
HIGH PEAK BOROUGH COUNCIL
DEVELOPMENT CONTROL COMMITTEE

Date 3rd December 2018

Application 
No:

HPK/2018/0337

Location Fern Farm, Fern Road, Buxton, Derbyshire, SK17 9NP
Proposal Proposed New Covered Riding Arena
Applicant Mrs Wendy Howe/Helen Atkin Riding for the Disabled Group
Agent Mr David Prior, David Prior Designs
Parish/ward Temple Ward Date registered 25.06.2018
If you have a question about this report please contact: John Williamson -
Email john.williamson@highpeak.gov.uk; Tel: 01538 395400 Ext: 4922; Mob: 
07812981964

1. SUMMARY OF RECOMMENDATION

Approve, subject to conditions 

2. DESCRIPTION OF THE SITE AND ITS SURROUNDINGS

2.1 The application site is an area of land currently used as a paddock in 
association with Fern Farm and the Helen Atkin Riding for the Disabled Group. The 
site is located to the west of the access road (Fern Road) which leads from London 
Road (north of the site) and finishes at the entrance to the Riding School. Fern Farm 
and a few other dwellings are located just beyond, south of, the head of the access 
road referred to. Apart from a few other dwellings located on Fern Road the site is 
surrounded by open countryside with the land rising to the west and south. There are 
woodland areas to the east, west and south of the site’s location.

2.2 The site lies within the countryside, ‘settled valley pastures’ landscape 
character area and Buxton Mineral Water & Source Protection Area. There is a 
Public Right Of Way (PROW) (HP4/55/2) running in a north-south direction that 
passes the eastern boundary of the site, the route of which is also the (conjectured) 
line of a Roman Road (HER MDR9032), as defined in the Local Plan.

3. DESCRIPTION OF THE PROPOSAL

3.1 The application seeks full planning permission to erect a covered riding arena. 
It is noted that revised plans have been submitted due to the proposed building 
having been moved 5m further west to avoid any archaeological impact on Roman 
Road remains.

3.2 The application details - including the plans, supporting documents, 
representations and responses from consultees - can be found on the Council’s 
website at:-

mailto:john.williamson@highpeak.gov.uk


http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=2253
48

4. RELEVANT PLANNING HISTORY

4.1 HPK/2011/0066 – Level existing Jumping Paddock & Renew Post and Rail 
Fence. Approved, 14.06.11

http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=1276
20

5. PLANNING POLICIES RELEVANT TO THE DECISION

High Peak Local Plan Adopted April 2016 

S1 – Sustainable development principles 
S1a – Presumption in favour of sustainable development
S7 – Buxton sub-area strategy
EQ1 – Climate change
EQ2 – Landscape character
EQ3 – Rural development
EQ6 – Design and place making 
EQ7 - Built and historic environment
EQ9 - Trees, woodland and hedgerows
CF5 - Provision and retention of local community facilities and services
CF6 – Accessibility by public transport 

National Planning Policy Framework 

 1. Introduction
 2. Achieving sustainable development
 6. Building a strong, competitive economy
 9. Promoting sustainable transport 
 12. Achieving well-designed places 
 14. Meeting the challenge of climate change, flooding and coastal change 
 15. Conserving and enhancing the natural environment
 16. Conserving and enhancing the historic environment

National Planning Practice Guidance 

6. CONSULTATIONS

Site notice Expiry date for comments: 09.08.2018
Press notice Expiry date for comments: 20.12.18
Neighbours Expiry date for comments: 30.07.2018

Neighbours/Local Interest Groups

http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=225348
http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=225348
http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=127620
http://planning.highpeak.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=127620


6.1 14 No. representations have been received, all supporting the proposal. 
Details can be read on file. A summary of the comments made is provided below. 

