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HIGH PEAK BOROUGH COUNCIL
DEVELOPMENT CONTROL COMMITTEE

Date 3 December 2018 

Application 
No:

HPK/2018/0496

Location Silverlands, Buxton Football Club
Proposal Variation of Condition 6 relating to HPK/2017/0620
Applicant Mr Robert Turner
Agent N/A
Parish/ward Buxton Central Date registered 2nd October 

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 original application for replacement 
floodlighting, educational facility buildings, and a replacement artificial 
playing surface (HPK/2017/0620) was a Major Application.

2. DESCRIPTION OF THE SITE AND ITS SURROUNDINGS

2.1 The application site comprises a parcel of land adjacent to Silverlands,
Buxton, operated by Buxton Football Club; a semi professional club 
which currently competes in the Evostick Northern Premier League (the 
7th Tier in the English football pyramid). 

2.2 The site comprises a grass playing pitch measuring 104m x 74m, 
associated stands/terraces and ancillary structures. These are made 
up of two stands on the northern and western sides of the pitch; two 
terrace alongside the southern and eastern sides of the pitch; a 
clubhouse/bar facility; toilet block; catering facilities; and director’s box.

2.3 The site is bounded to the north by the public highway and Police 
headquarters beyond. To the south of the site sit two blocks of 
residential development. Terraced properties off Mill Court are 
positioned on the western side of the southern boundary whilst newer 
development off Woodside is located further east. The Ashbourne 
quarry railway line lies to the west whilst allotment gardens are situated 
beyond the eastern boundary.
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3. DESCRIPTION OF THE PROPOSAL 

3.1 The site was subject to a previous application for the replacement of 
floodlights, the installation of a 3G artificial playing surface, and new 
educational facilities, which was approved under (HPK/2017/0620).

3.2 The new artificial playing pitch and educational facilities are now used 
by a number of various groups within the local and wider community, in 
addition to both first team and reserve team training and matches. The 
pitch is in use until 22:00hrs 7 days per week.

3.3 Condition 6 of planning consent HPK/2017/0620 states: 

6. The use of the floodlighting hereby approved shall only be permitted 
between the hours of 07:00 - 22:00. The floodlighting shall be permitted 
for a maximum of 3 days of a calendar year from 07:00-23:00 to allow 
for evening cup fixtures to allow for the potential of extra time and 
penalties
Reason: n order to ensure that the amenity of neighbouring properties 
is protected in accordance with Policy EQ6 of the Local Plan

3.4 Following an enforcement investigation which has established that the 
club are in breach of Condition 6, due to operating the floodlights 
beyond 22:00 on more than 3 occasions, this application seeks to 
variation to Condition and amend the operation hours of the 
floodlighting. Following discussions with the applicant and in light of 
objections from Environmental Health and members of the public, the 
proposed (revised) condition is as follows:

6. The use of the floodlighting hereby approved shall only be permitted 
between the hours of
- 07:00 – 22:10pm Monday – Friday & Sundays
- 07:00 – 20:00pm Saturdays
- 07:00 – 23:00pm Maximum of 6 x days per calendar year to allow 

for extra time and penalties in cup replays

4. RELEVANT PLANNING HISTORY

4.1 The following planning history is relevant to this proposal:

HPK/2017/0620 Provision of new accommodation for education facilities 
and replacement pitch and floodlights - Approved 3rd May 
2018

5. PLANNING POLICIES RELEVANT TO THE DECISION

High Peak local Plan 2016

S1 Sustainable Development Principles
S1a Presumption in Favour of Sustainable Development
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S7 Buxton Sub-area Strategy
EQ6 Design and Place Making
CF5 Provision and Retention of Local Community Services and Facilities

National Planning Policy Framework

Achieving Sustainable Development Chapter 2
Promoting Healthy and Safe Communities Chapter 8
Achieving Well Designed Places Chapter 12

6. CONSULTATIONS CARRIED OUT

Site notice Expiry date for comments:  21st November 2018

Neighbour letters Expiry date for comments: 31st October 2018

Press Notice Expiry date for comments: 29th November 2018

Neighbours

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

Objection 1:

 Football Club already has permission to use the facility to a very liberal 
operating regime of 7 days a week. As a resident living within close 
proximity, the light pollution from the floodlights is already a nuisance 
particularly at night.

 Football Club claims that as it hires out the facility until 22:00, it is not 
possible for users to vacate the pitch and for the floodlights to be 
switched off and that in order to meet the existing deadline, a new 
condition allowing for extra time is needed. In my view this would lead 
to a greater loss of amenity for local residents 

 More preferable solution would be for arrangements for users to vacate 
the pitch earlier to allow floodlights to be switches off on time and 
comply with the existing condition. The club could easily install a timing 
device to ensure that this is achieved.

 Completely unacceptable for the football club to want to generate as 
much revenue as possible from letting out its facility without due regard 
to the impacts on the amenity of neighbours living nearby

Objection 2:
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 Object in strongest possible terms. The lights are already very bright 
and on most nights until far too late at night. It is causing dreadful light 
pollution.

 It is impossible to sleep when there are glaring lights coming through 
the curtains. It is already unacceptable and I certainly will not stand for 
this awful situation being made even worse.

 We were not properly informed when the rugby club were moving here, 
there should have been letters through doors within the 
neighbourhood. I feel it was sneaked in as an alteration.

