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APPENDIX
HIGH PEAK BOROUGH COUNCIL

DEVELOPMENT CONTROL COMMITTEE

Date 16th July 2018

Application 
No:

HPK/2018/0125

Location Former Bottling Plant, Station  Road, Buxton
Proposal New multi-agency healthcare campus
Applicant Mr Peter West
Agent Mr Tim Robinson
Parish/ward Buxton 26th June 2018
If you have a question about this report please contact: Ben Haywood 
ben.haywood@highpeak.gov.uk  01538 395400 ext. 4924

REFERRAL 

The application is referred to Development Control Committee because it is a 
major development. 

1. SUMMARY OF RECOMMENDATION

Approve subject to no objection from the Lead Local Flood Authority, 
completion of a S106 Agreement and conditions

2. DESCRIPTION OF THE SITE AND ITS SURROUNDINGS

2.1 The application relates to 15,081.00sqm of vacant brownfield land adjacent to 
Buxton Station. The site is bounded to the north and east by rail lines and by Station 
Road and the Aldi supermarket to the south. The station site and associated carpark 
lies to the west. The site was once part of one of the two railway networks which 
were instrumental in growing and developing the town in the second half of the 
nineteenth century. After the decline of the railways the site was occupied by a 
Perrier factory in 1998. In 1992 this became the property of Nestle Waters which 
continued to use the site until it obtained a new factory in 2012. The site has now 
been cleared and is predominantly hardstanding with a scattering of shrubs and 
grass, typical of recently cleared brownfield sites.

3. DESCRIPTION OF THE PROPOSAL 

3.1 Outline planning permission is sought for a new multi-agency healthcare campus 
on the Station Road site adjacent to Buxton train station. It also offers the opportunity 
to provide office accommodation and front-line facilities for other public sector 
organisations providing a single hub facility where the public can access services.
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3.2 The proposed building would replace several disparate and isolated healthcare 
provisions across Buxton - which are coming to the end of their working life - into a 
modern facility. This should be easily accessible and benefit from the efficiencies 
offered by a shared site. 

3.2 This application reserves matters of access, appearance, landscaping and 
layout. Although design intent is a reserved matter, the submission includes some 
notional / indicative architectural concepts, to demonstrate that the proposed facility 
can be accommodated on the site in a variety of layouts, sizes, massings and 
configurations. 

3.3 The application, the details attached to it, including the plans, comments made by 
residents and the responses of the consultees can be found on the Council’s website 
at:
http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=2227
70

4. RELEVANT PLANNING HISTORY

4.1 There are no relevant previous planning applications. However, full planning 
applications are currently under consideration for the construction of an extra care 
facility (HPK/2018/0120 refers) elsewhere on adjoining land forming part of the same 
site. Full Planning Permission has also recently been granted for an access road to 
serve both developments (HPK/2018/0124 refers).

PLANNING POLICIES RELEVANT TO THE DECISION

Adopted High Peak Local Plan 2016

S1 – Sustainable Development Principles
S1a – Presumption in Favour of Sustainable Development
S2 – Settlement Hierarchy
S7 – Buxton sub area strategy
EQ1 – Climate Change
EQ2 – Landscape Character
EQ3 – Rural Development 
EQ5 – Biodiversity
EQ6 – Design and Place Making
EQ7 – Built and Historic Environment 
EQ8 – Green Infrastructure
EQ9 – Trees, Woodland and Hedgerows
EQ10 – Pollution Control and Unstable Land
EQ11 – Flood Risk Management
E1 – New Employment Development
E3 – Primary Employment Zones
CF6 – Accessibility and Transport

National Planning Policy Framework

Para 14 Presumption in Favour of Sustainable Development 

http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=222770
http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=222770
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Para 17 Core Planning Principles 
Section 1 Building a Strong, Competitive Economy 
Section 4 Promoting Sustainable Transport 
Section 7 Requiring Good Design 
Section 10 - Meeting the challenge of climate change, flooding and coastal change
Section 11 - Conserving and enhancing the natural environment

5. CONSULTATIONS CARRIED OUT

Site notice Expiry date for comments: 11/05/2018
Neighbours Expiry date for comments: 11/05/2018
Press notice Expiry date for comments: 11/05/2018

Third Parties

Objections

 The roads are not adequate to take on the increase of traffic caused from the 
proposal as they are already often congested.

 The stationary motor vehicle traffic will raise air pollution levels.
 There are better suited sites for the proposal.
 DCHS does not have the consent of Buxton’s population for the proposal and a 

widely consultation is required.
 The proper use for the site is to return it to its original railway use which would 

increase tourism in the surrounding area.
 The proposed care home is spectacularly ugly.
 The Peak Rail site is not identified on any of plans and there appears to be no 

means of access to the Peak Rail Site.

Support

 An appropriate use of a town centre eyesore
 Is an improvement to the healthcare facilities available to Buxton
 The site is very appropriate one and is located as it is close to good public 

transport provisions.
 The proposal provides a much needed medical facility for the town and will help 

the community
 The development accords with the local plan.
 The development of the proposed site will free other sites for housing.
 The proposal does not affect Peak Rail’s landholdings or rights in any way.

Other Comments

 The roads are often congested and the increase of use from the proposal will 
only add to the issue, can Derbyshire County Council pay great attention to the 
issues and come up with meaningful proposals to alleviate them.

 As the car parking on site is within distance from the town centre, other people 
might use it when visiting the shops, could some sort of mechanism be installed 
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to allow patients to visit free for up to an hour whilst preventing others from 
abusing the facility.

 The addition of a pedestrian refuge at the site would make walking along Station 
Road much safer.

Consultations

Consultee Comment Officer 
response

Police There are no objections to the application in 
principle.

Whilst this is an outline application, there 
are some matters of indicative detail which 
require comment.

The site is quite visually annexed. Potential 
partial supervision from the proposed 
neighbouring McCarthy and Stone extra 
care centre is noted, but it’s siting, levels 
and boundaries are likely to limit this 
benefit, and it’s also assumed that the two 
developments aren’t inter-dependent, so 
one may proceed without the other?

There is mention within the supporting 
design and access statement of town centre 
overspill parking for the site. The situation of 
the site is similar to that of the Pavilion 
Gardens car parking areas, which have a 
history of nuisance and anti-social 
behaviour.

The proposed pedestrian link leading to 
Charles Street would provide a poorly 
supervised access in and out of the car 
park. Its relative seclusion and aspect are 
not in accordance with the features of safer 
footpath routes.

Levels would probably prevent use by the 
ambulant disabled and any wheeled use 
such as pedal cycles, pushchairs and 
wheelchairs.

The route moves away from rather than 
towards services.

Consequently my recommendation would 

6.28
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be to discount this potential route and direct 
all site access along the main shared and 
better supervised route.

If the car park is to be taken into public use 
as town centre overspill I’d ask that 
approval is subject to conditions of a lighting 
scheme and formal CCTV surveillance.

It would be assumed that the existing 
railway line boundary fencing would remain 
and form the site boundaries across the 
west, north and east of the site.
I’d recommend a further secure enclosure 
of the staff parking area and enclosed area 
to the north west and north east (rear of the 
building) of the site to provide
additional security for staff vehicles and late 
working staff or lone workers required to 
visit the site during the evening or night.

DCC 
Archaeology

We were consulted in 2015 in relation to the 
development of this site for retail 
(HPK/2014/0560).  At this time, my 
colleague Steve Baker provided the 
following advice: 

The application site is a substantial area of 
c2.5ha, located some 100m outside the 
Buxton Area of Archaeological Interest, 
corresponding to the likely area of Roman 
activity in the town. I note however that the 
site has a history of substantial ground 
disturbance, in the context of development 
of the railways during the 19th century, and 
in construction and landscaping of the late 
20th century commercial and industrial uses 
now within the site. It is clear that 
substantial terracing and infilling of ground 
has been carried out during this period, and 
I feel that the potential for encountering 
early archaeology is therefore minimal.