 Given the weather in Buxton having such a facility would be a great asset to 
the town both for locals and tourists; sessions are often cancelled during the 
winter months due to the weather; an indoor facility would ensure all year 
round availability which would provide the riders with the best chance to 
progress in strength and confidence and reach their individual goals

 The facility would provide more reliable conditions for the riders and 
volunteers

 The size and height of the building will enable the group to restart carriage 
driving and introduce show jumping and dressage. Being able to offer carriage 
driving adds a new dimension to an RDA group enabling disabled people 
who, for whatever reason, are not able to ride to have an opportunity to 
interact with horses, learn new skills and meet new challenges as well as 
giving those whose condition deteriorates (such that they are unable to ride) 
an opportunity to continue working with horses. Dressage and show jumping 
will offer new opportunities and challenges for the more able riders

 It would be in keeping with the farm buildings there at present; the choice of 
materials and colours will be in keeping with the surrounding area

 It would not detract from the surroundings
 The proposed building will be on the site of an existing open grass arena 

currently used for jumping practice. The building will not be visible from higher 
ground due to existing woodland, and other woodland provides screening 
from the housing estate across a valley

 As a parent carer of a rider steering this group, the benefits of these 
therapeutic riding sessions are huge; to be able to continue to ride in all 
weather supports mental and physical well being and other health benefits

 It would provide a valuable community resource; all year round support would 
enrich and add purpose to lives

 As a mother of an RDA member I’ve witnessed the confidence instilled by 
being able to participate regularly, which has led to a great independence for 
my daughter and coping skills to deal with difficulties in life. I cannot 
recommend enough the benefits of this proposal

 For over 10 years I have been volunteering with another North Midlands RDA 
group so I have seen first-hand how disabled children and adults can blossom 
when given the opportunity to learn to ride or even just benefit from being on 
the horse for physical therapy

 For those riders who show real talent and affinity with horses RDA can be a 
stepping stone to success in para-equestrian sport in the country

 The use of an indoor arena will benefit the riding for the disabled charity; the 
building is necessary to deliver the service that Buxton riding school deliver 
for them and the community as a whole

 I realise as a resident of Hadfield I am not directly affected by an indoor arena 
being built, however, as a rider at Fern Farm I have seen first hand the 
amazing work the Riding for the Disabled (RDA) do for disabled people & for 
their families.  To get the chance to spend time with horses is such a privilege, 
either riding or just being near horses and Fern Farm has been brilliant over 
the years in helping this to happen.



 A decade of government cuts, the difficulties those cuts have inflicted on local 
authorities, have affected disabled people even more than other sections of 
the community. I believe Fern Farm’s support of this facility for disabled 
people & their families should be given all the support it can from the local 
authority, via the granting of permission to build the indoor arena

 Access is satisfactory for the current operations at the site. There will be no 
change in the types of vehicle accessing the site or any significant impact on 
volume of traffic in the surrounding area as a result of this development 

 Somewhat surprising to see that it has gone beyond it's suggested decision 
date. Is there a particular reason for this?

Consultees

Consultee Comment Officer 
response 

DCC Highways The site is reached via a private track from London 
Road, where the junction has previously been 
improved (being wide enough to allow 2 No. 
vehicles to pass each other). The track also serves 
a public car park and a PROW abuts the red-line 
boundary.

It is noted that within the D & A S no additional staff 
are proposed in association with the proposed 
development but the car park is being extended It 
is presumed that due to the nature of the 
organisation sessions will be pre-booked, which will 
limit traffic movements throughout the day. If this is 
not the case then a booking system is 
recommended.

Notwithstanding the above, the Highway Authority 
is not aware of any existing highway reasons that 
would justify a reason for refusal. If approved 
conditions should be attached re:

1. Details of a Construction Management 
Compound.

2. All equestrian activities to be made via a 
booking system.

3. The premises shall not be brought into use 
until the revised parking has been made 
available.

Informative

 The PROW should not be affected in any 
way; contact DCC if necessary re temporary 
closure, etc.

7.20-7.23



DCC 
Archaeology

Initial comments

The site is alongside a possible line of the 
Roman road into Buxton from the south-west 
(Derbyshire HER MDR9032), which runs along 
the existing footpath. Archaeological monitoring 
of the adjacent groundworks during creation of 
the existing outdoor riding area were monitored 
in 2011 with no archaeologically significant 
results; it should be noted however that the area 
of cut observed was some 10m uphill from the 
footpath, and did not impact the downslope area 
closest to the ‘road’. 

There is potential for archaeological impacts from 
the current proposals, depending on the 
proposed groundworks in the eastern part of the 
site. The applicant should therefore provide some 
detail on proposed groundworks in this area, to 
allow the archaeological impact to be assessed. 
The applicant may also wish to consider building 
in a buffer between the possible Roman road 
alignment and the edge of the building, to 
minimise any such impacts.

