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HIGH PEAK BOROUGH COUNCIL
DEVELOPMENT CONTROL COMMITTEE

Date 29th June 2020

Application 
No:

HPK/2020/0102

Location High Peak Golf Course, Waterswallows Road, Fairfield
Buxton, Derbyshire

Proposal Local changes to the existing golf course, including 
construction of 2 new golf greens (to replace 2 existing 
greens) and 5 new golf tees.  Creation of golf features 
(small grass mounds/hollows).  Local landscape 
planting.  Minor drainage works and creation of ditch

Applicant High Peak Borough Council 
Agent Mr Jonathan Tucker, STRI
Parish/ward Barms  Date registered 31st March 

2020
If you have a question about this report please contact: Jane 
Colley,  Jane.Colley@highpeak.gov.uk  Tel: 01298 28400 ext. 4981

REFERRAL

This application has been brought before the Development Control 
Committee as it involves development on Council owned land. 

1. SUMMARY OF RECOMMENDATION

Approve, subject to conditions.

2. DESCRIPTION OF THE SITE AND ITS SURROUNDINGS

2.1 The golf course is located to the north of Buxton and is dissected 
by the A6. It is an extensive area of open land either side of the road, 
covering approximately 24 hectares of land. Throughout the site are a 
number of matures trees, the most important being the avenue of trees 
which align either side of the A6.  

2.2 Footpath HP4/2/1 runs through the western segment of the Golf 
Course in a north/south direction. A right of way dissects the eastern 
side of the golf course in a diagonal alignment. 

 
  

3. DESCRIPTION OF THE PROPOSAL 

3.1 This application seeks planning permission to alter and amend a 
number of existing tees, greens and minor drainage works. In summary 
the proposals comprise:

mailto:Jane.Colley@highpeak.gov.uk
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 Hole 2 – Development of a new tee (min 5 x 8m) and extend hole 
by 20m. Infill rough hollow (quarry area) to hole 2.

 Hole 9 – Tee to be extended by 15m maintaining the tee at the 
same level.

 Hole 10 – This will be shortened. The tee will be moved forward 
of the current access road to leave sufficient room behind for a 
new hedge. Tee to be raised from ground level by 300mm. Green 
to be moved back by 10m and be a two tier green. Additional 
planting through the right hand side of the hole will screen and 
partially protect the A6. Additional planting to the back of the 
green will supplement the existing and screen hole 9. 

 Hole 14 – Move the green back by approximately 20m nearer the 
tee with additional bunkers. A substantial belt of trees to be 
introduced around the back of the green to provide a good visual 
backdrop to the green and protection from the road. Additional 
lower level shrub planting (green side) to provide additional 
screening. Form a ditch through the existing valley to hole 14 to 
help drainage and add to the challenge of the hole. 

 Hole 15 – Relocation of the tee forward that will shorten the hole 
by approximately 22m with screening at the rear of the tee with 
an instant 2m hedge. A fence may be added for additional 
security and noise suppression. The difficulty of the hole would 
be maintained through additional grass mound and hollows both 
sides of the fairway where it narrows and revisions to the 
bunkering at the green. 

 Hole 16 – Additional tee area to be developed to the rear of the 
existing by filling with inert material, with increase in elevation 
(+0.5m) above existing tee surface level.

3.3 New screening by way of new trees, hedgerows and “living” walls 
will provide acoustic barriers to Holes 14 and 15, which will be 
positioned close to the new link road and roundabout. New drainage is 
proposed through the provision of new pipes to direct water to infiltration 
basins/soakaways or ponds (Pells Dam). It is not to proposed to 
increase the rate of drainage discharge from the site, and will remain at 
comparable to existing greenfield run off rates.  

3.4 The application is accompanied by a topographical survey of those 
tees affected by the proposals, a Design and Access Statement, 
Heritage Statement and an Ecological Survey.  