The historic railway development within the 
site, dating from the 1860s (Derbyshire 
Historic Environment Record 2885) is also 
of archaeological and historic interest. The 
proposal area contained the Midland 
Railway’s goods shed and possibly also the 
LNWR goods shed, as well as sidings and 

6.23
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other peripheral buildings. Although the 
Midland Railway goods shed survived as 
late as 1984, there are no traces of railway 
architecture remaining on the site today.

Given these observation I feel that the site 
retains little or no archaeological potential, 
and I therefore recommend that there is no 
need to place an archaeological 
requirement on the applicant. With regard to 
setting impacts on designated heritage 
assets (listed buildings and conservation 
areas) I recommend that the application be 
determined in line with the advice of the 
local planning authority’s conservation 
officer and of English Heritage (now Historic 
England).

In the light of this assessment of the 
archaeological potential of the site we would 
have no further comments on this scheme.  

Derbyshire 
Wildlife Trust

 We have checked the site against the 
Trust’s data sets (see Endnote) and 
identified a previously recorded stand of 
Japanese knotweed located close to the 
entrance on Station Road at Ordnance 
Survey Grid Reference: SK0597173729. No 
other records of protected species were 
identified within or adjacent to the 
application area for the new road.

An extended Phase 1 habitat survey was 
undertaken by Penny Anderson Associates 
(PAA) in January 2018. No significant 
ecological constraints are highlighted. The 
potential for the site to support nesting birds 
(both ground nesting and others) is 
identified, however this can be addressed 
through a condition and alternative nesting 
provision can be provided as part of the 
landscaping scheme. Whilst little ringed 
plover are mentioned in the report, given 
the early stage of clearance/succession and 
the dominance of hardstanding, the site is 
unlikely to support this species regularly or 
in any number. 

The Trust encourage the retention of trees 
where possible and advise that 

6.18
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compensatory native tree planting is 
undertaken for any that require removal. 
Landscaping should be designed to benefit 
wildlife and include native species. 

PAA did not record the Japanese knotweed 
highlighted on our database during the 
extended Phase 1 habitat surveys. The 
location of this previously identified stand is 
likely to be addressed as part of the 
application for the access road. 

Opportunities exist to enhance the 
biodiversity of the site as part of the 
development and this could be secured 
through a planning condition. 
Should the council be minded to approve 
this application, we advise that the following 
conditions are attached: 

 No ground/vegetation clearance 
works shall take place between 1st 
March and 31st August inclusive, 
unless a recent survey has been 
undertaken by a competent ecologist 
to assess the nesting bird activity on 
site during this period (including 
ground nesting and other species). If 
nesting birds are present, details of 
measures to protect the nesting bird 
interest on the site should be 
submitted to and approved in writing 
by the Local Planning Authority and 
then implemented as approved. 

 Prior to the commencement of 
development, a detailed lighting 
strategy shall be submitted to and 
approved in writing by the LPA to 
safeguard adjacent green 
infrastructure and its functionality for 
nocturnal wildlife. This should clearly 
show lux levels of lightspill around 
the proposed building and provide 
details of the type of lighting and any 
mitigating features such as shields, 
hoods, timers etc. Guidelines can be 
found in Bats and Lighting in the UK 
(BCT, 2009). Such approved 
measures will be implemented in full. 

 Prior to the commencement of 
development, a biodiversity 
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enhancement strategy as outlined in 
the ecology report shall be submitted 
to and approved in writing by the 
Local Planning Authority to ensure 
no net loss for biodiversity and aim 
for a net gain (NPPF 2012) . Such 
approved measures should be 
implemented in full and maintained 
thereafter. Measures should include: 

o A raptor box/ledge or swift 
boxes facing onto the nearby 
green corridor to the east. 

o An integral bat box in an 
appropriate location. 

o Permeable boundaries to the 
north and east for wildlife such 
as hedgehogs e.g. fencing 
raised above ground level, the 
inclusion of small gaps (130 
mm x 130 mm), railings or 
hedgerows. 

o Ecologically beneficial 
landscaping, including native 
species. 

o Insect boxes within the roof 
garden. 

Environment 
Agency

This application is situated in flood zone 1 
and therefore the EA has no comments to 
make. The Lead Local Flood Authority 
should be consulted for their comments on 
the surface water.

6.22

Environmental 
Health

The phase 2 contaminated land site 
investigation submitted in support of the 
application (ARC Environmental, ref: 17-
883, dated 15th January 2018) does not 
relate to this site. As the proposed end use 
of the development is particularly sensitive 
to the presence of land contamination, 
conditions 1 is recommended.

The construction/demolition stage of the 
development could lead to an increase of 
noise and dust experienced at sensitive 
premises and subsequent loss of amenity, 
for this reason conditions 2 to 6 are 
suggested.

6.7
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Its recommended that the noise and 
vibration assessment (SLR, ref: 42617-T01; 
dated 20th February 2018) undertaken in 
support of the application may be accepted. 
The assessment identifies a high risk of 
adverse effects due to noise at the site, and 
accordingly conditions 7 and 8 are 
recommended to protect the amenity of 
future building occupants, and the wider 
environment.

Its recommended that the lighting  
assessment (Strenger, March 2018) 
undertaken in support of the application 
may be accepted. As this is an outline 
application condition 9 is recommended to 
protect the amenity of future building 
occupants, and the wider environment.

Conditions:
-Contaminated Land Investigation
- Dust Control Measures
- Construction Waste Disposal
- Piling
- Hours of Construction 
- Noise Insulation
- Noise and Machinery
- Lighting Details
 

Lead Local 
Flood 
Authority

It is not possible to provide an informed 
comment until such a time that the applicant 
has submitted further information.

·    The Lead Local Flood Authority seek 
clarification to understand which 
method has been used to calculate 
the brownfield run-off rates and to 
see the calculations used for 
discharge rates.

·    Confirmation letter from STW that the 
combined sewer is in a condition that 
can still accept discharge of both 
surface and foul water from this site 
and for them to suggest a maximum 
discharge rate that the combined 
sewer will be safe to cope with. 

6.22
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·    For brownfield sites, the peak runoff 
rate from the development to any 
drain, sewer or surface water body 
for the 1 in 1 year rainfall event to the 
1 in 100 year rainfall event must be 
as close as reasonably practicable to 
the greenfield runoff rate from the 
development for the same rainfall 
event.

·         When submitting the application, 
the applicant should provide 
calculations of the greenfield rate for 
the site and demonstrate that the 
proposed discharge rate is as close 
as practically achievable. 

·         Surface water run-off attenuation 
storage should be provided to 
accommodate the difference 
between the allowable discharge rate 
and all rainfall events up to the 100 
year plus 40% climate change.

Highways I refer to the above applications that have 
recently been forwarded to this Authority for 
highway comments together with earlier 
correspondence and discussions 
concerning development of the site.

A single Transportation Assessment has 
been prepared in support of 3no. separate 
applications these being for a Care Home 
(Full), a healthcare facility with additional 
office accommodation (Outline), and an 
extended access road with modified 
junction arrangement with Station Road 
(Full).

The Transportation Assessment estimates 
that the number of trips generated by the 
previous/ extant use of the site would be 
around one twentieth of the peak hour traffic 
forecast to be generated by the proposed 
development when completed in entirety. 
However, subject to modification of the 
existing junction with Station Road to 
provide a right turn harbourage, the 
capacity assessment indicates that the 
junction would operate satisfactorily albeit 
with some queuing on the egress arm. 

6.11
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The junction of Manchester Road with St 
Johns Road has also been assessed, this 
indicating that in 2023 the approach arm 
from the latter would be approaching 
capacity in the AM peak without 
development and exceed capacity in the 
same period with inclusion of development 
related traffic. It’s predicted that queuing on 
the St Johns Road approach arm would 
effectively treble in length from 6no. 
vehicles (no development) to 17no. vehicles 
(with development). 

