This information is available free of charge in
electronic, audio, Braille and large print versions on
request.
For assistance in understanding or reading this
document or specific information about this Agenda or
on the “Public Participation” initiative please call
Democratic Services on 01629 761133 or email
committee@:derbyshiredales.gov.uk

20 June 2018
To:

All Councillors

As a Member or Substitute of the Planning Committee, please treat this as your summons to
attend a meeting on Thursday 28 June 2018 at 6.00pm in the Council Chamber, Town Hall,
Matlock DE4 3NN.
Yours sincerely

Sandra Lamb
Head of Corporate Services

AGENDA
1.

APOLOGIES/SUBSTITUTES
Please
advise
the
Committee
Team
on
01629
761133
or
e-mail
committee@derbyshiredales.gov.uk of any apologies for absence and substitute
arrangements.

2.

APPROVAL OF THE MINUTES OF THE PREVIOUS MEETING
Planning Committee – 19 June 2018

3.

INTERESTS
Councillors are required to declare the existence and nature of any interests they may
have in subsequent agenda items in accordance with the District Council’s Code of
Conduct. Those Interests are matters that relate to money or that which can be valued in
money, affecting the Councillor, her/his partner, extended family and close friends.
Interests that become apparent at a later stage in the proceedings may be declared at that
time.

4.

APPLICATIONS FOR DETERMINATION
Please note that for the following items, references to financial, legal and environmental
considerations and equal opportunities and disability issues will be embodied within the
text of the report, where applicable.
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PUBLIC PARTICIPATION
To provide members of the public WHO HAVE GIVEN PRIOR NOTICE (by no later than
12 Noon on the working day prior to the meeting) with the opportunity to express views,
ask questions or submit petitions relating to planning applications under consideration.
Representations will be invited immediately before the relevant item of business/planning
application is discussed. Details of the Council’s Scheme are reproduced overleaf. To
register to speak on-line, please click here www.derbyshiredales.gov.uk/attendameeting.
Alternatively email committee@derbyshiredales.gov.uk or telephone 01629 761133.
Page No.
4.1

APPLICATION NO. 16/00923/OUT

5 - 75

Revised scheme - development of 482 dwellings, 2800m² commercial
floor space (Class B1), shop and cafe, with associated vehicle, cycle
and pedestrian infrastructure (Outline) at Cawdor Quarry, Permanite
Works and part of Snitterton Fields, Matlock Spa Road, Matlock.
Members of the Committee
Councillors Garry Purdy (Chairman), Jason Atkin (Vice Chairman),
Sue Bull, Sue Burfoot, Albert Catt, Tom Donnelly, Graham Elliott, Richard FitzHerbert, Tony Morley,
Dermot Murphy, Lewis Rose, Peter Slack and Joanne Wild.

Nominated Substitute Members
Richard Bright, Martin Burfoot, Ann Elliott, Helen Froggatt, Chris Furness, Susan Hobson, Angus
Jenkins, Tony Millward BEM, Jean Monks, Joyce Pawley, Mark Salt and Jacquie Stevens.
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PUBLIC PARTICIPATION
Members of the public may make a statement, petition or ask questions relating to planning applications
or other agenda items in the non-exempt section of an agenda at meetings of the Planning Committee.
The following procedure applies.
a)

Public Participation will be limited to one hour per meeting, with the discretion to extend exercised
by the Committee Chairman (in consultation) in advance of the meeting. On line information points
will make that clear in advance of registration to speak.

b)

Anyone wishing to make representations at a meeting must notify the Committee Section before
Midday on the working day prior to the relevant meeting. At this time they will be asked to indicate
to which item of business their representation relates, whether they are supporting or opposing the
proposal and whether they are representing a town or parish council, a local resident or interested
party.

c)

Those who indicate that they wish to make representations will be advised of the time that they
need to arrive at the meeting venue so that the Committee Clerk can organise the representations
and explain the procedure.

d)

Where more than 2 people are making similar representations, the Committee Administrator will
seek to minimise duplication, for instance, by establishing if those present are willing to nominate a
single spokesperson or otherwise co-operate in the presentation of their representations.

e)

Representations will only be allowed in respect of applications or items which are scheduled for
debate at the relevant Committee meeting,

f)

Those making representations will be invited to do so in the following order, after the case officer
has introduced any new information received following publication of the agenda and immediately
before the relevant item of business is discussed. The following time limits will apply:
Town and Parish Councils
Objectors
Ward Members
Supporters
Agent or Applicant

3 minutes
3 minutes
5 minutes
3 minutes
5 minutes

At the Chairman’s discretion, the time limits above may be reduced to keep within the limited one
hour per meeting for Public Participation.
g)

After the presentation it will be for the Chairman to decide whether any points need further
elaboration or whether any questions which have been raised need to be dealt with by Officers

j)

The relevant Committee Chairman shall exercise discretion during the meeting to rule out
immediately any comments by participants that are not directed to genuine planning
considerations.

SITE VISITS
There are no site visits scheduled for this Committee.
Page No.
NONE
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COMMITTEE SITE MEETING PROCEDURE
The purpose of the site meeting is to enable the Committee Members to appraise the application site.
The site visit is not a public meeting. No new drawings, letters of representation or other documents
may be introduced at the site meeting. The procedure will be as follows:
1.

A coach carrying Members of the Committee and a Planning Officer will arrive at the site as
close as possible to the given time and Members will alight (weather permitting)

2.

A representative of the Town/Parish Council and the applicant (or representative can
attend.

3.

The Chairman will ascertain who is present and address them to explain the purpose of the
meeting and sequence of events.

4.

The Planning Officer will give the reason for the site visit and point out site features.

5.

Those present will be allowed to point out site features.

6.

Those present will be allowed to give factual responses to questions from Members on site
features.

7.

The site meeting will be made with all those attending remaining together as a single group
at all times.

8.

The Chairman will terminate the meeting and Members will depart.

9.

All persons attending are requested to refrain from smoking during site visits.
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Planning Committee 28th June 2018

Item No. 4.1

APPLICATION NUMBER

16/00923/OUT

SITE ADDRESS:

Cawdor Quarry, Permanite Works And Part Of
Snitterton Fields, Matlock Spa Road, Matlock

DESCRIPTION OF DEVELOPMENT

Revised scheme - Development of 482 dwellings,
2800m² commercial floorspace (Class B1), shop
and cafe, with associated vehicle, cycle and
pedestrian infrastructure (outline)

CASE OFFICER

Mr. J. Bradbury

APPLICANT

Groveholt Limited

PARISH/TOWN

Matlock

AGENT

Savills

WARD MEMBERS

Cllr. S. Burfoot
Cllr. M. Burfoot
Cllr. A. Elliott

DETERMINATION
TARGET

10th April 2017

REASON FOR
DETERMINATION
BY COMMITTEE

Major application

REASON FOR
SITE VISIT (IF
APPLICABLE)

Visited at December meeting
in order to appreciate the
extent of the application site
and assess impacts on
National Park and Heritage
Assets

MATERIAL PLANNING ISSUES













Site history
Policy context
Location of site and contribution to housing supply
Viability, community infrastructure and affordable housing
Impact of development on countryside / landscape
Impact on setting of National Park
Impact on heritage assets
Housing mix and design in context
Impact on highway network
Wildlife / ecology
Phasing of scheme and delivery of employment provision
Infrastructure Contributions / Section 106 requirements

RECOMMENDATION
Approval
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1.

