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HIGH PEAK BOROUGH COUNCIL 

DEVELOPMENT CONTROL COMMITTEE 

 
Date 15th August 2022 

 
Application 
No: 

HPK/2022/0210 

Location Ribble House New Road 
Buxworth 

Proposal Single storey extension 
Applicant Ann-Marie Darling 
Agent Mr Simon Jones, SJ Design Ltd 
Parish/ward Blackbrook Date registered 16th May 2022  

If you have a question about this report please contact: Tom Hiles 

tom.hiles@highpeak.gov.uk  01538 395400  extension 5430 

 
1. SUMMARY OF RECOMMENDATION 

 
 
Approve, subject to conditions.  

 
 

2. REASON FOR COMMITTEE DETERMINATION 
 

2.1 This application has been brought before the Development Control 
Committee as the applicant is a close relative of a planning department 
member of staff. 

 
3. DESCRIPTION OF THE SITE AND ITS SURROUNDINGS 

 

3.1 The application site is a two-storey detached house on New Road in 
Buxworth.  The house is located within the built-up area boundary, as well 

as the Buxworth Conservation Area, the Settled Valley Pastures 
landscape character designation, and the Chinley, Buxworth and 

Brownside Neighbourhood Plan Area. 
 

3.2 The house is in an elevated position above and set back from New Road, 

with a path climbing from the road, behind a stone retaining wall. There 
are dense trees and bushes at the front of the property, giving limited 

views of the house from the street. 
 

3.3 The house is traditional in form with walls of fine coursed stonework, slate 

roofing, and sash windows. There is a single-storey extension across part 
of the width of the rear elevation.  There is a terraced garden area at the 

front and a patio area to the west side of the house, at slightly higher 
elevation. The ground levels raise from the road towards the rear of the 
house, with the patio and rear extension enclosed by higher ground at the 

rear.  
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3.4 The site is bounded at the west by a row of traditional terraced houses, 
and to the north-east by another detached house, and further to the east 

by another terrace of houses. Further to the north are open fields. To the 
south on the far side of New Road are other detached houses. 

 
3.5 There is no planning history recorded in relation to the property. 
 
 
4. DESCRIPTION OF THE PROPOSAL  

 

4.1 This application seeks planning permission for a single-storey side and 
rear extension.  The extension would extend off the existing rear 

extension and increase the size of the kitchen within the existing 
extension. 

 
4.2 The extension would be constructed of natural stone and blue slate, with 

timber framed doors and windows. 

 
4.3 The proposal also includes the addition of rooflights to the east-facing roof 

slope of the existing rear extension. 
 

4.4 The extension would have a single roof slope, joining into the roof of the 

existing extension, with a short parapet at the front elevation. The roof 
would include three rear-facing rooflights. The front elevation would 

include a pair of bi-fold doors.  
 
4.5 The application can be viewed online using the following link:  

 
http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServle

t?PKID=254971 
 
 
5. RELEVANT PLANNING HISTORY 
 

There are no previous planning applications associated with the site.  
 
6. 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 
S6  Central Sub-area Strategy 

EQ6  Design and Place Making 
EQ 7  Built and Historic Environment 
EQ 9  Trees, woodland and hedgerows 

CF6  Accessibility and Transport 
 

Supplementary Planning Documents 

http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=254971
http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=254971
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High Peak Design Guide 

Residential Design SPD section 9 – Domestic Extensions 
Buxworth Character Statement 

 
Neighbourhood Plan 
 

The Chinley Buxworth and Brownside Neighbourhood Plan area was formally 
designated in 2016 in the interest of preparing a community right to building 

order for a new community centre elsewhere in the plan area. It is understood 
that there are no draft neighbourhood plan policies. 
 