As you will be aware, in order to mitigate 
the impacts of previous development 
proposals for this site, the Highway 
Authority has suggested intervention 
measures that could, for example, include 
real time car parking availability signing 
together with some traffic control / 
management measures funding for which 
would need to be secured under any 
Section 106 Agreement covering the 
site. The Transport Assessment supporting 
the current proposals considers that a 
developer contribution towards such a 
scheme could be provided. Obviously, the 
details behind the mitigation scheme, 
including future management and 
maintenance (for which a commuted sum 
may be required), will still need to be 
confirmed and contributions apportioned as 
appropriate. 

The Transportation Assessment makes 
reference to off-street parking provision and 
it’s assumed that you will satisfy yourself 
that these adequately meet your own 
Authority’s recommendations. Any under-
provision would be likely to result in vehicles 
being parked on the local highway network 
not currently subject to restriction and 
potential to prejudice its safe and efficient 
operation. With this in mind, it’s suggested 
that funding is secured for further traffic 
management measures on the local 
highway network should these prove 
necessary within a monitoring period of 5 
years post opening of the full development, 
e.g. investigation into and subsequent 
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implementation of Traffic Regulation 
Orders.

A Potential Access Arrangement drawing is 
included within the Transportation 
Assessment demonstrating how the 
aforementioned right turn harbourage may 
be accommodated within the existing limits 
of Station Road. Although, when taking into 
consideration the existing nature and 
volume of traffic using the A53, exit visibility 
sightlines of 2.4m x 43m aren’t considered 
to be appropriate, it’s suggested that the 
recommended sightlines of 2.4m x 47m 
should be achievable.

Whilst a 40m length of harbourage ‘pocket’ 
is referred to within the text, other than the 
exit visibility sightlines, there is no indication 
of proposed dimensions. The Highway 
Authority recommends that lane widths of 
3.25m are provided with 1 in 20 tapers to 
form the turning lane. A revised, fully 
dimensioned, layout will need to be 
submitted for approval.

Swept path analysis of the proposed 
junction (as submitted) for use by both 10m 
Rigid and Large Refuse Vehicles have been 
submitted. Whilst these demonstrate minor 
encroachment into opposing lanes for left 
turn manoeuvres, when taking into 
consideration the nature of proposed 
development and the perceived number of 
trips by such vehicles that may be 
generated, it’s suggested that this would be 
unlikely to cause severe harm to safe 
operation of the public highway. However, 
further swept path analysis would need to 
be submitted in the event of the proposed 
junction layout being revised.

The submitted details demonstrate 
introduction of a central refuge within the 
carriageway of Station Road approximately 
75m to the east of the access road junction 
and creation of a formal pedestrian crossing 
point. Whilst introduction of the island is 
acceptable, it’s considered that there should 
be no formal pedestrian facilities associated 
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with this.

It will be necessary for the applicant to enter 
into an Agreement with the Highway 
Authority under Section 278 of the 
Highways Act 1980 in order to carry out any 
Works within the public highway i.e. 
modification of the existing junction, 
introduction of central island, etc.

It’s not clear whether it’s intended to have a 
separate pedestrian access to the Care 
Home site in the vicinity of the access road/ 
Station Road junction and there doesn’t 
appear to be any information relating to 
access/ facilities for cycle users.

It’s appreciated that the proposed health 
centre application is Outline with all matters 
reserved, however, the Proposed Site Plan 
suggests that pedestrian access between 
the site and Charles Road is to be retained/ 
re-opened. Any subsequent Full or 
Reserved Matters application should take 
into account safe pedestrian and cycle 
access both to and through the site (e.g. the 
footway adjacent to the proposed access 
road is currently demonstrated as ceasing 
at the site boundary beyond which there 
would be shared pedestrian and vehicular 
use of the car parking area with no 
designated route to/from the proposed 
building).

You may be aware that this Authority’s 
Countryside Section have aspirations for a 
proposed Greenway across the southern 
frontage of the site and you may wish to 
seek that this isn’t prejudiced by the 
proposed internal site layout.

Comments with respect to the Framework 
Travel Plan are appended to this letter. It’s 
recommended that funding is secured under 
the Section 106 Agreement for future 
monitoring of the Travel Plan for each of the 
separate developments over a 5 year post 
opening period on the basis of £1,000 per 
annum per development i.e. a total of 
£5,000 for each of the Care Home, Health 
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Centre and LPA Offices giving an overall 
total of £15,000.

The Highway Authority has previously 
advised that consideration should be given 
by the applicant to enhancement of existing 
bus stop shelters and seating to encourage 
use by visitors to the development. It’s 
suggested that this may form a part of post 
determination negotiations with funding 
secured under the Section 106 Agreement.

Therefore, it’s recommended that the 
applicant is given opportunity to submit 
revised details to demonstrate that the 
proposed junction modifications can be 
satisfactorily accommodated prior to 
determination.

However, should you be minded to approve 
the proposals as submitted, Highway 
Authority recommendations for the S106, 
Conditions and Advisory Notes are as 
follows:-

S106

It’s assumed a single Section 106 
Agreement will be prepared with each of the 
developers signatory to it. This being the 
case, it’s recommended that funding is 
secured for:-

1. Implementation, management and 
maintenance of active car parking 
signage prior to the development 
being brought into use.

2. Investigation into, and 
implementation of, traffic 
management measures should these 
prove necessary within 5 years of the 
entire development being brought 
into use.

3. Travel Plan monitoring for 5 years 
post opening of each element of 
development.

4. Enhancement of bus stop facilities 
prior to any part of the development 
being brought into use.
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Conditions

 No development shall take place 
including any works of demolition 
until a construction management 
plan or construction method 
statement has been submitted to and 
been approved in writing by the Local 
Planning Authority. The approved 
plan/statement shall be adhered to 
throughout the construction period. 
The statement shall provide for: 

a. Parking of vehicles of site 
operatives and visitors 

b. routes for construction traffic 
c. hours of operation
d. method of prevention of debris 

being carried onto highway 
e. pedestrian and cyclist 

protection 
f. proposed temporary traffic 

restrictions 
g. arrangements for turning 

vehicles 
 Unless otherwise approved in writing 

by the Local Planning Authority, the 
development shall not be 
commenced until a detailed scheme 
of highway improvement works for 
the modification of the existing 
access road junction with Station 
Road and provision of a carriageway 
central island together with a 
programme for the implementation 
and completion of the works has 
been submitted to and approved in 
writing by the Local Planning 
Authority. No part of the development 
shall be brought into use until the 
required highway improvement works 
have been constructed in 
accordance with the approved 
details. For the avoidance of doubt 
the developer will be required to 
enter into a 1980 Highways Act S278 
Agreement with the Highway 
Authority in order to comply with the 
requirements of this Condition.

 The premises, the subject of the 
application, shall not be occupied/ 



16

taken into use until space has been 
provided within the application site in 
accordance with the approved 
application drawings for the parking/ 
loading and unloading/ picking up 
and setting down passengers/ 
manoeuvring of residents/ visitors/ 
staff/ customers/ service and delivery 
vehicles (including secure covered 
cycle parking), laid out, surfaced and 
maintained throughout the life of the 
development free from any 
impediment to its designated use.

 Unless otherwise approved in writing 
by the Local Planning Authority, the 
development shall not be 
commenced until a detailed scheme 
for creating/ reinstating pedestrian 
access with Charles Street together 
with a programme for the 
implementation and completion of 
the works has been submitted to and 
approved in writing by the Local 
Planning Authority. No part of the 
development shall be brought into 
use until the required works have 
been constructed in accordance with 
the approved details. 

 No part of the development shall be 
occupied until details of 
arrangements for storage of bins and 
collection of waste have been 
submitted to and approved by the 
Local Planning Authority. The 
development shall be carried out in 
accordance with the agreed details 
and the facilities retained for the 
designated purposes at all times 
thereafter.