INTRODUCTION

1.1 This application was previously presented to Committee in December 2017. At that
meeting Members deferred consideration of the application in order to give the public time
to consider and comment upon the District Valuers report and the late amendments to the
scheme. In addition deferral was to allow Officers to present a full list of conditions and to
allow the applicant to explore the possibility of transferring the remaining Snitterton Fields
to the Parish Council thereby safeguarding them from future development. During this
period of deferral the applicant initially held talks with the Parish Council and then
subsequently with Derbyshire Wildlife Trust over future ownership of Snitterton Fields. As
this had an impact on the economics of the scheme a revised appraisal has been reviewed
by the District Valuer. The applicant has also taken the opportunity to correct the housing
mix previously referred to. All of this revised information has been put in the public realm
for consideration. The further information received is referred to and appraised in the
revised Officer report presented below.
2.

THE SITE AND SURROUNDINGS

2.1 The application site comprises of the remainder of the former quarry at Cawdor Quarry,
the recently vacated Permanite industrial site at its western end and open fields to the
west of the Permanite site. The extent of the proposed development site has been
reduced during the consideration of the application to incorporate only a portion of the field
nearest to Permanite.
2.2. To the east of the quarry is Sainsburys supermarket and its car park. To the north is the
railway line utilised by Peak Rail and the River Derwent. Matlock Spa Road and Snitterton
Road run to the south, but the site also incorporates a small parcel of land to the south of
the Spa Road, a former part of the quarry, which sits to the west of and below the recently
constructed houses at Limestone Croft.
2.3. The former Permanite Works lie to the immediate north-west of the quarry. A number of
disused buildings are present on site constructed in a range of materials. A public footpath
lies immediately to the north of this beyond which is a tree covered embankment and
riverside pasture land.
2.4. The main body of the quarry has two distinct levels. The lower level is served by the
access road to Permanite and this has remnants of industrial buildings. A relatively steep
embankment and small sections of rock face separate this from the upper level whose
level has been partially raised by deposited material. This upper level has a tall rock face
to its south, which extends round in a westerly direction from Matlock Spa Road. The rock
face and ponds in the south-west corner of the site are designated as a Site of Special
Scientific Interest. The remaining upper section of the quarry is designated as a local
wildlife site and is typified by self-set vegetation on the deposited material / quarry surface
but has a distinct copse of woodland at its western end.
2.5. The small portion of the quarry to the south of the access road also has a rock face as its
southern backdrop. To the south of the junction of Matlock Spa Road with Snitterton Road
is Halldale Quarry.
2.6. The farmland to the west of the site rises from north to south. It sits either side of an
access track which leads out to Snitterton. The northernmost field has the shallowest
gradient whilst the southernmost field which has been deleted from the scheme rises more
steeply up to Snitterton Road. The western boundary of the quarry is currently enclosed
with a screen of vegetation.
7

2.7. Snitterton Hall, a Grade I listed building, lies approximately 600m to the west of the
Quarry. The hamlet that surrounds it also contains the Grade II Listed Manor Farmhouse
and Hall Gardens. In addition a moated site and fishponds which are Scheduled Ancient
Monuments are located to the west of Snitterton Road approximately 300m to the west of
the Permanite site.
3.

DETAILS OF THE APPLICATION

3.1. The application has been modified during the course of consideration in response to the
comments of consultees and the findings of the Independent Viability Assessment. The
application, in its modified form, seeks outline planning permission for the construction of
482 dwellings, 2800m² of commercial floorspace (Class B1), a shop and café with
associated vehicle, cycle and pedestrian infrastructure. The application seeks approval of
all reserved matters with the exception of landscape and, therefore, approval is sought for
the access, appearance, layout and scale of development proposed.
3.2. The main body of the scheme will be served by two points of vehicular access from
Matlock Spa Road. The easternmost access will join the Spa Road in the location of the
current Permanite access. The westernmost point of access will be approximately 100m
to the west where the Spa Road levels out north of the existing rock outcrop. Both roads
run south-east to north-west and create a loop road with the roads meeting at the former
Permanite site. The pocket of development that extends into Snitterton Fields is a smaller
spur road leading from this to the west and spur roads run off this main loop in both
directions.
3.3. The redevelopment of the quarry involves dealing with contamination and extensive
landscape remodelling and land stabilisation because of the tipped nature of material
within it. The application is accompanied by extensive reports on these issues which have
been shared with consultees but it is important to give a summary as to the nature of this
remodelling of the quarry from east to west at key points.
3.4. The easternmost end of the site will accommodate the first phase of the development at
the upper level and housing and industrial development at the lower level. The sections
submitted shows that some build-up of the ground is necessary immediately to the north of
Matlock Spa Road as you enter the site immediately to the south of the existing Permanite
access road with gabion wall structures. The lower level of the quarry will also be raised
slightly at this point and graded out in a northerly direction.
3.5. Moving westerly beyond the initial gateway phase of development in order to create a
development platform the upper section of the site will be built up above existing levels
creating a steeper embankment to the lower sections. The lower section then has housing
set down below the existing site level to the north of the access road with industrial
development on a raised land level of 1.5 – 2m above existing ground levels.
3.6. Moving west, the finished land level on the upper section will be slightly below existing
levels, the embankment follows the existing contour and the lower section of the quarry is
built up below the embankment and again the level is raised slightly near the northern
boundary. The embankment between the lower and upper levels at this point involves a
level change of approximately 10m.
3.7. Moving west again and roughly half way across the width of the quarry more extensive
remodelling is required. By this point the upper section of housing can be accommodated
at existing site levels but the existing embankment will have to be modified significantly to
create a workable lower section. At its deepest, approximately 6m will be excavated and
the embankment remodelled. By the time the northern boundary is reached the
development will occur at existing land levels.
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3.8. Moving west the main access road sweeps down behind the existing copse of trees. The
land levels here will be modified to create a workable building platform. To the west of this
road a new cul-de-sac will be created on land which rises slightly from east to west.
3.9. Moving west again to the main body of the Permanite site, development here will be built
out largely at existing site levels. The same would apply to the development identified at
Snitterton Fields whose land level is contiguous with Permanite.
3.10. The housing mix in accordance with the amended scheme as clarified by the applicants
assuming a study can double up as a bedroom is as follows:One bedroom flats
Two bedroom flats
Two bedroom houses
Three bedroom flats
Three bedroom houses
Four + bedroom houses

