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REFERRAL

The application has been referred to planning committee because it is recommended 
for approval but an objection has been received from the Local Highways Authority 
(Derbyshire County Council). 
  

1. SUMMARY OF RECOMMENDATION

Approve, subject to conditions

2. DESCRIPTION OF THE SITE AND ITS SURROUNDINGS

2.1 The site comprises a farmhouse and converted barn (“Overlea Farm”) within the 
open countryside about a mile to the east of New Mills.  It is also within the Green 
Belt.  It lies at the end of a long farm track and “Un-named road” (which are both 
public footpaths and bridleways) connected to Oven Hill Road to the east.  There 
is a separate detached dwelling adjacent to the farmhouse to the south-east of it 
which shares the access (Overlea Cottage).  There is also a shared parking area 
to the east of Overlea Cottage for the use of both properties.  Other than the 
cottage, the site is surrounded by open land/fields.  

          

3. DESCRIPTION OF THE PROPOSAL

3.1 This is a full application to change the use of the converted barn attached to the 
farmhouse from a current “dependant relative” annex into two 1-bed holiday 
lets.  There are no external alterations proposed other than the addition of two 
new flue pipes.  There would be some internal re-configuration to convert the 2-
bed annex into separate holiday let units.  The current parking area for Overlea 
Farm and Overlea Cottage would be used for the holiday let parking, with three 
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spaces allocated for the dwelling, and two (i.e. one each) for the holiday lets.  
Also included in the application is two free-standing air-source heat-pump 
structures which would be placed next to the driveway to the farmhouse and 
would have ground dimensions of 0.95 x 0.73 metres and heights of 1.8 metres.  
These would have a privet green finish. 
       

3.2 The application and all details associated with it can be found on the Council’s 
website  at:

http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=
223968

4. RELEVANT PLANNING HISTORY

4.1 The previous planning applications relating to the site are as follows:

HPK/2007/0296 – Change of use of barn to annex for relatives.  Approved.
HPK/2013/0558 – Retention of horse storage/changing/tack room and animal 
shelter. Refused.
HPK/2013/0559 – Retention of access works and erection of stables, storage 
buildings and polytunnel.  Refused.

5. PLANNING POLICIES RELEVANT TO THE DECISION

High Peak Local Plan Adopted April 2016

S1 – Sustainable development principles 
S1a – Presumption in favour of sustainable development
S2 – Settlement hierarchy
S6 – Central Sub Area Strategy
EQ3 – Rural Development
EQ4 – Green Belt Development
EQ6 – Design and Place Making
E6 – Promoting Peak District Tourism and Culture
CF6 – Accessibility and Transport

National Planning Policy Framework (Revised July 2018) 

 2 Achieving Sustainable Development
 9 Protecting Green Belt Land

  National Planning Practice Guidance

6.       CONSULTATIONS
 
Site notice Expiry date for comments: 04.07.2018
Press notice Expiry date for comments: N/A
Neighbours Expiry date for comments: 04.07.2018

http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=223968
http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=223968


Public Comments

None recevied.

Consultee Comment Officer response
Highway Authority Objection raised due to the increase in the 

use of the access road connected to Oven 
Hill Road causing further vehicle, pedestrian 
and equestrian conflict and where the road 
junction, where quarry HGVs pass, has 
substandard visibility.  It is also considered 
that two parking spaces should be allocated 
per holiday let unit and that under-provision 
could compromise turning areas. 

In the report

7. POLICY AND MATERIAL CONSIDERATIONS 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 
considerations 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 currently consists of the High Peak Local Plan 
Policies Adopted April 2016.

7.3 Paragraph 11 of the recently revised National Planning Policy Framework 
(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; or 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 other parts 
of the NPPF.

7.4 Local Plan policy S1a establishes a presumption in favour of sustainable 
development as contained within the NPPF.

7.5 The Core Principles or overarching aims of the NPPF are set out in paragraph 8 
which, amongst other things, seek to proactively drive and support sustainable 
development in line with social, economic and environmental objectives.  The NPPF 
continues to require high quality design and a good standard of amenity provided for all 
existing and future occupants of land and buildings.



7.6 A list of key policies, guidance and other material considerations is provided 
above (section 5).

Principle of development 

7.7 The conversion of existing buildings to other uses is not inappropriate development 
in the Green Belt, provided that it does not harm openness and does not conflict with 
the purposes of including land within it. There are no extensions or significant external 
works proposed (other than the insertion of two flues), consequently threw oud be no 
harm to the openness of the green belt. The site is within a mile of the Peak District and 
the policies in the Local Plan are generally supportive of tourism-related development in 
these locations and areas, such as policies S6, EQ3 and E6, providing there would not 
be any harmful impacts to the appearance and amenities of the area or highway safety, 
traffic levels etc. As such the principle of development is considered to be acceptable 
subject to other relevant polices. 

