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HIGH PEAK BOROUGH COUNCIL
DEVELOPMENT CONTROL COMMITTEE

Date 6th August 2018

Application 
No:

HPK/2018/0221

Location 41 Sherwood Road, Buxton
Proposal Extension for DDA alterations to a dwelling
Applicant Mr Peter Chadwick, High Peak Borough Council
Agent Miss Laura Lovatt, T.A.D. Architects
Parish/ward Cote Heath Ward Date registered 30th   April 

2018
If you have a question about this report please contact: Mark 
Ollerenshaw, Tel. 01598 395400 ext 4921, 
mark.ollerenshaw@highpeak.gov.uk 

REASON FOR COMMITTEE DETERMINATION

This application has been brought before the Development Control 
Committee because the applicant is High Peak Borough Council.

1. SUMMARY OF RECOMMENDATION

APPROVE

2. DESCRIPTION OF THE SITE AND ITS SURROUNDINGS

2.1 The application site relates to a semi-detached two storey property 
located on Sherwood Road within a residential area. The property is 
attached to No. 39 to the northern side with No. 43 located to the south, 
this neighbouring property being on slightly lower ground than the site. 
There is currently a concrete post and panel fence separating the two 
driveways to these properties. There are neighbouring properties on the 
other side of Sherwood Road and gardens to the rear.   

2.2 The site is within the built up area boundary of Buxton.

3. DESCRIPTION OF THE PROPOSAL 

3.1 The application seeks planning permission for a DDA compliant single 
storey extension to the side and rear of the property. The proposal would 
provide a bedroom and a bathroom and be accessed by a ramp at the 
rear. As originally proposed the extension had a flat roof design. Following 
discussions with the applicant’s agent, the roof design has been revised to 
provide a pitched roof to a height of approx. 4.5m to the ridge. The 
amended plan also increased the size of the bathroom window to the front 
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elevation of the extension.  The proposed extension would be set back 
from the front elevation.  The side wall of the extension follows the side 
boundary with No. 43 at a tapered angle. Materials used in construction 
would comprise dark red brick up to dpc level with rendered walls above 
to match the existing dwelling and a slate roof. 

3.2 The application, the details attached to it including the plans and the 
responses of the consultees can be found on the Council’s website at:

http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKI
D=223890

4. RELEVANT PLANNING HISTORY

There is no planning history for the site.

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
S7 – Buxton Sub-area Strategy
CF6 – Accessibility and Transport
EQ6 – Design and Place Making

National Planning Policy Framework

Paragraph 11 – The Presumption in favour of sustainable development
Section 12 – Achieving well designed places

High Peak Design Guide SPD 2018 

6. CONSULTATIONS CARRIED OUT

Site notice Expiry date for comments: 13/06/2018
Neighbour letters Extended expiry date for comments: 09/07/2018 

Neighbours

2 no. comments have been received from the occupier of the neighbouring 
property, who comments as follows:
1. I would propose removing/altering the boundary fence where the 
extension meets the boundary. I feel the extension makes the fence 
unnecessary.
2. Which way will the roof shed water? I hope there will not be a gutter 
along the boundary.

http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=223890
http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=223890
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3. Will the builders need access on our property?
4. As a neighbour I want this extension built well for the family's benefit.
5. The boundary may also need a stronger earth retaining wall.

Consultee Comment Officer response

DCC 
Highways 

The application details indicate no 
revision of existing vehicular access 
and replacement of street parking 
space for the space lost as a result 
of the development. This being the 
case, there are no highway 
objections to the proposals.

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 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 

7.4 The application site is located within the built up area boundary for Buxton 
whereby under Policy S2 new development will be directed. As such the 
general principle of an extension is clearly acceptable subject to other 
material considerations as discussed below.
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Layout and Design 

7.5 The NPPF advises that good design is a key aspect of sustainable 
development. Development should function well and add to the overall quality 
of the area; it should be visually attractive as a result of good architecture, 
layout and appropriate landscaping. 

7.6 Policy EQ6 requires all development to be well designed and of a high 
quality that responds positively to both its environment and the challenge of 
climate change, whilst also contributing to local distinctiveness and sense of 
place. The Councils adopted Design Guide 2018 sets out the need to ensure 
that new extensions harmonise with the parent building, being subordinate to 
it in terms of size and massing. 

7.7 As originally submitted the proposed extension had a flat roof design. This 
design was considered unsatisfactory as it did not reflect the design and 
appearance of the roof of the existing dwelling which in common with most 
properties in the surrounding area is of hipped roof construction. The 
amended scheme seeks to address this concern with a pitched gable roof.