9
83
68
2
95
225

A total of 94 of the units are delivered as flats. In the revised scheme none of the housing
provision is identified as affordable housing.
3.11. The flats are focused in two distinct areas of the site. The main flatted development is
proposed on the first phase of the scheme fronting Matlock Spa Road. Three flat blocks
are proposed to the north of this road as you enter the scheme and a rectangular flat block
fronts the road to the south. The square blocks run in a line with the easternmost at the
lowest level having four storeys with the upper of these set back from the main face of the
building. The other two blocks as you move west are four storey with the same upper floor
design. The westernmost of these incorporates a retail unit at ground floor. The flat block
to the south of Matlock Spa Road has four storeys with a regular pattern of windows and
projecting balconies. Flats are also proposed at the western end of the site on the former
Permanite site with blocks either side of the retained Permanite tower.
3.12. The lower and eastern end of the proposed housing layout have a mix dominated by
terrace properties. As the site opens out to the south-west more detached properties are
incorporated into the layout. The applicant has a clear design ethos and has broken up
the layout within distinct zones. The entrance to the site is referred to as the Gateway Spa,
to the west of this on the upper level is the Crescent Spa, to the north of this on the lower
level is the Esplanade Spa. In the west of the site are the Woodland Spa which is low
density in the former copse and adjoining land and the Village Spa is on the Permanite site
and adjoining land.
3.13. In addition to the housing proposed the application includes three industrial units suitable
for offices / research and development / light industry to be constructed on the lower level
at the eastern end of the site. These are split level with a mezzanine served from the
estate road and main component served from a separate access road to the north. They
have a combined floorpsace of 2800m².
3.14. The retail unit in the Gateway flat block has a floor area of 235m² and available parking.
3.15. At the western end of the development and fronting onto the Derwent Valley Heritage trail
is a café / restaurant building which has a proposed floor area of 476m².
3.16. The applicant has indicated an intention to utilise natural stone for the bulk of the walling
materials with less than 25% of render to provide relief and variety. Roofs to most
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buildings are indicated to be natural slate. In addition to this core usage of materials three
special areas have been identified. In the Woodland Spa Area a darker masonry is
proposed in the form of a longer darker brick which is to combine with zinc roofing. In the
Village Spa area it is proposed to clad the apartment building in brick to complement the
Permanite tower. Finally, the business start up units will be partially clad in stone and
partially in timber with green roofs and photovoltanic panels.
3.17. The application sets out the applicants intentions in relation to openspace, play and
footpath and recreational routes. In simple terms to the south of the site a Quarry Park is
to be created and managed. This will safeguard the SSSI but create a park which links to
it to create a green route through the site. The applicants also indicate an intention to give
open access to Snitterton Fields and the Flood Plain Meadow. Within the housing
development are greenspaces with a community green at the western end, esplanade
greenspace and play facilities and pocket parks thoughout the layout. Footpath links are
created across the central embankment and the development links to Derwent Valley
Heritage Trail to the north. The applicants recognise the need to set up a Management
Company to manage all of these spaces.
3.18. The application is accompanied by a number of supporting documents as follows:
Jan 2017
 Planning Statement
 Design and Access Statement
 Geotechnical Desk Study and Preliminary Risk Assessment
 Transport Assessment
 Archaeological Assessment
 Further Ecology Survey
 Extended Phase 1 Habitat Survey
 Arboricultural Implication Study
 Flood Risk Assessment
June 2017
 Planning Statement Addendum
 Setting Change and Effects to Heritage Assets
 Assessment of Impact on SSSI
 Response to DCC comments on FRA
 Revised Scheme – Geo-Environmental Risks
 Amended Design and Access Statement
 Viability Assessment
July 2017
 Revised Viability Assessment
November 2017
 Further Addendum to Planning Statement
 Design Addendum
 Further Ecological Submission
May 2018
 Further Planning Statement
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These documents have been circulated to consultees for full consideration in assessing
the application and are discussed as appropriate in the Officer Appraisal. The only
element that is covered below is the case made by the applicants which was summarised
as follows to the December meeting:

‘The Matlock Spa’ concept is far removed from a conventional housing estate. It
aims to create something special with beautifully designed and distintive spa
villages within a country park setting and the dramatic quarry scenery.



The concept needs a critical mass to achieve a real sense of place and commercial
success. Any affordable units are at best cost neutral so the market housing has to
bear the whole cost of the development.



It is evident from the length of time that Groveholt have been involved (2001 to
present day) that there is a longterm commitment to deliver a scheme that will not
be a standard housing development. The price of this is that development of part of
Snitterton Fields is necessary as an integral element of the total concept.



If this number of dwellings was compressed into the original quarry site then the
‘Matlock Spa’ concept would be compromised and diluted.



This concept provides the special justification for the development of part of
Snitterton Fields. It is not a prelude to further encroachment.



Concern over further encroachment could be addressed by extending the National
Park boundary which would then give full protection to this area.



The final amended scheme has resulted from discussions with the District Council
and the Valuation Office Agency, the Council’s Viability Assessor.



The Valuation Office Agency concluded that a planning compliant scheme was
unviable. They, however, in considering the modified scheme, concluded that the
scheme could support identified Section 106 contributions and 7.1% (36 units) onsite affordable housing.



Whilst 36 units could be provided within the scheme following discussions with the
Council an alternative solution with equivalent viability consequences is proposed.
The scheme withdraws further from Snitterton Fields but does not provide any
affordable housing.



The overall scheme has shrunk by 99 units with now only 5½ houses in Snitterton
Fields.



The reduction of 20 units reflects the comparable floorspace of the units on
Snitterton Fields which are bigger than the average units in the remainder of the
scheme.



A less dense development of larger dwellings is appropriate at the western end of
the development.



The small number of dwellings remaining in Snitterton Fields will only have a minor
visual effect on views from outside the development and landscape character. This
will reduce further as screen planting matures.
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There is no precedent for further encroachment into Snitterton Fields as there would
be no comparable special circumstances.

3.19. Further correspondence from the applicants as a result of ongoing negotiations has
confirmed the following:








The red line site plan has been revised to align with the amended development
boundary.
The Section 106 Agreement will include a commitment to carry out the planting at
the western end of the site in the first planting season following commencement of
any part of the development. The suggestion of a no further development clause
on Snitterton Fields is considered unnecessary as planning permission would be
required for any further development.
The first phase of the development is Gateway Spa and the phasing is planned to
proceed clockwise to allow completion of the infrastructure in the upper portion of
the quarry leading to the former Permanite first with construction access via the
lower portion of the quarry.
Would be happy to accept a condition which secured employment provision prior
to completion of 243 (50%) of residential units.
An archaeological condition would be acceptable to record industrial archaeology
provided no trial pits are required prior to commencement.

3.20. The May 2018 submission from the applicant makes the following points:

The further assessment by the District Valuer confirms that the scheme of 482
units is viable but cannot support any further reduction in residential units or
include any affordable housing.



Heads of Terms have now been agreed and signed by Derbyshire Wildlife Trust
for the transfer and maintenance of Snitterton Fields and the Floodplain.
Derbyshire Wildlife Trust will also be responsible for landscape maintenance
within the quarry.



The area proposed for development outside the Quarry and former Permanite
Works is 0.61ha. This amounts to just 5.2% of Snitterton Fields, reducing to 3.5%
with the inclusion of the floodplain.



There is a unique opportunity to achieve both the high quality development of
Cawdor Quarry and safeguard Snitteton Fields and the floodplain in perpetuity
from all future development pressures. This is a very substantial and significant
public benefit which will result directly and solely from the current planning
application.



The agreement reached with Derbyshire Wildlife Trust provide for:(i)
(ii)
(iii)
(iv)
(v)
(vi)
(vii)
(viii)

Freehold land to be granted to Derbyshire Wildlife Trust. This comprises
Snitterton Fields, Snitterton Copse, the Wetlands and Ecology Park.
The landscaping of each area will be completed prior to transfer.
The timescale for each transfer will be set out.
The Café/Interpretation Centre will pass to Derbyshire Wildlife Trust.
Responsibility for landscape maintenance will pass to Derbyshire Wildlife
Trust.
New homeowners will have paid membership to Derbyshire Wildlife Trust.
Existing fishing rights will be safeguarded.
The Agricultural tenancy will be resolved.
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(ix) The agreement between Derbyshire Wildlife Trust and Groveholt can be
secured through the Section 106 Agreement.

4.



Additional financial information has been provided to the District Valuer for
analysis which reflects on late amendments to the scheme and the costs to the
applicants associated with the agreed transfers to Derbyshire Wildlife Trust. The
applicant is willing to absorb a further cost associated with the freehold transfer of
the café to Derbyshire Wildlife Turst provided no additional commuted sum is
included in the legal agreement to cover superior quality adopted highways in line
with the Local Highway Authority advice.