 The Approved Travel Plan shall be 
implemented in accordance with the 
timescales specified therein, to 
include those parts identified as 
being implemented prior to 
occupation and following occupation, 
unless alternative timescales are 
agreed in writing with the Local 
Planning Authority. The Approved 
Travel Plan shall be monitored and 
reviewed in accordance with the 
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agreed Travel Plan targets. 

Advisory Notes

 Pursuant to Section 163 of the 
Highways Act 1980, where the site 
curtilage slopes down towards the 
public highway measures shall be 
taken to ensure that surface water 
run-off from within the site is not 
permitted to discharge across the 
footway margin. This usually takes 
the form of a dish channel or gulley 
laid across the access immediately 
behind the back edge of the highway, 
discharging to a drain or soakaway 
within the site.

 Pursuant to Section 278 of the 
Highways Act 1980, no works may 
commence within the limits of the 
public highway without the formal 
written Agreement of the County 
Council as Highway Authority. Advice 
regarding the technical, legal, 
administrative and financial 
processes involved in Section 278 
Agreements may be obtained from 
the Strategic Director of Economy 
Transport and Community at County 
Hall, Matlock (tel: 01629 538658). 
The applicant is advised to allow 
approximately 12 weeks in any 
programme of works to obtain a 
Section 278 Agreement.

 Car parking spaces should measure 
2.4m x 5.5m (larger in the case of 
spaces for use by disabled drivers) 
with adequate space behind each 
space for manoeuvring. 

 Under the provisions of the New 
Roads and Street Works Act 1991 
and the Traffic Management Act 
2004, all works that involve breaking 
up, resurfacing and / or reducing the 
width of the carriageway require a 
notice to be submitted to Derbyshire 
County Council for Highway, 
Developer and Street Works.  Works 
that involve road closures and / or 
are for a duration of more than 11 
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days require a three months notice. 
Developer's Works will generally 
require a three months notice. 
Developers and Utilities (for 
associated services) should prepare 
programmes for all works that are 
required for the development by all 
parties such that these can be 
approved through the coordination, 
noticing and licensing processes. 
This will require utilities and 
developers to work to agreed 
programmes and booked slots for 
each part of the works. Developers 
considering all scales of 
development are advised to enter 
into dialogue with Derbyshire County 
Council's Highway Noticing Section 
at the earliest stage possible and this 
includes prior to final planning 
consents.

Severn Trent Foul and surface water is proposed to 
connect into the public sewer, both of which 
will be subject to formal section 106 sewer 
connection approvals. 

For the use or reuse of sewer connections 
either direct or indirect to the public 
sewerage system the applicant will be 
required to make a formal application to the 
Company under Section 106 of the Water 
Industry Act 1991. They may obtain copies 
of our current guidance notes and 
application form from either our website 
(www.stwater.co.uk) or by contacting our 
Developer Services Team (Tel: 0800 707 
6600). 

Suggested Informative
Severn Trent Water advise that although 
our statutory sewer records do not show 
any public sewers within the area you have 
specified, there may be sewers that have 
been recently adopted under The Transfer 
Of Sewer Regulations 2011. Public sewers 
have statutory protection and may not be 
built close to, directly over or be diverted 
without consent and you are advised to 
contact Severn Trent Water to discuss your 

6.22
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proposals. Severn Trent will seek to assist 
you obtaining a solution which protects both 
the public sewer and the building. 

NB. We have clean water apparatus 
within the proposed application site, the 
developer will need to contact Severn 
Trent Water Developer Services Team as 
detailed below to assess their proposed 
plans for diversion requirements. 

Regeneration The proposal is for the development of a 
new multi-agency healthcare campus at 
former Buxton Mineral Water site, Station 
Road, Buxton. This is in line with the key 
growth priorities of the High Peak Growth 
Strategy;
• Investing in Community infrastructure
• Improving the quality of life offer
The proposal will provide the following 
outputs:
• Achieving efficiencies - The proposal will 
replace several disparate and isolated 
healthcare
services in Buxton, with a new, modern 
facility and provide efficiencies through a 
shared site.
• Increasing footfall in the town centre - the 
town centre location and proximity to key
transport networks means it will be easily 
accessible and encourage increased footfall 
and prolonged dwell time in the town
• Parking provision - The development will 
generate additional car parking provision in 
line with estimated need .

• Jobs - Secure 180 full time and 155 part 
time jobs in Buxton

6.4

Alliance 
Environmental 
Services 
(Waste)

I would not think this would cause any 
issues

6.28

HPBC Tree 
Officer

I have no objections to the proposals. 

There are some trees on the site and 
retaining some of these as appropriate  may 
be an option but its more important that a 
good high quality landscaping scheme is 
submitted with the reserved matters 

6.2
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application. 

I note the large area of car parking and hard 
surfacing this appears to be an opportunity 
to integrate a SUDS drainage scheme of 
tree planting in this area. 

Network Rail NR owns the access road referred to in the 
proposal and if any changes or works are 
required to the road this will require the 
agreement of Network Rail. 

The outside party / applicant will require 
Network Rail agreement to works/changes 
to the access in addition to any planning 
consent from the council.

On applications 124 and 120 the plan on 
page 16 of the Flood Risk Assessment 
shows the red line within Network Rail’s 
land ownership on the northern boundary, 
this is incorrect. All Network Rail should be 
removed from the red line proposal area.

The outside party and the council are 
informed that  there is to be no parking of 
construction vehicles or contractor vehicles 
on the access road at any time due to 
Network Rail and Northern Rail access 
requirements and all vehicles associated 
with the development must be parked on 
the development site. Network Rail and 
Northern Rail require access and egress on 
the road around the clock (24/7, 365) 
including weekends, night-time, bank 
holidays as well as for emergency vehicles.

When designing proposals, the developer 
and LPA are advised, that any 
measurements must be taken from the 
operational railway / Network Rail boundary 
and not from the railway tracks themselves.  
From the existing railway tracks to the 
Network Rail boundary fence, the land will 
include critical infrastructure (e.g. cables, 
signals, overhead lines, communication 
equipment etc) and boundary treatments 
which might be adversely impacted by 
outside party proposals unless the 
necessary asset protection measures are 

6.31
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undertaken. No proposal should increase 
Network Rail’s liability.

The developer is to submit directly to 
Network Rail, a Risk Assessment and 
Method Statement (RAMS) for all works to 
be undertaken within 10m of the operational 
railway under Construction (Design and 
Management) Regulations, and this is in 
addition to any planning consent. Network 
Rail would need to be re-assured  the works 
on site follow safe methods of working and 
have also taken into consideration any 
potential impact on Network Rail land and 
the existing operational railway 
infrastructure. Builder to ensure that no dust 
or debris is allowed to contaminate Network 
Rail land as the outside party would be 
liable for any clean-up costs. Review and 
agreement of the RAMS will be undertaken 
between Network Rail and the 
applicant/developer.  The applicant 
/developer should submit the RAMs directly 
to:
AssetProtectionLNWNorth@networkrail.co.uk

Proposals for the site should take into 
account the recommendations of, ‘BS 
5837:2012 Trees in Relation to Design, 
Demolition and Construction’, which needs 
to be applied to prevent long term damage 
to the health of trees on Network Rail land 
so that they do not become a risk to 
members of the public in the future.

All vegetation on site should be in line with 
the attached matrix.

The developer/applicant must ensure that 
their proposal, both during construction and 
as a permanent arrangement, does not 
affect the safety, operation or integrity of the 
existing operational railway / Network Rail 
land. The works on site must not undermine 
or damage or adversely impact any railway 
land and structures. There must be no 
physical encroachment of the proposal onto 
Network Rail land, no over-sailing into 
Network Rail air-space and no 
encroachment of foundations onto Network 

mailto:AssetProtectionLNWNorth@networkrail.co.uk
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Rail land and boundary treatments. Any 
future maintenance must be conducted 
solely within the applicant’s land 
ownership.  

