
Mr J Spiers 

Freshwater Cottage 

2 Chapel Brow 

Charlesworth 

SK13 5HH 

17th April 2024 

 

For the attention of James Stannard (Case officer) 

High Peak Borough Council 

PO Box 136 

Buxton 

SK17 1AQ 

 

Reference:  

Planning application number HPK/2024/0102 

Description: 

Proposal for “Application for full planning for the construction of a new 3 storey, 4 bedroom detached dwelling 
with associated landscaping and car parking on the land rear of 44/46 Town Lane, Charlesworth, fronting 
access from Chapel Brow.” 

Dear Sir / Madam 

Thank you for the notification letter, dated the 21st March 2024, regarding the above planning application. I am 
writing in relation to this planning application. I am the owner of Freshwater Cottage, 2 Chapel Brow, which is 
located directly opposite the proposed development.  

I am strongly objecting to the proposed development for the reasons detailed below. 

Objection Details 

Close Proximity of Proposed Residential Development to 2 Chapel Brow 

After a close look at the plans, I feel like the architect is being intentionally deceptive with regards to just how 
close the proximity of the proposed development will be to my property.  

The 21 metre rule states that there is to be 21 metres between the front and rear of neighbouring properties 
and/or between habitable windows, these distances should increase by 1 metre for every 0.5 metre difference 
in height between the smaller to the taller building. The proposed development is significantly closer in this case. 
A front elevation either has front door access or fronts a highway which are both the case for my property in 
this instance. In addition, the proposed developments side elevation fronts the highway which deems the 21 
metre relevant. 



 

Above is a snip from the proposed plans, the grey numbers along the bottom are in 5 metre increments which 
would suggest the existing property and the proposed property are just 12 metres apart, much closer than the 
21 metre guideline would suggest. The reality is that the two buildings would actually be even closer together 
than that. The proposed developments boundary is an existing historical wall (shaded purple in above picture) 
which is just 4.3 metres from my property’s boundary and 6 metres from the front left elevation of my house.  

 

Left-Distance from 2 Chapel Brows boundary wall to proposed developments boundary wall. 

Right- Distance from 2 Chapel Brow building to proposed developments boundary wall. 

Impact on Privacy 

Not only is the proposed building substantially closer to my property than the plans would lead one to believe, 
it also has ‘floor to ceiling’ windows directly looking towards all habitable rooms (any room but not bathroom / 
utility) across the entire front elevation of my property. 



The proposed building will completely remove any current 
privacy we have at the front of our home. Our patio, which is 
the only outside area where we receive direct sunlight from 
mid-morning to sundown ad which we use regularly will be 
completely visible from the top floor and mostly visible from 
the 1st floor of the proposed building. The plans detail that the 
visible floors on the side elevation contain 6 x large floor to 
ceiling windows and a patio door which would look directly 
onto my property.  

I am also concerned about the amount of natural sunlight will 
be lost to my property. We receive sunlight from the direction 
of the proposal for most of the day which will be partially and 
in some cases completely blocked by the proposed building. 

 

 

I have included visuals from both our patio and my daughters bedroom at the front of the property along with 
an estimated outline of the proposed building which hopefully provides an insight into how overlooked our 
property would be. I believe this is an important aspect as the plans provided give the impression there is nothing 
but unused land which is certainly not the case. 

  

Current view from patio area towards proposal. 

  

Side elevation of proposed plans 



 

Merge of previous 2 pictures giving an insight of how a small section (not all) of the proposed building will be 
overlooking patio area. 

 

View from my daughter’s bedroom which will be completely overshadowed by proposed development, although 
all windows from the front of my property will be overlooked due to close proximity mentioned earlier. (Red 
line – Current boundary wall, Yellow line – Approximate height of proposed building). 



 

Aerial view of proposal boundary (red) and approximate boundary of my property (yellow) which highlights close 
proximity further despite this not being obvious in the proposal plans. 

High Peak Borough Council - Local Development Framework for Residential Design 

I have taken some time to look through the High Peak Borough Council - Local Development Framework for 
Residential Design and have added some snippets along with how the proposed development contravenes some 
of the points in regards to my property. 