3.5 Full details of the planning application can be reviewed at: 
http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet
?PKID=238613 

http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=238613
http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=238613
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4. RELEVANT PLANNING HISTORY

4.1 The following is a summary of the relevant planning application 
relating to the site.

HPK/0003/2867 Replace old and dilapidated 
shelters

Approved 
2.11.1993

HPK/0002/6581 Extension to the 10th tee to allow 
present tee to recover from use

Approved 
25.5.1988

5. PLANNING POLICIES RELEVANT TO THE DECISION

High Peak Local Plan Submission 2016

S1 – Sustainable Development Principles
S1a – Presumption in Favour of Sustainable Development
EQ1 – Climate Change
EQ2 – Landscape Character
EQ3 – Rural Development
EQ6 – Design and Place Making
EQ7 – Built and Historic Environment
EQ9 – Trees, Woodland and Hedgerows
CF4  - Open space, Sports and Recreation Facilities 
CF6 – Accessibility and Transport
E2 - Employment Land Allocations 
H2 - Housing Allocations
DS17 - Land at Hogshaw, Buxton 
DS18  - Land west of Tongue Lane, Fairfield, Buxton –
DS21 - Tongue Land (land south of Tongue Lane Industrial Estate) 

Supplementary Planning Guidance
Landscape Character Appraisal 

National Planning Policy Framework

Section 2: Achieving sustainable development 
Section 4:  Decision making
Section 8: Promoting healthy and safe communities – 
Section 9: Promoting sustainable development
Section 12: Achieving well-designed places
Section 15: Conserving and enhancing the natural environment 
Section 16: Conserving and enhancing the historic environment
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6. CONSULTATIONS CARRIED OUT

Site notice Expiry date for comments: 06/05/2020
Neighbour letters Expiry date for comments: 22/04/2020
Press notice Expiry date for comments: 30/04/2020

Neighbours

One email of objection has been received stating: 

 HPBC currently has an outstanding planning application via DCC 
for the proposed Fairfield Roundabout and Spur roads. Without 
planning approval being given for these golf course changes on 
Fairfield Common (public land) then the roundabout changes 
have difficulty in proceeding in their current form.

 Any financial support by HPBC or DCC to enable these golf club 
course changes would be highly questionable bearing in mind the 
contentious nature of the roundabout application and the 
changes to Common Land.

 The inevitable changes to Common Land are recognised in 
supporting documentation from the Golf Club for their application 
and by DCC in supporting documentation for the roundabout 
application. These changes to Common Land are contentious. 
The changes to the golf course via this application further enable 
the contentious roundabout application to progress.

 Object to these changes to Fairfield Common proposed in this 
application as unnecessary, not for the general public good and  
harmful to Fairfield Common and its public amenity.

Two emails of support have been received stating:

 This looks like an excellent proposal which will support the 
development of Buxton. The improvement in traffic flow and 
subsequent enhancement of Buxton as a tourist destination will 
avoid the huge congestion which builds up on Fairfield Road and 
way down the A6.

 I fully support this application and recognise that while there will 
be some temporary disruption to the A6 and to the golf course, it 
will be a worthwhile development in the long run.

 It will improve the golf course and the local area of Fairfield for all 
residents.

Consultee Comment Officer 
response

DCC Highway 
Authority

No objection.
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DCC County 
Archaeologist

Additional comments:
No objection. On balance given the nature 
and location of the known/potential 
archaeology I do not feel that the 
groundworks are intrusive enough to merit 
archaeological involvement. All but a 
couple of the new elements are essentially 
filling above existing levels, and your 
topsoil strip at max 200mm is not going to 
expose an archaeological level. 

Initial comments:
The archaeological interest within the 
proposal site comprises the line of the 
Buxton to Melandra Roman road 
(Derbyshire HER MDR343 and 
MDR11199), thought to run close to the 
western edge of the Common, although 
finds of Roman material (a spearhead, 
horseshoe and coins) within the wider 
Common area might suggest more 
extensive Roman potential in this area, and 
potential for medieval archaeology close to 
the historic centre of Fairfield around the 
area of the church.

The layout of the proposed roundabout on 
the Common (around which these 
proposals seem to be structured) is the 
subject of a live planning application and 
has raised some concerns regarding harm 
to the Fairfield Conservation Area. 

