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HIGH PEAK BOROUGH COUNCIL 
DEVELOPMENT CONTROL COMMITTEE 

 
Date 8th October 2018 

 
Application 
No: 

HPK/2018/0412 

Location 41 Sherwood Road, Buxton 
Proposal Replace the existing front window with composite French 

doors with level threshold for wheelchair accessibility 
Applicant High Peak Borough Council 
Agent Miss Laura Lovatt, T.A.D. Architects 
Parish/ward Cote Heath Ward Date registered 14th  August 

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 to replace the existing ground 

floor front window with composite French doors with level threshold for 
wheelchair accessibility. 

 
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: 
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 http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?
PKID=226588 

 
 

4. RELEVANT PLANNING HISTORY 
 
HPK/2018/0221 - Extension for DDA alterations to a dwelling – Approved 
07/08/2018. 
 
http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?
PKID=223890 
 

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: 01/10/2018 
Neighbour letters  Extended expiry date for comments: 08/09/2018  
 
Neighbours 
 
No representations have been received. 

 
Consultee 
 
 

Comment Officer response 

DCC 
Highways  

No objection.  

 
 
7. POLICY AND PLANNING BALANCE  

 
Planning Policies 
 

http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=226588
http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=226588
http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=223890
http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=223890
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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 alteration is clearly acceptable subject to other material 
considerations as discussed below. 
 
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 The proposals involve the insertion of French doors in the front elevation 
of the property in place of the existing window would result in a relatively 
minor change to the appearance of the dwelling which would not adversely 
affect its overall character or the street scene. It is considered that the small 
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change in level to the front of the property to facilitate wheelchair accessibility 
will not be readily apparent from the road and the impact would be minimal. 
 
7.8 In summary, the proposal would have 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 
 
7.9 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. 
 
7.10 The new doors to the front elevation and level threshold are unlikely to 
have any effect on neighbour amenity. The width of the doors would be the 
same as the existing window therefore this change should not result in any 
additional overlooking. There is a hedge to the front and side boundary with 
No. 39 Sherwood Road which should filter views of the new doors from the 
neighbouring properties.  Accordingly it is considered that the proposed 
development would not be harmful to the residential amenities of surrounding 
neighbouring properties and therefore meets the requirements of Policy EQ6.  
 
Parking and Access  
 
7.11 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. 
 
7.12 The Highway Authority raises no objection. The proposal would not 
affect access to the site or parking provision on the driveway. The 
development is therefore considered acceptable from a highway safety 
perspective and the proposal 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 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. 
 
7.14 This proposal would be no adverse impact on the character and 
appearance of the area or neighbouring amenity.  It therefore complies with 
Policy EQ6 of the adopted High Peak Local Plan 2016, the High Peak Design 
Guide 2018 and the NPPF. 
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        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  
  
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 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 
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