
HIGH PEAK BOROUGH COUNCIL
DEVELOPMENT CONTROL COMMITTEE

Date 7th September 2020

Application 
No:

HPK/2017/0547

Location Land adjacent World of Power, Tongue Lane Industrial 
Estate, Dew Pond Lane, Fairfield, Buxton

Proposal Construction of a three workshops for B1/B2 purposes 
with ancillary offices, associated car parking and 
retention of ground levelling works and retaining walls.

Applicant Mr David Baraesford, Ivy Cottage, Priestcliffe Ditch, 
Buxton, SK17 9TH

Agent Mr Andrew Smith, AJS Architecture, Buxton, Derbyshire, 
SK17 6WF

Parish/ward Buxton/Stone Bench 
Ward

Date Registered: 02/01/2018

If you have a question about this report please contact: Jane Colley,  
Jane.Colley@highpeak.gov.uk  Tel: 01298 28400 ext. 4981

1. REFERRAL & BACKGROUND

1.1 The Committee will recall the above application HPK/2017/0547 at 
the meeting of the 16th April 2018, whereby it was resolved to defer 
the application, pending the submission of an independent traffic 
assessment. 

1.2 The application as originally submitted sought consent for the 
construction of sui generis workshop with 3 No. haulage parking 
spaces, the construction of 2 No. commercial units with B1/B8 use 
for warehouse/distribution, associated office use and the retention 
of ground levelling and retaining walls. 

1.3 The application was submitted following an enforcement 
investigation which revealed that ground levels had been altered to 
broadly level the site.  

1.4 The minutes of this meeting relating to this application are as 
follows:

18/106 HPK/2017/0547 LAND ADJACENT WORLD OF POWER, 
TONGUE LANE INDUSTRIAL ESTATE, DEW POND LANE, 
FAIRFIELD, BUXTON
(Agenda Item 7) 

Construction of sui generis workshop with 3 No. haulage parking 
spaces and associated parking; construction of 2 No. commercial 
units with B1/B8 use for warehouse/distribution, associated office 
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use and associated parking; retention of ground levelling and 
retaining walls.

Applicant: Mr David Baraesford

RESOLVED: 
That consideration of the application be deferred to enable an 
independent traffic assessment to be undertaken.  

1.5 Since this time the applicant has reviewed the site and decided to 
remove the reference to haulage parking and warehouse and 
distribution uses, and instead revert to B1/B2 uses for 
office/industrial/workshop purposes. The siting of the buildings 
remain as previously considered, with three individual, but linked 
buildings. The applicant has not submitted a traffic assessment, 
rather the use of the buildings has now changed, to exclude 
reference to haulage parking, and warehouse and distribution uses. 

1.6 This report deals only with the effect of the revised description of 
development and submitted plans and should be read in conjunction 
with the previous committee report (appended) which deals with all 
other planning considerations. 

1.7 As a consequence of the revised description of development, 
neighbours have been reconsulted. 

1.8 Details of the application, including the revised plans can be viewed 
at: 
http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchSe
rvlet?PKID=219268 

2.  NEIGHBOURS COMMENTS AND CONSULTATION

2.1 Three letters of objection have been received, stating: 

 The average age of residents in Knowles Crescent is 75, 
they do not want additional noise and disturbance, HGV’s 
revving at 3am and the added traffic. 

 Tongue Lane is already a rat run, with HGV’s making their 
way to the industrial estate.

 Additional pollution.
 We already have a large volume of heavy traffic in this 

area, more than elsewhere in Buxton.   
 The applicant should build his units where he lives.
 Queens Road already experiences heavy use by HGV’s, 

many mounting the pavement, which is dangerous for 
pedestrians. 

2.2 Councillor Grooby – I have no objection to the revised plans. 

http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=219268
http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=219268


2.3 Highway Officer - The revisions to the proposed uses of the 
development site are noted.

I consider that previous comments and recommendations remain largely 
valid.

Collection of waste from the bin store to the south of the proposed 
buildings is likely to be obstructed by a car parked within the adjacent 
designated bay.

In addition to the previously recommended Conditions, you may wish to 
include the following:-

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 their designated purposes at all times 
thereafter.

3. OFFICER COMMENT

3.1 As noted above, since the committee meeting in April 2018, the 
applicant has reviewed the uses of the site, and now proposes that the 
buildings are used solely for B1/B2 purposes, without any reference to 
haulage uses/parking. A highway statement has been provided, but it 
does not include a traffic assessment. 