In terms of below-ground archaeology the 
application lacks detail to fully understand 
the level of ground impact arising from the 
new features proposed within the golf 
course. Although plans identify the location 
of proposed elements they do not show the 
balance of cut and fill or quantify depths of 
proposed cut. 

I recommend that the applicant is asked to 
better quantify the location, extent and 
depth of proposed excavation to enable an 
assessment of potential archaeological 
impacts to be made, particularly in close 
proximity to the known heritage assets on 
the western side of the site.
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Environmental 
Health Officer 

No comments to make.

Arboriculture 
Officer

Awaiting comments. 

Conservation 
Officer 

The golf course is a significant part of the 
Conservation Area and its open aspect is 
an essential part of the historic character of 
this area of common/recreation land. It also 
allows views across to residential areas on 
Waterswallows Road and St Peter’s Road 
and provides an open setting to the edge of 
the town. The proposed greens, golf tee 
areas and re-working of some of the land 
will not affect the character and 
appearance of the area. I assume that this 
land has already been disturbed by the 
construction of the golf course and most 
works will be cut and fill to existing 
disturbed ground. 

My only concern arises from the 2 metre 
high acoustic green barrier which could 
look rather artificial without additional 
planting to merge it into the landscape and 
I think we need to see more details. This is 
not addressed in the heritage statement. 

DCC Lead 
Local Flood 
Authority

Due to the nature of the proposals the 
LLFA have no comment to make.

DCC Minerals 
Team

This site is underlain by resources of 
Carboniferous Limestone (a resource of 
national importance), as shown on the 
BGS Mineral Resource Map, and is 
covered by the Mineral Consultation Area 
(MCA), as defined in the Derby and 
Derbyshire Minerals Local Plan. The MCA
ensures that minerals of economic 
importance are safeguarded and are, 
therefore, taken into account in the 
assessment of applications for non-mineral 
development to avoid their sterilisation.

Paragraph 204 of the NPPF sets out that 
Local Plans should define Mineral 
Safeguarding Areas and include policies to 
ensure that known locations of specific 
mineral resources of local and national 
importance are not sterilised by non-
mineral development.
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Policy MP17 of the adopted Minerals Local 
Plan states that the mineral planning 
authority will resist proposals for 
development which would sterilise 
economically workable mineral deposits,
except where there is considered to be an 
overriding need for the development and it 
is shown that prior extraction of the mineral 
cannot reasonably be undertaken or is 
unlikely to be practicable or 
environmentally acceptable.

In this particular case, from the information 
provided, it appears that the area affected 
by the proposal is relatively small and is 
unlikely to have a significant impact on the 
underlying mineral resource. Also, it is 
considered that the particular nature of the 
use would not lead to the sterilisation of the 
limestone resource in this case; the 
underlying resource would still technically
be accessible and available if required at 
some time in the future. In addition, in this 
respect, it is worth noting that the site has 
not been put forward, or identified as being 
required, for mineral extraction in the plan 
period to 2036.

As a result, on balance, we would not have 
any objections to this proposal in terms of 
its impact on the underlying limestone 
resource. I note that proposed alterations 
to the golf course are made in conjunction 
with the proposed roundabout which this 
Authority is currently considering 
(CD1/0220/76).

HPBC Policy 
Officer 

Background / History:
The golf course is located to the NE of 
Buxton, adjacent to the built-up area 
boundary. The re-configuration of the golf 
course is directly linked to the proposed 
route of the Fairfield Link Road and a new 
roundabout which is to enable the delivery 
of Local Plan allocations accessed off the 
A6 to the north and east at Hogshaw and 
Fairfield. The site is located in the Fairfield 
Conservation Area outside the Buxton 
built-up area boundary.
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Policy Considerations:

National Policy
Para 11 NPPF – ‘Plans and decisions  
should apply a presumption in favour of 
sustainable development, approving 
development proposals that accord with 
the development plan without delay’. 

Para 104 NPPF  – ‘planning policies should 
identify and protect, where there is robust 
evidence, sites and routes which could be 
critical in developing  infrastructure to 
widen transport choice and realise 
opportunities for large scale development’ . 

