
HIGH PEAK BOROUGH COUNCIL

Report to Development Control Committee

6th August 2018

Appendices Attached - None

1.        Reason for the Report: To inform members of appeals lodged and 
decided since the last meeting of the Development Control Committee.

2. Recommendation

2.1 That the report be noted.

3. APPEALS LODGED

None

4. APPEAL DECISIONS RECEIVED

Application No. HPK2017/0448

Location: Long Hill Farm, Manchester Road, Buxton 

Proposal: Agricultural building to house livestock and fodder 

Level and Date of Decision: Delegated 3rd November 2017

Recommendation: Refusal

Decision: Appeal dismissed 

TITLE: PERFORMANCE ON PLANNING APPEALS

CONTACT: DEVELOPMENT MANAGEMENT TEAM

WARDS INVOLVED: ALL



Appeal Decision and Date: Appeal dismissed on 23rd April 2018

Method of Decision: Written Representations

Main Issues: 
   
 The impact on landscape character having regard to the setting of 

the Peak District National Park  

Conclusions:

The Inspector concluded:

1. The building would be positioned on elevated land and located near 
to the ridge of the hill, which due to the open landscape would result in 
an exposed and conspicuous built form.     

2. Due to the substantial scale of the building and it siting, it would be 
dominant and visible from many public vantage points including a 
nearby public footpath and open access land. Accordingly the Inspector 
concluded that it would cause significant harm to the landscape 
character and appearance of the area including the setting of the 
National park.  

Application No. HPK2017/0503

Location: 1 Cotton Close, Whaley Bridge 

Proposal: Two storey rear exension  

Level and Date of Decision: Delegated 6th November 2017

Recommendation: Refusal

Decision: Appeal dismissed 

Appeal Decision and Date: Appeal dismissed on 17th May 2018

Method of Decision: Written Representations

Main Issues: 

1. The impact on the character and appearance of the area with 
particular regard to the street scene.  

Conclusions



1. Due to the two storey extension would occupy the majority of the 
rear elevation, and this form of extension being the only one found to 
the rear of the houses, would appear as a feature out of rhythm with 
the rear elevation of the row as a whole. The Inspector concluded that 
the extension would appear as an incongruous and jarring feature 
which would interrupt the rhythm and pattern along the back s of the 
properties.  

2. Although the applicant required the accommodation pursuant to their 
role as foster carers, the personal circumstances of the applicant did 
not outweigh the harm to the character and appearance of the area.

Application No. HPK2017/0564

Location: Fields Herad Cottage, Field Head, Glossop 

Proposal: Exension to exsitng dwelling   

Level and Date of Decision: Delegated 11th December 2017

Recommendation: Refusal

Decision: Appeal dismissed 

Appeal Decision and Date: Appeal dismissed on 15th May 2018

Method of Decision: Written Representations

Main Issues: 

1. Whether the development is inappropriate development in the green 
belt an effect upon openness. If the proposal is inappropriate whether 
the harm by reason of inappropriateness is clearly outweighed by other 
considerations to amount to very special circumstances. 

2. The effect on the character and appearance of the existing property.

Conclusions: 

1. The inspector concluded that the proposed two storey and single 
storey extension when combined with an existing two storey rear 
extension would cumulatively considerably exceed 50% of the floor 
space of the original building, thus resulting in a disproportionate 
addition. Therefore the extensions amounted to inappropriate 
development in the green belt.  

2. The fenestration on the facing side elevations of the extension would 
be viewed as incompatible and incongruous features that would 



significantly harm the traditional character and appearance of the rural 
property in its countryside setting.

3. The applicant set out the fall back position relating to extensions 
which could be built under permitted development as comprising   very 
special circumstances. The Inspector rejected this argument 
commenting that the fall back position does not remove the harm by 
reason of inappropriateness  and the harm to the openness of the 
Green Belt that would arise from the proposal.

Application No. HPK/2018/0041

Location: 85A The Shire, Simmondley Village, Simmondley,

Proposal: Oak Framed Balcony

Level and Date of Decision: Delegated 27th April 2018

Recommendation: Refusal

Decision: Refused

Appeal Decision and Date: Appeal allowed 19th July 2018

Method of Decision: Written Representations

Main Issues: 
   

 The main issue in this appeal is the implications of the proposal in 
terms of the potential for a perception of overlooking leading to a 
loss of privacy.

Conclusions:

The Inspector concluded:

- Views to neighbouring properites would be between 10m and 20m
- She did not doubt that occupants of these properties would be able 

to discern movement and noise from users of the balcony. 
However, the separation distances and orientation of the balcony 
relative to both properties would ensure that any perception of being 
overlooked would be limited and would not give rise to a material 
loss of privacy. In coming to this view, she gave some weight to the 
absence of objection from the occupiers of those properties, 
although that in itself is not decisive.

Application No. HPK/2017/0436



Location: Acklam, Eccles Road, Chapel-En-Le-Frith,

Proposal: demolition of existing detached garage and single storey. 
Construction of a two-storey side extension and single-storey side 
extension, re-modelling of existing roof structure and extension to front 
gable and oak canopy, detached double garage and formation of a 
second driveway entrance. Extend existing garden terrace to rear

Level and Date of Decision: Delegated 27th April 2018

Recommendation: Refusal

Decision: Refused

Appeal Decision and Date: Appeal allowed 27th June 2018

Method of Decision: Written Representations

Main Issues: 
   
- Visual effect of the proposed garage

Conclusions:

The Inspector concluded:

- The garage would be set forward of the existing property
- The street scene is characterised by properties set a little way 

back from Eccles Road
- The garage would be located forward of the existing dwelling, but 

the general appearance of the area, crystallised by the variations 
in types of dwelling and their design does not impose a rigid 
building line in the locality, and other properties have outbuildings, 
including a garage, located forward of the dwellings. 
Consequently the garage would not look incongruous in its 
setting.

