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HIGH PEAK BOROUGH COUNCIL
DEVELOPMENT CONTROL COMMITTEE

Date 10th August 2020 

Application 
No:

HPK/2019/0295

Location Buxworth Football Club
Proposal Re-levelling of playing pitch and erection of two x dug out 

structures
Applicant Mr Jamie Cullen
Agent Mr Simon Jones
Parish/ward Chinley Buxworth and 

Brownside / Blackbrook
Date registered 26th June 
2019

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 with Conditions

1. REASON FOR COMMITTEE DETERMINATION

1.1 This application has been brought before the Development Control
Committee by Councillor Longden in light of significant public interest.

2. DESCRIPTION OF THE SITE AND ITS SURROUNDINGS

2.1 The application site relates to the playing pitch at Buxworth Football 
Club that lies immediately to the north of Western Lane, in Buxworth 
Village and  west of the Cricket Pitch ,separated by a public footpath.

2.2 The public highway is situated in an elevated position comparable to 
the pitch, bounded by a dry stone wall with the playing pitch having a  
noticeable slope that runs away from the boundary wall to the north

2.3 The site is situated outside of the built-up area boundary in the open 
countryside and in the Green Belt.

3. DESCRIPTION OF THE PROPOSAL 

3.1 The application as submitted sought permission for the re-levelling of 
the football playing pitch; associated engineering and drainage works, 
and a new synthetic training pitch with associated fencing and lighting.

3.2 During the consultation period, the training pitch with associated 
fencing and lighting was removed from the proposal. Following a full re-
consultation, the proposed development subject of assessment 
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comprises the re-levelling of the playing pitch and associated 
engineering and drainage works, which includes the provision of two 
modest dug-out areas.

3.3 The plans that are subject of assessment and determination are as 
follows:

- Location Plan (Ref: 100)
- Existing Site Plan (Ref: 101)
- Proposed Site Plan (Ref: 200A)
- Site Sections (Ref: 201)
- Elevation Plans (Ref: 202)

4. RELEVANT PLANNING HISTORY

4.1 The site has been subject to the following planning history:

HPK/0002/5465 Relocation of football pitch (Approved 23/06/1987)

5. PLANNING POLICIES RELEVANT TO THE DECISION

High Peak local Plan 2016

S1 Sustainable Development Principles
S1a Presumption in Favour of Sustainable Development
S2 Settlement Hierarchy
S6 Central Sub-area Strategy
EQ3 Rural Development
EQ4 Green Belt Development
EQ6 Design and Place Making
CF4 Open Space, Sports and Recreation Facilities
CF6 Accessibility and Transport

Revised National Planning Policy Framework 2019

Achieving Sustainable Development Chapter 2
Promoting Healthy and Sustainable Communities Chapter 8
Achieving Well Designed Places Chapter 12
Protecting Green Belt Land Chapter 13
Conserving and Enhancing the Natural Environment Chapter 15

6. CONSULTATIONS CARRIED OUT

Site notice Expiry date for comments: 14th July 2019
Neighbour letters Expiry date for comments: 
Neighbour Re-Consultation Expiry date for comments: 24th Dec 2019
Press Notice Expiry date for comments: N/A
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Neighbours

6.1 The application (in its revised form without the originally proposed 
training pitch, associated lighting and fencing) has attracted 6 x letters 
of objection. Grounds of objection are summarised below:

 Structural stability of land and boundary wall
 Drainage
 Access to site by HGV’s
 Dug out structures not required
 Landscape and visual impact of dug out structures
 Disturbance during construction works
 Flooding issues

Consultees

6.2 The following comments have been received from consultees following 
the re-consultation in light of the change to the description of 
development

Consultee Comments

Chinley, Buxworth and Brownside 
Parish Council

Chinley, Buxworth & Brownside 
Parish Council reiterate that it wishes 
to support Buxworth Football Club, 
that it welcomes the removal of the 
proposed synthetic pitches, fencing 
and floodlighting and considers the 
application now to be much more 
acceptable.

Our biggest concern, however, is 
potential negative impact on 
residential amenity and as a result 
there are still a number of issues that 
need to be addressed. We would 
seek assurances that:

1) The proposed drainage 
arrangements for the re-levelled pitch 
are effective and will not interfere with 
the culverts that run from the hillside 
under Western Lane and the football 
pitch, which could otherwise lead to a 
risk of water backing up and flooding 
properties on Western Lane 
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2) Suitable measures will be taken to 
retain and support the land at the 
sides of the football pitch where 'cut 
and fill' takes place and there will be 
no risk to the stability of Western 
Lane 

3) The walls of the proposed dugouts, 
both external and internal, are 
constructed of natural stone of a 
colour and hue appropriate to the 
locality to ensure they fit into the 
landscape

DCC Lead Local Flooding 
Authority (LLFA)

Having reviewed this information 
provided for this application, the LLFA 
do not have any objection to these 
proposals in principle.