Para 170 NPPF – ‘planning policies and 
decisions should contribute to and enhance 
the natural and local environment by 
protecting and enhancing valued 
landscapes…..’

Para 189 NPPF -  ‘in determining 
applications, LPA’s should require and 
applicant to describe the significance of 
any heritage assets affected, including any 
contribution made by their setting.’

High Peak Local Plan

Policies of particular relevance include:

Policy S7 Buxton Sub-area strategy:
- Requires protection of the quality and 

supply of natural mineral water. 
Development, including proposals for 
SuDS should have regard to the Buxton 
Mineral Water Catchment Area, and 
Nitrate Vulnerable and Groundwater 
Source Protection Zones in terms of 
their impact on water quality and 
quantity.

- Requires new development to 
demonstrate compliance with Policy 
EQ1 in relation to the adoption of high 
water efficiency standards and 
measures to recycle and minimise 
water consumption.

- Requires working with partner 
organisations through the River Wye 
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Water Pollution Plan to protect water 
quality on the River Wye SSSI which is 
a component of the Peak District Dales 
Special Area of Conservation (SAC).

- Protection and enhancement of sites 
designated for their environmental 
value including…….outdoor sports 
facilities and allotments.

- Ensuring that development protects 
and/or enhances the landscape 
character and the setting of the Peak 
District National Park.

- Safeguards the route of the proposed 
Fairfield Link Road as identified on the 
Policies Map. The road will provide 
access to new developments at 
Hogshaw and Fairfield. 

Policy E2 Employment Land Allocations – 
Tongue Lane extension (2ha).

Policy H2 Housing Allocations – Land at 
Hogshaw (124 dwellings) Land west of 
Tongue Lane Fairfield (139 dwellings)

Policy EQ2 Landscape Character - Seek to 
protect, enhance and restore the 
landscape character of the Plan Area.  The 
Landscape Character type for this area is 
Plateau Pastures.

Policy EQ3 Rural Development – Supports 
development associated with recreational 
and open space uses in accessible and 
least environmentally sensitive locations.

Policy EQ7 Built and Historic Environment 
– Particular protection will be given to 
designated and non-designated heritage 
assets and their settings 
including…….Conservation Areas.

Policy EQ9  Trees, Woodland and 
hedgerows – The Council will protect 
existing trees, woodlands and 
hedgerows……

Policy CF4 Open Space, Sports and 
Recreation Facilities – The Council will 
seek to protect, maintain and where 
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possible enhance existing open spaces, 
sport and recreational buildings and land 
……

Policy CF6 Accessibility and Transport – 
Support highways improvements required 
to address the cumulative impact of 
development across High Peak as 
identified in the High Peak Local Plan 
Transport Study and Infrastructure 
Development Plan.

Policy DS17 Land at Hogshaw, Buxton – 
States that the housing allocation is subject 
to the provision of a new vehicular access 
from the A6 at Fairfield Common.  The 
supporting text states that the Local Plan 
proposes a new roundabout at Fairfield 
Common which lies within the 
Conservation Area. A local distributor road 
would also be required from this 
roundabout to access the site. 

Policy DS18 Land west of Tongue Lane, 
Fairfield, Buxton – States that the housing 
allocation is subject to the provision of 
infrastructure, in particular the new Fairfield 
Link road……

Policy DS21 Tongue Land (land south of 
Tongue Lane Industrial Estate) Buxton – 
States that the Fairfield Link Road needs to 
be provided through this B1b/c, B2 and B8 
use  site.

Comments

 The golf club is affected by the 
proposed Fairfield Link Road and a new 
roundabout which is why modifications 
to the golf course are required. HPBC 
and DCC have been working together 
to ensure that an appropriate junction 
layout capable of meeting the 
development needs of the new Local 
Plan sites is provided.  The proposed 
mitigation works to the golf course 
consisting of the relocation of 
tees/greens, removal of a tree and 
some replacement screening would 
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provide the opportunity to unlock 
access to allocated housing and 
employment sites.

