High Peak Borough Council
FAO: James Stannard

By emaiil

Date: 29/07/2024

Town & Country Planning (Development Management Procedure) (England)
Order 2015

Application Reference: HPK/2024/0289

Site: Buxton FC (The Tarmac Silverlands Stadium), Silverlands, SK17 6QH
Proposal: Erection of replacement stand

Sport England Reference: PA/24/EM/HI/68178

Thank you for consulting Sport England on the above application.
Sport England - Statutory consultee role and policy

We understand that you have consulted us as a statutory consultee in line with
the above Order. Therefore, we have considered the application in light of the
National Planning Policy Framework (NPPF), in particular paragraph 103, and Sport
England’s Playing Fields Policy, which is presented within our ‘Playing Fields Policy
and Guidance Document’:

www.sportengland.org/playingfieldspolicy

Sport England’s policy is to oppose the granting of planning permission for any
development which would lead to the loss of, or prejudice the use of:

e allor any part of a playing field, or
e land which has been used as a playing field land remains undeveloped, or
¢ land allocated for use as a playing field

unless, in the judgement of Sport England the development as a whole meets with
one or more of five specific exceptions. A summary of the exceptions is provided
in the annex to this response.
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The Proposal and its Impact on the playing field

Demolition of an existing stand and structures along the northern edge of an
existing artifical grass pitch with a capacity of around 500 and the development
of a stand that can accommodate around 1005 seats. When reviewing aerial
imagery, the artificial grass pitch appears to have line markings for football and
rugby league sporting activity.

Consultation with National Governing Bodies of Sport

As part of this assessment, Sport England has consulted the relevant National
Governing Bodies of Sport (NGBs) under the terms of a Memorandum of
Understanding. The NGBs act as Sport England’s technical advisors for their
relative sports. The comments of the NGBs which have been received have been
summarised as follows:

Football Foundation (FF):

The FF are not aware of the development and there appears to be no current
Premier League Stadium Fund application to support this.

Step 2 National League football has a range of requirements that clubs are
expected to provide with this proposal seemingly contributing to these
significantly, especially with regards new changing rooms and toilets as well as
seating and social space/refreshments — specific stadium accreditation criteria is
outlined in the FA’s Stadium Accreditation guidance and any project should
ensure compliance to the appropriate level — in this case Level 2.

From the plans it does not appear that the development would adversely affect
the pitch — the new building faces the pitch rather than impacts upon it, replacing
an existing structure

There is limited information available, but the two team changing rooms appear
to meet the space/size requirements and also include WCs and showers. However,
cubicle or partitioned showers should be considered for complete inclusive
design. There also appears to the be the required two officials changing

rooms. There is an accessible WC and also a lift from ground to first floor. One
query would be whether there is level access to the pitch surface from the
stand? For confirmation of complete compliance then more details would be
required, including a room area schedule to ensure there is sufficient changing
space in both officials and team changing rooms. Once again, the applicant
should ensure compliance with the relevant level, Level 2, of the FA’s Stadium
Accreditation guidance document.



Rugby Football Union (RFU):

Buxton RFC have utilised the AGP at this venue in the past, for very limited winter
training when the NTPs were not playable at the rugby club.

We are not aware that the Rugby club have used the site in the past 6+ years.
We have no additional comments on the proposals

Rugby Football League (RFL)

No objection.

There is a team Buxton Bulls ARFL but it is unclear from our records if they use the
site not.

Assessment against Sport England’s Playing Fields Policy and NPPF

Playing field policy is a restrictive policy based on a presumption against any
development which results in the loss of playing field (in whole or part) or
prejudices its use. As such, for development not to encounter an objection from
Sport England it must be shown to be of a form covered by one of the exceptions
(to the presumption against) set out above.

The proposal is for a replacement stand that would support the principal use of
the site as a playing field. As such, it is considered that Policy Exception 2 of the
Playing Field Policy is most pertinent to this development proposal.

The playing field currently supports Buxton Football Club that is a member of the
National League North division. As explained in the Planning Statement and by the
above Football Foundation comments the proposal for a modern larger stand is
required by the Football Association National League System ground grading
requirements if the club is successful in climbing the football pyramid.

