 All objections received in connection with this scheme have cited the 
harm to highway safety and traffic congestion that would occur as a 
result of additional office units at a site given that there is currently no 
off-street parking provision. These objections are considered to be 
valid, and are reiterated by the DCC Highways Authority.

7.43 Without the provision of off-street parking provision, the applicant was 
advised that there would be a clear and direct conflict with LP Policy
CF6 and would be detrimental to highway safety, contrary to paragraph 
108 of the NPPF.

7.44 The latest plans (Rev D) show that there are 7 x existing office units on 
site, with a further 10 x units at first floor level. The proposed extension 
totals 132 sqm of floor area. As the existing B1 Use at ground floor has 
been found to be lawful, given its presence since 2010, it is not within 
the scope of this application to require the applicant to provide off-
street parking provision for the existing office space. 

7.45 However, in order for an application to be supported, the 
development is required to provide a minimum of 1 x parking space for 
every 25sqm of newly proposed office space. Based on a floor area of 
132sqm, this equates to 5 x parking spaces.

7.46  In order to address the issue of parking provision, the applicant 
submitted a revised Location and Site Plan (Ref: 100C) and Application 
Form, together with a letter of agreement dated 5th May signed by the 
Wardens of Holy Trinity Church from the nearby Holy Trinity Church, 
that commits to providing off-street parking provision for the proposed 
offices within the Car Park of the Church.

7.47 The latest Proposed Site Plan shows the 5 x spaces allocated for the 
office units (Dunbar House) leaving a remaining 16 x spaces for use by 
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the Church, with turning area. The Church lies within 100m of the 
application site.

7.48 This solution accords with the Council’s parking guidance in relation to 
the proposed additional office space, whilst also retaining an 
acceptable level of off-street parking for the Church. It is considered 
that with the office use being restricted to operating Monday-Friday, the 
5 x spaces allocated to Dunbar House can be utilised by the Church for 
busier services such as weddings and christenings that tend to take 
place at weekends.

7.49 The Council will require these spaces to be legally secured by way of a 
signed Section 106 Agreement prior to the application being granted 
planning permission.

7.50 In their updated re-consultation response, DCC Highways have stated 
that the Council need to be satisfied that the proposed development 
provides parking in accordance with parking standards. The response 
goes on to state that the spaces are situated in a remote location from 
the development, and that it is more likely that more convenient on-
street parking will occur; and that previous concerns relating to 
highway safety remain.

7.51 As previously stated, it is considered unreasonable to ask the applicant 
to secure off-street parking for the current existing office space, given 
that these units have been operating for 10 years and considered to be 
lawful. In its revised form, the proposed development does indeed 
provide a level of off-street parking provision that is commensurate with 
the Council’s parking guidance. The site is also in a sustainable town 
centre location with access to public parking, the railway station and 
bus services, as well as being within easy walking and cycling 
distances of most residential areas of the town.

7.52 The entrance to the nearby Holy Trinity Car Park is sited some 50m 
from the application site, with the allocated car parking spaces situated 
approximately 100m from the entrance to Dunbar House. At this 
distance, it is not considered that these spaces can reasonably be 
judged as being isolated from the proposed development, given that 
they would be located within 2 minutes walking time, and thus on-street 
parking would not occur as a direct result.

7.53 The second part of the Highways Authorities updated comments relate 
to human behaviour. It is considered that a member of staff as likely to 
take advantage of safer, more secure guaranteed off- street parking 
within the grounds of the Church, as to park on a busy main road for 
convenience. Furthermore, safe on-street parking that is in accordance 
with the law cannot be controlled via the planning system.

7.54 It is therefore the conclusion of Officers that a reason for refusal on 
grounds of highway safety would be difficult to sustain at appeal, and 



14

that subject to a Section 106 Agreement, the application would not 
result in any significant harm to highway safety, in accordance 
with Policy CF6 of the Local Plan, and paragraph 108 of the NPPF.

Conclusions/Planning Balance

7.55 The application seeks consent for a first floor extension to No.105 
Buxton Road (Dunbar House) to accommodate additional office units 
(B1 Use). The site lies within the Whaley Bridge Conservation Area 
and partially within Flood Zone 3. As no new built development is 
proposed at first floor level, there will be no increase to flood risk.

7.56 Paragraph 80 of the NPPF which requires policies and decisions to 
create the conditions in which businesses can invest, expand and 
adapt. Significant weight should be placed on the need to support local 
economic growth and productivity, taking into account both local 
business needs and wider opportunities for development. 

7.57 The application will create 7 x office units that will have modest benefits 
for the local economy. This benefit should be attributed significant 
weight in the overall planning balance.

7.58 Following initial concerns about design and potential harm to the 
character and appearance of the existing building and wider 
conservation area, the final set of revised plans (Rev D) are considered 
to address these concerns. In its final revised form, the proposed 
extension is considered to relate well to the existing building with 
regards to its scale, height, massing and visual appearance, which 
preserves the overall character and appearance of the conservation 
area, in line with LP Policies S1, EQ6 and EQ7, Chapter 12 of the 
NPPF and restrictive policies relating to the historic environment under 
Chapter 16 of the NPPF.

7.59 An assessment of the latest plans has concluded that the proposed 
extension would not result in any harm to any neighbouring properties 
with regards to overbearing and shadowing impacts; overlooking; loss 
of privacy; or loss of sunlight, in accordance with LP Policy EQ6 and 
Chapter 12 of the NPPF.

7.60 The revised application shows 5 x off-street parking spaces to be 
provided within the grounds of the nearby Holy Trinity Church 
accompanied by a letter from the Warden’s of the Church agreeing to 
secure this provision. It is not reasonable to demand that appropriate 
parking provision be provided for the existing office units.

7.61 Whilst the Highways Authority has reiterated their concerns, Officers 
consider that subject to a S106 Agreement that legally ties these 
spaces to the site; the application does provide sufficient off-street 
parking provision in close proximity (2 minutes walking time) that would 
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not result in an increase in on-street parking, in line with LP Policy CF6 
and paragraph 108 of the NPPF.

7.62 In conclusion, the application is considered to accord with all relevant 
Local Development Plan policies and other material considerations 
including the NPPF. As such, it is recommended that the application be 
granted subject to the completion of a Section 106 Agreement to 
legally secure the off-street parking and subject to conditions.

8. RECOMMENDATIONS

A. Resolve to grant permission subject to a signed S106 Agreement 
and in accordance with the following conditions:

1. Time Limit 3 years

2. Development carried out in accordance with approved plans

3. Facing material samples to be submitted and agreed

4. Details of roof lights to be submitted and agreed

5 Restrictions to operating hours

6. Restrictions to hours of construction

7. Remove PD rights for Office to Residential

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 Head of 
Development Services has delegated authority to do so in consultation 
with the Chairman of the 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 187 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.
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