The applicant should however ensure 
that they undertake an appropriate 
survey to ensure that no existing 
culverts which cross under the site 
are damaged during any of the works 
to re-level/grade the site.

DCC Highways Authority With regard to construction traffic, 
there are no highway concerns with 
respect to carrying capacity of any 
highway structures between the site 
and the B6062. I’m advised by our 
Structures Section that the Canal & 
River Trust own and maintain one of 
the structures on this route (that over 
the canal) and our records indicate 
this being assessed to 38T gross 
vehicle weight. Therefore, if the 
developer is intending use of vehicles 
in excess of this, consent should be 
sought from the owners.

There is a need is to demonstrate that 
the proposed steepening of the 
embankment won’t compromise the 
long term integrity of the embankment 
to support the wall retaining the public 
highway. 
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No objection subject to following 
conditions:

“No development shall take place 
until a pre-condition survey of 
Western Lane and the adjacent stone 
wall which adjoins the site has been 
submitted to and approved in writing 
by the Local Planning Authority. The 
sports pitch hereby approved shall 
not be brought into use until any 
repairs, reconstruction or resurfacing 
of the areas of the highway and 
repairs or reconstruction of the 
adjacent stone wall which have been 
affected by the development of the 
sports pitch have been undertaken in 
accordance with a scheme which has 
previously been identified and agreed 
with the Local Planning Authority by 
means of a second survey to be 
carried out following completion of the 
development.”

“Unless otherwise approved in writing 
by the Local Planning Authority, the 
development shall not be commenced 
until a full technical analysis 
demonstrating suitability of the 
modified embankment to support the 
highway retaining wall has been 
submitted to and approved in writing 
by the Local Planning Authority. No 
part of the development shall be 
brought into use until the any Works 
identified have been carried out in 
accordance with the approved 
details.”

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. 
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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 
benefits when assessed against the policies in the NPPF taken as a 
whole.

Principle of Development

7.4 The application seeks consent for engineering works and other 
associated development that would enhance an existing community 
sports facility, which is supports the aims and objectives of Policy CF4 
of the Local Plan and relevant policies within Chapter 8 of the NPPF, 
which promotes healthy communities.

7.5 The site lies within the open countryside and the Green Belt and 
therefore the application is subject to Policies EQ3 (Rural 
Development) and EQ4 (Green Belt Development) of the Local Plan, 
and national policies concerning the Protection of Green Belt Land 
contained within Chapter 13 of the NPPF.

7.6 Policy EQ3 supports development associated with recreational and 
open space uses in accessible and least environmentally sensitive 
locations, and also requires that development protect the intrinsic 
character and distinctiveness of the local landscape. Policy EQ4 
requires proposal in the Green Belt to be determined in line with 
national policy.

7.7 The principle of development is therefore supported providing the 
application complies with national Green Belt policy and all other 
material considerations, which are assessed as follows.

Impact on the Green Belt

7.8 Chapter 13 of the NPPF contains the relevant policies relating to Green 
Belt Development. Paragraph 133 states that the fundamental aim of 
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the Green Belt is to prevent urban sprawl by keeping land permanently 
open. Paragraph 134 goes on to set out the five purposes of the Green 
Belt:

- to check unrestricted sprawl of large built-up areas;
- to prevent neighbouring towns merging into one another;
- to assist in safeguarding the countryside from encroachment; 
- to preserve the setting and special character of historic towns; and
- to assist in urban regeneration

7.9 Paragraph 143 states that inappropriate development is by definition 
harmful to the Green Belt and should not be approved expect in very 
special circumstances. Paragraphs 145 and 146 of the NPPF sets out 
a list of exceptions whereby new buildings are not considered to be 
inappropriate development (and therefore acceptable in principle)

7.10 Exceptions include the provision of appropriate facilities for outdoor 
outdoor sport and outdoor recreation, and engineering operations, 
providing they  preserve the openness of the Green Belt and do not 
conflict with the purposes of including land within it, 

7.11 The sole physical aspect of proposed development within the 
application as revised is the two dug out structures, shown to be 
positioned on either side of the re-levelled playing pitch opposite each 
other on the half way line.

7.12 The submitted Floor and Elevation Plans (Ref: 2020) show these 
structures to span a width of 2.7m, a depth of 2.4m, reaching a height 
of 2.3m taken from the ground floor level of the newly re-levelled 
playing pitch. These modest structures are considered to be of a 
scale and mass that preserves the openness of the Green Belt, does 
not result in any encroachment into the open countryside, or conflict 
with any other purpose of including this land within the Green Belt.