Consultee Comment

Environmental 
Health

Environmental 
Health 
(Revised 
Comments)

From what I can see of the submission, I can’t really see a 
justification for extending hours; the applicant hasn’t 
demonstrated a real need. Extending hours of operation 
beyond 22:00 will give rise to a considerable loss of amenity 
(tipping the balance) in a predominantly residential area that is 
not mitigated by a reduction in hours on Saturdays. 

With this in mind, I recommend we honour the considered 
outcome of the Planning Committee in HPK/2017/0620 and 
recommend refusal of the current application

I’m happy with the revised hours, but can we keep the early 
closing on Saturday (8.00 - 20.00)? I think with this any loss of 
amenity is balanced out/minimal.

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.
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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 
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 within the built up area boundary of Buxton. 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.

7.7 The main issue to consider in determining this application is the 
potential impacts to the residential amenity of current and future 
occupiers of neighbouring properties, 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 light pollution and other 
adverse impacts on local amenity.

7.9 Buxton FC competes in 3 x cup competitions throughout the season 
which have the potential to be decided by extra time and penalties in a 
replay. Cup replays usually takes place on either a Tuesday or a 
Wednesday evening. A replay would occur at Silverlands where the 
initial cup tie, played at the oppositions ground is drawn. The draw for 
each round in the cup is random.

7.10 The applicant advises that a standard evening (cup replay) football 
match kicks off at 7:45pm and typically ends between 9:45 and 
9:50pm. If extra time is required, a further 30 minutes play would take a 
game until between 10:20pm and 10:30pm to conclude (allowing for a 



6

brief period after full time and half time in extra time). If the match is 
drawn after extra time, penalty kicks are required to decide a replay. If 
penalties are required, a game would typically finish between 10:30pm 
and 10:40pm. The players would then need to warm down before 
vacating the playing surface, and therefore 23:00pm is the realistic and 
necessary time for floodlights to be switched off, in such an event.

7.11 A review of Buxton FC’s recent 10 year history show that the club 
compete in between 4 and 6 cup ties each season which have the 
potential to be decided by extra time and penalties. As the draw for the 
cup ties are random, there is potential (albeit limited) for up to 6 cup 
replays to take place at Silverlands in one season. If the club gain 
promotion and are more successful, the number of games could 
potentially increase, for example progressing beyond the qualifying 
rounds and into the early ‘proper’ rounds of the FA Cup, which begin in 
November.

7.12 The applicant initially sought extended operating hours of 10 x calendar 
days. However, in light of the above analysis, it is considered that there 
is a quantifiable evidence for an appropriate variation to Condition 6 
which makes provision for the unlikely, but possible, scenario of up to 6 
x cup replays taking place at Silverlands over the course of a calendar 
year.  The applicant is agreeable to this revised variation.

7.13 It is therefore considered that a variation to increase the number of 
calendar days for which the floodlights can operate until 23:00 from 3 
to 6 (as opposed to the 10 days that was originally applied for), strikes 
an appropriate balance between ensuring that the Football Club can 
continue to flourish and compete in every cup competition, whilst 
ensuring that the amenity of the neighbouring residents is protected.

7.14 Following discussions, the applicant also seek to extend the standard 
operating hours by 10 minutes until 22:10pm Monday – Friday and 
Sundays, to allow for groups using the artificial pitch to vacate the 
facility after completing sport and recreational activities at 22:00pm. To 
offset the minimal increase in operating times during the week, the 
applicant proposes to reduce the hours of operation on Saturdays by 2 
hours (07:00 - 20:00). This is considered to be reasonable and would 
not result in any further significant adverse harm to residential amenity.

7.15 In summary, the proposed variation of Condition 6 to HPK/2017/0620, 
which would increase the standard operating time of the floodlights by 
10 minutes until 22:10pm Monday – Friday and Sundays; reduce the 
hours on Saturdays until 20:00, and increases the number of calendar 
days for which the floodlights could operate until 23:00pm from 3 to 6 
(to facilitate extra time and penalties in cup replays) is not considered 
to result in any further significant harm to residential amenity, in 
accordance with Policy EQ6 of the Local Plan and paragraph 127 of 
the NPPF.
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Planning balance & Conclusion

7.16 The Football Club compete in 3 x cup competitions that have the 
potential to require extra time and penalties. The proposed variation to 
condition 6 is not considered to result in any further significant adverse 
harm to the residential amenity of neighbouring properties which would 
outweigh the benefits of facilitating an established and growing 
community facility. As such the application is considered to accord with 
Policy EQ6 of the Local Plan and relevant paragraphs contained within 
the NPPF. 

7.17 In conclusion, the application is considered to constitute a sustainable 
form of development, and in line with Policy S1a of the Local Plan and 
paragraph 11 of the NPPF, the application (in is agreed revised form) is 
recommended for approval, with all other conditions relating to 
HPK/2017/0620 continuing to apply.

        

8. RECOMMENDATIONS

A. APPROVE to vary condition 6 relating to HPK/2017/0620 as follows;

1. The use of the floodlighting hereby approved shall only be permitted 
between the hours of:
07:00 – 22:10 Monday-Friday & Sundays 
07:00 – 20:00 on Saturdays. 

The floodlighting shall be permitted for a maximum of 6 days of the 
calendar year from 07:00 – 23:00 to allow for evening cup fixtures to 
allow for the potential of extra time and penalties”

Reason:- In order to ensure that the amenity of neighbouring properties is 
protected in accordance with Policy EQ6 of the Local Plan 

2. Conditions as imposed under HPK/2017/0620

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 revised NPPF the Case 
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Officer has sought solutions where possible to secure a development that 
improves the economic, social and environmental conditions of the area.

Site plan