In relation to housing mix the applicant wishes to clarify a discrepancy in how units
were described. Some house types have been labelled 3/4 bedrooms or 2/3
bedrooms. In particualr H13 was 2/3 and this is shorthand for 3 bed with the
single bedroom also suitable as a study. House types H9, H10 and H10-A have
the label 3/4 which is 4 bed with one of these being single and useable as a study.
This has no bearing on the analysis undertaken by the District Valuer as all the
figures are run on a value per square foot.



The applicant recognises the Council’s desire to see the employment units
delivered as soon as possible. The backstop is clockwise development with the
employment units delivered before 50% of dwellings are occupied. Are happy,
however, to discuss the potential scope for revising the phasing.



If Planning Committee resolves to grant permission the aim is to complete the
Legal Agreement with minimum delay, develop detailed designs by October in
conjuction with Derbyshire Dales District Council and Derbyshire Wildlife Trust and
submit reserved matters to Derbyshire Dales District Council by October 2018 with
the potential for the first parcel of land transferred in January 2019.

PLANNING POLICY AND LEGISLATIVE FRAMEWORK

4.1 Adopted Derbyshire Dales Local Plan (2017)
Policy S1 :
Sustainable Development Principles
Policy S2 :
Settlement Hierachy
Policy S3 :
Development Within Defined Settlement Boundaries
Policy S4 :
Development in the Countryside
Policy S5 :
Strategic Housing Redevelopment
Policy S6 :
Strategic Employment Development
Policy S7 :
Matlock / Wirksworth / Darley Dale Development Strategy
Policy S10 :
Local Infrastructure Provision and Developer Contributions
Policy PD1 :
Design and Place Making
Policy PD2 :
Protecting the Historic Environment
Policy PD3 :
Biodiversity and the Natural Environment
Policy PD4 :
Green Infrastructure
Policy PD5 :
Landscape Character
Policy PD6 :
Trees, Hedgerows and Woodlands
Policy PD7 :
Climate Change
Policy PD8 :
Flood Risk Management and Water Quality
Policy PD9 :
Pollution Control and Unstable Land
Policy HC1 :
Location of Housing Development
Policy HC2 :
Housing Land Allocation
Policy HC3 :
Self Build Housing Provision
Policy HC4 :
Affordable Housing
Policy HC11 : Housing Mix and Type
Policy HC14 : Open Space and Outdoor13Recreation Facilities

Policy HC15 :
Policy HC18 :
Policy HC19 :
Policy HC20 :
Policy HC21 :
Policy EC1 :
Policy EC2 :
Policy EC3 :
Policy EC5 :
Policy EC11 :
Policy DS9 :

Community Facilities and Services
Provision of Public Transport Facilities
Accessibility and Transport
Managing Travel Demand
Car Parking Standards
New and Existing Employment Development
Employment Land Allocation
Existing Employment Land and Premises
Regenerating an Industrial Legacy
Protecting and Extending our Cycle Network
Land at Cawdor Quarry Matlock

4.2. Other:
National Planning Policy Framework
National Planning Policy Guidance
Derbyshire Dales Local Plan (2005)

5.

RELEVANT PLANNING HISTORY
17/00294/FUL

Erection of 75 dwellings and 235 sq.m. retail (Class A1) unit with
associated vehicle, cycle and pedestrian infrastructure – Granted
March 2018.

13/00157/EXF

Extension of Time Limit for Implementation – Revision to approved
masterplan layout to facilitate the rearrangement of the layout of 269
houses (no change in the approved residential units at 432),
reconfiguration of the B1 employment floorspace and associated
works – Granted

11/00261/FUL

Construction of 12 No. houses with garages, associated works and
infrastructure including engineering works to part fill adjacent quarry
to provide property gardens – Granted

08/00705/FUL

Revision to approved masterplan layout to facilitate the
rearrangement of the layout of 269 houses (no change in the
approved residential units at 432), reconfiguration of the B1
employment floorspace and associated works – Granted

07/00973/FUL

Revision to the approved masterplan layout granted 18th December
2001 for the redevelopment of Cawdor Quarry viz, re-arrangement of
layout of 123 houses adjacent to railway line and in the Eastern
Hamlet (no change in the approved number of residential units at
432) and reconfiguration of the B1 employment floorspace –
Withdrawn

07/00972/FUL

Revisions to the Approved Masterplan layout granted 18th December
2001 for the Redevelopment of Cawdor Quarry viz, rearrangement of
layout of 29 houses in the Western Hamlet and Upper Hamlet
Adjacent to Snitterton Road (no change in the approved numbers of
residential units at 432) – Withdrawn

02/04/0306

Enabling works to include regrading of site levels to facilitate
redevelopment – Granted.
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01/08/0554

6.

Redevelopment of Cawdor Quarry for Residential Accommodation,
Employment Development (Use Class B1) Building for Community
Use, with Associated Landscaping, Open Space, Roads, Car Parking
and Other Infrastructure – Granted.

CONSULTATION RESPONSES

6.1 Peak District National Park Authority
First consultation:
Object and would support Derbyshire Dales District Council in the appeal process
should the application be refused.
The proposed development on part of Snitterton Fields would have a significant
adverse landscape and visual impact and would harm the setting of the National Park.
The development would have the potential to adversely affect the ability of visitors and
residents to enjoy its special landscape qualities. Furthermore, the development
would adversely affect the setting of several Scheduled Ancient Monuments and
designated heritage assets, including the Grade I Listed Snitterton Hall. The Authority
has no objection to the part of the proposed development that is limited to the Cawdor
Quarry and Permanite Works sites. The Authority would withdraw the objection if the
development of Snitterton Fields was withdrawn from the proposal.
Second consultation response:
The Park Authority wish to maintain their objection due to the impact of the
development on the setting of the National Park.
It is acknowledged that the amended scheme would reduce the visual impact of the
development as a whole. However, it still involves encroachment beyond the
previously developed land and former quarry access into part of the undeveloped
Snitterton Fields. It is considered that the proposed development on part of Snitterton
Fields would still have a significant adverse landscape and visual impact and would
harm the setting of the National Park. The amended development would still have the
potential to adversely affect the ability of visitors to enjoy its special landscape
qualities.
Members also requested that if Derbyshire Dales District Council considers the
scheme acceptable in principle, that further consideration is given to the design,
materials, height and density of dwellings on Snitterton Fields and that the current
details are amended in order to provide dwellings of traditional design and materials
and of a lower density to this part of the scheme. Asked to be consulted on these
details if they emerge.

