
 

HIGH PEAK BOROUGH COUNCIL 
DEVELOPMENT CONTROL COMMITTEE 

 
Date 16th April 2018  

 
Application 
No: 

HPK/2018/0014 

Location The Natural Baths, The Crescent, Buxton 
Proposal To construct a modern hygenic ‘room within a room’ to sit 

inside the existing 1920’s Art deco style tiled walls and 
painted plastered ceiling. 

Applicant Nestle Waters UK Ltd 
Agent  
Parish/ward Corbar Ward Date registered 8th January  

2018 
If you have a question about this report please contact: Lisa Howard, Tel. 
01538 395400 extension 4923, lisa.howard@highpeak.gov.uk  
 
 

REASON FOR REFERRAL 
 

This application has been brought before the Development Control 
Committee because the building is in the ownership of High Peak Borough 
Council.  

 
1. SUMMARY OF RECOMMENDATION 

 
 
APPROVE with conditions 
 

 
2. DESCRIPTION OF THE SITE AND ITS SURROUNDINGS 
 
2.1  The Natural Mineral Baths are set in the context of a group of historic and 

highly significant buildings including the Old Hall Hotel (Grade II*), The 
Crescent (Grade I), The Pump Room (Grade II), the Thermal Baths 
(Grade II), The Square (Grade II*), Buxton Opera House (Grade II*) and 
the Pavillion Gardens (Grade II). The Natural Baths were re-built in 1712 
by John Barker, and enlarged in 1750. In 1851-53 Henry Currey 
refurbished them to create new hydropathic facilities on the site of the 
earlier baths offering hot, cold and tepid baths. 

 
2.2 The ‘New’ Natural Mineral Baths were re-modelled in 1924 and the 

surviving neoclassical/Art Deco style ceramic wall timing dates from this 
period. The Natural Mineral Baths were opened by Sir Humphrey 
Rollerston, President of the Royal College of Physicians.  

 
2.3 The baths as found today date from their 1937 re-construction as public 

swimming pools, which operated until their closure in 1972 following the 
provision of a new swimming pool in the nearby pavilion Gardens. In 1986 



 

a third of the ground floor of the building was used as a Tourist 
Information Centre until its closure circa 2011.  

 
2.4 The ‘Great Bath’, ‘Gentleman’s No.1 Bath’, or ‘Spring Bath’ as the most 

westerly of the baths have been known, subsequently became the source 
for commercial extraction by the Buxton Mineral Water Company in the 
1980’s, following the earlier closure of the bath to the public. 

 
2.5 The natural Gritstone-lined, constantly fed, thermal Spring Bath was 

initially protected by a transparent acrylic sheet rigid roof with the water 
being piped through the cellar of the Natural Mineral Baths to the mineral 
water bottling plant, that was then located on Station Road. This cover 
was later replaced with the modern stainless steel and acrylic pyramidal 
hood found today and the water is now piped some 2.5 miles to Nestle 
Waters purpose built botting plant at Waterswallows Lane. 

 
2.6 The site lies within the heart of the town centre and the Buxton Central 

Conservation area for the purposes of the High Peak Local Plan. 
 

3. DESCRIPTION OF THE PROPOSAL  
 

3.1 As part of its continual drive to ensure that the consistency and quality of 
the bottled mineral water is maintained, Nestle Waters are seeking to 
improve the hygienic conditions of their ‘pump room’ and to further protect 
the ‘Spring Bath’ and the natural source of Buxton Natural Mineral Water 
from any risk of contamination. To do so it is proposed to construct a new 
modern hygienic ‘room-within-a-room’ that is to sit inside the existing 
1920’s Art Deco style tiled walls and painted plaster vaulted ceiling. 
 

3.2 The new internal room will be constructed from a proprietary flame-proof, 
food-safe, self-supporting HCFC-free insulated wall and ceiling panels, 
held within a self-supporting galvanised steel channel system, with food-
safe acrylic inspection panels/windows and doors.  
 