Design – Impact on the street-scene & character and appearance of the area and 
impact on residential amenity

7.8 Policy EQ6 seeks to ensure that new development is of a high quality, responding 
positively to local distinctiveness and ensuring that new development achieves a 
satisfactory relationship to adjacent development taking into account factors such as 
visual intrusion, overlooking and overshadowing.  

7.9 The proposed flues and heat pump structures are not considered to harm the 
character and appearance of the area or the landscape and do not impact on Green 
Belt openness.  These works and the change from family annex to two single-bedroom 
holiday lets would not cause any additional harm to the residential amenities of 
neighbours.
 .
Highway safety

7.9 Policy CF6 seeks to ensure that development can be safe accessed and minimise 
the need to travel. With regard to highway safety, the objection from the Local Highways 
Authority is noted.  However, whilst there have been recent refusals on highways 
grounds to recent applications involving the site, the previous proposals were for 
different types of development i.e. equestrian development, which would potentially 
have generated different vehicle movements along the access road.

7.10  Turning to the current proposal and the impact on the number of vehicular 
movements in relation to the current use, the current 2-bed family annex can easily be 
occupied by two occupants owning a car each i.e. two cars in total, especially in this 
remote location.  A change of use to two 1-bed holiday lets would potentially not lead to 
a significant increase in vehicle movements/car journeys along the access road.   This is 
because normally the occupants of each 1-bed holiday let would have one car per unit, 
as their suitability tends to be restricted to couples who are likely to arrive and make 
daily journeys via one car.  So the maximum number of cars present at the site in 
connection with the proposed use of the building would be two and this is only the basis 
that both holiday lets would be in use at any one time, which is unlikely for the whole 
year round due to seasonal variations in demand for holiday let accommodation, 
especially in the Winter ‘low-season’ months.  This would differ with a family annex 



which would be occupied for the whole year.

7.11 Therefore, it is not considered the proposal would lead to a likely significant 
increase in car usage and therefore would not lead to any significant additional conflict 
between vehicles, walkers and horse-riders to the detriment of highway safety.

7.12   Although the Local Highways Authority recommend two car parking spaces per 
holiday let, each 1-bed unit would only require one car parking space per unit and this is 
in line with what is proposed and is deemed to be adequate.  The parking area is large 
enough to accommodate the vehicles belonging to both Overlea Farm, Overlea Cottage 
and the holiday let occupants with room spare to enable vehicles to turn around.     

7.13 Furthermore, the applicant (in a letter dated 19th June 2018), is offering to provide 
two passing spaces on the access roads (which are also bridleways and Public Rights 
of Way) to avoid any conflict between confronting vehicles and also between vehicles 
and pedestrians/walkers/horse riders. However, one of these would be on third party 
land and therefore cannot be secured via planning conditions. The other would be on 
land within the same ownership as the applicant which is closer to the site (and shown 
on a revised site/location plan) and as the proposal is not considered by the Council to 
lead to harm to highways safety in any case, the creation of one passing space would 
lead to an improvement in the existing situation.  This can be provided and controlled 
via a planning condition and a well designed parking space would not harm the rural 
character and appearance of the area or the openness of the Green Belt. 
   

Conclusion & Planning Balance 

7.14 The proposal would not amount to inappropriate development in the Green Belt 
and would not harm the character and amenities of the area and with the safeguard of 
conditions, it is considered that the proposals would not compromise highway safety 
despite the Local Highways Authority objection and complies with the relevant Local 
Plan Policies and the NPPF.  
    

  8.   RECOMMENDATIONS

A. It is recommended that the Committee APPROVE the application, subject to the 
conditions:

Conditions

Condition 
number

Brief description Comment

TL01 The development hereby permitted 
shall be begun before the expiration of 
three years from the date of this 
permission

AP01 Development in accordance with 
approved plans

NON 
STANDARD

The holiday let accommodation use 
hereby approved shall be operated in 



connection with the occupants of 
Overlea Farm and shall not be sold off 
separately. The holiday lets hereby 
permitted shall be for holiday 
accommodation only and shall not be 
occupied as a permanent 
dwelling/permanent dwellings and 
neither unit shall be occupied by any 
person(s) for a period of longer than 2 
calendar months.

NON
STANDARD

The air source heat pump structures 
shall be finished a green colour finish.

NON
STANDARD

The proposed flues shall have a black 
colour finish.

NON 
STANDARD

There shall be two parking spaces 
retained for the use of the occupants of 
the approved holiday lets within the 
site, as shown on drawing 4/4B, 
throughout the life of the development 
hereby approved.

NON 
STANDARD

Before the development hereby 
approved is brought into use, a 
passing space for vehicles on the 
access road within the red or blue 
edged boundaries as shown on 
drawing 18.4/4B shall be provided in 
exact accordance with details, 
including dimensions, surfacing 
materials, vegetation removal and 
vegetation replacement, to be 
submitted to and approved in writing by 
the Local Planning Authority.

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 Development Control Committee, provided 
that the changes do not exceed the substantive nature of the Committee’s 
decision.

Informative

This is considered to be a sustainable form of development and so complies 
with the provisions of the NPPF.



Site Plan 
. 