Subsequent comments (following submission of 
amended plans)

The proposed building has now been moved to 
allow a 5m buffer to the likely Roman road 
alignment. This moves the building back into an 
area previously subject to groundworks and 
archaeological monitoring in 2012, with negative 
results, and I therefore conclude that in this 
location the building will have no impact.

No details are provided for landscaping within the 
5m buffer. If this area is to be retained as existing 
then there would be no archaeological impact 
and no requirement for archaeological work 
under the NPPF policies. The local planning 
authority may wish to condition details of 
proposed landscaping/services within this buffer 
to be submitted for approval, with the proviso that 
such details might need to include provision for 
archaeological monitoring should intrusive work 
be planned in the relevant area.

7.19

HPBC 
Arboriculture

The proposal has no impact on existing trees.

A landscaping condition may be appropriate (to try 

7.17



and incorporate some trees and hedgerow planting 
to soften the impact), however, the result of such 
planting would be minimal.

Buxton Mineral 
Water

No comments received.

7. POLICY AND MATERIAL CONSIDERATIONS AND PLANNING BALANCE

Policy Context

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 
considerations 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 Policies Adopted April 2016.

7.3 Paragraph 10 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:-  

i) the application of policies in this Framework that protect areas or assets of 
particular importance provides a clear reason for refusing the development 
proposed; or 
ii) any adverse impacts of doing so would significantly and demonstrably 
outweigh the benefits, when assessed against the policies in this Framework 
taken as a whole. (Para 11 NPPF July 2018).

7.4 Paragraph 8 of the NPPF identifies the three dimensions to sustainable 
development as economic, social and environmental.

7.5 Local Plan policy S1a establishes a presumption in favour of sustainable 
development as contained within the NPPF.

7.6 A list of key policies, guidance and other material considerations is provided 
above (section 5).

Principle of development

7.7 As noted, the application seeks full planning permission for a covered riding 
arena.



7.8 The site lies within the countryside, ‘settled valley pastures’ landscape 
character area, Buxton Mineral Water & Source Protection Area and there is a 
(conjectured) line of a Roman Road (HER MDR9032) which runs in line with the 
footpath that passes the site running in a north-south direction, as defined in the 
Local Plan
 
7.9 Policy EQ3 of the adopted Local Plan (2016) concerns rural development 
outside the settlement boundary. The policy allows for certain forms of development, 
including: a) supporting equestrian development where it does not have an adverse 
impact upon the character and appearance of the area: and b) supporting 
development associated with recreational and open space uses in accessible and 
least environmentally sensitive locations. Therefore, whilst the general principle of 
development is considered acceptable, this is subject to ensuring that new 
development does not have an adverse impact upon the character and appearance 
of the site.  

Impact on the character and appearance of the area (countryside)

7.10 The NPPF (para 124) highlights that good design is a key aspect of 
sustainable development, creates better places in which to live and work and helps 
make development acceptable to communities. Local Plan Policies S1, EQ2 and 
EQ6 seek to protect, enhance and restore the landscape character of the area for its 
intrinsic beauty and its economic, social and environmental benefits and to secure 
high quality design in all developments.

7.11 Section 16 of the NPPF seeks to protect and enhance the historic 
environment. Local Plan policies S1 and EQ7 seek, inter alia, to conserve heritage 
assets in a manner appropriate to their significance. The heritage asset of relevance 
here is the Roman Road.

7.12 The proposed development consists of erecting a covered riding arena, to be 
erected over the existing outdoor paddock area. The proposed building measures 
approx. 50m x 30m with a ridge height of 9.9m and eaves height approx. 5.8m. The 
proposed external materials are treated vertical softwood boarding to elevations and 
box profile steel roofing panels (heritage green). Roof-lights are to be inserted on the 
western facing roof slope and solar panels are to be fixed to the eastern facing 
elevation. The eastern facing elevation has a row of open panels and there are doors 
on both end elevations. There is a relatively small (5m x 2.5m) area within the 
building for spectators, with a wc.

713 During the course of appraising the application the Council questioned the 
requirement for a building of the size proposed and its impact on the 
landscape/countryside. The applicant subsequently submitted additional information, 
some of which comes from the British Horse Society (BHS) who has stated that 
conventional arenas tend to be either 40m x 20m or 60m x 20m; however, given that 
the applicants wish to use the arena for (amongst other things) jumping the 30m 
width will allow correct safe distances to be used for such purposes.