 Golf courses are not considered within 
the High Peak 2017 Open Space Study 
or Playing Pitch Strategy.  

 Particular consideration should be given 
to landscape character and the historic 
environment:

o ‘Plateau Pastures’: landscape 
character, key landscape 
characteristics to consider and 
development principles are set 
out in the Council’s Landscape 
Character SPD (2006).  

o The applicant has submitted a 
Heritage Impact Assessment. 
The Fairfield Conservation 
Character Appraisal refers to the 
area’s special historic character 
and appearance and includes 
reference to the use of Fairfield 
Common as a golf course.

Peak & 
Northern 
Footpath 
Society

According to the application neither of the 
footpaths across the site are to be altered 
(Buxton Footpath 2 and Bridleway 10).  We 
would expect however that they remain 
open and safe during and after any period 
of works and that this is required by a 
condition attached to any permission.

Derbyshire 
Wildlife Trust 

We consider that the ecological report has 
been undertaken to an acceptable 
standard and provides a thorough 
assessment of the ecological features at 
the site. The report has evaluated likely 
impacts and sets out recommendations for 
mitigation and enhancements as well as 
further surveys work as necessary.

We consider that provided that the 
recommendations set out in the report are 
implemented as part of the construction 
phase and subsequently in relation to site 
enhancement there should be no net loss 
of biodiversity at the site.

We would therefore advise the LPA to 
attach conditions if planning permission 
granted relating to the protection of 



12

breeding birds during construction, survey 
of any recent badger activity within 30m of 
the site boundary, construction 
environmental management plans 
(biodiversity) and a Biodiversity, 
enhancement and management plan.

7. POLICY AND MATERIAL CONSIDERATIONS 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 2016. 

7.3 Paragraph 11 of the National Planning Policy Framework (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; or 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 application lies within the open countryside where policy EQ3 
states that outside settlement boundaries, new development will be 
strictly controlled in order to protect the landscapes intrinsic character 
and distinctiveness, including the character, appearance and integrity of 
the historic and cultural environment and setting of the National Park. 
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This will be achieved by supporting development associated with 
recreational and open space uses in accessible and least 
environmentally sensitive locations.  

7.6 Policy CF4 seeks to protect, maintain, and where possible enhance 
existing open spaces, sport and recreation buildings. This will be 
achieved by supporting improvements to existing recreation, play and 
sports facilities.

7.7 The purpose of this application is two fold; to reconfigure a number 
of the existing tees in response to the anticipated new Fairfield link road 
and roundabout and secondly, to upgrade remaining areas of the golf 
course. The County Council are currently considering an application for 
the link road and roundabout.  The new Link Road and roundabout are 
considered vital to the delivery of a number of allocated housing sites 
identified under Policy H2, including Land at Hogshaw (124 dwellings), 
to the west of Tongue Lane (139 dwellings) and the Tongue Lane 
employment land extension, identified under Policy E2. 

7.8 Holes 14 and 15 are those most affected by the positioning of the 
new link road and roundabout. Specifically Hole 14 will be relocated 
north of its current position by 21m to increase the separation from the 
new road. Hole 15 will be shortened with new sand bunkers. Additional 
tees will be formed at holes 2, 9 and 16, with tee areas elevated. Across 
the site, with the exception of the 2nd hole, land levels will alter with an 
overall balance of cut and fill across the tees.  However in respect of 
Holes 2, 9 and 16, along with the infill of a small quarry area, inert 
material consisting of approximately 3000 cu m will be imported to the 
site.  The alterations to the greens will be supported by new drainage to 
existing soakaways and a modest enlargement of an existing pond (Pell 
dam).
  
7.9 The Golf Course is a well established recreational facility, positioned 
in an accessible location on one of the principle routes into Buxton. As a 
recreational facility, the general principle of development is considered 
to be acceptable provided that the proposals meet matters relating 
design and the impact on designated heritage assets, archaeology, 
ecology, residential amenity and highway matters.   