National Planning Policy Framework (2021) 
 

Section 2 Achieving Sustainable Development 
Section 9  Promoting Sustainable Transport 
Section 12  Achieving Well Designed Places   

Section 16  Conserving and enhancing the historic environment 
 

7. CONSULTATIONS CARRIED OUT 
 

Site notice Expiry date for comments:  14th July 2022 
Neighbour letters  Expiry date for comments:  23rd June 2022  
Press Notice Expiry date for comments:  23rd June 2022 

 
Neighbours 

 
7.1 Neighbours were contacted to by way of written letters. No comments 

were received from neighbouring addresses or any other members of 
the public. 

 

Consultee Comment 

 
DCC Highways 

 

 
No highway safety comments to make. 

 
 
Chinley, Buxworth & Brownside 

Parish Council 
No objection. 

 
8. POLICY AND PLANNING BALANCE  

 
Planning Policies 
 

8.1 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.  
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8.2 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. 
 

8.3 Other material considerations include the National Planning Policy 
Framework (NPPF), Supplementary Design Guidance, and National 
Planning Policy Guidance (NPPG).   

 
8.4 Paragraph 11 of the NPPF explains that at the heart of the Framework 

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 

 
8.5 The application seeks extensions and alterations to an existing 

dwellinghouse on a site that lies within the built-up area boundary of 

Buxworth, defined as a Smaller Village within the settlement hierarchy 
under Local Plan (LP) Policy S2, where ‘where only limited 

development to meet local rural needs may be acceptable consistent 
with maintaining and enhancing their distinctive character or 
appearance’. The site is not constrained by any particular policy 

designation. 
 

8.6 As such, the general principle of development is supported, subject to 
all material planning considerations. 

 
Key Material Considerations 

 

Design and Heritage 
Public and Residential Amenity 
Access, Parking Provision and Highway Safety 

 
Design and Heritage 

 
8.7 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. 
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8.8 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, having regard to matters of scale, height, 
density, layout, appearance and materials. 

 
8.9 Paragraph 9.0 of the Residential Design Guide SPD states that: 
 

“Extensions and alterations to existing houses can have a significant 
impact on the appearance of a house, neighbouring property and the 

street scene. It is important, on all types of houses, that domestic 
development is carefully designed.” 

 

Paragraph 9.1 goes on to state that: 
 

“Extensions should be designed to so as to be subordinate to the main 
form of the house. It is important that the extension results in a dwelling 
that is well designed in itself.” 

 
8.10 Chapter 5 of the Design Guide SPD refers specifically to Alterations, 

Extensions and Conversions. 
 

With regards to alterations, paragraph 5.2 states that: 

 
“Alterations need to be undertaken with care. Insensitive changes can 

easily spoil a building. The key to a sensitive approach is to take note 
of what is there already before preparing the design and to work with, 
and not against, the buildings character. The aim should be to revitalise 

the building without altering its fundamental character.” 
 

With regards to extensions, the following paragraph of the SPD is 
relevant: 

 

5.5 All extensions should harmonise with the parent building. An 
extension should respect the dominance of the original building and be 

subordinate to it in terms of its size and massing.  
 
8.11 Paragraph 130 of the NPPF states amongst other matters 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. 
 
8.12 Local Plan Policy EQ7 states that the Council will conserve heritage 

assets in a manner appropriate to their significance. This will take 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. Particular protection will 
be given to designated and non-designated heritage assets and their 

settings, including conservation areas. 
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8.13 NPPF paragraph 199 states that when considering the impact of a 
proposed development on the significance of a designated heritage 

asset, great weight should be given to the asset’s conservation (and 
the more important the asset, the greater the weight should be). This is 

irrespective of whether any potential harm amounts to substantial 
harm, total loss or less than substantial harm to its significance. 
 

8.14 The adopted Buxworth Character Statement identifies the application 
site as lying within Area 1. Within this Area, the Statement confirms 

that:  
 
There are several groups of terraced cottages situated along Station 

Road, New Road and Brookside. The terrace on Station Road is 
distinctive as it fronts immediately onto and mirrors the curve of the 

road. The terraces on new Road and Brookside differ in that the area 
set back from the road with small forecourt gardens. 
 

