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HIGH PEAK BOROUGH COUNCIL
DEVELOPMENT CONTROL COMMITTEE

Date 5th November 2018 

Application 
No:

HPK/2018/0443

Location Tintwistle Football Club, Tintwistle
Proposal Variation of Condition 12 relating to HPK/2015/0423
Applicant Tintwistle Athletic Football Club 
Agent N/A
Parish/ward Tintwistle Date registered 13th 

September 2018
If you have a question about this report please contact: James Stannard, 
Tel. 01298 28400 extension 4298, james.stannard@highpeak.gov.uk 

1. SUMMARY OF RECOMMENDATION

Approve

1. REASON FOR COMMITTEE DETERMINATION

1.1 This application has been brought before the Development Control 
Committee because the land is owned by the Council.

2. DESCRIPTION OF THE SITE AND ITS SURROUNDINGS

2.1 This application relates to a site to the south of West Drive, Tintwistle, 
which is used by Tintwistle Athletic Football Club as a recreational 
sports facility.

2.2 Planning consent was granted in 2015 under HPK/2015/0423 for the 
construction of a new changing pavilion with access road and parking 
amendments, with re-levelling and drainage of a soccer pitch.

2.3 The site is accessed via an existing access off West Drive between 
No.83 West Drive to the west and No.85 West Drive to the east. The 
changing pavilion has now been built and is orientated with the front 
elevation facing north eastwards towards the main football pitch. The 
Licensing department at High Peak Borough Council have confirmed 
that a number of temporary licences have been issued for the holding 
of social events at the Pavilion. 

2.4 The nearest neighbouring properties to the Pavilion are Nos 83 and 85 
West Drive, and share a rear garden boundary with the site, 
approximately 10m from the nearest elevation of the Pavilion. The rear 
boundary of No.83 is characterised by a thick tall hedgerow, whilst the 
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boundary with No.85 being defined by a mixture of a wooden fence and 
thick hedgerow rising to approximately 3m.

  
3. DESCRIPTION OF THE PROPOSAL 

3.1 This application seeks consent to vary condition 12 of planning 
application HPK/2015/0423 which states the following:

“The approved facility shall not operate outside the hours of 08:00 to 
22:00 hours on any given day”

Reason:- In order that the amenities enjoyed by the occupants of the 
adjacent dwellings shall not be injured, in accordance with Policy GD5 
of the High Peak Saved Local Plan Policies 2008

3.2 HPK/2017/0494 granted a variation to the permitted hours of operation 
for a period 12 months to assess the impact on residential amenity. 
This was to allow assessment of whether the revised opening hours 
could be carried out in harmony with neighbouring development without 
adversely affecting their amenity.  Condition 12 permitted the following 
hours: 

The approved facility shall not operate outside the hours of 08:00 – 
23:00 Monday to Thursday; 08:00 – 23:30 Fridays, Saturdays, and 
Sundays which precede a Bank Holiday

3.3 The applicant now seeks to permanently operate the pavilion under the 
hours approved by application HPK/2017/0494.   

3.4 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/ApplicationSearchServle
t?PKID=226873 

4. RELEVANT PLANNING HISTORY

HPK/2015/0423 Construction of a new changing pavilion with 
access road & parking amendments, with re-
levelling and drainage of a soccer pitch (Approved 
21st October 2015)

HPK/2017/0494 Variation of Condition 12 (opening hours) relating 
to HPK/2015/0423 (Approved 19th December 
2017)

5. PLANNING POLICIES RELEVANT TO THE DECISION

http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=226873
http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=226873


3

High Peak local Plan 2016

S1 Sustainable Development Principles
S1a Presumption in Favour of Sustainable Development
EQ6 Design and Place Making

National Planning Policy Framework

Achieving Sustainable Development Chapter 2
Conserving and enhancing the Natural Environment Paragraph 170

6. CONSULTATIONS CARRIED OUT

Site notice Expiry date for comments:  28th September 2018
Neighbour letters Expiry date for comments: 13th September 2018
Press Notice Expiry date for comments: N/A

Neighbours

6.1 2 x comments have been received from members of the public which 
are presented below:

“I have no doubt that this is a done deal but I would like it taking into 
consideration that as the access road to Tintwistle Athletic FC goes 
down the side of our bungalow and the facility is directly behind our 
bungalow, any traffic noise/disruption and loud music/entertainment be 
kept to an absolute minimum at night. I would ask how long it will be 
before they ask for a further extension? We are not kill joys as they 
teach ‘respect’ at football clubs it also extends to neighbours and their 
properties.”

“I expect that this proposal is inevitable, however, having a garden that 
is directly next to the football pitch we do hear on a regular basis 
embarrassingly colourful language which is unacceptable when young 
children are present.  We are concerned about this continuing into the 
late hours and escalating into aggressive behaviour and disruption to 
the local neighbours. We hope that the people that are using this 
facility respect that this is a residential area and neighbours may be in 
bed before the venue closes and therefore keep noise to a minimum.”