Any scaffolding which is to be 
constructed within 10 metres of the 
Network Rail / railway boundary must be 
erected in such a manner that at no time 
will any poles over-sail the railway and 
protective netting around such scaffolding 
must be installed. The applicant / 
applicant’s contractor must consider if they 
can undertake the works and associated 
scaffolding / access for working at height 
within the footprint of their land ownership 
boundary. The applicant is reminded that 
when pole(s) are erected for construction or 
maintenance works, must have at least a 
3m failsafe zone between the maximum 
height of the pole(s) and the railway 
boundary. 

If vibro-compaction machinery / piling 
machinery or piling and ground treatment 
works are to be undertaken as part of the 
development, details of the use of such 
machinery and a method statement must 
be submitted to the Network Rail Asset 
Protection Engineer for agreement.  

 All works shall only be carried out 
in accordance with the method 
statement and the works will be 
reviewed by Network Rail. The 
Network Rail Asset Protection 
Engineer will need to review such 
works in order to determine the 
type of soil (e.g. sand, rock) that 
the works are being carried out 
upon and also to determine the 
level of vibration that will occur as 
a result of the piling. 

 The impact upon the railway is 
dependent upon the distance from 
the railway boundary of the piling 
equipment, the type of soil the 
development is being constructed 
upon and the level of vibration. 
Each proposal is therefore different 
and thence the need for Network 
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Rail to review the piling details / 
method statement.

Maximum allowable levels of vibration - 
CFA piling is preferred as this tends to give 
rise to less vibration. Excessive vibration 
caused by piling can damage railway 
structures and cause movement to the 
railway track as a result of the consolidation 
of track ballast. The developer must 
demonstrate that the vibration does not 
exceed a peak particle velocity of 5mm/s at 
any structure or with respect to the rail 
track.

With a development of a certain height 
that may/will require use of a tower crane, 
the developer must bear in mind the 
following. Tower crane usage adjacent to 
railway infrastructure is subject to 
stipulations on size, capacity etc. which 
needs to be agreed by Network Rail’s 
Asset Protection prior to implementation. 
Tower cranes have the potential to topple 
over onto the railway; the arms of the 
cranes could over-sail onto Network Rail 
air-space and potentially impact any 
overhead lines, or drop materials 
accidentally onto the existing 
infrastructure. Crane working diagrams, 
specification and method of working must 
be submitted for review and agreement 
prior to work(s) commencing on site.

The applicant must ensure that the proposal 
drainage does not increase Network Rail’s 
liability, or cause flooding pollution or soil 
slippage, vegetation or boundary issues on 
railway land. Therefore the proposal 
drainage on site will ensure that:

 All surface waters and foul waters 
drain away from the direction of the 
railway boundary.

 Any soakaways for the proposal 
must be placed at least 30m from the 
railway boundary.

 Any drainage proposals for less than 
30m from the railway boundary must 
ensure that surface and foul waters 
are carried from site in closed sealed 
pipe systems.
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 Suitable drainage or other works 
must be provided and maintained by 
the developer to prevent surface 
water flows or run-off onto Network 
Rail’s property.

 Proper provision must be made to 
accept and continue drainage 
discharging from Network Rail’s 
property.

 Drainage works must not impact 
upon culverts on developers land 
including culverts/brooks etc that 
drain under the railway.

 The developer must ensure that 
there is no surface or sub-surface 
flow of water towards the operational 
railway.

Network Rail will need to review and agree 
all excavation and earthworks within 10m of 
the railway boundary to determine if the 
works impact upon the support zone of our 
land and infrastructure as well as 
determining relative levels in relation to the 
railway. Network Rail would need to agree 
to the following:

 Alterations to ground levels
 De-watering works 
 Ground stabilisation works

Network Rail would need to review and 
agree the methods of construction works on 
site to ensure that there is no impact upon 
critical railway infrastructure. No excavation 
works are to commence without agreement 
from Network Rail. The LPA are advised 
that the impact of third party excavation and 
earthworks can be different depending on 
the geography and soil in the area. The LPA 
and developer are also advised that support 
zones for railway infrastructure may extend 
beyond the railway boundary and into the 
proposal area; therefore consultation with 
Network Rail is requested. Any right of 
support must be maintained by the 
developer.

Network Rail requests that the developer 
ensures there is a minimum 2 metres gap 
between the buildings and structures on site 
and the railway boundary. Less than 2m 
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from the railway boundary to the edge of 
structures could result in construction and 
future maintenance works being undertaken 
on Network Rail land. This would not be 
acceptable. All the works undertaken to 
facilitate the design and layout of the 
proposal should be undertaken wholly 
within the applicant’s land ownership 
footprint.

The LPA and the developer (along with their 
chosen acoustic contractor) are 
recommended to engage in discussions to 
determine the most appropriate measures 
to mitigate noise and vibration from the 
existing operational railway to ensure that 
there will be no future issues for residents 
once they take up occupation of the 
dwellings. 

Network Rail is aware that residents of 
dwellings adjacent to or in close proximity 
to, or near to the existing operational 
railway have in the past discovered issues 
upon occupation of dwellings with noise and 
vibration. It is therefore a matter for the 
developer and the LPA via mitigation 
measures and conditions to ensure that any 
existing noise and vibration, and the 
potential for any future noise and vibration 
are mitigated appropriately prior to 
construction. 

To note are:
 The current level of railway usage 

may be subject to change at any time 
without prior notification including 
increased frequency of trains, night 
time train running, heavy freight 
trains, trains run at weekends /bank 
holidays. 

 Maintenance works to trains could be 
undertaken at night and may mean 
leaving the trains’ motors running 
which can lead to increased levels of 
noise and vibration. 

 Network Rail carry out works at night 
on the operational railway when 
normal rail traffic is suspended and 
these works can be noisy and cause 
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vibration. 
 Network Rail may need to conduct 

emergency works on the existing 
operational railway line which may 
not be notified to residents in 
advance due to their safety critical 
nature, and may occur at any time of 
the day or night, during bank 
holidays and at weekends.

 Works to the existing operational 
railway may include the presence of 
plant and machinery as well as 
vehicles and personnel for works.

 The proposal should not prevent 
Network Rail from its statutory 
undertaking. Network Rail is a track 
authority. It may authorise the use of 
the track by train operating 
companies or independent railway 
operators, and may be compelled to 
give such authorisation. Its ability to 
respond to any enquiries regarding 
intended future use is therefore 
limited.

 The scope and duration of any Noise 
and Vibration Assessments may only 
reflect the levels of railway usage at 
the time of the survey.

 Any assessments required as part of 
CDM (Construction Design 
Management) or local planning 
authority planning applications 
validations process are between the 
developer and their appointed 
contractor.

 Network Rail cannot advise third 
parties on specific noise and 
vibration mitigation measures. Such 
measures will need to be agreed 
between the developer, their 
approved acoustic contractor and the 
local planning authority.

 Design and layout of proposals 
should take into consideration and 
mitigate against existing usage of the 
operational railway and any future 
increase in usage of the said existing 
operational railway.

 Noise and Vibration Assessments 
should take into account any railway 
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depots, freight depots, light 
maintenance depots in the area. If a 
Noise and Vibration Assessment 
does not take into account any 
depots in the area then the applicant 
will be requested to reconsider the 
findings of the report.

Where a proposal calls for the following 
adjacent to the boundary with the 
operational railway,  running parallel to the 
operational railway or where the existing 
operational railway is below the height of 
the proposal site:

 hard standing areas 
 turning circles
 roads, public highways to facilitate 

access and egress from 
developments

Network Rail would very strongly 
recommend the installation of suitable high 
kerbs or crash barriers (e.g. Armco Safety 
Barriers). 

This is to prevent vehicle incursion from the 
proposal area impacting upon the safe 
operation of the railway.