8.6 Amenity & Privacy 

It is important that the design of new residential development provides adequate privacy, security, sunlight and 
daylight to occupiers of both new and existing dwellings. 

As applications for high-density development become more common the issue of amenity can become ever more 
demanding. Issues of amenity will be a determining factor in the permission of housing development as stated in 
Local Plan policy H11 (Layout and Design of Housing Development). 

Response: The proposed residential development removes adequate privacy, sunlight and daylight to my 
existing dwelling.  

8.6.1 As a guide a distance of 21 metres between habitable room windows of adjacent properties will provide an 
acceptable level of amenity. Where changes in levels on site are evident or where taller buildings are present, 
these distances should increase by 1 metre for every 0.5 metre difference in height between the smaller to the 
taller building. 

Response: I do not believe the distance of 21 metres between habitable room windows from the proposed 
residential development to my adjacent property is being met and therefore this does not provide an acceptable 
level of amenity. There is evidence to suggest that in this instance the 21 metre rule should actually increase by 
1 metre for every 0.5 metre difference in height as the new residential development is taller and has windows 
at a higher level than my highest habitable windows. 



8.7 Layout 

The layout of schemes and the arrangement of dwellings and windows should ensure that where levels are an 
issue the design is such that view of this nature, are avoided. Where this cannot be demonstrated, privacy by 
virtue of distance may be the only cause available. 

Response: No consideration has been made in the design of the proposed residential development to ensure 
that the obvious issue of levels and windows are removed or reduced. 

8.8 Windows 

The layout and format of windows will be important in establishing views, overlooking and privacy. Where 
buildings are located closer than 21 metres, the layout of windows and doors should avoid creating direct views 
from properties. 

Response: Again, no consideration has been made in the design of the window layout to remove the lack of 
privacy and overlooking this new residential development will cause to my property with large windows causing 
direct views into 5 habitable rooms across the front elevation of my dwelling and over my patio area.  

8.8.5 Overshadowing 

Over shadowing can be particularly important in tall developments and in laying out external amenity spaces, 
which should avoid shady (and north facing) locations. Where new development is located close to existing 
homes, specific attention should focus on minimising issues of overshadowing as far as is practical. 

Response: Again, there has been zero consideration taken that this taller proposed residential development will 
completely overshadow my property. We also receive direct sunlight from the direction in which the proposed 
development would lie which would greatly reduce the amount of sunlight our property would receive and 
natural daylight into our dwelling. 

Impact on local wildlife 

From the time we have spent outside on our patio area over the last few years we have taken great pleasure in 
watching the local Bat population head out from the direction of the proposed development area at dusk. I 
would be interested to know whether the developer has taken appropriate measures to avoid, mitigate and, as 
a last resort, compensate for any negative effects on bats in their development proposal. 

Has the developer obtained a wildlife licence to carry out their proposed development which would include 
whether a bat survey has been implemented and whether the proposed development will affect the bats’ 
foraging and/or commuting habitat. 

We have also enjoyed watching a variety of nesting birds make their homes in the trees & shrubbery located 
along the historical wall which lies a few metres from us on the boundary of the proposed new development 
site. Our concern would be that these birds would be disturbed during the construction of the proposed 
development and whether the habitat which has been used by them for generations will be lost. Bird nesting 
sites are protected under the Wildlife & Countryside Act (WCA) which in short means that it’s illegal to destroy 
an active nest or its contents.  

The law protects all active nests regardless of the time of year therefore it is extremely important that 
developers assess the wildlife situation within the area of development before work is undertaken. 

Objection Summary 

The proposed building will have a huge detrimental effect on my family’s privacy, will reduce natural light into 
our home, will hinder any existing views we have over the hills and fields surrounding our property and has the 
potential to disturb the local wildlife which thrives in the area. 

I would also say that there is a concern that this proposal is setting a Precedent in the village of Charlesworth 
and this would inevitably lead to other inappropriate development on Chapel Brow. 



Please feel free to contact me if you have any queries on the above,  

 
Yours Sincerely,  
 
Mr Joe Spiers 

 

 

 


