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Mr Rob Ford Mr M Jilani
Robert L Ford Greystones
Parkside Flagg

E:éi Road Buxton
ST13 8JT SK17:9QQ

Application no: HPK/2022/0526

Determined on: 29/03/2023

Town and Country Planning Act 1990
Town and Country Planning (Development Management Procedure) (England) Order 2015

REFUSAL OF PLANNING PERMISSION

Location of Development:
Land to rear of 7 to 9, High Street, Buxton, Derbyshire

Description of Development:
Erection of a dwelling house and garage/outbuilding and demolition of existing domestic
garage

High Peak Borough Council in pursuance of powers under the above mentioned Act hereby
REFUSE to permit the development described above in accordance with plans refs: 9HB 01 Site
Location; 9HB 02 Block Plan as Existing; 9HB 03 Block Plan as Proposed; 9HB 04 Floor Plans;
9HB 05 NW(Front) and SE (Rear) Elevations; and, 9HB 06 NE and SW (Side) Elevations

for the reason(s) specified below:-

1. The proposed dwelling, by reason of its siting and scale, along with its proximity to
existing residential development to the north east, would result in an unacceptable
relationship with existing dwellings. The proposed relationship is considered to be
un-neighbourly and would give rise to loss of light to habitable rooms and an
unacceptable loss of outlook. As such, the development would have a detrimental
impact on the amenity enjoyed by residents of that property. The development
proposals would therefore be contrary to Policies S1 and EQ6 of the High Peak
Local Plan 2016, the High Peak Residential Design SPD (2005), and relevant
paragraphs under Chapter 12 of the NPPF.

2. The proposed dwelling, by reason of its siting and proximity to existing built form
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results in an unacceptable relationship which would result in a substandard level of
amenity for future occupants of the development. The kitchen/dining room and
bedroom 2 windows would face towards threes storey development at a close
distance and as such would have an unsatisfactory level of outlook and enjoy a
substandard level of light. Furthermore, the proposed garden space would be
overlooked by multiple windows within the residential development to the northeast.
As such, the development would not achieve a satisfactory level of living conditions
for future occupants. The development proposals would therefore be contrary to
Policies S1 and EQ6 of the High Peak Local Plan 2016, the High Peak Residential
Design SPD (2005), and relevant paragraphs under Chapter 12 of the NPPF.

3. The site is located within the Buxton Conservation Area, which is a designated
heritage asset. The proposed development, by reason of its siting and relationship
with existing development would result in a form of development which fails to
respect the existing pattern and grain of development in the area. The proposals
would therefore appear at odds with its surroundings resulting an incongruous form
of development and would cause demonstrable harm to the character and
appearance of the streetscene and Conservation Area. The proposals would cause
less than substantial harm to the significance of the heritage asset, where public
benefits would not outweigh the harm. The development proposals would therefore
be contrary to Policies S1, S7, EQ6, EQ7 and CF1 of the High Peak Local Plan
2016, the High Peak Residential Design SPD (2005), and relevant paragraphs
under Chapter 12 and 16 of the NPPF.

4. The existing site access is substandard in terms of visibility due to its narrow width
and siting of existing buildings. In the opinion of the Local Planning Authority the
proposed intensification of this substandard means of access would result in harm
to highway safety, particularly for pedestrians with a town centre location. The
proposals would be contrary to Policies S1, EQ6 and CF6 of the High Peak Local
Plan 2016, and relevant paragraphs of the NPPF.

5. The site lies within the River Wye Catchment within the Peak District Dales Special
Area of Conservation (SAC). The proposal development would increase the number
of overnight stays and increase surface water run off and foul waste water. In the
absence of a Nutrient Budget calculation and any mitigation to achieve nutrient
neutrality, the authority are not in a position to conclude that the proposals would
not adversely affect this ecological and environmental designation, and thus the
application in its current form is in conflict with Local Plan Policies EQ1, S7 and
EQS5, and relevant paragraphs under Chapter 15 of the NPPF.

Informatives

1.The Local Planning Authority (LPA), in reaching this decision, has followed the guidance in
paragraph 38 of the National Planning Policy Framework. The Framework advises that the
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LPA should work proactively with applicants to secure developments that improve the
economic, social and environmental conditions of the area. In this instance amendments to
the scheme to overcome the concerns would not be minor and as such have not been
suggested.

X SHelieny

Signed by: Jane Colley Signature

On behalf of High Peak Borough Council
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NOTES

1. If you are aggrieved by the decision of your local planning authority to refuse
permission for the proposed development or to grant it subject to conditions, then you
can appeal to the Secretary of State under section 78 of the Town and Country
Planning Act 1990.

1. If the decision to refuse planning permission is for a householder application, and you
want to appeal against your local planning authority’s decision then you must do so
within 12 weeks of the date of this notice.

2. If this is a decision to refuse planning permission for a minor commercial application,
and you want to appeal against your local planning authority’s decision then you must
do so within 12 weeks of the date of this notice.

3. Ifthisis a decision to refuse express consent for the display of an advertisement, if you
want to appeal against your local planning authority’s decision then you must do so
within 8 weeks of the date of receipt of this notice.

4. If you want to appeal against your local planning authority’s decision for any other type
of development, including listed building consents then you must do so within 6 months
of the date of this notice Appeals must be made using a form which you can get from
the Secretary of State at Temple Quay House, 2 The Square, Temple Quay, Bristol
BS1 6PN (Tel: 0303 444 5000) or online at https://acp.planninginspectorate.gov.uk

5. The Secretary of State can allow a longer period for giving notice of an appeal, but will
not normally be prepared to use this power unless there are special circumstances
which excuse the delay in giving notice of appeal. The Secretary of State need not
consider an appeal if it seems to the Secretary of State that the local planning authority
could not have granted planning permission for the proposed development or could
not have granted it without the conditions they imposed, having regard to the statutory
requirements, to the provisions of any development order and to any directions given
under a development order.

6. If either the local planning authority or the Secretary of State refuses permission to
develop land or grants it subject to conditions, the owner may claim that he can neither
put the land to a reasonably beneficial use in its existing state nor render the land
capable of a reasonably beneficial use by the carrying out of any development which
has been or would be permitted. In these circumstances, the owner may serve a
purchase notice on the Council (District Council, London Borough Council or Common
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Council of the City of London) in whose area the land is situated. This notice will require
the Council to purchase his interest in the land in accordance with the provisions of
Part VI of the Town and Country Planning Act 1990.

P O Box 136 Buxton SK17 1AQ

Phone 0845129 77 77 or 01298 28400 Fax 01298 27639 Minicom 0845 129 48 76

E-mail customer-services@highpeak.gov.uk Website www.highpeak.gov.uk ﬁ
Mobile Text No. 078 0000 2262 bt



