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Mr Stephen Appleby Ms Murray

Apple Planning and Design Ltd Clough Head Farm Dolly Lane
Green Keepers Cottage Danescourt Road Buxworth

Wolverhampton SK23 7QG

United Kingdom

WV6 9BH

Application no: HPK/2025/0050

Determined on: 10/06/2025

Town and Country Planning Act 1990

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

REFUSAL OF PLANNING PERMISSION

Location of Development:

Harpur Cottage Unnamed Road Rear Of Pvc Factory To Harpur Cottage Whitehough

Derbyshire SK23 6BZ

Description of Development:

Retrospective Planning Application for a single storey Two Bed habitable Timber Framed

Annexe within domestic curtilage

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 ref: Location
Plan; Block Plan Rev A; Lodge Plans and Elevations (Ref: 100/998/2024 Sheets 1-10); for the
reason(s) specified below:-

1.

The annex structure is situated on Green Belt land, on a site that does not amount to
previously developed land having regard to the definition contained within the National
Planning Policy Framework. The building fails to meet any of the exceptions listed under
Paragraph 154 of the Framework and as such constitutes “inappropriate development”
in the Green Belt. No Very Special Circumstances exist that outweigh the substantial
harm to the Gren Belt by reason of inappropriateness, and thus the application is in direct
conflict with Local Plan Policy EQ4 and relevant restrictive policies under Chapter 13 of
the Framework relating to the Protection of the Green Belt.

The annex structure is situated within the planning unit of Harpur Cottage, however it is
considered that the description of development and the area of land that accommodates
the structure does not form part of the domestic curtilage of the residential property. As
such, the application would introduce a building on land that falls outside of the domestic
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curtilage, and therefore fails to comply, in principle, with Local Plan Policy EQ3, which
strictly controls new development to protect the intrinsic character and distinctiveness of
the landscape.

3. By virtue of its siting forward of the principal elevation of the main dwellinghouse, its
excessive scale and footprint, the annex fails to read as a secondary or subordinate
outbuilding in relation to the main dwellinghouse. Further, owing to the unsympathetic
choice of materials, the annex fails to harmonise with the character and appearance of
the existing dwellinghouse. Due to its visual prominence, the development adversely
harms to the visual character and appearance of the wider rural landscape, and setting
of the Peak Forest Tramway, a non-designated heritage asset, contrary to Local Plan
Policies S1, EQ3, EQ6 and EQ7, the Residential Design Guide SPD (2005), Design
Guide SPD (2018), and relevant paragraphs contained under Chapters 12 and 16 of the

Framework.
Informative
1. The Local Planning Authority have where possible, sought to work in a proactive and

positive manner with the applicant to overcome planning issues and achieve a
sustainable form of development, as required by the Framework. However, in this
case, the proposed development is not acceptable as a matter of principle, having
regard to Green Belt and rural development policies and therefore due to its
retrospective nature, there are no modifications or amendments that could be made to
make this application acceptable in planning terms.

X Gl

Sianed 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.
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