Third consultation response:
Whilst it is acknowledged that the latest amended scheme would further reduce the
visual impact of the development as a whole, it would still result in some
encroachment beyond the previously developed land and former quarry acess into
part of the undeveloped Snitterton Fields. This could have an adverse landscape and
visual impact that would harm the setting of the National Park. Consequently the
Authority maintains its objection.
If the District Council consider the scheme acceptable in principle further consideration
should be given to the design, materials, height and density of dwellings on Snitterton
Fields so that the dwellings are of a lower density and traditional appearance and
materials. Request that the National Park be consulted on any revised scheme.
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6.2. Historic England
Initial response:
Summary:
Snitterton Hall and the associated moated site are designated heritage assets of the
highest importance as reflected in their Grade I Listed and Scheduled Monument
status, this further supported by the Grade II listing of the Manor Farmhouse and Hall
Gardens. The proposed development will cause harm to the significance of these
assets through the alteration of their historic landscape settings insofar as the
development extends beyond the former Cawdor Quarry and Permanite Works. If the
development were contained to the former works site and behind the tree belt
screening the former quarry there would be little or no adverse impact. We have
strong concerns and urge your Authority to seek revised plans on that basis.
Historic England Advice:
Snitterton is first mentioned in the Domesday Book where it is recorded that
‘Sinitretone’, as it was then known. It was one of several berewicks belonging to
Matlock Bridge, a berewick was a settlement which was physically separate from the
manoraial centre of administration but still governed as part of that estate. The manor
of Snitterton belonged to the royal manor of Matlock Bridge but the de Snitterton family
assumed the lordship of the manor from at least the Norman Conquest. Late 13th
century documents record that Jordan de Snitterton held a house or group of houses
with attached demesne land (the demesne is the lords’ home farm as distinct from the
land of sub-tenancies) within Snitterton Manor. It is believed the moated platform was
the site of these buildings. In Derbyshire this class of apparently local English (rather
than Norman) gentry are of particular interest in understanding the politics or authority
and power in the medieval countryside.
The moated site and fishponds 300m north-east of Snitterton Hall is a Scheduled
Monument designated by the Secretary of State on the basis of its national
archaeological importance. The monument survives as a series of earthworks and
buried remains. The moated site and fishponds 300m north-east of Snitterton Hall are
particularly well preserved and will retain important archaeological and environmental
evidence in the deep basal silts of the moat, the ponds and beneath the surrounding
banks. The platform will also retain important information relating to the structure and
use of the buildings which once stood within the ditch. Taken as a whole the moat and
fishponds will add to our knowledge and understanding of the development and
working of medieval manorial centres in the area and the positon they held in the wider
landscape.
Snitterton Manor farmhouse is a Grade II Listed building which contains the remains of
the probable 15th Century Manor House, likely to be the intervening building in
sequence between the medieval moated manor house and the Elizabethan Hall.
Snitterton Hall is a Grade I Listed building of exceptional historic and architectural
interest, placing it amongst the top 2.5% percent of listed buildings. The Hall is of late
16th century date. An Elizabethan small mansion described as in pristine condition at
time of listing, an exceptionally rare survival of the English renaissance which has
survived the attritions of later fashion. The Hall can be seen as a successor to the
moated site and Manor Farmhouse as local gentry discovered new ways of living and
articulating their status and rebuilt. The garden walls of the Hall are also listed at
Grade II. The creation of formal garden spaces are key element in more mannered
and sophisticated ways of living that were designed into Renaissance houses.
At Snitterton we have in close juxtaposition three phases in the transformation of
gentry housing and authority in the Derbyshire. This exceptional group of designated
heritage assets sits in a rural agrarian landscape framed by the waters of the Derwent
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to the north and the rising ground to the south. To the east the twentieth century
screening vegetation conceals Cawdor Quarry and much of the former Permanite
Works.
The proposed development extends beyond the previously developed Permanite site
and the Cawdor Quarry spilling out onto Snitterton Fields and transforming the
landscape context of Snitterton Hall, Manor Farmhouse and the Scheduled Moated
Site and fishponds. Not only do the elements of the development on Snitterton Fields
bring the suburbs of Matlock into the agrarian setting of the designated assets but they
also undermine the position of the Hall, Moat and Manor House as the focus and
hierarchical centre of the local landscape. Redevelopment of the Permanite site and
within the quarry can be achieved we believe with little or no harm to the significance
of the designated heritage assets at Snitterton, the harm, which we treat very
seriously, occurs where it encroaches onto Snitterton Fields.
Recommendation:
Historic England has serious concerns regarding the application on heritage grounds.
We consider that the application does not meet the requirements of the National
Planning Policy Framework, in particular paragraph numbers 132 and 134. We
consider that the issues and safeguards outlined in our advice need to be addressed
in order for the application to meet the requirements of paragraphs 132 and 134 of the
National Planning Policy Framework. In determining this application you should bear
in mind the statutory duty of Section 66(1) of the Planning (Listed Buildings and
Conservation Areas) Act 1990 to have special regard to the desirability of preserving
listed buildings or their setting or any features of special architectural or historic
interest which they possess.
Your Authority should take these representations into account and seek amendments,
safeguards or further information as set out in our advice. If there are any material
changes to the proposals, or you would like further advice, please contact us.
Second Consultation Response:
Historic England Advice:
Welcome the amendments made to the scheme, these address our concerns in
respect of designated heritage assets.
Recommendation:
Historic England has no objection to the application on heritage grounds.
Third Consultation Response:
Based on the further information do not wish to offer any further comments.
6.3. Development Control Archaeologist
First Consultation Response:
Below-ground archaeological remains
The application is accompanied by an archaeological desk-based assessment
produced by Pre-Construct Archaeology.
The proposal site of c22ha is largely contained with the previously-worked ground of
Cawdor Quarry, where archaeological potential is limited to remains of the quarry
operation itself. The historic stone quarry does however have an entry on the
Derbyshire Historic Environment Record (HER 30811) and should therefore be
assessed for historic interest and significance. This aspect of the site is not
adequately covered in the archaeological study, which focuses primarily on the
greenfield part of the site to the west.
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The ‘Snitterton Fields’ part of the development, to the west of the historic extent of
Cawdor Quarry, is close to the Scheduled medieval moated site and fishponds at
Snitterton (HER 12715), evidence for medieval village earthworks (HER 12717) and to
evidence for historic lead mining and processing (rectangular enclosures at HER
12725, shafts shown on historic and modern mapping, the line of the Orchard Sough
and Sough Tail at HER 12757). The latter fall into areas not within the red-line
boundary but proposed for landscaping as open space within the application
documents. Aerial photography shows earthwork features within the site itself,
extending into the fields further west and possibly representing activity associated with
post-medieval leadworkings or with the medieval village.
Because the desk-based assessment contains no assessment of the quarry site, or
further interpretation of the earthworks within the site I judge that it does not meet the
requirements of National Planning Policy Framework paragraph 128 in relation to
below-ground archaeological remains. This could be addressed by undertaking a
study and statement of significance for the quarrying remains, and by plotting of
earthworks and geophysical survey on the Snitterton Fields area and any extension
where landscaping proposals could impact below-ground archaeology.
Setting of designated heritage assets
The proposal site is within the close setting of a number of designated heritage assets,
notably the Grade I Listed Snitterton Hall (400m from the red-line boundary) and the
Scheduled moated manor and fishponds (160m).
The application contains
landscaping proposals for the field immediately west of Snitterton, and these would
bring development impacts closer still.
With regard to the setting of designated assets the Local Planning Authority should be
guided by the advice of its Conservation Officer (Listed Buildings), Historic England
(the Grade I Listed Building and the Scheduled Monument) and the Peak District
National Park Authority (because a number of the assets lie within the National Park
boundary). The heritage information contained within the application in relation to
designated assets is extremely thin: Listed Buildings are covered within the Design
and Access Statement, and the setting of the Scheduled Monument is mentioned
within the archaeological desk-based assessment. In neither case is the five-step
process outlined by Historic England within guidance on the setting of heritage assets
followed: there is no assessment of significance, no consideration of how aspects of
setting contribute to significance, and no quantification of the magnitude of the
proposals harms/benefits. The application is therefore seriously deficient against
National Planning Policy Framework paragraphs 128 and 129.
I wish to offer some comments on the setting/significance of the Scheduled medieval
manor site. The significance of the asset derives from its evidential value as an
earthwork medieval site, but also from its place within a historic landscape which
includes the village of Snitterton, the surrounding fields which fell within its manorial
landholding, associated medieval village earthworks and ridge-and-furrow, and the
Grade I Listed Snitterton Hall which was its successor as seat of the manor. The site
therefore has a strong historic relationship with the village of Snitterton and with its
surrounding landscape, and this is reinforced by views across and through the moated
site from the network of footpaths to the west and from vantage points on higher
ground – towards Oker and Oker Hill to the west and north-west, and from the slopes
rising behind Snitterton towards Bonsall Moor. The settlement as a whole, with its
heritage assets, has a hidden quality and a sense of deep time, with its medieval
assets sitting within what appears to be a deeply rural landscape despite being only
minutes from the centre of Matlock. The re-vegetated edge of Cawdor Quarry reads in
these views as a belt of woodland, and the nearest sense of an urban edge is
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therefore the development along the line of the A6 to the north of the Derwent around
950m away.
The part of the proposal site immediately west of Cawdor Quarry contains some
earthworks yet to be properly assessed. These are perhaps most likely to represent
post-medieval lead-mining but there may also be features linked to the medieval
village and its environs. There may consequently be a contribution to significance
made by contemporary features. The two fields in question also make an important
contribution in maintaining a sense of the rural landscape context and setting of
Snitterton and its heritage assets, as a buffer zone between the assets and the urban
edge of Matlock. Introducing housing into this area would create an urban edge now
only 160m from the Scheduled Monument (and 400m from the Grade I Listed Hall).
This is a substantial change within the close setting of these designated assets, and
would introduce a sense of urban sprawl into key views towards and across the
moated site. This would not be mitigated by the proposed screening clumps of trees in
the field between the development and the scheduled site – these would appear
visually intrusive and out-of-character in both landscape and historic landscape terms.
Lack of heritage information notwithstanding, I therefore feel that it is possible to
conclude that the proposals will represent harm to the significance of the Scheduled
Monument and the Grade I Listed Hall, through erosion of the experience of Snitterton
as a medieval settlement in a rural landscape which retains a strong sense of deep
time. A more exact quantification of harm is not possible in the absence of any
detailed visualisations of the development proposals in views to/from/of the heritage
assets, but in National Planning Policy Framework terms it is likely to represent ‘less
than substantial harm’.
National Planning Policy Framework paragraphs 132 and 134 require that such harms
be given ‘clear and convincing justification’ and – if the development is to be granted
consent – should be shown to be outweighed in public benefits of the development
proposals. This can include socio-economic benefits associated with housing
development. However, in the current case, a similar level of socio-economic benefit
could be delivered by housing development within the former confines of Cawdor
Quarry, taking advantage of the developed screening afforded by the revegetated
quarry edges which provide a logical and natural boundary to conserve the heritage
and landscape significance of the landscape to the west. Because the socio-economic
benefit could be delivered with zero or minimal heritage harm within the former quarry,
the harms arising from expansion of the development towards Snitterton are not
justified.
I therefore recommend that the proposals in their current form should be refused
consent, because of harm to designated heritage assets which are not outweighed by
public benefits (National Planning Policy Framework paragraphs 132/134).
Second Consultation Response:
Previously expressed concerns about the absence of desk-based archaeological
information provided in relation to the 19th – 20th century quarrying activity at Cawdor
Quarry (HER 30811), and possible earthwork features within the Snitterton Fields part
of the proposal site.
The amended archaeological desk-based assessment does provide some additional
information in relation to Cawdor Quarry but this appears to relate to the separate
application 17/00294 for a smaller site close to the quarry entrance (see e.g. Figures
1-3) and I wonder whether it has been submitted in error. The current application
involves a much larger 22ha site incorporating most of the former Cawdor Quarry.
The treatment of the quarry archaeology in the submitted document is in any case
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rather vague, and lacks an identification, interpretation and appraisal of significance for
surviving quarry features, buildings and infrastructure. I therefore advise that the
archaeological information remains incomplete with regard to the historic quarry site,
as per previous comments.
With regard to the Snitterton Fields part of the site, the earthwork features noted above
are now excluded from the built part of the proposed development, and I therefore
advise that there is no need for further information in relation to this area.
I also previously provided substantive comments with regard to setting impacts in
relation to the Grade I Listed Snitterton Hall and the Scheduled moated manor and
fishponds at Snitterton. The applicant has subsequently made substantial revisions to
the development layout in the area west of Cawdor Quarry, removing the upper part of
Snitterton Fields from the proposed development, and reducing the built form on the
lower field. A revised heritage impact assessment has been produced in relation to
the amended scheme, and crucially this includes visualisation photography from key
viewpoints including the slopes above Snitterton and the southern slopes of Oker Hill.
The principal concern of heritage consultess in relation to the originally proposed form
of development was that the proposed housing would diminish an appreciation of the
historic settlement hierarchy visible in the landscape around Snitterton, by introducing
a competing and somewhat overbearing element of built form into the former manorial
land-holding. This harm is very much reduced in the amended scheme, where the
vegetated edge of Cawdor Quarry is retained as the edge of development, with this
vegetation belt then extended to the south to screen the development where it extends
into part of the field west of the former Permanite site. In terms of harm, the
development does still read as an intrusion of built form – see for example images 3b
and 5b in the submitted photomontages. Image 3b perhaps shows a worse case in
terms of the intrusive form of the proposed development west of Permanite, where the
proposed housing still achieves a level of massing so as to disrupt the sense of
Snitterton and its heritage assets as the centre of this little landscape. It should be
noted however that this visualisation appears to omit the proposed belt of planting
around this area of housing, and it may be that the level of harm shown in image 3b
would be reduced to more acceptable levels by appropriate planting and landscaping.
A revised landscaping plan does not appear to have been submitted to supersede the
previous proposals showed rather harmful ‘clumps’ of planting between Snitterton and
the proposed development. The Local Planning Authority may therefore wish to seek
further information in relation to proposed landscaping west of the site, or a revision of
the relevant visualisation to show the impact of proposed planting.
Third Consultation Response:
The revised plans involve a further reduction of the planned extension into Snitterton
Fields. In terms of the setting of the high value heritage assets in Snitterton
(Scheduled Monument and Grade I Listed Building) this represents a further reduction
in the levels of harm proposed. The applicant has not provided any additional heritage
information but there is a single revised visualisation in the ‘Design Addendum’ from
the southern slopes of Oker Hill. This shows a reduced visual impact, however, it is
not especially useful in assessing setting impacts with regard to the designated
heritage assets, where the built form of the development in competition to that of
Snitterton Village is the key consideration. A visualisation of the development from the
slopes above Snitterton to the south is requested where the development is viewed
across the built form of Snitterton Village.
With regard to other historic environment considerations note that no further work has
been carried out in relation to assessing the archaeology of the quarry and would
reiterate earlier comments.
20

