
  

HIGH PEAK BOROUGH COUNCIL 
DEVELOPMENT CONTROL COMMITTEE 

 
Date 21st May 2018 

 
Application 
No: 

HPK/2017/0697 

Location 2 Sweetwater Cottages, Longridge Lane, Peak Dale, SK17 
8AE 

Proposal Re-skin the existing house to create a cavity for insulation; 
add extra window openings and velux windows to the roof 
and create a walkway/landing between the two existing 
rooflines and front porch. 

Applicant Mr Steven Wardle 
Agent N/A 
Parish/ward Limestone Peak Ward 

Wormhill and Green Fairfield 
Parish Council 

Date registered 12th 
February 2018 

If you have a question about this report please contact: Moya Phillips, 
Tel. 01298 28400 extension 4984, moya.phillips@highpeak.gov.uk 
  
 

1. SUMMARY OF RECOMMENDATION 
 
APPROVE, subject to conditions  
 
 

REASON FOR COMMITTEE DETERMINATION 
 

1.1 This application has been brought before the Development Control 
Committee as the development is retrospective.  
 

2. DESCRIPTION OF THE SITE AND ITS SURROUNDINGS 
 
2.1 The application site is a building known as 2 Sweetwater Cottages. The 

building comprises two cottages formerly known as nos. 1 and 2  
Sweetwater Cottages but which are now incorporated into one dwelling 
following approval granted under HPK/2012/0722. Surrounding the house  
is a farm yard accessed off the north eastern side of Longridge Lane via a 
private access road which is also used by the occupants of Broadlow 
Farm next door. The cottage is directly abutted by Broadlow Farm to the 
east, which is a long low building set down from the site by approximately 
1.5m. 
 

2.2 The original building was rendered and painted white. The render and 
paint was in poor condition and there was very little in the form of 
insulation leaving the dwelling with poor thermal qualities. The applicant 
has commenced construction on a new outer skin to the property with the 
use of stone. The roof is a double gable with a valley constructed of blue 
slate with parapets to either side and there is no storm porch.  
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2.3 There is a small garden to the front of the house with conifer plantings and 

shrubs which is below the level of the farm yard. 
 
3. DESCRIPTION OF THE PROPOSAL  

 
3.1 The building is occupied by the applicant, his partner and family. Given 

that the buildings were two separate dwellings at one time the internal 
layout is restrictive. It is proposed to form a landing access at 1st floor 
between the two former cottages, build a storm porch to the front elevation 
with a soil pipe to service a new family bathroom and ensuite and brick up 
the 1st floor window. Additionally it is proposed to totally re-skin the 
dwelling with precast limestone faced blocks and gritstone headers and 
cills. The re-skin will provide a cavity for the addition of thermal insulation.  
 

3.2  Other works include the removal of two external doors and the addition of 
a ground floor and 1st floor window to the western elevation. To the rear it 
is proposed to replace the existing external door with French doors, add a 
window at 1st floor level and two small velux to the roofslope. The 
application seeks partial retrospective planning permission for the above 
works as the porch is almost complete and the re-skin has commenced.  

 
3.3 The application, the details attached to it including the plans, comments 

made by residents and the responses of the consultees can be found on 
the Council’s website at: 

 
http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServle
t?PKID=221388 
  

4. RELEVANT PLANNING HISTORY 
 
There is a long planning history for the cottages as follows: 
 
HPK/0003/3352 – Conversion of barn and store to 2 holiday cottages – 
Approved 13/04/1994 
HPK/2003/0702 – Change of use from holiday let to full-time let – Refused 
16/10/2003 
HPK/2012/0027 – Removal or variation of condition 1 on HPK/0003/3352 
to change from holiday cottages to residential – refused 16/04/2012 
HPK/2012/0358 – Certificate of lawful development for retention of use as 
a dwelling – Refused 16/08/2012 
HPK/2012/0027 – Removal or variation of condition 1 to change from 
holiday cottages to residential – Refused 16/04/2012 
HPK/2012/0722 – Proposed change of use and the conversion of 2 
holiday cottages to form a single dwelling including reducing the curtilage 
area – Approved 12/02/2013 
HPK/2014/0389 – Proposed new porch to front elevation – Approved 
20/10/2014 
 

5. PLANNING POLICIES RELEVANT TO THE DECISION 

http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=221388
http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=221388


  

 
 
High Peak Local Plan 2016 
S1 – Sustainable Development Principles 
S1a – Presumption in Favour of Sustainable Development 
S7 – Buxton Sub-area Strategy 
CF6 – Accessibility and Transport 
EQ2 Landscape Character 
EQ3 Rural Development 
EQ6 – Design and Place Making 
 
