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GLOSSOP, DERBYSHIRE, 
SK13 8PF 

 
PROPOSED FIRST FLOOR 
SIDE EXTENSION 
 
(FULL - HOUSEHOLDER) 

  
 
 
MAIN ISSUES 
 

 Impact on the character and appearance of the existing building and 
surrounding area  

 Impact on neighbouring amenity  
 
DESCRIPTION OF SITE 
 
The site relates to a two storey detached property which is located within a 
residential area. The site is accessed via a driveway from Sunningdale Drive to the 
front and benefits from private amenity space to the rear.  
 
The application site lies within the settlement boundary for Glossop as defined by the  
Local Plan policies map. For the purposes of planning policy consideration, the 
application site is located within the Old Glossop Ward, and it is not in a 
Conservation Area, there are no Listed buildings/structures or protected trees which 
need to be considered. 
 

 
 
PROPOSAL 
 
Full planning permission is sought to construct a first floor side extension with roof 
reverting from stepped down to continuous with the main roof apex, to create the 
headroom to accommodate an ensuite to serve the master bedroom.  
 
The proposed palette of material finishes will be sympathetic to the host dwelling and 
be brick and tiled roof to match (an extension to the rear evidences a very good brick 



match and the same high standard brick match is to be replicated on the front 
elevation). The existing roof tiles will be recycled for use on the roof plane of the 
extension. 
 
RELEVANT LOCAL AND NATIONAL PLANNING POLICIES 
 
High Peak Local Plan (Adopted 2016)  
 
S1 Sustainable Development Principles  
S1a Presumption in Favour of Sustainable Development  
S2 Settlement Hierarchy  
S5 Glossopdale Sub-area Strategy  
EQ6 Design and Place Making  
 
Supplementary Planning Document 
 
1. High Peak Design Guide Adopted 2018 
2. Residential Design SPD2 Adopted 2005 

 
National Planning Policy Framework (2021) 
 
Including sections - 
12: Achieving well-designed places 
 
SITE HISTORY / RELEVANT PREVIOUS APPLICATIONS 
 
No recorded planning history. 
 
CONSULTATIONS 
 
Publicity 
Site Notice expiry date: 21/09/2023 
Neighbour consultation period ends: 12/09/2023 
 
Public Comments 
One comment received stating concern over ensuring the integrity of the sewer 
running from the rear of the property: both during the build and with maintenance 
ownership in the event of future problems. 
 
Town / Parish Comments 
No comments received 
 
Highways Authority 
No objection 
 
OFFICER COMMENTS 
 
Principle of Development 
 



Local Plan policy S2 identifies Glossop within the Glossopdale sub area where there 
is support in principle for a range of developments including housing and 
employment related proposals. Whilst there are no ‘in principle’ objections to the 
application, all other material planning considerations must be satisfied for the 
scheme to be supported. In this instance the considerations include design, visual 
impact, neighbour amenity, drainage, and parking provision. 
 
Design & Visual Impact 
 
Policy EQ6 refers to design and states that all development should be well designed 
and be of a high quality that responds positively to both its environment and the 
challenge of climate change, whilst contributing to local distinctiveness and sense of 
place. New development should be well designed to respect the character, identity 
and context of the High Peak’s townscapes and landscapes. Development is 
expected to contribute positively to an area’s character, history, and identity in terms 
of scale, height, density, layout, appearance, materials and the relationship to 
adjacent buildings and landscape features.  
 
The NPPF requires the design of a development to add to the overall quality of an 
area, by being sympathetic to local character and by being visually attractive as a 
result of good architecture. 
  
The Council’s Design SPD outlines the Council’s expectations in respect of design  
and states that extensions should harmonise with the parent building. An extension  
should respect the dominance of the original building and be subordinate to it in  
terms of its size and massing.  
 
The proposed first floor extension will be added to the front elevation of the existing 
dwellinghouse. The extension will be constructed of materials to match and will have 
a roof that ties in with the main roof apex. Ordinarily a setback would be requested in 
order to minimise the risk of brick and roof tile mismatch, this application proposes 
the re-use of the roof tiles and assurance of a high standard of brick matching 
consistent with the quality of the finish of the rear extension at this property. As the 
property is relatively new there is a reasonable prospect of achieving a good match 
and as the extension is first floor only the length of join will be limited. The imposition 
of conditions requiring the reuse of roof tiles and sample brick to be approved prior to 
development commencing will alleviate any risk of material mismatch.  
 
The extension despite not having any step down of setback this extension will 
assimilate seamlessly into the overall design of the host dwelling, the build is 
subordinate in the context of an addition to the original dwelling, the spirit of the SPD 
and design policy is to prevent terracing and to allow the host dwelling not to be 
subsumed by the proposal, both matters do not materialise with this proposal. The 
extension will result in a dwelling that in terms of design reflects a similar design 
style to other existing dwellings on the street. There is a sufficient gap to the 
neighbour and a slight step in the building line which help to mitigate against any 
potential terracing. There are a variety of roof styles and house types on this street. 
Overall, and exceptionally, in this case the lack of step back is found to be 
acceptable.  
 



 
The design and materials of the proposed extension will complement the existing 
dwellinghouse and will not appear visually prominent within the street scene. It is for 
these reasons that the proposed extension will comply with policy EQ6 of the Local 
Plan and the spirit of the NPPF.  
 
Amenity 
 
High Peak Local Plan Policy EQ6 seeks to secure development that does not result 
in unacceptable effects on the amenity of the area by reason of visual intrusion, 
overlooking, shadowing, overbearing effect, noise, light pollution or other adverse 
impacts on local character and amenity.  
 
The application site sits between two detached dwellings, similarly positioned within 
individual plots, with a common rear building line. Neighbouring properties have 
already built extensions, bringing in variation to buildings and this proposal would not 
be considered unusual or inappropriate.  
 
The extension would not have an adverse impact on the amenity of neighbours 
through overshadowing, overbearing or loss of daylight and is compliant to the 45 
degree code in respect of principal windows in neighbouring dwellings. There are no 
windows in the gable of the property alongside. . The new window on the front 
elevation will serve an ensuite and be obscure glazed. 
 
A neighbour has raised concern that the proposed extension may result in the new 
bathroom drainage and gutter drain into the existing sewer down-pipe and this may 
compromise the integrity of the sewer running from the rear of the property: both 
during the build  and with maintenance ownership in the event of future problems. 
Such matters would be dealt with under building regulations.  
 
Furthermore, the standard informative will be added to the decision letter informing 
the applicant that sewer records show that they have assets within close proximity to 
the site or its boundary, the landowner is advised to email STW on 
building.over@severntrent.co.uk, so that they can discuss the proposed works. 
 
CONCLUSION  
 
In light of the above, the application has been found to constitute a sustainable form 
of development. It is considered that the extension has no impact on the public realm 
and does not adversely harm the amenity of neighbours and in line with Policies S1a 
and EQ6 and the NPPF. 
. 
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