As the proposal includes works which may 
impact the existing operational railway and 
in order to facilitate the above, a BAPA 
(Basic Asset Protection Agreement) will 
need to be agreed between the developer 
and Network Rail. The developer will be 
liable for all costs incurred by Network Rail 
in facilitating this proposal, including any 
railway site safety costs, possession costs, 
asset protection costs / presence, site visits, 
review and agreement of proposal 
documents and any buried services 
searches. The BAPA will be in addition to 
any planning consent.

The applicant / developer should liaise 
directly with Asset Protection to set up the 
BAPA.

 POLICY AND MATERIAL CONSIDERATIONS AND PLANNING BALANCE 
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Policy Context

6.1 The determination of a planning application is to be made pursuant to section 
38(6) of the Planning and Compulsory Purchase Act 2004, which is to be read in 
conjunction with section 70(2) of the Town and Country Planning Act 1990.

6.2 Section 38(6) requires the Local Planning Authority to determine planning 
applications in accordance with the development plan, unless there are material 
circumstances which 'indicate otherwise'. Section 70(2) provides that in determining 
applications the Local Planning Authority "shall have regard to the provisions of the 
Development Plan, so far as material to the application and to any other material 
considerations."  The Development Plan consists of the adopted H igh  Peak  Local 
Plan 2016. 

Principle of Development.

6.3 The site lies within the Station Road and Spring Gardens Regeneration Area, 
which is allocated in Policy DS3 in the High Peak Local Plan April 2016 for “Town 
Centre regeneration uses, including residential, office, hotel and tourist 
accommodation, leisure and cultural related developments.” It is considered that 
healthcare uses, although not specifically listed above, would be classed as “town 
centre regeneration use” and can therefore be supported in principle. 

6.4 It is noted that under Policy H2 of the plan, the site is expected to deliver c.30 
dwellings, which are included within the Borough’s housing land supply. In this respect 
there is some limited conflict with the Plan. However, the Healthcare Campus would 
occupy only part of the site with the remainder being the subject of a separate 
application for 65 Retirement Living PLUS (Extra Care) apartments. Whilst this is 
considered to fall within Use Class C2 (Residential Institutions) rather than Class C3 
(Dwellinghouses), it will contribute to meeting housing need, particularly as occupants 
of the units will vacate C3 dwellinghouses elsewhere within the Borough. Furthermore, 
it is noted that the relocation of healthcare facilities to the site from elsewhere within 
the town is likely to free up other sites for redevelopment which could compensate for 
the loss of C3 housing provision on the site. Finally, it is noted that Policy S7, Buxton 
Sub-area strategy includes, “supporting enhancements to key community services, 
infrastructure and connectivity to allow Buxton to consolidate its role as a self 
contained service centre and support growth by, inter alia, “Supporting plans to 
provide new health care facilities.” It is considered that compliance with this policy and 
the social benefits associated with the new healthcare provision would outweigh the 
limited conflict with Policy H2. Furthermore, the Regeneration Officer has indicated 
that there would be a number of economic benefits to the scheme which can also be 
taken into account in the overall planning balance.   

6.5 It is also noted that Policy DS22 requires:

 Preparation of a comprehensive development plan and phasing programme, 
including a physical design assessment and viability appraisal;

 Heritage Assessment;
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 Archaeological Assessment;
 Contributions towards infrastructure, services and other community needs, 

including:
 local labour agreement employment and training scheme; highway, parking and 

traffic management measures; greenways and public realm;
 Provision of additional parking (approximately 30 spaces) to serve Buxton 

Station to the north of Station Road
 Transport Assessment;
 Travel Plan;
 Environmental Impact Assessment if required;
 Ecological Survey;
 Hydrological Survey;
 Flood Risk Assessment, including surface water control measures via the use of 

SuDS.

6.6 Subject to these requirements being met, therefore, the proposal is considered to 
be acceptable in principle.

Impact on Residential Amenity

6.7 Paragraph 17 of the NPPF requires a good standard of amenity for all existing 
and future occupants of land and buildings. Policy EQ6 of the adopted Local Plan 
requires that development achieves a satisfactory relationship to adjacent 
development and does not cause unacceptable effects by reason of visual intrusion, 
overlooking, shadowing, overbearing effect, noise, light pollution or other adverse 
impacts on local character and amenity.

6.8 The surrounding land uses comprise the railway and station / carpark to the north 
and west, the vacant Nestle site to the east and an Aldi store to the south. The 
nearest neighbouring residential property is over 100 metres from the site on the 
opposite side of the railway and therefore no amenity concerns are raised.

6.9 With regard to amenity implications of construction the Environmental Health 
Officer has recommended a number of conditions relating to such matters as dust, 
piling and construction noise which will adequately address these issues. In this 
respect it is considered that the development would comply with Policy EQ6 of the 
Local Plan and Paragraph 17 of the NPPF.

Contaminated Land

6.10 A contaminated land assessment has been submitted with the application. 
However, this relates only to the portion of the site which is subject to the Extra Care 
application. It does not cover the current application. However, the Environmental 
Health Officer has advised that the necessary investigations and remediation can be 
secured by condition. 

Access and Highway Matters
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6.11 Paragraph 35 of the Framework advises that new developments that generate 
significant movement should be located where the need to travel will be minimized 
and the use of sustainable transport modes can be maximized.  Policy CF6 states 
that the Council will seek to ensure that development can be safely accessed in a 
sustainable manner. Proposals should minimise the need to travel, particularly by 
unsustainable modes of transport and help deliver the priorities of the Derbyshire 
Local Transport Plan. This will be achieved by, inter alia:

 Requiring that all new development is located where the highway network 
can satisfactorily accommodate traffic generated by the development or can 
be improved as part of the development

 Requiring that new development can be integrated within existing or 
proposed transport infrastructure to further ensure choice of transportation 
method and enhance potential accessibility benefits

 Ensuring development does not lead to an increase in on street parking to the 
detriment of the free and safe flow of traffic

6.12 Third party comments raise concerns about the traffic impact of the proposals on 
Station Road. The Derbyshire County Council highway engineer has provided a joint 
response relating to all 3 current applications on this site. He has commented that the 
estimated number of trips generated by the previous/ extant use of the site would be 
around one twentieth of the peak hour traffic forecast to be generated by the proposed 
development when completed in entirety. Consequently, there are no objections on 
traffic impact grounds. However, he has recommended that improvements are made to 
the junction of the site access with Station Road in the form of a right turn harbourage. 
Drawings of the junction modifications have been provided with the application. The 
Highway Engineer has commented that the exit visibility sightlines of 2.4m x 43m 
shown on the drawings are not considered to be appropriate, it’s suggested that the 
recommended sightlines of 2.4m x 47m should be achievable. A revised plan and 
implementation of the improvements can be secured by condition.

6.13 The response also recommends Section 106 contributions towards wider traffic 
management and Traffic Regulation Orders in the area and a travel plan. With regard to 
Travel Plan monitoring Highways have recommended £1,000 per annum per 
development i.e. a total of £5,000 for each of the Care Home, Health Centre and Public 
Sector Offices giving an overall total of £15,000. Further discussion with the Highway 
Engineer has established that a total sum of £8,000 would be appropriate for the Traffic 
Regulation Orders split on the basis of £4,000 for the Health Campus and £4,000 for 
the Extracare.  The Highway Authority has also recommended that further sums of 
money are secured towards the enhancement of existing bus stop shelters and 
Implementation, management and maintenance of active car parking signage. At 
the time of report preparation confirmation of the proposed amount was awaited from 
Highways and this will be the subject of an update to Members.

6.14 A number of issues have been raised about pedestrian connectivity through the 
healthcare campus site. However, it is considered that these requirements can be 
addressed as part of the detailed site layout and design at the Reserved Matters stage. 
Similarly the recommended amended plans / conditions relating to the works on Station 
Road itself should also be a requirement of the extracare and health care campus 
applications and not these enabling works.
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6.15 Other conditions relating to construction management and drainage / management 
of surface water run off, pick-up and drop-off areas, implementation of travel plan,  are 
reasonable and subject to these conditions the proposal is considered to comply with 
Local Plan Policy in respect of highway safety.

