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47, OVERDALE AVENUE, 
FAIRFIELD, BUXTON, 
DERBYSHIRE, SK17 7PY 

 
CONSTRUCTION OF 2 
STOREY SIDE EXTENSION TO 
REPLACE UTILITY THERETO 
AND SINGLE STOREY REAR 
EXTENSION WITH VOID 
STORE BELOW AT LOWER 
GROUND LEVEL 
 
(FULL - HOUSEHOLDER) 

  
 
MAIN ISSUES 
 

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

 Impact on neighbouring amenity  
 Impact on highway safety 

 
DESCRIPTION OF SITE 
 
The application site comprises a two-storey, semi-detached property on Overdale 
Avenue - constructed of stone and a concrete tile pitched roof.  
 
The property has a pedestrian access off Overdale Avenue and on street parking. 
Gardens to front and rear. The topography at the rear of the site falls away steeply 
from the back of the house down to the rear boundary. 
 
The application site is located within the Development Boundary of Buxton. For the 
purposes of planning policy consideration, the application site is located within the 
Stone Bench 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 single storey rear extension with 
lean-to roof to enlarge the ground floor living space and improve the functional layout 
of rooms. The extension will measure 3m x 4.48m, it will span half the width of the 
rear elevation of the house and the remainder half will be an open platform area that 
will have steps allowing access down into the lower garden area. In order to protect 
the privacy of neighbours and reduce surveillance from the deck, a 1.8m side privacy 
panel has been placed to the side. 
 
Note: It is the topography that results in necessary additional height to the structure 
to compensate for ground level, otherwise the proposal could have been considered 
permitted development. 
 
The extension will be positioned adjacent to a shared boundary and on the same 
level as the neighbours raised balcony. Below the floor of the extension will be a void 
which will be enclosed in to create a storage area that can be easily accessed from 
the lower garden area and used for garden equipment, furniture etc.. 
 
 



In addition, to the side of the dwelling the single storey modest utility will be 
demolished and replaced with a two storey side extension with the design 
incorporating a roof that is stepped down and front elevation stepped in. No windows 
are proposed on the side elevation and the neighbour has no facing habitable rooms. 
 
All works will be contained within the site boundary and no element will overhang the 
boundary. 
 
The proposed palette of material finishes will be sympathetic to the host dwelling and 
be render and tiles to match. 
 
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  
S7 Buxton Sub Area Strategy  
EQ6 Design and Place Making  
CF6 Accessibility and Transport 
 
Supplementary Planning Document 
 
1. High Peak Design Guide Adopted 2018 
2. Residential Design SPD2 Adopted 2005 

 
National Planning Policy Framework (2023) 
 
Including sections - 
12: Achieving well-designed places 
 
SITE HISTORY / RELEVANT PREVIOUS APPLICATIONS 
 
None  
 
CONSULTATIONS 
 
Publicity 
Site Notice expiry date: 06/05/2024 
Neighbour consultation period ends: 02/05/2024 
 
Public Comments 
None received 
 
Town / Parish Comments 
No comments received 
 
Highways Authority 
No objection 



 
OFFICER COMMENTS 
 
Principle of Development 
 
Local Plan policy S2 identifies the Buxton as a ‘Market Town’ 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 
 
There are no design objections to the proposal. 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 rear extension will project from the rear wall by 3m and with the deck, will span 
across the rear elevation. The topography slopes away from the rear elevation and 
the ground level allows a lower ground floor area to be provided for storage 
(accessed at garden level). Above that the rear extension will sit, with a raised 
decking leading off it and steps down to the garden. The proposed terraced 
landscaped area is designed to allow level access from the ground floor of the 
property into the garden.  
 
The proposed two storey extension will be added to the side elevation of the existing 
dwellinghouse. The extension will be constructed of materials and roof pitch to match 
the host dwelling. The extension will be contained within the boundary of the site.  
 
The proposed side extension will appear subservient to the existing dwellinghouse, 
with roof line stepped down and front elevation stepped in. 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 both the 



proposed extensions will comply with policy EQ6 of the Local Plan and the spirit of 
the NPPF.  
 
The overall design of the proposed development is considered not to be detrimental 
to the character and appearance of the residential area. 
 
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 side elevation of number 49 facing the side extension has no windows serving 
habitable rooms, only a first floor landing window. The two storey side extension has 
no windows proposed on the gable; thus no loss of amenity should occur. 
Notwithstanding, a 1.8m privacy screen will be positioned on the edge of the decking 
to restrict direct surveillance across gardens. 
 
The rear and front gardens are enclosed with fencing and mature planting. The side 
wall of the rear extension will run along the shared boundary with number 45. Having 
spoken to the occupants of the neighbouring dwelling and having stood on the raised 
balcony to the rear of that property, they raise no objection. Notwithstanding, the 
original extension contravened the 45 degree code and amended plans requested to 
reduce the projected extension to 3m, any change to the neighbours outlook is 
reflective to what is deemed acceptable, had it been considered permitted 
development.  
 
It is for these reasons the proposed extension will comply with policy EQ6 of the  
Local Plan.  
 
Highway Safety 
Policies EQ6 and CF6 seek to ensure that all new development is served by a safe  
and satisfactory access, incorporating well-integrated car parking.  
 
There is no parking or driveway, this remains unchanged. Status quo remains, with 
no additional bedrooms proposed, it is considered that there will be no detrimental 
effect on highway safety and the proposal will comply with policy CF6 of the Local 
Plan.  
 
Nutrient Neutrality  
The site lies within the catchment of the River Wye which forms the Peak District 
Dales Special Area of Conservation (SAC). The Council has been notified that action 
must be taken to address exceedances of phosphorus in the River. As such, the 
Council cannot grant consent for development unless it can rule out “likely significant 
effects” on the SAC. A Habitats Regulations Assessment (HRA) will be required 
when the plan or project creates a source of water pollution or has an impact on 
water quality and when it is within the catchment of the SAC. Initially, a screening 
assessment will be required to consider if “likely significant effects” (alone or in-
combination) on the SAC can be ruled out. If not, this will be followed by an 



“Appropriate Assessment” where the impact of the plan or project is considered in 
detail. 

Screening Assessment 

The proposal is not directly connected with or necessary for the conservation 
management of a European site. The proposal will not increase overnight stays or 
surface water run-off from the site. Therefore it will not risk having a significant 
negative effect on the SAC either on its own or in combination with other proposals 
and therefore it is not necessary to carry out an Appropriate Assessment. 

CONCLUSION / PLANNING BALANCE 
 
For the reasons outlined above, the development (as detailed on the approved  
drawings) is considered to accord with the relevant policies contained in the High 
Peak Local Plan (2016) and the NPPF (2023). As such the application is 
recommended for approval. 
 
OFFICER RECOMMENDATION: APPROVE 

 

Case Officer:  P. Twigg 
Recommendation Date: 20.5.2024 
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Signed by: Ben Haywood  
On behalf of High Peak Borough Council 
 

 
 