- The vegetation screening would assist in mitigating the limited 
effect of the proposed garage on the character and appearance of 
the street scene. The proposed garage would still be visible from 
the highway, but the scale and massing of the structure in relation 
to the main dwelling and the adjacent property ensures that it 
would not look incongruous within the street scene and the use of 
matching materials ensures that the garage would not cause 
visual harm to the character and appearance of the area.

Application No. HPK/2017/0362

Location: land to the North of Meadow Lodge, Manchester Road, 
Tunstead Milton, Whaley Bridge,



Proposal: Erection of one new dwelling

Level and Date of Decision: Committee 6th September 2017

Recommendation: Refusal

Decision: Refused

Appeal Decision and Date: Appeal dismissed 14th June 2018

Method of Decision: Written Representations

Main Issues: 
   

- whether the proposal would be in an appropriate location, having 
regard to the aims and objectives of national and local planning 
policies, and the effect of the proposed development on the 
character and appearance of the area; and, 

- whether the personal circumstances of the appellant would 
outweigh any harm in respect of the proposed development.

Conclusions:

The Inspector concluded:

- In respect of access to services and facilities, I have had regard to 
the Council’s submissions in respect of the absence of such within 
Tunstead Milton. However, this cannot be a decisive factor given 
that the village has nevertheless been identified within the recently 
adopted spatial strategy as being an appropriate location for limited 
new residential development, with public transport observed to be 
available, albeit that I accept that this development has been 
indicated to meet local rural needs. On this basis, it would seem 
somewhat inconsistent of the Council to subsequently conclude that 
the site adjoining the built-up-area of the settlement was isolated 
with reference to its location and access to services and facilities. 

- The prevailing and character and pattern of development within the 
settlement, appears broadly linear running parallel to the highway, 
with these representing a generally uncharacteristic form of 
development. The proposed development, extending behind and 
beyond the existing prevailing form of development, would also 
represent an uncharacteristic addition to the settlement in this 
respect, at odds with the established spatial character of Tunstead 
Milton. 

- The proposed development would occupy a location outside of 
settlement boundaries and would therefore be within the open 
countryside. Whilst I am satisfied that the proposal would not 
represent an isolated form of development, it has not been 



identified as meeting local rural needs, which is a pre-requisite of 
the spatial strategy set out within the Local Plan. Furthermore, the 
proposal would not reflect the prevailing pattern of development in 
the area, and would represent a prominent intrusion and 
encroachment into the countryside.

- I also have some sympathy with the appellant’s situation. However, 
on the basis of the submitted information, I conclude that only very 
limited weight may be attached to the personal circumstances 
advanced in support of the development in this instance.

Application No. HPK/2017/0312

Location: Land off Batham Gate Road, Fairfield, Buxton, Derbyshire

Proposal: construction and operation of battery storage development 
for the storage of electricity to provide a back-up supply to the National 
Grid

Level and Date of Decision: Delegated 29th September 2018

Recommendation: Refusal

Decision: Refused

Appeal Decision and Date: Appeal dismissed 29th May 2018

Method of Decision: Written Representations

Main Issues: 
   
- whether the proposed development accords with the spatial 

strategy for the area and the Development Plan; and, 
-  the effect of the proposed development on the rural character and 

appearance of the landscape and area.

Conclusions:

The Inspector concluded:

- On the basis of the appellant’s submissions, I am not persuaded 
that it has been adequately demonstrated that the proposed 
development would require a rural location, and would therefore 
accord with the spatial strategy for the area. As a consequence, the 
proposal would not accord with the spatial strategy as it relates to 
rural development, and as set out in Policy EQ3 of the Local Plan.

- The negative visual impact of the development, including the 290m 
length of timber fencing defining the boundary of the compound, is 
accepted in the context of the appellant’s own landscape 
submissions as requiring landscape mitigation. In this respect, I 
have had regard to the proposal to introduce what has been 



described as a small woodland copse of native tree and shrub 
planting, consistent with local features in the area.

- I accept the conclusion that the general landscape impacts of the 
proposed development would be experienced on a generally local 
level, albeit that the location of the site detached from other nearby 
development does somewhat exacerbate the landscape impact in 
this respect. However, the proposed mitigation of the negative 
visual effects of the development on the landscape would only 
succeed in introducing further incongruous and visually harmful 
features. 

- As a consequence, the proposal would have an adverse impact on 
the rural character and appearance of the landscape and area, and 
I do not consider would accord with Policies S7, EQ2, EQ3 and 
EQ6 of the Local Plan

- The proposal would support the ‘balancing’ of the electricity 
network, providing extra generating capacity to cover shortfalls that 
may occur at given times.

- The proposal would not accord with the spatial strategy set out 
within the Local Plan, and would have an adverse impact on the 
rural character and appearance of the landscape and area, matters 
to which I attach significant weight. Whilst in addition to addressing 
the government’s aims and objectives in respect of energy capacity 
I have also had regard to the potential for economic benefits from 
employment generation within the construction and 
decommissioning periods, I am not persuaded that the benefits of 
the scheme outweigh the harm I have identified.