7.14 The proposed covered arena is for use by disabled riders participating in a 
range of horse riding activities – eg. riding therapy, disabled dressage, disabled 



carriage driving, disabled countryside challenge, riding lessons and equestrian sport 
improvement. An indoor arena will reduce cancellations due to bad weather and 
allow participants to continue riding throughout the year. The quality of the facilities 
will allow riders to train and compete accordingly. The nearest equivalent centre is at 
Scropton, near Repton, but travelling to this venue is both costly and time 
consuming.

7.15 The proposed arena is sited on the western side of Fern Road. There is a 
footpath that runs parallel with Fern Road and there are footpaths on the surrounding 
higher ground (eg. to the west/south-west, near ‘Solomons Temple’).

7.16 As noted above the proposal is acceptable in principle, subject to not having a 
detrimental impact on the landscape character. When viewed from the west which is 
on rising land, the building, although relatively large, would not be visible from 
popular public vantage points beyond the immediate surrounding 
land/road/footpaths. Moreover, the building would be constructed with vertical 
wooden panelling and a green roof which is similar to many agricultural buildings. 
Therefore it is considered that the impact on the wider landscape, given the 
topography surrounding the site would be limited.  

7.17 The Arboricultural Officer notes that no trees would be affected by the proposal 
and that a condition could be attached to any permission requiring details of some 
screen planting; however, the result of such planting would be minimal. 

7.18 In light of all the above, and noting that the building is of a size that would allow 
for all the required riding activities to be undertaken, it is considered that the size, 
scale, siting, design and materials of the proposed development would have an 
acceptable relationship with, and an acceptable impact on, the surrounding 
landscape and the character & appearance of the countryside. However, it is 
recommended that a condition be imposed requiring details of any illumination 
required, given the countryside location and the size of the building.  As such, the 
proposed development is considered to comply with the design tenets of Local Plan 
policies S1, EQ3 and EQ6 and section 12 of the NPPF.

Archaeological Impact

7.19 Policy EQ7 seeks to ensure that new development does not have a significant 
adverse impact on any known or yet to be discovered archaeological remains. It is 
likely that the route of an old Roman Road runs broadly along the route of the 
footpath which passes by the eastern side of the proposed building. Consequently, 
following a site visit with the applicants and the Archaeology Officer, the applicant 
has agreed to move the proposed building 5m further west, to avoid potentially 
harming any remains of the Roman Road. The Agent has confirmed that a 5m 
‘buffer’, at the eastern side of proposed building will be provided. No works are 
proposed within this area, however if any subsequent works are required (e.g. 
engineering operations) it will be necessary to impose a condition requiring further 
details. As such, and subject to a suitable condition should there be any changes 
proposed to the ‘buffer’ area, it is considered that the proposal will not harm any 
archaeological interests; therefore the proposal accords with Local Plan policy EQ7 
and section 15 of the NPPF. 



Highway safety

7.20 The NPPF promotes sustainable transport and recommends that local 
planning authorities should seek to encourage and facilitate where possible 
sustainable patterns of transport using practical alternatives to private motor vehicles 
so that people have a real choice about how they travel.

7.21 Local Plan Policy CF6 seeks to ensure that new development can be 
accessed safely, provides access to a range of transport modes and minimises the 
need to travel by unsustainable modes of transport.

7.22 As noted above, the Highway Authority does not object to the proposal and 
sees no reasons for refusal on highway grounds, subject to the conditions outlined. 
Hence, the proposal will not affect the surrounding highway network. There is 
currently a hardstanding area to the east of the existing access road with 
approximately 12 spaces, which will provide parking to serve the development. The 
submitted plan also shows an area to the west of Fern Road for 20 spaces which is 
to be used for additional parking. The Highway Authority have requested that a 
condition be imposed securing the additional parking and details of any booking 
system. It is not considered reasonable or enforceable to impose a condition relating 
to booking details as sufficient parking will be provided at the site.   

7.23 The application site is located on the outskirts of the Town and although it is 
likely that any visitors with mobility problems are likely to arrive by car, there is 
sufficient space within the site to accommodate the parking. Bearing in mind these 
factors it is considered that there are no highway safety/transport issues that would 
arise from the proposal and therefore the proposal complies with Local Plan policies 
CF6 and section 9 of the NPPF.