6.4. Matlock Town Council
First Consultation Response:
Snitterton Fields are outside the settlement boundary in the current Local Plan and
following public consultation are also excluded from the area allocated for housing in
the new Draft Local Plan submitted to Central Government. The presumption must
therefore be that they should be excluded from the development proposals.
The argument presented at the consultation was that the proposals only make
financial sense if the fields closest to the Quarry are included in the proposals. But no
financial information was presented then or since. It should be ensured that the
project is actually deliverable.
An alternative scheme excluding the fields should be considered. We believe that the
development should be phased wholly starting from the two road accesses to the
east.
The adverse impact that the development may have on traffic should also be
considered.
Second Consultation Response:
Objection.
Matlock Town Council strongly opposes the Developer's proposed revision to the
Outline Planning Application of December 2016.
The withdrawal of the majority of the area Snitterton Fields from the scheme, whilst,
welcome, as an apparent exchange / 'counter balance' for the withdrawal element of
'affordable housing' (78 dwellings) is simply not acceptable.
The NPPF guidance, now with a reduction to an allocation of only 30% for 'affordable
housing' for new housing developments, as in the Local Plan, is a key element of
what should be required and achievable.
It is suggested the Developer revisit his proposals and reconsider the 'cost
imposition' element statement made in his Planning Statement Addendum :
Conclusions : Para 11.3 and that Derbyshire Dales District Council resists any
Section 106 monetary agreement for the withdrawal of the affordable housing
element of this Development.