3.3 The wall and ceiling panels will butt-up to the existing historic tiled wall 
and ceiling finish, which are to be first protected with a proprietary 
corrugated plastic damage protection sheet. The existing modern ceramic 
floor tiles will be re-finished. There will be not mechanical fixings 
penetrating through into the historic finishes or fabric. 

 
3.4 The application, the details attached to it including the plans and the 

responses of the consultees can be found on the Council’s website at: 
 
http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServle
t?PKID=221568 
 

4. RELEVANT PLANNING HISTORY 
 

There is no planning history relevant to the determination of this 
application. 

http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=221568
http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=221568


 

 
5. PLANNING POLICIES RELEVANT TO THE DECISION 

 
High Peak local Plan 2016 
 
S1 – Sustainable Development Principles 
S1a – Presumption in Favour of Sustainable Development 
S4   Maintaining and Enhancing an Economic Base 
S7 – Buxton Sub-area Strategy 
EQ6 – Design and Place Making 
EQ7 – Built and Historic Environment 
CF5 – Provision and Retention of Local Community Services and 
Facilities  
CF6 – Accessibility and Transport 
 
National Planning Policy Framework 
 
Paragraph 17 
Section 7 – Requiring Good Design 
Section 12 – Conserving and Enhancing the Historic Environment 

 
6. CONSULTATIONS CARRIED OUT 

 
Site notice Expiry date for comments: 09 March 2018 
Neighbour letters  Expiry date for comments: N/A 
Press Notice Expiry date for comments: 22 February 2018 
 
Neighbours 
 
No representations received to date. 
 

 
Consultee 
 

Comment Officer response 

Regeneration 
Service 
(Conservation)  

No objection.  
 

7.9 

Historic 
England 
 

No comments received. 7.9 

National 
Amenity 
Societies 

No comments received. 7.9 

 
 
7. POLICY AND PLANNING BALANCE  

 
Planning Policies 
 



 

7.1 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.  

 
7.2 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 currently consists of the High Peak Local Plan Policies Adopted April 
2016. 

 
7.3 Other material considerations include the National Planning Policy 

Framework (NPPF) and National Planning Policy Guidance (NPPG). 
Paragraph 14 of the NPPF explains that at the heart of the Framework is 
the presumption in favour of sustainable development.  For decision 
makers this means that when considering development proposals which 
accord with the development plan, they should be approved without delay, 
but where the development plan is absent, silent or relevant policies are 
out of date, grant planning permission unless any adverse impacts would 
significantly and demonstrably outweigh the benefits when assessed 
against the policies in the NPPF taken as a whole. 

 
7.4 Local Plan policy S1a establishes a presumption in favour of sustainable 

development as contained within the NPPF. 
 
7.5 The Core Principles of the NPPF are set out in paragraph 17 which, 

amongst other things, seek to conserve heritage assets in a manner 
appropriate to their significance and also delivering sufficient community 
and cultural facilities.  

 
Principle of Development 
 
7.6  The National Planning Policy Framework outlines the importance of 

conserving heritage assets in a manner appropriate to their significance 
so they can be enjoyed for their contribution to the quality of life and future 
generations.  

 
7.7 Local plan policy EQ7 recognises that heritage assets should be 

conserved in a manner appropriate to its significance by ensuring 
development proposals contribute positively to the character of the built 
and historic environment, with particular protection given to designated 
assets such as listed buildings.  

 
7.8 Local plan policies S4 and S7 enforce the Council’s commitment to 

maintaining, and where possible, enhancing the economic base of the 
Plan Area and supports the appropriate improvement and needs of 
existing businesses. The works proposed are required in order to improve 



 

the hygienic conditions of Nestle Waters Pump Room and to ensure the 
supply and consistency of quality of the mineral water. Therefore, subject 
to the proposal sustaining and enhancing the significance of this heritage 
asset, the proposal is considered to be acceptable in principle. 