Adopted Residential Design SPD 
Adopted Landscape Character SPD 
 
National Planning Policy Framework 
Paragraph 17 
Section 7 – Requiring Good Design 
 
 

6. CONSULTATIONS  
 
Site notice Expiry date for comments: 2nd April 2018 
Neighbour letters  Expiry date for comments: 20th April 2018 
 
Neighbours 
 
Four letters of objection/concern have been received from the neighbour at 
Broadlow Farm which are listed below as follows: 
 

• We are the next door neighbours to Mr Wardle and have suffered 
nearly five years of on/off incomplete building work at all times 
including digging up concrete with a JCB in his front garden late on 
a Sunday evening. We don't want another four years of this, we ask 
can a strict time limit be put on this as well as keeping any work to 
proper working hours ,ie mon to Friday 9 to 5. We have found Mr 
Wardle’s driving behaviours when passing horses to be of great 
concern. 

• To further add to my comments about the porch ,the original plans 
were refused by yourselves due to it blocking daylight in our 
kitchen. The revised plans were for a much lower building. What 
has now been built is what he was refused in the first place. We 
only have one small kitchen window that is at a much lower level 
from next door.  

• In reference to the revised plans regarding the height of the porch 
roof. As already stated in my previous comments the porch already 
takes light out of our kitchen window and was reduced on objection 
originally because of this. Surely Mr Wardle should have taken into 
consideration the waste pipe from his bathroom before work 
commenced. All we ask is that it is built to the height that it was 
passed at.  



  

• Regarding the matter of the porch, we objected to the original plans 
HPK/2014/0389 but it was passed at a reduced height. The revised 
plans have not been kept to. All we ask it is built at the height it was 
passed at.  

 
Consultee 
 
 

Comment Officer response 

Environmental 
Health 

Given that we have been involved 
with this property over the years 
and in the last couple of months 
have had reason to initiate 
enforcement action against the 
applicant (non noise 
environmental matter) then I 
would tend to advise a noise 
condition to deal with noisy 
workings. The times set out are 
reasonable to allow extensive 
daytime working and still allow 
the neighbour reasonable 
amenity. Unless the applicant 
intends to cause disturbance to 
his neighbour then he should 
have no objections, these are 
also extended hours to those 
requested by the neighbour so 
they could be seen as a 
compromise. This condition will 
not prevent quieter working on 
the house which causes no 
amenity issue. 
  
Construction & Demolition  works: 
Time of operations 
Unless prior permission has been 
obtained in writing from the Local 
Planning Authority, all noisy 
activities shall be restricted to the 
following times of operations.  
  

 08:00 - 18:00 hours 
(Monday to Friday); 

 08:00 - 13:00 hours 
(Saturday)  

 No working is 
permitted on 
Sundays or Bank 
Holidays. 

  

 



  

In this instance a noisy activity is 
defined as any activity (for 
instance, but not restricted to, 
building construction/demolition 
operations, refurbishing and 
landscaping) which generates 
noise that is audible at the site 
boundary.    
  
Reason: To avoid the risk of 
disturbance to neighbouring 
dwellings from noise during 
unsocial hours. 
 

Wormhill and 
Green 
Fairfield 
Parish 
Council 

Wormhill & Green Fairfield Parish 
Council at their recent meeting 
wish to place on record that they 
have no objection to this 
application. 

 

DCC 
Highways  

The Local Highway Authority has 
no objection to the application. 

 

 
 
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 High Peak Local Plan 2016 is 
the adopted development plan for the area.  
 
7.3 Other material considerations include the National Planning Policy 
Framework (NPPF) and National Planning Policy Guidance (NPPG). 
Paragraph 14 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 
 
7.4 The application site is within land designated as countryside for the 
purposes of the High Peak Local Plan 2016. Policies S7 and EQ3 support 
extensions to existing dwellings within the countryside provided that they are 
subsidiary to the building and do not have an adverse impact upon the 
character of the landscape. Any development acceptable in principle would 
also be subject to other relevant policies within the local plan such as Policy 
EQ6 which makes provision for residential amenity. 
 
Character and Appearance 
 
7.5 The NPPF advises that good design is a key aspect of sustainable 
development. Design should respond to local character and distinctiveness, 
reflecting the identity of local surroundings and the host building.   
 
7.6 Policies S7, EQ3 and EQ6 all require that development within the 
countryside and within the Buxton Sub-area should be well designed 
responding positively to both its environment and surroundings. Particular 
care will be needed to ensure that it is integrated sympathetically into the 
landscape and that its impact upon landscape quality is minimised. The 
impact of development, both individually and cumulatively needs to be viewed 
in the context of landscape character in accordance with Local Plan Policy 
EQ2.  
 