3.2 The submitted highway statement explains that following a 
considerable re-think of the site, the proposals to amend the uses on the 
site will allow for a flexible use comprising business and general 
industrial use with the required workshop use. The B1/B2 uses will only 
result in minor car and van use with 8 cars and 4 van spaces proposed, 
and no off road haulage parking. This will mean that all vehicle 
movement can be achieved within the site without any need for vehicles 
to reverse into the road but also that sufficient space is available on the 
site for off road parking. 

3.3 The initial application generated much concern for local 
residents, who specifically raised objections on the grounds of the 
impact on the surrounding road network by larger vehicles and the 
consequential affect on their amenities by way of noise, fumes and the 
safe operation of the highway network. Local residents also commented 
that until a relief road was constructed no further development should be 
permitted on the Tongue Lane Industrial Estate.  

3.4 Since the committee considered this application progress has 
been made with respect to the A6 link road. Members will recall that 
planning permission has recently been granted for works to the Buxton 



Golf Course to facilitate the location of a new roundabout and the 
Fairfield link road. Derbyshire County Council has also granted planning 
permission for the construction of the new 4 Arm roundabout junction 
including the initial lengths of access roads off the roundabout to the 
west and to the south east. Accordingly whilst the entire link road to the 
industrial estate is yet to be built, planning permission is now in place to 
deliver the initial stages of the new link road.  

3.5 The change to the nature of the development would result in 
smaller vehicles visiting and parking at the site, alleviating the need for 
large HGV vehicles to access the site through the surrounding 
residential roads. The Tongue Lane Industrial estate is an allocated 
primary employment zone as set out in the adopted Local Plan. Policy 
E3 of the Local Plan specifically covers Primary Employment Zones and 
states, amongst other matters that “planning permission will be granted 
for employment developments within Primary Employment Zones, 
including proposals within classes B1b, B1c, B2 and B8 and other 
economic development as appropriate.” The submitted plans do include 
an element of offices, which in part will support the B2 uses within the 
buildings. Whilst B1(a) uses (offices) are not the type of development 
which Policy E3 encourages in Primary Employment Zones, in this case 
the larger proportion of the floor area will be used for B1 (b) (c) and B2 
uses. 

3.6 Despite the objections from local residents, it is considered that 
with the change of description to ensure that HGV parking no longer 
forms part of the proposals, the likely size of vehicles visiting the site 
would ensure that the disturbance which HGV’s bring to residents in 
surrounding roads would not be exacerbated by the development of this 
site. The highway authority, as with the initial proposals raises no 
objection, but comment that an additional condition will be necessary to 
ensure that refuse provision can be provided at the site without 
impeding car parking provision on the site.   

3.7 Given the changes to the overall use of the site and the removal 
of reference to HGV’s, it is recommended that additional conditions be 
imposed to prevent any overnight parking and repair of HGV’s. This will 
ensure that the use of the buildings and site are solely for the purposes 
granted, in the interests of residential amenity.  

4. PLANNING BALANCE AND CONCLUSIONS

4.1 The construction of units for B1 and B2 purposes would comply with 
Policy E3 of the Local Plan, which supports development in primary 
employment zones for employment and economic uses. The proposed 
change to the description of development would ensure that large HGV 
vehicles are no longer visiting and parking at the site. It is considered 
that B1 and B2 uses, by their nature involve smaller vehicles, and 
therefore would not exacerbate the impact on the residential amenity of 



surrounding neighbours.  When combined with the recent approval of 
the initial phase of the link road from the A6, these factors are 
considered to support a recommendation of approval. 

4. RECOMMENDATIONS

A: That in consideration of the report to Committee dated 
16.4.2018 and this report, that planning permission be GRANTED, 
subject to: 

 The conditions listed in Agenda Item 7 of the 16.04.2018 
Development Control Committee, with the exception of the 
last condition relating a sui generis use.

 Additional condition to secure refuse storage
 Additional condition removing permitted development 

rights in respect of B1/B2 uses and a change of use to B8 
uses. 

 No overnight parking of HGV’s.
 No repair and maintenance of HGV’s.

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 Head of 
Development Services has delegated authority to do so in 
consultation with the Chairman of the Development Control 
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 38 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.
     

Site Plan