Third Consultation Response:
Reiterate comments in second consultation response.
6.5. South Darley Parish Council:
First Consultation Response:
We are happy that the brownfield sites of the quarry and Permanite are developed,
but believe building on these fields is totally unacceptable for the following reasons:
 Snitterton Fields were specifically removed from the Local Plan following their
assessment as the worst of 135 potential sites considered in the Local Plan.
 If the fields were built on it would set a very dangerous precedent for the long
debated and key Local Plan, as it would put at risk any greenfield site
throughout the Derbyshire Dales.

21

 The developer claims that Snitterton Fields are necessary for the viability of
the development, but they have not provided any viability assessment. They
also state that the quarry could be developed without the fields, and do have
the addition of Permanite as they have already had with Limestone Croft.
 There would be a serious impact on the character of this landscape of high
sensitivity.
 Extreme visual intrusion especially from the 2-3 storey buildings on a very
raised platform at the top of the fields.
 Development of the fields would lead to urban sprawl from Matlock to
Snitterton and Oaker.
 The proposed site is close to Grade 1 and Grade 2 heritage assets.
 The National Park overlooks this site and is overlooked by it.
 If the fields are approved there will be no guarantee of, or incentive for,
development of the quarry.
Second Consultation Response:
Object.
Whilst we welcome the major reduction in the number of houses on Snitterton Fields,
we are still opposed to any development on these fields for the following reasons:





It means building on 3 acres/1.2 hectares of greenfield land;
It has not been allocated for housing in the proposed Local Plan, which is
nearing adoption;
It is part of a landscape of high sensitivity;
It overlooks and is overlooked by the Peak District National Park and is close
to valuable heritage assets.

We regret that the developer believes the development is only viable if the affordable
houses are removed, but fortunately several recently approved applications have
included a high proportion of affordable homes e.g. the Golf Club site.
Third Consultation Response:
Object.
Whilst we recognise the number of houses on Snitterton Fields have been reduced,
we are very concerned that this incursion into the fields is the ‘thin end of the wedge’
for future development and also that the Application Boundary remains the same as it
was for 118 houses.
Viability no longer seems to be an issue following the District Valuers comments and
the statement by the Local Plan Inspector that there is no evidence that the fields are
necessary for the development of the quarry. Surely, therefore, these 5.5 houses
can be relocated elsewhere on the scheme site without affecting viability.
Our previous arguments still apply. That is, the application is contrary to the
allocated sites and Settlement Boundary in the Local Plan, is damaging to the
sensitive landscape and nearby heritage assets and sets a dangerous precedent for
development of non-allocated greenfield sites. Furthermore it intrudes into the
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setting of the Peak District National Park, which the Inspector has established as a
new strategic objective.
We are, of course, happy to see the development of Cawdor Quarry and Permanite,
but critically need protection of these precious fields from future development.
6.6. Natural England
Initial Consultation Response:
Insufficient information has been submitted to enable Natural England to provide a
substantive response.
Site of Special Scientific Interest (SSSI):
No assessment has been provided of the potential impacts of the proposal on
Cawdor Quarry SSSI. A Construction Environment Management Plan is required
detailing the potential impacts upon Cawdor Quarry and a strategy for mitigation.
Priority habitat as identified on Section 41 List of the National Environmental Rural
Communities (NERC) Act 2006:
The development includes areas of priority habitat in the form of deciduous
woodland. The applicant should provide details on how the partial loss of this will be
avoided, mitigated or compensated for.
Green Infrastructure Potential:
The proposed development is within an area that would benefit from enhanced green
infrastructure provision. Natural England would encourage the incorporation of this
into the scheme.
Best and Most Versatile Agricultural Land
No assessment has been provided of the potential impacts that the proposal will
have on best and most versatile agricultural land.
Second Consultation Response:
No objection subject to appropriate mitigation being secured.
Consider that without appropriate mitigation the application would damage or destroy
the interest features for which Cawdor Quarry SSSI has been notified.
Statements within the Planning Statement imply that the SSSI is considered part of
the development insofar as it is part of the Ecology Park and will be positively
managed as part of this development including the priority habitat that surrounds the
SSSI. Recommend an appropriately worded planning condition be attached which
stipulates the applicant provide a detailed Ecological Management Plan.
Further Advice on Mitigation:
The positive management of the Ecology Park should ensure that the proposal will
not have significant impact on the SSSI and the enhanced area of flora and fauna are
suitable for positive management of the SSSI.
Protected Landsdcapes:
The proposed development lies close to the nationally protected Peak District
National Park Authority. The Planning Authority should use National and Local
Policy in conjunction with local landscape expertise to determine the application.
Paragraph 115 of the National Planning Policy Framework sets out the national
guidance. Alongside this you should apply local landscape policies incorporated into
the Local Plan.
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The National Park landscape advisor / planner will be best placed to provide advice
as they will know the site and its wider landscape setting.
The statutory purposes of the National Park are to conserve and enhance the natural
beauty, wildlife and cultural heritage of the Park and to promote opportunities for the
understanding and enjoyment of the special qualities of the Park by the public. You
should assess carefully if the development would have a significant impact on or
harm those statutory purposes.
Third Consultation Response:
The previous advice given applies equally to this modified scheme.
6.7. Derbyshire Wildlife Trust
Initial Consultation Response:
Potential impact of the development on nature conservation.
Impact on the Local Wildlife Site
The proposal will result in the loss of 70% of the local wildlife site. The remaining
30% close to the rock face will be impacted upon by infrastructure proposals to
create the ‘Country Park’.
Impact on Habitats
The site supports UK BAP priority habitats. These are broad-leaved woodland,
wet woodland and open mosaic habitats on previously developed land. The
waterbodies on site might also qualify as priority ponds but as they are in the SSSI
they will remain undeveloped. All of the open mosaic habitat will be lost and this is
estimated at 6-8ha.
It appears in the region of 3.5 – 4 ha of wetland broad-leaved woodland will be
lost.
Other habitats impacted include scrub, tall herb, unmanaged grassland, improved
grassland and scattered trees. The scrub loss may impact on invertebrates, birds
and bats and the tall herb and unmanaged grassland will impact on invertebrates.
The improved grassland to the west of the site is not of great nature conservation
value.
Impact on Species
Six species of bat forage on the site and at least two species roost. The loss of
woodland will trigger the need for replacement roosts. The impact of loss of
commuting and foraging habitat is more difficult to quantify but it could be
significant between the ponds and river. The retention of some woodland habitat
in this area would be beneficial.
Loss of woodland scrub will affect birds and some of conservation concern (e.g.
song thrush) are likely to lose habitat.
Impact on reptiles will be low with only one slow worm recorded.
The development will impact on badgers and several setts could be affected
triggering the need for a licence. Foraging and movement of badgers will also be
affected.
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The invertebrate assessment did not find species of high nature conservation
value. However, the moth and butterfly assessment was too late in the year. The
loss of the open mosaic habitat will impact on invertebrates and those previously
recorded include UK BAP priority species dingy skipper and small heath butterflies
and lattice heath, shaded broad-bar and cinnabar moths.
The loss of open mosaic habitat across Derbyshire is significant with 50% under
threat of development and those species already in decline will decline further.
Measures to Address Impacts
The mitigation and compensation to address impacts need to fully describe
opportunities to create or translocate open mosaic habitat need exploring. The
proposal to create new woodland needs properly explaining. Creating public
access to some currently wild areas could further undermine woodland habitat.
The proposed enhancements of the fields to the west are not very comprehensive
and need to be more interventionist. The grassland could be improved by using
seed, green hay or plug plants. The floodplain meadow could be enhanced with
the aim of creating a species rich wet meadow / wetland site.
Bat roosts proposals are acceptable but foraging routes need consideration.
The impact on badgers is caused by loss of foraging areas of woodland and
grassland. Access to foraging in the south, north and east will be limited and
retaining a good link to the west becomes very important.
Impact on nesting for birds and bats should be addressed through artificial nest
boxes.
Conclusion and Recommendations
The National Planning Policy Framework states that the Local Planning Authority
should seek to avoid net loss in biodiversity and achieve gains wherever possible.
The proposal has not demonstrated how a net loss in biodiversity can be avoided.
The impacts on ecology can be significantly reduced if an area of woodland and
open mosaic habitat were removed from development to the north of the SSSI.
The impacts could be further reduced by avoiding woodland clearance in providing
access to public in the south of the quarry.
Woodland connectivity for bats should be retained and opportunities for retaining
open mosaic habitat and woodland should be explored.
Scope for biodiversity enhancement in the field to the west should be explored but
the plans at the moment are sketchy.
Second Consultation Response:
The revised scheme incorporates a reduction of the incursion into Snitterton Fields. The
adverse impacts as previously identified are largely concentrated within Cawdor Quarry.
The need to properly address the adverse impacts on biodiversity through mitigation and
compensation remains.
Third Consultation Response:
Have responded to earlier versions of the scheme and raised concerns in relation to the
scale of impacts at Cawdor Quarry and the level of detailed information on proposed
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mitigation and compensation. This response reflects on further information submitted by
the applicant’s ecologist.
Measures to Address Impacts
Loss of open mosaic habitat – the applicants indicate an intention to translocate. The
loss of habitat amounts to 4.82 ha. The possible areas for translocation are unlikely
to amount to any more than between 0.2 and 0.5ha in size. In any event managing
this area in a residential context could also prove problematic. The re-creation of
similar habitat within the fields to the west is not feasible. Instead the focus should
be on establishing areas of more flower rich grassland through habitat creation or
enhancement. In the fields to the west this will need a change in the management
regime as it is intensively grazed. Even with this there would still be a net loss of
open flower rich habitat types amounting to between 2 and 3 hectares. This is to
some extent offset by the creation of other habitat types.
In relation to woodland 4.69 ha is lost in the site. Mitigation is suggested in the field
to the west but the amount is not precise. The woodland needs to cover a similar
area. There is scope to fully compensate for the loss of broad-leaved woodland but
this will be constrained by the need to retain the agricultural viability of the land.
The open access to the western field will need management to avoid conflict
between dogs and sheep.
The proposal to give public access to the remaining local wildlife site causes
concern. This is an important buffer to the SSSI. The management regime needs
careful consideration and should be subject to a condition.
The applicants intention for the lower field and floodplain meadow are noted but the
open access, grazing for conservation and enhanced wetland may clash with one
another. It appears that most, if not all, of the biodiversity enhancements for
grassland / wetland will have to be achieved within the lower field adjacent to the
river.
The transformation of the lower fields will require a more interventionist approach to
achieve real increases in plan diversity. The floodplain meadow by the river could
potentially be enhanced or subject to habitat creation aimed at establishing a species
rich wet meadow / wetland site.
Conclusions and Recommendations
Whilst permissions on this site predate the National Planning Policy Framework, the
latest application should still comply with the National Planning Policy Framework.
The survey work fully establishes the interest and impacts. The challenge has
always been to address the loss of habitat via mitigation and compensation.
In relation to open mosaic habitat and woodland, whilst the applicants plans are
noted and welcomed they are unlikely to achieve like for like mitigation especially
given the need to alter the current management of the western field.
A comprehensive suite of measures is needed both within the footprint of the quarry
and on land to the west. A plan of what can be achieved is provided. The main
opportunity for biodiversity enhancement is, however, in the lower field by the river.
This field offers significant opportunities to create wetland, grassland and woodland
enhancements. To achieve this the field needs managing in an entirely different way
and public access will need carefully managing with wetland areas fenced to
minimise problems with dogs.
26