The building materials used within the area are predominately coursed 
squared and random rubble gritstone with dressed stone to cill and 

door heads. There is a mixture of roofing materials including stone, 
blue and artificial slate.  

 

8.15 Although the property is a detached dwelling, it lies between two rows   
of terraced houses, and reflects the traditional layout of New Road 

being set back from the roadside with a terraced area of garden to the 
front. With its course gritstone to the elevations and a slate roof with 
stone heads and cills to the windwos, the property very much reflects 

the character of this part of the conservation area.   
 

8.16 The proposed extension is considered to be a proportionate addition 
relative to the scale of the house, and would be sympathetic in terms of 
its form and layout and overall character (arising from the proposed 

materials and architectural details). The parapet roof may give the 
impression of a flat-roofed element in some views from the front. In 

other contexts this could appear somewhat incongruous as an addition 
to the traditional character of the house, but in this case it would echo 
the form of the detached outbuilding at the adjacent property, placed 

on the boundary near to the position of the extension. It is considered 
that the repetition of this roof form and the resulting formation of a 

pattern in built form would be positive in design terms. 
 

8.17 The bifold doors would be a contemporary design feature, somewhat in 

contrast to the generally traditional character of the house. These 
would be positioned well towards the rear of house and it is considered 

that this would limit the relative prominence of the doors, and therefore 
the impact of the doors upon the appearance and character of the 
house.   
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8.18 Subject to the use of conservation-style rooflights (which can be 
secured by condition) it is considered that this alteration to the existing 

rear extension would be sympathetic to the character of the house.  
 

8.19 For these reasons it is considered that the proposed extension and 
alteration would comply with the design requirements of local plan 
policies and guidance set out above, and would be acceptable in 

design terms. 
 

8.20 Likewise, it is considered that the impact of the proposal upon the 
Conservation Area would be acceptable, and that the character and 
significance of this designated heritage asset would be conserved and 

not harmed by the proposal. 
 

8.21 The proposal would therefore accord with Local Plan Policies S1, EQ6, 
EQ7, the High Peak Residential Design Guide SPD (2005), the High 
Peak Design Guide (2018), Buxworth Character Statement and 

relevant paragraphs under Chapter 12 and Chapter 16 of the NPPF. 
 

 
Residential Amenity 
 

8.22 LP Policy EQ6 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. 
 

8.23 Paragraph 9.2 of the High Peak Residential Design Guide SPD states 
that: 

 

“Domestic extensions should be of a scale and be designed and 
positioned to avoid undue harm to the amenity of neighbouring 

properties. They must have regard to the orientation of adjacent 
homes, the number and position of windows and land levels. Excessive 
overshadowing of neighbouring habitable rooms windows, glazed 

doors and private garden/amenity areas should be avoided.” 
 

8.24 Paragraph 130 of the NPPF states that planning should create places 
with a high standard of amenity for existing and future users. 
 

8.25 Owing to the scale and layout of the proposed extension and it’s 
position relative to the neighbouring buildings, it is not considered that 

it would give rise to any impacts in terms of any amenity 
considerations, to neighbouring residents.    
 

8.26 The extension would be visible from parts of the garden of the 
neighbouring property to the north-weast (“Moorgate”), but owing to the 

difference in levels (with the application site being lower), no impacts 
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would arise in terms of overshadowing or loss of light to the 
neighbouring garden.  

 
8.27 The new rooflights set into the existing extension would be oriented 

towards the garden and driveway of Moorgate but, likewise owing to 
the difference in levels and the single-storey height of the extension, 
would not result in a harmful loss of privacy or overlooking of this 

adjacent property. 
 

8.28 There may be limited views of the structure from the neighbour to the 
immediate west (1 New Road), but it would be largely obscured by the 
neighbour’s rear outbuilding placed on the boundary.  No material 

amenity impacts would arise to this neighbour. 
 

8.29 Owing to the position of the site, the scale of the proposal and the 
relative distances to all other buildings, no other amenity impacts would 
arise.  The proposal would therefore preserve the residential amenity of 

all nearby occupants, and would accord with LP Policy EQ6, relevant 
Supplementary Planning Guidance, and paragraph 130 of the NPPF. 