Impact on designated Heritage Assets

7.10 Section 72 of the Town and Country Planning (Conservation and 
Listed Buildings) Act 1990 places a statutory duty on the Local Planning 
Authority (LPA) to pay special attention to the desirability of preserving 
and enhancing the character and appearance of conservation areas. 
This duty is embodied in the NPPF which requires the LPA to set out in 
their Local Plan a positive strategy for the conservation and enjoyment 
of the historic environment, including heritage assets. Paragraph 185 of 
the NPPF advises that Local Planning Authorities should:
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 ‘”set out a positive strategy for the conservation and enjoyment of the 
historic environment, including heritage assets most at risk through 
neglect, decay or other treats. This strategy should take into account: 

 the desirability of sustaining and enhancing the significance of 
heritage assets and putting them to viable uses consistent with 
their conservation;

 the wider social, cultural, economic and environmental benefits 
that conservation of the historic environment can bring;

 the desirability of new development making a positive 
contribution to local character and distinctiveness; and

 opportunities to draw on the contribution made by the historic 
environment to the character of a place.”

7.11 Equally, Section 66(1) of the Planning (Listed Buildings and 
Conservation Areas) Act 1990 requires, in considering whether to grant 
planning permission for development which affects a Listed Building or 
its setting, special regard shall be had to the desirability of preserving 
the building or its setting. The National Planning Policy Framework 
indicates that when considering the harm to an asset, great weight 
should be given to the asset’s conservation; and, the more important the 
asset, the greater the weight should be.

7.12 The site lies within the Fairfield Conservation Area, which was 
designated in 1994. To the south west lie two Grade II Listed buildings, 
St Peter’s Church and Fairfield Vicarage. The adopted Fairfield 
Conservation Area Appraisal identifies three distinct areas within the 
conservation area including Fairfield common (Area 3), which the golf 
course lies wholly within. The Appraisal states that: 

Area 3 is an open area of flat land left to the Parish in the 1772 
Enclosure Act. The Common has been used as a racecourse, grazing 
land and golf course. It is intersected by the main A6 Manchester to 
Buxton road which runs through the centre of the common and is lined 
with mature trees. 

7.13 The works proposed involve the reconfiguration of a number of 
existing greens to facilitate works which are required to support the new 
link road which is currently the subject of a planning application under 
consideration by the County Council. At the same time, the Golf Club 
also wish to secure consent for other works to a number of other holes, 
which are not in connection with the link road. Whilst the works involve 
some earthworks, the overall visual effect will be limited to the 
immediate area on which the greens are positioned. 

7.14 Two listed building are positioned to the south west, St Peters 
Church   and to the south, Fairfield Vicarage, Grade II listed buildings. 
The works to the golf course will be not bring the site closer to these 
buildings. In respect of St Peters Church, the former Devonshire Arms 
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public house and in part houses along North Road will continue to 
screen the golf course and the development. Fairfield Vicarage to the 
south of Waterswallows Road is already screened from the golf course 
by the presence of other houses. Overall it is considered that the 
development would not harm the setting of either listed building.    

7.15 The golf course already has a man made appearance in the 
Conservation Area, being a well maintained and manicured area of land. 
It is considered that the proposed works will not have any noticeable 
impact on the character and appearance of the conservation area. 
Although the conservation officer has raised some concern over the use 
of “living” walls adjacent to holes 14 and 15, which comprises a woven 
willow screen, additional landscaping is proposed to the rear of the 
screen serving hole 14, which will eventually soften its appearance. 
Given the visual impact of the wider golf course with its well maintained 
appearance and landscaping, the works will continue to retain the open 
character of the golf course, which is one of its defining characteristics 
in the conservation area and continue to be viewed as an artificial 
landscape. As such it is considered that the development would not 
harm the character and appearance of the conservation area or the 
setting of the listed buildings. 
 

Impact on Residential Amenity

7.16 Policy EQ6 of the adopted Local Plan requires new development to 
achieve a satisfactory relationship with adjacent development taking 
account of factors such as overlooking, privacy and overshadowing. 

