
HIGH PEAK BOROUGH COUNCIL

Report to Development Control Committee

17th June 2019

Appendices Attached - None

1.        Reason for the Report: To inform members of appeals lodged and 
decided since the last meeting of the Development Control Committee.

2. Recommendation

2.1 That the report be noted.

3. APPEALS LODGED

None

4. APPEAL DECISIONS RECEIVED

Application No. HPK/2017/0110

Location: Land at Leek Road, Buxton 

Proposal: Outline planning application for up to 120 dwellings including 
realignment of part of Macclesfield Main Road and its junction with 
Leek Road (all matters reserved except access). 

Level and Date of Decision: Committee 

Recommendation: Refuse

Decision: Refuse

TITLE: PERFORMANCE ON PLANNING APPEALS

CONTACT: DEVELOPMENT MANAGEMENT TEAM

WARDS INVOLVED: ALL



Appeal Decision and Date: Appeal dismissed 4th June 2019 

Method of Decision: Public Inquiry 

Main Issues: 

 The effect on the character and appearance of the area 
 Whether occupants of the proposed development would have 

satisfactory access to shops and services
 Whether there are any other material considerations to indicate that the 

proposals should be determined other than in accordance with the 
development plan  

Conclusions:

The Inspector acknowledged that Buxton is a town which is a main focus for 
housing as set out in Policy S2. This policy is caveated that such growth is to 
be consistent with maintained and where possible enhancing their role, 
distinctive character, vitality and appearance. Consequently the scheme had 
to be tested against other Local Plan polices, including those which seek to 
protect the local environment. Policy S2 refers to other rural areas and states 
that in areas outside the settlement boundaries development will be strictly 
controlled in accordance with Policies EQ3 and H5. Policy S3 set out the 
provision for at least 7,00 dwellings over the plan period and goes on to say 
that sufficient land will be identified to accommodate up to 3,549 dwellings on 
new sites. This policy makes clear that this will be met from large allocated 
sites in Policy H2 and from small sites which accord with Policy H1. 

The Inspector concluded the following in respect of the above issues: 

Character and appearance 

The Inspector noted that the site is open and its relationship to the settlement 
and surrounding countryside can be readily appreciated particular from a 
number of Public Rights of Ways and other publicly accessible land within the 
National Park.  He considered that the site had a much greater affinity with the 
rural environment than to the built-up area, and therefore formed an important 
and attractive part of the rural scene at the settlement edge and reflects the 
character of the wider landscape. 

The Inspector considered that the proposal would result in the loss of some of 
the dry-stone walls within the site, which are an intrinsic feature of the Peak 
District along with field hedgerows and are a traditional upland method for 
containing livestock. These are a positive landscape feature within the site 
and one of the key components in linking it in both visual and character terms 
to the wider surrounding landscape. 

The development proposals set out that the access would require engineering 
to construct the realigned section of Macclesfield Main Road. The Inspector 



concluded that the significant amount of cut-and-fill would be located well into 
the site and its retaining banking would extend even further beyond it. These 
new, heavily engineered features would have a dramatic and adverse effect 
on the character of the site and its visual appreciation as part of the wider 
rural landscape. Furthermore, because of the topography, the road would be 
elevated such that drivers would look down onto the dwellings or at best be 
broadly level with their upper storeys.

The route into the site off the new section of road would out of necessity, be of 
a serpentine looping form which would appear contrived and suggested that 
the proposed development as a whole would not sit comfortably within the 
landscape. It would impose itself on the site’s topography and other features 
rather than working with them, thereby resulting in a development at odds with 
its surroundings. In addition there would be a remnant section of road once 
the new road had been constructed. It was unclear to the Inspector what 
would happen to it other than that it would be stopped up at both ends. It 
would appear as an incongruous oddity, un-reflective of the area’s character 
and appearance.

In respect of the impact on character and appearance, the Inspector 
concluded that the development would fail to comply with Policies H1, EQ2, 
EQ3, EQ6 and S7 of the Local Plan.  

Access to shops and services 

The Inspector commented that the site is located 2km from Buxton Town 
Centre, with a regular bus service and that cycling could provide an 
alternative option to the use by the private car. Accordingly he concluded that 
there were reasonable alternatives to the use of the private car, and in the 
context of Buxton would occupy a satisfactory sustainable location. 

Other Material Considerations 

The Inspector considered that the site comprised “other rural areas” as set out 
in Policy S2. He noted that Policy H1 omitted any reference to small sites and 
therefore the policy did not prescribe that outside settlement boundaries 
development had to be on a small site. 

During the Inquiry the Inspector heard evidence by both parties on the 
Housing Land Supply (HLS) position focusing on sites and their deliverability. 
Although some agreement was reached between the parties, a number 
remained in dispute. The appellant argued that the Council had a HLS of 2.78, 
whereas the Council argued that the supply was 5.89 years. The Inspector 
noted that the definition of “deliverable” in the NPPF 2018 went further that its 
predecessor and that sites that are not major development and those with 
detailed planning permission should be considered deliverable until 
permission expires. Sites with outline permission, permission in principle, 
allocated in the Local Plan or identified on a brownfield register should only be 
considered deliverable where there is clear evidence that housing 



completions will begin on site within 5 years. The Inspector concluded that the 
HLS position was just over 5 years. 

In conclusion the Inspector concluded that the provision of market housing 
and a policy compliant level of affordable housing attracted substantial weight. 
However, the conflict with the Local Plan Policies attracted very significant 
weight, and the adverse impacts of the development by way of the serious 
harm to the character and appearance of the area and setting of the National 
Park would significantly and demonstrably outweigh the benefits of the 
proposals.    