Historic aerial imagery shows that the pitch may have been used for rugby
activity. Sport England are unable to find any information with the planning
application as to which rugby clubs may use the site and the consultation that
has taken place with them to ensure that it meets their sporting requirements.
That said, no objections have been raised from either the RFL or the RFU.
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Birds eye view of the playing field in question showing foo
markings (Image Source: Buxton FC website)

Sport England generally supports the provision of new or enhanced ancillary
facilities. They can play an important role in helping people to become and stay
active as well as improving the use and viability of the playing field for sport. Along
with enhancing the experience for existing users, they can make use of the playing
field a more attractive proposition for potential new users.

When reviewing site plans it appears that the proposed facilities would have no
significant detrimental impact on the principal use of the site as a playing field
and its ability to accommodate playing pitches. This includes the need to
maintain and/or provide appropriate safety margins and run-off areas around
pitches in line with Sport England and national governing body guidance.

Sport England uses the planning system as an opportunity to enhance the design
of sport facilities. Sport England would not wish to see the applicant go to the
expense of erecting facilities, which due to their current design, may create
problems for the Football Club or result in additional costs to make further
alterations after it is constructed. The current design may also impact upon the
ability to seek grant funding, if it does not accord with design guidance (these
comments are made without prejudice to any decision that a grant funding body
may make).

Given the NGB comments Sport England advise that the applicant is satisfied that
the proposal meets the necessary NGB design guidance, prior to determination. It
may be beneficial for the applicant to directly contact the Football Foundation to
address any outstanding issues in satisfying Level 2, of the FA’'s Stadium
Accreditation guidance document. Furthermore, it would be beneficial for the



applicant to contact the RFL and the RFU in explaining which clubs use the ground
and how the proposal has satisfied their requirements. Sport England can provide
the applicant with these contact details upon request.

Sport England’s Position

Given the above, Sport England raises no objection to the application because it is
considered to accord with Policy Exception 2 of our Playing Fields Policy and
paragraph 103 of the NPPF.

If this application is to be presented to a Planning Committee, we would like to be
notified in advance of the publication of any committee agendas, report(s) and
committee date(s).

Please note that this response relates to Sport England’s planning function only. It
is not associated with our funding role or any grant application/award that may
relate to the site.

Sport England would be pleased to comment on further details that address the
above comments. In providing any further information, Sport England would ask
that the applicant submits this to the Local Planning Authority and not to Sport
England directly. That way it forms part of the application submission and its
associated audit trail. The Local Planning Authority can the consult Sport England
on receipt of this information. Sport England request that the Local Planning
Authority send any additional information to Planning.Central@sportengland.org
and not the Planning Manager directly.

Yours sincerely,

Christopher Carroll
Planning Manager


mailto:Planning.Central@sportengland.org

Annex
The Five Exceptions to Sport England’s Playing Fields Policy

Exception1

A robust and up-to-date assessment has demonstrated, to the satisfaction of
Sport England, that there is an excess of playing field provision in the catchment,
which will remain the case should the development be permitted, and the site has
no special significance to the interests of sport.

Exception 2

The proposed development is for ancillary facilities supporting the principal use of
the site as a playing field, and does not affect the quantity or quality of playing
pitches or otherwise adversely affect their use.

Exception 3
The proposed development affects only land incapable of forming part of a
playing pitch and does not:

+ reduce the size of any playing pitch;

- result in the inability to use any playing pitch (including the maintenance of
adequate safety margins and run-off areas);

« reduce the sporting capacity of the playing field to accommodate playing
pitches or the capability to rotate or reposition playing pitches to maintain
their quality;

« resultin the loss of other sporting provision or ancillary facilities on the site;
or

« prejudice the use of any remaining areas of playing field on the site.

Exception 4
The area of playing field to be lost as a result of the proposed development will be
replaced, prior to the commencement of development, by a new area of playing
field:

- of equivalent or better quality, and

« of equivalent or greater quantity, and

+ in asuitable location, and

+ subject to equivalent or better accessibility and management

arrangements.

Exception 5

The proposed development is for an indoor or outdoor facility for sport, the
provision of which would be of sufficient benefit to the development of sport as to
outweigh the detriment caused by the loss, or prejudice to the use, of the area of
playing field.

The full ‘Playing Fields Policy and Guidance Document' is available to view at:
www.sportengland.org/playingfieldspolicy



http://www.sportengland.org/playingfieldspolicy