 
Design and Impact on a Heritage Asset  
 
7.9 The NPPF advises that good design of the built environment is a key 

aspect of sustainable development. Paragraph 131 of the NPPF advises 
Local Planning Authorities of their duty when determining planning 
applications, to take account of the desirability of sustaining and 
enhancing the significance of heritage assets and putting them to viable 
uses consistent with their conservation. The positive contribution that the 
conservation of heritage assets can make to sustainable communities 
including their economic viability should also be acknowledged.  

 
7.10 Paragraph 132 states that great weight should be given to an asset’s 

conservation and the more important the asset, the greater the weight 
should be. Significance can be harmed or lost through alteration or 
destruction of the heritage asset or development within its setting. As 
heritage assets are irreplaceable, any harm or loss should require clear 
and convincing justification. Any alteration should be designed so as to 
sustain and enhance the significance of a designated heritage asset.  
Similarly, development of poor design, that fails to take the opportunity for 
improving the character and quality of an area or will lead to substantial 
harm to a Grade II* listed building should be refused. Local Plan Policies 
S1 and EQ7 acknowledge the need to protect and enhance the High 
Peak’s heritage assets in the most sustainable way.  

 
7.11 It is recognised that the materials proposed reflect the functional 

operation of the proposed enclosure. However, the construction has been 
designed so that it can be removed in the future, should the need arise, 
without any damage to this historic fabric or finishes within the room, in 
line with good conservation practice. The enclosure will help to sustain the 
continued hygienic extraction of Buxton Natural Mineral Water for public 
consumption, and by doing so uphold its valuable contribution to the 
current renaissance of Buxton and a leading spa town and tourist 
destination.  

 
7.12 The application has been subject to consultation within the 

Conservation Officer and no objections have been raised. The works are 
considered to be essential and it has been sufficiently demonstrated that 
the scheme has been sensitively designed so as to not harm the 
significance of this Grade II* listed building. It is therefore considered that 
this application is in accordance with Local Plan policies S1, S7, EQ6 and 
EQ7 and Section 12 of the NPPF.  

 
Amenity 
 



 

7.13 Paragraph 17 of the NPPF seeks to secure a good standard of amenity 
for existing and future occupants of land and buildings. Local Plan policy 
EQ6 requires that development achieves a satisfactory relationship to 
adjacent development and not cause unacceptable effects including noise 
and other adverse impacts on local amenity.  

 
7.14 The works proposed are to be contained within an area that is not 

publically accessible; the impact upon the amenity of the area is therefore 
considered to accord with Local Plan policy EQ7 and paragraph 17 of the 
NPPF. 

 
Planning Balance & Conclusion 
 
7.15 At the heart of the NPPF is a presumption in favour of sustainable 

development that should be seen as ”..a golden thread running through 
both plan-making and decision-taking.” In accordance with paragraph 14 
of the NPPF, this means that local planning authorities should positively 
seek opportunities to meet the development needs of their area and 
approve development proposals that accord with the development without 
delay, unless any adverse impacts of doing so would significantly and 
demonstrably outweigh the benefits and to secure a development that 
improves the economic, social and environmental conditions of the area. 
Heritage assets are recognised as being important assets which 
contribute towards quality of life and should be conserved for the 
enjoyment of future generations.   

 
7.16 The proposed alterations and construction of a new ‘internal room’ 

within the existing Nestle Waters Pump Room are essential to ensure the 
continued safe and hygienic extraction of Buxton Natural Mineral Water 
for public consumption. The works have been designed to allow for the 
complete removal, if the need so arises, without harm to the historic fabric 
or finishes of the room, ensuring the long term preservation of a heritage 
asset. The development would accord with the relevant policies of the 
High Peak Local Plan and National Planning Policy Framework and 
accordingly a recommendation of approval is provided. 

 
        8. RECOMMENDATIONS 
 
A. APPROVE, subject to the following conditions; 
 
Condition number Brief description Comment 
TL02 
 

Commencement of 
development 

 

 Materials in accordance 
with those stated at S.9 of 
the application form 

 

 Approved plan  
  
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 Committee, provided that the 
changes do not exceed the substantive nature of the Committee’s 
decision. 
 
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. 
 
 
Site plan 

 
 
 