Impact on neighbouring residential amenity

7.24 Policy EQ6 seeks to ensure that new development achieves a satisfactory 
relationship to adjacent development, taking into account factors such as privacy, 
visual intrusion, shadowing and overlooking. Bullet point ‘f’ of paragraph 127 of the 
NPPF seeks, inter alia, to secure a good standard of amenity for all existing and 
future occupants of land and buildings.

7.25 The proposed development is considered to be sited a sufficient distance from 
the nearest residential properties in the area for it not to harm the amenities of 
neighbouring residential properties. As such, the proposal accords with the amenity 
tenets of policies S1 and EQ6 of the Local Plan and bullet point ‘f’ of para. 127 of the 
NPPF.

Other Matters

7.26 Policy S7 sets out that new development should have regard to the Buxton 
Mineral Water Catchment Area and Groundwater Source Protection Zone. To date 
no comments have been received from Buxton Water, if any comments are received 
these will be reported on the updates sheet.  



7.27 It is recommended that a condition be imposed requiring details of any 
illumination required. 

8. Sustainability, planning balance, conclusion & recommendation
 
8.1 Bearing the above factors in mind, the proposed development is considered to 
be a sustainable form of development that accords with Local Plan policies S1 and 
S1a (sustainability) and all other relevant Local Plan policies and other material 
considerations. The new building will provide an important facility to enable  disabled 
people to interact with horses and learn new skills, thus meeting the social 
dimension of  sustainable development. Therefore it is recommended the application 
be approved subject to the conditions and informatives outlined below and any 
outstanding representations.

9. RECOMMENDATION: Approve 

A. That following the expiry of the consultation period, and subject to no 
substantive objections being received, DELEGATE to the Operations Manger 
in consultation with the Chair of the Development Control Committee to 
Approve, subject to the following conditions and informatives

Condition 
number

Brief description Comment

TL01 The development hereby permitted 
shall be begun before the expiration of 
three years from the date of this 
permission

Standard 
Condition

AP01 The development hereby permitted 
shall be carried out in accordance with 
the approved plans

Standard 
Condition

NON 
STANDARD – 
Construction 
Management 
Plan

The approved development shall be 
undertaken in accordance with the 
submitted Construction Management 
Plan (Plan 429-08), the details of which 
shall remain in place until the 
development is complete

NON 
STANDARD – 
Additional 
Parking Area

The approved development shall not 
be brought into use until the additional 
parking area shown on approved plan 
429-06 B has been laid out and 
available for use. The additional 
spaces shall be retained thereafter, 
free from impediment to their desinated 
use, for the lifetime of the development

NON 
STANDARD -
Materials

The materials shall be as specified in 
the application/on the approved plans.

NON Should the building cease to be used 



STANDARD – 
Remove 
building if use 
ceases

for its intended purposes it should be 
removed from the site and the land 
restrored to its current condition within 
6 months of the use ceasing, unless a 
planning application has first been 
submitted to the Local Planning 
Authority proposing a use for the 
building

NON 
STANDARD – 
Details of any 
work in the 
‘buffer’

Should any works be proposed within 
the 5m archaeological buffer (i.e. the 
land between the Public Right Of Way 
HP4/55/2 and the eastern side 
elevation of the approved building) 
details shall be submitted to and 
approved in writing by the Local 
Planning Authority and thereafter the 
works shall be carried out in 
accordance with the approved details. 
Such details may require the provision 
of archaeological monitoring. 

NON 
STANDARD

Details of any means of illumination 

Informatives
 The LPA has liaised with the applicant. Amended plans and additional 

information has been submitted to the Council as requested to secure 
a sustainable form of development. Para 38 of the NPPF has been 
adhered to.

 The granting of permission is not consent to divert or obstruct a public 
right of way.

 The application site is affected by a Public Right Of Way (No. 55 
Buxton) on the Derbyshire Definitive Map. The route must remain 
unobstructed on its lawful alignment at all times and the safety of the 
public using it must not be prejudiced either during or after 
development works take place. If the Public Right Of Way is required to 
be temprarily or permanently diverted advice on the procedures for the 
temporary or permanent diversion of such routes may be obtained from 
the County Council's Public Rights Of Way Section at Shand House, 
tel: 01629 533190 or email eteprow@derbyshire.gov.uk

 If development is to permanently affect a Public Right Of Way works 
shall not commence until a diversion order has been confirmed.

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 Development Control Committee, 
provided that the changes do not exceed the substantive nature of the 
Committee’s decision



Site Plan