7.7 The site is located within the Plateau Pastures landscape, as defined in 
the adopted Landscape Character Assessment, and is generally defined by 
gently rolling upland plateau on limestone with small groups of trees around 
farms and villages. New development should be constructed from non-
reflective materials that weather well. Small scale development should be 
designed with plain elevations and no porches and with doors recessed into 
walls with a simple and robust form. 
 
7.8 The re-skinning of the house with a limestone faced block and stone 
heads and cills will reduce reflectivity and improve the appearance of the 
dwelling. The addition of the porch is not characteristic of the Plateau 
Pastures landscape however the principle of a pitched roof porch has already 
been introduced on the neighbouring dwelling at Broadlow Farm. In this 
respect it is considered that the alterations proposed will create little impact 
upon the character of the farmstead and locality and overall the proposal 
accords with the design requirements of the above policies. 
 
Amenity 
 
7.9 The applicant was granted consent under HPK/2014/0389 for a single 
storey storm porch to the front of the dwelling in 2014. Since then 
development has commenced and the porch has been partially constructed to 
a greater height than that approved. The original consent was for a dual pitch 
porch measuring 3.3m in height. This application seeks consent for a porch 



  

measuring 3.9m in height a difference of 0.6m. In all other respects the porch 
will have the same dimensions. The applicant has stated that this height is 
required in order to accommodate the internal soil pipe discharging from the 
new bathroom to the first floor.  
 
7.10 The site Sweetwater cottage is elevated above the neighbouring 
property at Broadlow Farm by 1.5m. The neighbour at Broadlow Farm has 
expressed objections to the revised height of the porch as there is concern 
that this will lead to an undue loss of light to their kitchen window 3.2m to the 
north east.  
 
7.11 Having carefully considered the comments of the neighbour, the 45 
degree “Right to Light” rule has been applied to the revised drawings to 
calculate the extent of any potential for loss of light to the neighbouring 
kitchen window. The calculations show that the rule is not breached although 
it is acknowledged that there will be some shadowing of the window in the late 
afternoon and into the evening when the western sun falls below the ridge line 
of the porch. Overall it is considered that this impact is not unduly detrimental 
as the morning and early afternoon sun from the south will be unrestricted and 
as such the porch accords with the terms of policy EQ6 in respect of amenity.   
 
7.12 The neighbour has suggested a time limit for working hours should be 
the subject of a condition attached to any consent granted. Comments from 
the Environmental Health Officer have been sought and a time limit condition 
has been recommended. The Local Planning Authority has consistently taken 
the view, during previous planning applications that to condition times of 
working for domestic extensions would be to impose an onerous condition. 
Moreover it is considered that it would be difficult to enforce such a condition 
given that the applicant is involved in farming activities which can take place 
outside the hours suggested by the Environmental Health Officer. Therefore 
to prove a breach of condition had taken place could be difficult. Given that 
the works proposed are for a small scale domestic extension and alterations 
and in the interests of consistency, it is still the view of officers that it would be 
unnecessary to impose such a condition. 
 
Parking and Access  
 
7.12 The principle of a residential dwelling formed from the two cottages 
was established under HPK/2012/0722 and thus highway access was 
deemed to be acceptable. With no objections from the Local highway 
Authority the application raises no highway safety issues and complies with 
policy CF6. 
  
Planning balance & Conclusion 
 
7.13 At the heart of the National Planning Policy Framework is a 
presumption in favour of sustainable development. For decision making this 
means that amongst other things, that local planning authorities should 
positively seek opportunities to meet the development needs of their area 
unless any adverse impacts of doing so would significantly and demonstrably 



  

outweigh the benefits and to secure a development that improves the 
economic, social and environmental conditions of the area. 
 
7.14 The development through its scale and materials is not considered to 
have an adversely detrimental impact upon the landscape or neighbouring 
amenity and provides the opportunity to include measures that will enhance 
the thermal qualities and appearance of the building and will not impact 
detrimentally upon the landscape character and sense of place of the area. 
Whilst it is acknowledged that the development may have some negative 
impact upon neighbouring amenity, this impact is not considered to be unduly 
detrimental and as such the benefits of the proposal outweigh these concerns. 
It is considered therefore that the development meets the terms of the 
Adopted Local Plan 2016. 
  
        8. RECOMMENDATIONS 
 
A. It is recommended that planning permission be APPROVED, subject 
to the following conditions:  
 
Condition number Brief description Comment 
TL01 3 Year Time limit  
AP01 Approved Plans  
NSTD Specification of Materials  
  
 
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 Operations 
Manager 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. 
 



  

Site plan 

 