6.16 In terms of sustainability, the site is conveniently located in the town centre, in 
very close proximity to the railway station, nearby public parking and transport links 
including bus stops on Station Road.

6.17 It is therefore considered that there are no highway safety objections and the 
development would not have a significant adverse impact on the local road network. 
The proposal therefore complies with the provisions of Section 4 of the NPPF and 
policy CF6 of the adopted Local Plan 2016 in this regard.

Ecology

6.18 Section 11 of the NPPF outlines that Local Planning Authorities should aim to 
conserve and enhance biodiversity. The Framework places high value on the 
importance of enhancement of the natural environment, especially valued landscapes. 
Paragraph 109 seeks to minimise impacts and provide net gains in biodiversity where 
possible. Policy EQ5 of the adopted Local Plan seeks to ensure that biodiversity 
interests will be conserved and where possible enhanced.  

6.19 In respect of that proposal Derbyshire Wildlife Trust (DWT) have commented that 
they have checked the site against the Trust’s data sets and identified a previously 
recorded stand of Japanese knotweed located close to the entrance on Station Road at 
Ordnance Survey Grid Reference: SK0597173729. No other records of protected 
species were identified within or adjacent to the application area for the new road.

6.20 They comment that an extended Phase 1 habitat survey was undertaken by 
Penny Anderson Associates (PAA) in January 2018. No significant ecological 
constraints are highlighted. The potential for the site to support nesting birds (both 
ground nesting and others) is identified. However this can be addressed through a 
condition and alternative nesting provision can be provided as part of the landscaping 
scheme. Whilst little ringed plover are mentioned in the report, given the early stage of 
clearance/succession and the dominance of hardstanding, the site is unlikely to support 
this species regularly or in any number. They also recommend that compensatory 
native tree planting is undertaken for any that require removal. Landscaping should be 
designed to benefit wildlife and include native species. It is considered that these 
requirements can be secured as part of the submission of landscaping details at the 
reserved matters stage. 

6.21 Should the council be minded to approve this application, DWT advise that 
conditions should also be imposed to protect breeding birds, and provide details of 
external lighting. These appear to be reasonable conditions to impose on the outline 
consent and subject to compliance with the above the scheme is considered to comply 
with Local Plan Policy in respect of ecology. 
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Flooding

6.22 The site is located within Flood Zone 1 which is the area at least risk of Flooding. 
The Environment Agency has been consulted on the application and raised no 
objection. Similarly no objection has been received from Severn Trent. The Lead Local 
Flood Authority has also been consulted and has asked for a number of points of 
clarification. These comments have been passed on to the developer and a response 
was awaited at the time of report preparation. A further update on this point will be 
provided to Members.  Subject to the Lead Local Flood Authority raising no objection 
the proposal complies with Policy EQ11 of the adopted Local Plan.

Archaeology

6.23 The site was formerly part of the joint London Midland Railway and Midland 
Railway station and good facilities. The goods shed having survived into the 1980’s. 
However, all remaining traces of the railway were removed when the bottling plant was 
constructed and therefore the County Archaeologist has raised no objections and does 
not consider that further archaeological investigation or mitigation is necessary. 

Design & Conservation

6.24 The site is a sensitive one in design and conservation terms. It sits alongside the 
listed station buildings and viaducts. It is elevated above the town with views from the 
site towards the Crescent, Slopes and Town Hall. Similarly from the public vantage 
point of the Slopes it forms a backdrop to the town including the important building of 
the Crescent, Devonshire Dome etc. Furthermore, from the elevated view points around 
the periphery of the town it will be visible and will form an important part of the 
townscape. It is also a key gateway into the town, particularly for those arriving by rail 
but also traveling along Station Road, one of the principal routes into and through the 
town. Careful and well thought out architectural treatment will therefore be critical to the 
success of the scheme and a great deal of attention will need to be paid to massing, 
height, materials etc. 

6.25 The Council has produced a supplementary planning document “Station Road 
Design Framework” – Adopted July 2007 which considers how this site could be 
redeveloped.  The aim of the document was ‘to arrive at an agreed design framework 
for the future development of land around Station Road’. This Design Framework 
establishes a number of design principles that respond to specific pressures and 
opportunities facing the area. These principles will inform and direct future developers 
and their design teams. The Design Framework does not attempt to provide a 
masterplan or comprehensive design for the study area.

6.26 In terms of design principles the Document envisages that development should:

 realise the full potential of the area as the gateway to the town centre; 
 promote and secure the sustainable design of the area; 
 address the negative impacts of Station Road; 
 reveal and integrate the River Wye (whilst addressing flood risk considerations); 

improve pedestrian movement and connectivity to key destinations
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 establish a vibrant mix of uses across the area; and 
 secure high quality, place specific development.

6.28 In terms of scale the document seeks to achieve development which exploits the 
sloping landform of the area to enhance the town and its landscape setting - ensuring 
that the height, scale and massing of development is related to surrounding buildings, 
respects the existing skyline, does not adversely affect key views and vistas (in and out, 
across and within the area) and avoids obtrusive roof forms and roof top plant; • 
responds to the sloping topography of much of the study area and steps up the valley 
side to the Railway Station avoiding blank facades and large monolithic building blocks 
with poor permeability.

6.29 At this stage, however, the application is in outline with all matters reserved. A 
number of indicative plans have been provided to show how the site could be 
developed to accommodate the required level of accommodation. Inevitably a facility of 
this nature will necessitate a large building. However, whilst this is an important and 
prominent gateway site as a whole, the area proposed for the healthcare facility, in the 
north east corner, is arguably the least sensitive part of the site. It is relatively level and 
is set back from the road. As such it is much less prominent than the area of the site on 
the Station Road frontage which is currently the subject of the extra care application 
and will be screened to a large extent by whatever development is subsequently 
approved on that site. The Health care campus site is separated from surrounding 
development on 2 sides by the railway and accordingly a large building can be 
accommodated without appearing overbearing or out of scale with development 
immediately alongside. It is therefore considered that a facility of the nature and scale 
proposed can be adequately accommodated on the site.  

6.27  Specifically in terms of Character the SPD envisages that design should avoid 
pastiche in favour of high quality contemporary architecture that responds to the 
distinctive building and townscape qualities of Buxton town centre; integrate local art 
and craft traditions to reveal and communicate the place qualities of Buxton through the 
incorporation of art works and details within building and public space designs. The 
former bottling plant site is identified as an “area of potential change”. It is therefore 
considered that the scheme presents an opportunity for a high quality contemporary 
building utilising local materials and referencing local building traditions and the 
character of the town without resulting in a pastiche. Such an approach would be 
appropriate both for the nature of the development as a modern healthcare facility and 
in view of the nature of the site and its context. Whilst these matters are for detailed 
consideration at the reserved matter stage, it is considered that a suitable design which 
would meet the requirements of the SPD, and local plan policies in terms of achieving 
good quality design and protecting the setting of designated heritage assets can be 
achieved.  

6.28 The highway engineer and the Police Liaison Officer have referred to pedestrian 
permeability and a potential pedestrian access to Charles St. This can be considered as 
part of the layout at reserved matters stage. Similarly matters of bin storage can also be 
addressed as part of that process. 
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6.28 In principle, therefore the proposal complies with policies EQ6 - Design and 
Place Making and EQ7 – Built and Historic Environment and the provisions of the NPPF 
with regard to protecting heritage assets. 