7.13 The engineering operations required to level the playing pitch are 
shown on the Site Section Plan (Ref: 201) to result in the pitch having a 
flat consistent level that sits some 3m below the level of the Western 
Lane. There are not considered to be any material change to the 
openness of the Green  Belt as a result of these engineering works. 

7.14 As such, the application in its revised form is considered to accord with 
Policy EQ4 of the Local Plan and restrictive national policies relating to 
the Protection of Green Belt Land contained within Chapter 13 of the 
NPPF.

Design, Character and Appearance

7.15 Policy EQ3 of the Local Plan requires development to protect the 
intrinsic landscape character of the area. Policy EQ6 states that all 
development should be well designed to respect and contribute 
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positively to the character, identity and context of High Peak’s 
townscapes, in terms of scale, height, density, and layout. The High 
Peak ‘Design Guide’ SPD (2018) provides further guidance for 
development proposals in the rural areas.

7.16 Paragraph 127 states amongst other things that decisions should 
ensure that developments will add to the overall quality of the area; are 
visually attractive as a result of good architecture; and are sympathetic 
to the surrounding built environment.

7.17 The proposed re-levelling of the football pitch would undoubtedly result 
in a positive visual and practical enhancement of this community 
sporting facility and is considered to support the Councils’ design 
principles.

7.18 A number of objections have been received that relate to the 
justification and the need for the dug out structures and their impacts 
on the local landscape by virtue of their design. 

7.19 Firstly, the applicant is not required to provide justification for 
development that are quite clearly connected to and will enhance the 
facilities at this local sports club. Secondly, the proposed structures are 
of a very modest scale, height and depth, finished in a natural 
traditional stone sited on either side of the pitch at the halfway line. The 
siting and scale of these dug-out structures is considered to be entirely 
appropriate for their function. The use of traditional natural stone is 
appropriate for its setting and ensures a high quality of design in line 
with supplementary design guidance. Whilst the dug-outs would be 
visible from the public highway and neighbouring properties, they are 
not considered to be of a scale that would result in any visual harm.

7.20 In summary, the re-levelling of the playing pitch and implementation of 
two modest stone dug-out structures are not considered to result in any 
adverse harm to the character and appearance of the site, or to the 
immediate or wider landscape, in line with Policies S1, EQ3 and EQ6 
of the Local Plan and paragraph 127 of the NPPF.

Highway Safety

7.21 Policy CF6 of the adopted local plan seeks to ensure that development 
can be safely accessed in a sustainable manner and that all new 
development is located where it can satisfactorily accommodated 
within the existing highway network.

7.22 Paragraph 108 of the NPPF states that in assessing applications for 
development, it should be ensured that safe and suitable access to the 
site can be achieved for all users. Paragraph 109 goes on to state that 
development should only be prevented or refused on highway grounds 
if there would be an unacceptable impact on highway safety, or the 
residual cumulative impacts on the road network would be severe.
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7.23 The playing pitch lies immediately adjacent to Western Lane, a narrow 
road which is separated from the site by a dry stone wall; the pitch 
sloping away from the road in a northerly direction. Western Lane runs 
southwards from the junction with B6062 (New Road) close to the 
Navigation Inn and crosses a canal bridge before heading up hill to 
Buxworth village.

7.24 A number of objections have been received from local residents in 
connection with the potential harm to the structural integrity of the 
stone boundary wall and Western Lane as a result of the engineering 
works needed to re-level the pitch. Concerns have also been raised 
with regards to heavy goods vehicles (HGV’s) needed to facilitate the 
development crossing the canal bridge.

7.25 The Highways Authority have confirmed that there are no highway  
safety concerns with respect to carrying capacity of any highway 
structures between the site and the B6062, with a capacity of 38 
tonnes. It is advised that if the developer is intending to use vehicles in 
excess of this weight, consent should be sought from the Canals and 
River Trust who own the bridge. It is considered that by applying a 
suitably worded pre-commencement condition that requires the 
submission and approval of a Construction Method Statement, this 
issue can be mitigated and suitably controlled.

7.26 With regards to the potential impact on the structural integrity of the 
boundary wall and the public highway, the Highways Authority have 
confirmed that structural calculations and earthworks details will be 
need to be submitted and approved together with an appropriate scope 
of works prior to commencement of development. Whilst these 
concerns are valid, it is considered that they can be addressed by 
means of suitably worded pre-commencement conditions.