7.8 Whilst a hipped roof design would be preferable to the roof design 
currently proposed, the applicant’s agent has provided a supporting statement 
to justify the proposed design of the extension.  The applicant has declined to 
amend the design to a hipped roof for a number of reasons with the principal 
reason being that in order to accommodate a hipped roof the side wall of the 
extension would need to be repositioned further away from the boundary line 
with No. 43 to allow sufficient width for the roof overhang and gutter so as not 
to overhang the boundary. This would result in a reduced width of the 
proposed extension. The proposed design allows for rainwater to be collected 
to the gutters at the front and back and avoids the need for a gutter along the 
side of the roof. The proposed extension is currently set back from the front 
elevation and it has been suggested by officers that the extension could be 
brought forward slightly to compensate for the reduced width of the extension 
should a hipped roof be provided. The applicant does not wish to reposition 
the front wall of the extension closer to the front wall of the house as it would 
clash with the existing soil and rainwater pipe that are located on the side wall 
of the house towards the front. They also state that repositioning the front wall 
to accommodate a hipped roof will alter the footprint creating a 
disproportionately long and narrow extension and would not resolve issues 
with the limited internal area as it is the width of the proposal that is the 
constricting factor in terms of internal space and being able to achieve the 
required 1500mm turning circles to both the bedroom and bathroom. 
Furthermore, changing the internal layout so that the bathroom is repositioned 
to the rear of the extension would not provide a useable bathroom using the 
standards from BS8300. Repositioning the bathroom at the rear of the 
extension would also mean that the access from existing house into the 
extension would be directly into the bathroom.
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7.9 The proposed pitched roof arrangement is a clear improvement on the 
previous flat roof design. Although the roof pitch over the extension is 
relatively high for a single storey extension, the proposal would be set well 
back from the front elevation and the extension would not therefore be a 
prominent or intrusive feature in the street scene.
 
7.10 The increased bathroom window size to the front elevation of the 
extension as detailed on the amended plans would reflect the proportions of 
the other windows to the house and is considered acceptable. Materials used 
in construction would match the existing property and this can be ensured by 
way of a condition. 

7.11 In summary, whilst a hipped roof construction would be more in 
keeping with this property, given the particular circumstances relating to this 
case, which require very specific internal dimensions and layout to be 
achieved, it is considered that the proposed roof design should be accepted in 
this instance. There would be no significant detrimental impact on the 
character of the area. The proposal complies with Local Plan Policy EQ6 and 
the adopted Design Guide 2018.

Amenity

7.11 Local Plan Policy EQ6 requires that development achieves a 
satisfactory relationship to adjacent development and does not cause 
unacceptable effects by reason of visual intrusion, overlooking, shadowing 
and overbearing.

7.12 The proposal would extend out from the existing side elevation up to 
the common boundary with No. 43 and extend for a considerable length along 
the boundary with this neighbouring property, which is on slightly lower 
ground relative to the site. The neighbouring property does not contain any 
habitable room windows to the side elevation facing the site and it is therefore 
unlikely that this neighbouring occupier would be adversely affected in terms 
of loss of light. There are no windows proposed to side elevation and 
overlooking is not a concern. Given the limited extent to which the proposed 
extension projects from the rear elevation of the property, and single storey 
height, there would be no significant impact on the attached neighbouring 
properties in terms of overshadowing of principal windows in the rear 
elevations. It is noted that a neighbour has raised queries concerning access 
to their land during construction of the extension and plans for the removal of 
the boundary fence, however, these would be civil matters between the two 
parties. Due to the pitched roof design there would be no gutter on the 
boundary with this property. 

7.13 It is therefore considered that the extension would not harm the 
residential amenities of surrounding neighbouring properties and therefore 
meets the requirements of Policy EQ6. 

Parking and Access 
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7.14 The NPPF promotes sustainable transport and recommends that local 
planning authorities seek to encourage and facilitate where possible 
sustainable patterns of transport using practical alternatives to private motor 
vehicles so that people have a real choice about how they travel. Policy CF6 
of the Local Plan requires the site to be accessed safely.

7.15 The Highway Authority raises no objection on the basis that the parking 
space lost to the side of the property as a result of the proposed extension 
would be replaced by a new parking space to the front of the property. The 
development is therefore considered acceptable from a highway safety 
perspective and the proposal complies with Policy CF6.

Planning balance & Conclusion

7.16 At the heart of the National Planning Policy Framework is a 
presumption in favour of sustainable development. For plan making this 
means that amongst other things, 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.

7.17 The particular circumstances of the case and the need for a DDA 
extension are acknowledged. Whilst the application proposal is a finely 
balanced case, there is no overriding objection to the design of this proposal 
and there would be no adverse impact on the character and appearance of 
the area or neighbouring amenity.   The proposal therefore complies with 
Policy EQ6 of the adopted High Peak Local Plan 2016, the High Peak Design 
Guide 2018 and the NPPF.
 
        8. RECOMMENDATIONS

A. It is recommended that planning permission be APPROVED subject 
to the following conditions: 

Condition ref 
number

Brief description Comment

TL01 3 Year Time Limit – Full Planning 
Permission

AP01 Approved plans (amended on 21st June 
2018)

DE03 Matching 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 
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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 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