Landscape and Trees

6.29 Policy EQ9 of the adopted Local Plan states that the Council will protect 
existing trees, woodlands and hedgerows, in particular, ancient woodland, veteran trees 
and ancient or species-rich hedgerows from loss or deterioration. This will be achieved 
by:

 Requiring that existing woodlands, healthy, mature trees and hedgerows are 
retained and integrated within a proposed development unless the need for, and 
benefits of, the development clearly outweigh their loss

 Requiring new developments where appropriate to provide tree planting and soft
landscaping, including where possible the replacement of any trees that are 
removed at a ratio of 2:1

 Resisting development that would directly or indirectly damage existing ancient 
woodland, veteran trees and ancient or species-rich hedgerows.

6.30 The area of the site concerned is predominantly hardstanding and grass verge 
areas with some trees and overgrown shrubs which have previously formed part of the 
landscaping of the site or have self-set since closure. There are no existing very mature 
trees of amenity value which would be adversely impacted by the proposals.  The 
Council’s Tree Officer has considered the application and commented that there are 
some trees on the site and retaining some of these as appropriate may be an option but 
its more important that a good high quality landscaping scheme is submitted with the 
reserved matters application.  The Tree Officer has noted that the large area of car 
parking and hard surfacing appears to be an opportunity to integrate a SUDS drainage 
scheme of tree planting in this area. All of these issued can be addressed as part of the 
Reserved Matters. The development therefore complies with policy EQ9.

Impact on Railway

6.31 The site is bounded on 2 sides by operational railway land. Network Rail has 
been consulted and has provided a lengthy response explaining that their consent will 
be required as the owners of the existing access road and expressing concern that their 
land is included within the red-line boundary. Given that the developer has served 
notice on Network Rail, due process has been followed and this is civil matter between 
the two parties. 

6.32 Concerns about obstruction of the railway access by construction vehicles are 
also civil matters. They point to the requirement for a Risk Assessment and Method 
Statement (RAMS) for all works to be undertaken within 10m of the operational railway 
under Construction (Design and Management) Regulations. As this is covered under 
other legislation it is not a material planning consideration. The developer  can be made 
aware of this through informative on the decision notice along with Network Rails 
comments about safe construction practices, scaffolding, use of virbo-compaction and 
piling machinery, tower cranes, drainage, excavation, separation from railway 
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boundaries, noise and vibration from railway operations, installation of Armco barriers 
and asset protection agreements.

6.33 In addition conditions are recommended relating to piling, drainage, construction 
management and lighting and given that this application relates solely to the healthcare 
campus noise and vibration concerns for new residents are not considered to be 
relevant to this proposal. 

Other matters

6.34 A number of other matters have been raised by members of the public. In 
particular there is concern about the merits of relocating the town’s medical facilities to 
the site, including due to concerns about traffic impact. The overall strategic plan for the 
provision of healthcare in Buxton in the future is not a land-use planning matter, in 
determining this application Members must concern themselves only with whether this 
is a suitable site for such a facility. The traffic impact has been considered in detail 
above and in the absence of any objection from DCC it is not considered that a refusal 
on these grounds could be sustained. 

6.35 The view has been expressed that the site would be better employed in use as 
additional land for a Peak Rail station and concern about access to the Peak Rail site. 
The site has been vacant and on the market for a considerable period of time and it was 
open to Peak Rail, who sold the site originally, to purchase it back at that time. 
Notwithstanding this point it is noted that Peak Rail have retained an area of land to 
provide a platform and station in the future if required. Concerns about rights of access 
are civil matters but in any event the layout of the site is a reserved matter and if 
required an access could be incorporated at that stage. 

6.36 Points are made about the design of the proposed health care centre / extracare 
being out of keeping with the surrounding station and other heritage assets. These are 
also matters either for the separate extra-care application or the future reserved matters 
application for the health care site. Concerns about the suitability of the site for elderly 
persons accommodation given noise from nearby railway operations are also a matter 
for that application.  

7 CONCLUSION & PLANNING BALANCE

7.1 The starting point for the determination of any planning application is section 
38(6) of the Planning and Compulsory Purchase Act 2004, which is to be read in 
conjunction with section 70(2) of the Town and Country Planning Act 1990. Section 
38(6) states that planning applications should be determined in accordance with the 
development plan, unless there are material considerations which indicate otherwise.

7.2 The site lies within the Station Road and Spring Gardens Regeneration Area, 
which is allocated in Policy DS3 in the High Peak Local Plan April 2016 for “Town 
Centre regeneration uses, including residential, office, hotel and tourist accommodation, 
Leisure and cultural related developments.” It is considered that healthcare uses, 
although not specifically listed above, would be classed as “town centre regeneration 
use” and can therefore be supported in principle.
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7.3 Given the separation to the nearest neighbouring dwellings no amenity issues 
are envisaged. Matters relating to contaminated land and ecology can be adequately 
addressed through conditions. DCC Highways have raised no objection subject to 
junction upgrading works on Station Road, which can be secured by condition, and 
Section 106 contributions to various traffic management schemes around the town. 
There are no archaeological concerns raised. It is acknowledged that this is a sensitive 
site in terms of design, being an important gateway to the town and also in terms of the 
setting of several heritage assets including the station and Crescent. However, the 
scheme is submitted in outline and therefore design matters can be fully addressed as 
part of the Reserved Matters. Nevertheless the submitted indicative layouts show that 
the required accommodation can be developed on the site in a variety of ways, and it is 
considered that a suitable design which would meet the requirements of the SPD, and 
local plan policies in terms of achieving good quality design and protecting the setting of 
designated heritage assets can be achieved.  

7.4 The Lead Local Flood Authority has requested some additional information but 
subject to this being provided and found to be acceptable the proposal is considered to 
comply with all relevant local plan policies set out above. In the absence of any other 
material considerations to indicate otherwise the proposal is recommended for 
approval. 

8. RECOMMENDATIONS

A: Approve subject to provision of the outstanding drainage information, no 
objection being raised by the Lead Local Flood Authority, subject to Section 106 
agreement to secure:

 Plan monitoring fee of £10,000. 
 £4,000 towards Traffic Regulation Orders
 Contribution towards implementation, management and maintenance of 

active car parking signage (Amount TBC)
 Contribution towards enhancement of existing bus stop shelters (Amount 

TBC).

 and the following conditions:

Condition 
number

Brief description Comment

TL01 Outline Planning permission time limit
TL01 Outline – Submission of Reserved 

Matters
NSTD Outline – Commencement
NSTD Reference to approved plans
NSTD Submission, approval and 

implementation of Scheme of External 
Lighting and CCTV

NSTD No works in breeding bird season 
without survey

NSTD1 Submission ,approval and 
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implementation of biodiversity 
enhancement strategy

NSTD1 Submission, approval and 
implementation of contaminated land 
survey and mitigation.

NSTD Submission, approval and 
implementation of Dust Control 
Measures

NSTD Disposal of construction waste – no 
lighting of fires etc

NSTD Submission of piling method Statement
NSTD Restriction of construction hours
SNTD Noise and machinery insulation
NSTD Scheme of Acoustic insulation to be 

submitted, agreed and implemented
NSTD Submission, approval and 

implementation of scheme  of junction 
improvements with Station Road. 

NSTD Submission, approval and 
implementation of construction  
management plan

NSTD Provision of parking shown on the 
approved plans

NSTD Reserved matters to include details of 
pedestrian access to Charles Street

NSTD Submission, approval and 
implementation of details of bin storage

NSTD Implementation of Travel Plan
NSTD Submission, approval and 

implementation of scheme of drainage

B In the event of any changes being needed to the wording of the Committee’s 
decision (such as to delete, vary or add conditions/informatives/planning 
obligations or reasons for approval/refusal) prior to the decision being issued, 
the Operations Manager – Development Services has delegated authority to do 
so in consultation with the Chairman of the Planning Applications Committee, 
provided that the changes do not exceed the substantive nature of the 
Committee’s decision.

Informative

This recommendation is made following careful consideration of all the issues raised 
through the application process and thorough discussion with the applicants. In 
accordance with Paragraph 187 of the NPPF the Case Officer has sought solutions 
where possible to secure a development that improves the economic, social and 
environmental conditions of the area.
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