6.2 The Local Authority has received a substantial number of 
representations (96) in support of this application. A selection of the 
key expressions of support are summarised below:

- Much needed and well used facility by all ages of local community
- Extended hours will maximise the use and allow extra activities
- Club has become an essential part of the community
- Members are responsible and will respect amenity of neighbouring 
residents
- Extended indoor activities would not be obtrusive to neighbours
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- Extended hours will generate much needed revenue for the club
- No disruption within last 12 months  
- Refusal of the scheme may see investment side-lined

Consultee Comment

Tintwistle 
Parish Council

No comments received

DCC Highways No objection

Environmental 
Health

There is a temptation to allow the opening hours to creep, 
however the site is accessed via a residential estate, and 
located in a quiet residential area. The decision of the planning 
committee for HPK/2017/0494 appears to be appropriately 
protective of amenity. 

I think the development has demonstrated it should be granted 
permanent approval.

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 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 11 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 
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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.

Principle of Development

7.5 The site is situated outside the settlement boundary of Tintwistle as 
defined within the adopted Proposals Map and therefore lies within the 
countryside. The application site is not constrained by any sensitive 
statutory designation and as such the presumption in favour of 
sustainable development is engaged. 

7.6 Given the nature of the application and that it is seeking a variation of 
condition to a planning application which has been granted, the 
principle of development in this location has been established, and is 
not an issue in the determination of this application.

7.7 The main issue to consider in determining this application is whether 
there would be any adverse impact to the residential amenity of current  
occupiers of neighbouring properties on West Drive, which is assessed 
below.

Amenity

7.8 Paragraph 127 of the NPPF requires all developments to secure a high 
standard of amenity for all existing and future occupants of land and 
buildings. Adopted Local Plan Policy EQ6 outlines that developments 
should achieve a satisfactory relationship to adjacent development and 
not cause unacceptable effects including noise, light pollution and other 
adverse impacts on local amenity.

7.9 Two representations have been received from members of the public 
commenting on the need to consider residents amenity and concerns 
as to whether further extensions of opening would be applied for if this 
variation is approved.

7.10 The closest residents to the pavilion are numbers 83 and 85 West 
Drive, located between 15m-25m from the pavilion building itself with 
their rear garden areas and substantial boundary treatments located in 
between. It is recognised that the increase in opening times will cause 
additional noise and disturbance to surrounding residents, particularly 
due to the relatively small intervening distance between the buildings.  

7.12 Moreover, the existing access is positioned between number 81 and 85 
West Drive, and therefore its continued use late into the evening would 
cause some disturbance to the neighbouring properties. However it is 
recognised that the new pavilion does have an important role in 
providing facilities for the local community, therefore in order to allow 
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its continued operation, it is recommended that the extended openings 
times be restricted to Friday and Saturdays and on Sundays preceding 
a bank holiday. Opening times Monday to Thursdays would remain 
until 11pm as per the hours agreed under HPK/2017/0494. 

7.13 It is considered that this would provide a reasonable balance between 
protecting the existing residents from late night noise and disturbance 
whilst sustaining the community facility.   

7.14 As per the previous application, Environmental Health have been 
consulted, and have commented that the hours of opening that were 
previously approved under HPK/2017/0494 represent an appropriate 
balance between promoting the use of the community facility and 
preserving the amenity of local residents. They have verbally confirmed 
that no complaints have been made to the Council following the 
approval of extended opening hours in December 2017.

7.15 As such, the application to vary Condition 12 to allow these hours to 
operate for the lifetime of the development are considered to be 
reasonable and would not have any adverse impact on neighbouring 
amenity, in line with Policy EQ6 of the Local Plan and paragraph 127 of 
the NPPF.

Planning balance & Conclusion

7.15 It is recognised that community facilities are important in supporting the 
vitality of local communities. The proposed variation of operating hours 
would allow the Football Club to hold events/functions and 
accommodate other community activities particularly at weekends. 

7.16 The increase in opening times are consistent with those agreed under 
the previously approved temporary variation under HPK/2017/0494 and 
would enable a variety of community groups to use the facility and the 
generation of much needed income to sustain the sports pavilion and 
community facility, particularly for the younger generation. 

7.17 Therefore, with the extended time permitted over a weekend, this 
would strike the right balance between the protecting residential 
amenity and the needs of the Club. It is therefore considered that 
subject to the imposition of the conditions listed below, the 
development would meet the relevant policies of the adopted Local 
Plan and guidance contained with the NPPF. 
       

        8. RECOMMENDATIONS

A. APPROVE to vary condition 12 relating to HPK/2015/0423 as follows;

1. The approved facility shall not operate outside the following hours:
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08:00 to 23:00 hours on Monday – Thursday and Sundays not preceding a 
Bank Holiday; and 08:00 to 23:30 on Fridays, Saturdays, and Sundays which 
do precede a Bank Holiday

Reason:- For the avoidance of doubt and to protect the residential amenity of 
neighbouring properties in line with Policy EQ6 of the Local Plan and relevant 
policies within the National Planning Policy Framework.

2. All windows shall remain closed after 10pm on a Friday, Saturday and 
Sunday preceding any bank holiday.  

Reason:- For the avoidance of doubt and to protect the residential amenity of 
neighbouring properties in line with Policy EQ6 of the Local Plan and relevant 
policies within the National Planning Policy Framework.

3. Conditions as imposed under HPK/2015/0423.

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 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