7.17 The closest residential properties’ to the golf course are along 
Waterswallows Road to the south, Nunsfield Farm to the west, the 
Devonshire Cottages (the former Devonshire public house) to the south 
west and Barms Farm to the north. Although there will be some 
disturbance to residents as a result of the works, particularly when the 
cut and fill operations and the importation of the inert material occurs, 
this is not considered to be significant, as this will be set against the 
background traffic noise of the A6. The alterations to the greens 
themselves, will have no greater impact on the residential amenities 
than the present situation. 

7.18 Overall the impact on residential amenity is not considered to be a 
constraint to the development works proposed. 

Archaeological Matters

7.19 Policy EQ7 requires new development to not have a significant 
adverse impact on areas of archaeological interest. Where 
archaeological features are discovered they should be recorded and 
retained in situ. 
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7.20 The archaeological interest within the site comprises the line of the 
Buxton to Melandra Roman road (Derbyshire HER MDR343 and 
MDR11199), thought to run close to the western edge of the Common, 
although finds of Roman material (a spearhead, horseshoe and coins) 
within the wider Common area may suggest more extensive Roman 
potential in this area, and potential for medieval archaeology close to 
the historic centre of Fairfield around the area of the church.

7.21 Since the initial comments by the County Archaeologist, the 
applicant has confirmed that the earthworks methodology would involve 
a strip of topsoil to a 150-200mm depth, followed by fill/grading to the 
surfaces and replacement topsoil on completion. The County 
Archaeologist considers that the groundworks are not intrusive enough 
to merit archaeological involvement. Accordingly the known 
archaeological features in the area would not be harmed as a result of 
the works, and therefore archaeological considerations are not 
considered to be a constraint to the development. 

Ecological Matters

7.22 Policy EQ5 set outs that biodiversity interests should be protected 
and where possible enhanced. The application is accompanied by an 
Ecological Report which confirms that ecological surveys (Phase 1) 
were undertaken in April 2019, September 2019 and March 2020. The 
survey considered existing flora, greater crested newts and other 
amphibians, reptiles, bats and badgers. 

7.23 The Peak District Dales SAC lies approx. 1m from the site, the 
South Pennine Moors SAC 2.8km and the Peak District SPA 2.8km from 
the application site. Nationally, the Wye Valley SSSI and the 
Waterswallows Quarry SSSI are both located approximately 1km away. 
A number of other locally designated wildlife site lie within the vicinity of 
the site. 

7.24 The ecological report concludes that the development proposals 
will not harm any biodiversity interests provided that an updated badger 
report is prepared prior to commencement of works and that the minor 
enlargement works to Pells Dam (a pond) are undertaken between 
November and January to avoid the amphibian breeding season. 
Derbyshire Wildlife Trust have reviewed the ecological report and 
conclude that they have no objection to the development proposals 
subject to the implementation of the recommendations set out in the 
report and a number of planning conditions. They conclude that subject 
to the recommended conditions, that there would be no net loss of 
biodiversity at the site.  

7.25 Although there are a number of European important sites, 
nationally designated sites and locally designated wildlife site within the 
vicinity of the application site, none of these would be directly or in 
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directly affected by the proposals given the distance, and that traffic 
levels associated with the development works would not increase 
overall. Accordingly it is considered that the development would not 
harm any ecological interests and there would be no net loss of 
biodiversity, in accordance with Policy EQ5 of the Local Plan. 

 
Access and Highway safety

7.26 Policy CF6 seeks to ensure that new development can be safety 
accessed for all and car parking levels in accordance with the car 
parking guidance contained at Appendix 1 of the adopted Local Plan. 

7.27 The development proposals would not involve any alterations to 
existing access arrangements. Although the proposals are in part, 
required to facilitate the new link road and roundabout, any highway 
implications are a matter for Derbyshire County Council to address as 
part of those development proposals. 

7.28 The are two public rights of way across the site, a right of way to 
the west and a bridleway to the east. However neither would be affected 
by the works, although, it is recommended that an informative be added 
to any consent advising that the rights of way should not be obstructed 
during any development works. Overall it is considered that highway 
safety matters do not present any constraint to the development and 
therefore accords with Policy CF6 of the Local Plan.