 
Access, Parking Provision and Highway Safety 

 

8.30 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 be satisfactorily accommodated within the existing 
highway network. Appendix 1 of the Local Plan contains parking 
guidance for all types of development including residential dwellings. 

 
8.31 Paragraph 110 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 111 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. 

 
8.32 Owing to the nature of the proposal as a kitchen extension it is 

considered unlikely that its approval would lead to a significant 

increase in the occupation of the house, which may otherwise result in 
an increased demand for car parking at the property.  The proposal is 

not considered to give rise to any other impacts in terms of access or 
highways safety concerns. 
 

8.33 As such and having regard to comments from the Highways Authority 
that raise no objections to the proposal, it is considered that 

notwithstanding the identified conflict with policies relating to design 
and residential amenity, the application would comply with LP Policy 
CF6 and paragraph 110 of the NPPF. 

 
Trees 
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8.34 Local policy EQ9 sets out that the Council will protect existing trees, 
woodlands and hedgerows, in particular, ancient woodland, veteran 

trees and ancient or species-rich hedgerows from loss or deterioration, 
and that this will be achieved by resisting development that would 

directly or indirectly damage existing ancient woodland, veteran trees 
and ancient or species-rich hedgerows. 
 

8.35 There are a number of mature trees around the property and on 
adjacent land, which are likely of sufficient size to be protected trees by 

virtue of the site’s location within the Conservation Area. These are 
considered to contribute to the character of the Conservation Area and 
the local area in general, although in this regard those closest to the 

position of the extension are smaller and less significant. 
 

8.36 The nearest trees are all either rooted in ground at a higher elevation 
than that of the proposed the extension or would be set at a sufficient 
distance from it, such that it is considered unlikely that the construction 

of the extension would result in harm to roots of the trees, and would 
therefore avoid harm to the health or longevity of the trees. 
 

8.37 The proposal would therefore not give rise to any concerns in terms of 
protected trees and would therefore be acceptable in terms of policy 

EQ9. 
 

 
Planning balance & Conclusion 

 

8.38 LP Policy S1a reflects the presumption in favour of sustainable 
development set out within the National Planning Policy Framework 

(NPPF). 
 
8.39 Paragraph 11 of the NPPF sets out the presumption in favour of 

sustainable development. For decision taking, this means approving 
development proposals that accord with an up-to-date development 

plan without delay; or, where there are no relevant development plan 
policies, or the policies which are most important for determining the 
application are out-of-date, granting permission, unless: 

 
- the application of policies in this Framework that protect areas or 

assets of particular importance provides a clear reason for refusing the 
development proposed; or 

 

- any adverse impacts of doing so would significantly and 
demonstrably outweigh the benefits, when assessed against the 

policies in this Framework taken as a whole. 
 
8.40 The principle of development of an extension to an existing building 

within a defined built-up area boundary is acceptable. In terms of the 
relevant material planning considerations – being design, impacts on 

the character and significance of the Conservation Area, and on 
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residential amenity, highways safety, and protected trees – the specific 
proposal is considered to be acceptable. The extension would sustain 

and enhance the significance of the heritage asset and make a positive 
contribution to local character and distinctiveness.  

 
8.41 The proposed extension and the addition of rooflights is therefore 

considered to be a sustainable form of development which would 

comply with the relevant policies of the High Peak Local Plan 2016, 
local planning guidance, and the National Planning Policy Framework. 

 
8.42 It is therefore recommended that the application for planning 

permission should be approved. 

 
 

9.        RECOMMENDATIONS 
 
A.  That planning permission be granted subject to the 

following conditions: 
 

1. Three-year commencement time limit 
2. Compliance with approved plans 
3. External materials to match existing house 

4. Approval of detailed designs of doors, windows and rooflights 
 

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/informative/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. 
 

 
 

Site Plan 
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