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29 November 2022

Dear Sirs

PLANNING APPLICATION HPK/2022/0383



PROPOSED DEMOLITION AND EXTENSIONS AT 10, ROBERTSON ROAD, BUXTON

| have been asked by neighbours to place on record the following objections to the above proposed house. |
apologise for thee late response ¢ | have just returned from holiday, and was unable to visit the site until this
morning.

| have read responses to this application made by Mr and Mrs Prior and Dr and Mrs Marrison. As | agree with the
comments made, | shall not repeat them, but ask them to be taken into consideration in addition to the following.

The application asks for permission to demolish the existing outbuilding to the south of the host house, describing it
as in ¢substantial disrepairé. A visual examination of the outside of the building from the road and No 10 shows that
it is, in fact, in good condition externally ¢ where it matters.

The differences in site levels can only be appreciated by visiting the site, and cannot be seen on satellite or street-
view images. The garden and patio to No 8 Robertson Road are about one storey or 2 metres below the proposed
building. No 8 has a garage under the rear of the house that is reached by a steep drive. Although the boundary wall
between 8 and 10 slopes down from west to east, it does nothing to reduce the impact of the ancillary building on
the garden to No8. The application plans show this wall, erroneously, as being level.

Because of this difference in heights between the two adjoining gardens, it is clear that the boundary wall is also a
retaining wall. This wall is the responsibility of the owners of No 8. The South Elevation of the annexe (erroneously
labelled Rear Elevation) shows that the ground floor level is approximately 750mm below existing ground level.
Excavations for foundations would be a further 750 to 900mm below even this level. Conventionally, foundations
project at least 150mm out from the wall that they support, with the necessary trench work being considerably
wider to provide a safe environment to those working in the trench. The boundary distance, scaled from the Site
Plan, is about 300mm. It is difficult to see how the proposed annexe building could be erected without considerable
disturbance to the property of No 8. The owners, Dr and Mrs Marrison, have indicated that they would not allow
their own property to be disturbed.

The application form states that no trees are affected. All trees within the Conservation area are protected by a
¢blanket¢ tree preservation order. Two trees are close to the proposed annexe. A silver birch tree is 2.7 metres from
the boundary wall, opposite the basement garage to No 8. Its girth, at about 1.5 metres above ground level, is
approximately 440mm. This results in a root protection area with radius of 5.28 metres. A second tree, an acer, near
the rear of the proposed extension, has a girth of approximately 500mm, giving a root protection area of 6.0 metres
radius. It is about 1m metre from the boundary wall.

No 8, Robertson Road was built with some principal windows directly facing No 10. The current distance from the
lounge window of No 8 to the boundary is 8.6 metres. This was, of course, built to acceptable standards of
separation at the time, but it is reasonable to expect that anything built under current separation standards would
not reduce the existing separation.



The proposed material for the external walls of the annexe is timber. Building Regulations (Part B) severely restrict
the use of combustible materials close to a boundary. This would lead to the building inspector asking for a non-
combustible material to be used here and would be decided outside the planning system with Dr and Mrs Marrison
being unable to comment on the chosen material.

In March 2022, Natural England halted planning applications in some parts of England following concerns that the
run-off of nutrients, principally phosphates and nitrates, were having a detrimental effect on river water quality.
Buxton was one of those areas. A solution has yet to be found that will allow building to go ahead where new over-
night stays are proposed. Although the annexe is described as ancillary accommodation, including a study and
gymnasium, kitchen and shower room, it is apparent that with absolutely no work at all it could be converted into a
holiday let, permanent let or even a separate dwelling. Although the current owners of No 10 could be relied upon
to seek planning permission for change of use, the same could not be guaranteed of any future owners, leading to
over-night stays that would circumvent the nutrients ruling.

Even if all of the above objections could be met, the overall impression is of a building that is completely
unacceptable. It would be overbearing to users of the garden and patio at No 8, cutting out all sunlight for most of
the year. It is too large for the site, and can be described as overdevelopment. It has absolutely no respect for the
conservation area and surrounding residents.

There are no grounds for approving this application and so it must be rejected,

Yours sincerely

Trevor Gilman
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