Tree and Landscape Considerations

7.29 Policy EQ9 of the Local Plan seeks to protect existing trees, 
woodlands and hedgerows. Where development is proposed, existing 
trees shroud be retained and integrated within development proposals. 
Where trees are to be removed, replacement planting should be on a 
ratio of 2:1. 

7.30 A small cluster of trees will be removed to accommodate the new 
tee serving hole 16 and a single tree to the north of the site.  However a 
comprehensive landscape plan has been submitted which identifies 
replacement planting in the form of new individual trees, pockets of 
woodland edge trees of native species and shrub planting. The 
comments of the Councils Tree Officer are awaited, but the landscape 
proposals represent a significant number of new trees to replace those 
to be removed to facilitate the works. 

7.31 Overall it is considered that despite the loss of a number of trees, 
the replacement planting will compliment the landscape character of the 
wider site. Accordingly the development complies with policy EQ9 of the 
Local Plan.   

Impact on Mineral Reserves
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7.32 The County Mineral Authority identify that the site is underlain by 
limestone and covered by a mineral consultation area, as defined by the 
Derby and Derbyshire Minerals Local Plan. Although the Mineral 
Planning Authority will normally seek to resist development proposals 
which could potentially sterilise a mineral resource, in this case, the 
County Council do not consider that the development works would harm 
the ability to access the resource in the future. 

Other Matters

7.33 The comments of the objector are noted. The works to Tee 10, 15 
and hole 14 will be funded by the Homes England Housing 
Infrastructure Fund. All other works will be either funded by any savings 
to tees 10, 15 and hole 14 or financed by the Golf Club. Any other 
objections in respect of the location of the new roundabout and link road 
itself are a matter for the County Council to determine. 

8. PLANNING BALANCE AND CONCLUSIONS

8.2 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. 

8.3 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 2016. The development would meet Policies DS1, H1 
and H2 of the Development Plan. 

8.4 The enhancement of existing sports facilities is supported by 
Policies EQ3 and CF4, which recognise the importance of, and 
contribution such facilities can make to the health and well being of local 
communities. The Golf Course is a well established recreational facility, 
positioned in an accessible location on one of the principle routes into 
Buxton. The works proposed are, in part, required to facilitate the new 
link road and roundabout which are considered vital to delivering a 
number of site allocated for housing in the Local Plan and the extension 
to the Tongue Lane Industrial Estate. However the remaining works 
would also provide improved and enhanced facilities at the golf club, to 
the benefit of its users. 

8.5 The site already has an artificial appearance in the wider landscape 
having a well maintained and manicured appearance. The works would 
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not detract from the wider landscape as they would reflect the existing 
artificial landform. Although concerns have been raised by the 
Conservation Officer on the use of “living” screens, this less than 
substantial harm to the heritage asset would be outweighed by the 
public benefits of the scheme, in facilitating the provision of the new 
roundabout and link road and the delivery of number of allocated 
housing sites and the extension to the Tongue Lane industrial estate.

8.6 It is considered that there are no residential amenity, highway, or 
ecological constraints to the development. Accordingly it is considered 
that the development meets the requirements of Policies EQ3, EQ5, 
EQ6, EQ7, CF4 and CF6 of the High Peak Local Plan and all other 
material planning considerations.      

9. RECOMMENDATIONS

A. That planning permission be GRANTED, subject to the following 
conditions:

Condition number Brief description Comment
STD Time Limit – 3 years

AP01 Approved Plans
NSDT Compliance with 

section 5 of the 
Ecological Report

NON STD Updated Badger 
survey to be carried 
out prior to the 
commencement of 
development

NON STD All drainage works to 
Pells Dam shall take 
place between 
November and 
January

NON STD No removal of trees 
between 1st March 
and 31st August

NON STD Submission of a 
Construction 
Environmental 
Management Plan 

NON STD Biodiversity 
Enhancement and 
Management 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 
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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 Planning Applications 
Committee, provided that the changes do not exceed the 
substantive nature of the Committee’s decision.

   
Site Plan