7.26 Parking provision does not currently exist for users of the football pitch. 
The re-levelling of the pitch and implementation of tow modest dug 
outs will not increase the level of parking demand for the facility and 
thus there is no requirement for any off-street parking provision.

7.27 Subject to compliance with appropriately worded conditions, it is 
therefore judged that there the proposed development will not result in 
any adverse harm to highway safety, in accordance with Policy CF6 of 
the Local Plan and paragraph 108 of the NPPF.

Other Matters

7.28 Concerns have been raised from the Parish Council and local residents 
in connection with a number of culverts that cross the site and the 
impact of the proposed development on local flooding. The Lead Local 
Flooding Authority has confirmed there are no objections subject to the 
applicant undertaking appropriate survey work to ensure that no 
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existing culverts which cross the site are damaged during the re-
levelling works.

7.29 It is considered that this issue can be mitigated by an appropriately 
worded pre-commencement condition.

7.30 Whilst the proposed works could result in the site being used more 
intensively, given that this is an existing football pith, with no 
restrictions on its current use, it is not considered that any amenity 
impacts on neighbouring properties would be sufficient to substantiate 
a refusal. The dug outs are modest structures which will not result in 
overlooking or overshadowing of neighbours. No floodlighting is 
proposed and the omission of the training pitch will limit and increase in 
the intensity of the use. Therefore there is no conflict with policies of 
the plan which aim to protect amenity. It is considered, however, that it 
would be prudent to impose a condition requiring the dug-outs to be 
secured when not in use to avoid any potential for antisocial behaviour. 

Conclusions/Planning Balance

7.30 The application as revised seeks consent for engineering works to re-
level the playing pitch associated with Buxworth Football Club, and 
construct two modest dug-out structures on either side of the pitch 
opposite each other.

7.31 The proposal would enhance the facilities of a local community sports 
club, bringing social benefits that support the aims and objectives of 
Policy CF4 of the Local Plan and Chapter 8 of the NPPF.

7.32 The proposed development is judged to preserve the openness of the 
Green Belt and would not conflict with the purposes of including land 
within it, and thus accords with Policy EQ4 of the Local Plan and 
national Green Belt policies contained within Chapter 13 of the NPPF.

7.33 The proposed development is considered to be acceptable with 
regards to its scale, height, massing and visual appearance that 
preserves the character of the immediate and wider landscape, in 
accordance with Policies S1, EQ3 and EQ6 of the Local Plan, relevant 
supplementary design guidance and Chapter 12 of the NPPF.

7.34 Highway concerns regarding the structural integrity of the boundary 
wall and Western Lane can be mitigated and strictly controlled by way 
of pre-commencement conditions and as such the application complies 
with Policy CF6 of the Local Plan and paragraph 108 of the NPPF.

7.35 In conclusion, the application has been found to comply with all 
relevant Local Development Plan policies and all other material 
considerations. In line with Policy S1a of the Local Plan and paragraph 
11 of the NPPF, the application is recommended for approval subject 
to appropriate conditions.
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8. RECOMMENDATIONS

A. APPROVE subject to conditions as follows;

1. Time Limit 3 Years

2. Approved Plans

3. No development shall take place until a pre-condition survey of 
Western Lane and the adjacent stone wall which adjoins the site has 
been submitted to and approved in writing by the Local Planning 
Authority. The sports pitch hereby approved shall not be brought into 
use until any repairs, reconstruction or resurfacing of the areas of the 
highway and repairs or reconstruction of the adjacent stone wall which
have been affected by the development of the sports pitch have been 
undertaken in accordance with a scheme which has previously been 
identified and agreed with the Local Planning Authority by means of a 
second survey to be carried out following completion of the 
development.

4. Unless otherwise approved in writing by the Local Planning Authority, 
the development shall not be commenced until a full technical analysis 
demonstrating suitability of the modified embankment to support the 
highway retaining wall has been submitted to and approved in writing 
by the Local Planning Authority. No part of the development shall be 
brought into use until the any Works identified have been carried out in 
accordance with the approved details.

5. No development shall commence until a Construction Method 
Statement has been submitted to and approved in writing by the Local 
Planning Authority. Development to be carried out in strict accordance 
with the approved details.

6. No development shall commence until an appropriate survey has been 
submitted and approved in writing by the Local Planning Authority that 
demonstrates that no existing culverts which cross under the site will 
not be damaged as a result of the engineering works associated with 
the re-levelling of the playing pitch. Development to be carried out in 
accordance with approved details. 

7. The dugouts hereby permitted shall be secured to prevent 
unauthorised access when not in use in accordance with details to be 
submitted to and approved in writing by the Local Planning Authority.

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 
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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