There is an opportunity to improve biodiversity in the Derwent Catchment by creating
a semi-natural wetland habitat.
The recreation and translocation of open mosaic habitat within the quarry should be
maximised.
The remaining area of the local wildlife site should have the retention of its nature
conservation value as its priority and public access will need to be subject of a
management plan. This can be achieved via condition.
Mitigation measures will need to include measures for badger, bats, reptiles,
breeding birds and butterflies. A licence will be needed in relation to bats.
Conditions and recommendations requiring a Construction Environmental
Management Plan before development of any kind commences, a Badger Mitigation
Plan, Ecological Mitigation and Enhancement Plan, a Landscape and Ecological
Management Plan, preventing vegetation clearance during the local breeding
season, a Bat Mitigation Plan and a Reptile Mitigation Plan.
6.8. Environment Agency
Have no objections in principle but recommend that if planning permission is granted
conditions are imposed covering the following items:Flood Risk
The development to be carried out in accordance with the recommendations of the
approved Flood Risk Assessment.
Groundwater and Contaminated Land
Require the submission of a remediation strategy prior to the implementation of
each phase.
Require a verification report prior to each phase of the development being
occupied.
If unforeseen contamination identified then no further development to be carried
out until remediation scheme to deal with it approved.
Piling or other foundation designs using penetrative methods shall not be
permitted other than with the express consent of the Local Planning Authority
where it can be demonstrated that there is no resultant unacceptable risk to
groundwater.

Second Consultation Response:
Whilst the revisions remove development from Snitterton Fields the earlier recommended
conditions remain pertinent.
Third Consultation Response:
Confirm that Environment Agency position on the proposals remains the same and confirm
earlier suggested conditions should still apply.
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6.9. County Council Flood Risk
First Consultation Response:
Express concern that surface water will feed into the River Derwent and suggest that
sustainable Urban Drainage Solutions should be explored through using mini subcatchments.
Second Consultation Response:
No further comment as no new proposals in relation to drainage.
Third Consultation Response:
No further comments as no new proposals in relation to drainage.
6.10. Environmental Health
No objection in principal. Agree with submitted reports that intrusive site investigation
should be carried out prior to development. This should then inform the remediation
scheme. Conditions are suggested to cover this.
6.11. County Council (Policy and Monitoring)
First Consultation Response:
In the absence of a Community Infrastructure Levy financial contributions should be
secured via Section 106 agreement to provide: £569,950.50 towards the provision of 50 primary places at St. Giles C of E Primary
School via Project A : creation of additional teaching and support spaces; and
 £515,285.10 towards the provision of 30 secondary places at Highfields School via
Project A : creation of additional teaching and support spaces;
 £242.162.70 towards the provision of 13 post 16 places at Highfields School via
Project A : creation of additional teaching and support spaces;
 Advisory footnote to secure high speed broadband services for future residents.
Second Consultation Response:
In the absence of a Community Infrastructure Levy, financial contributions to be secured
via Section 106 Planning Obligations to provide: £775,132.68 towards the provision of 68 primary places at St. Giles Church of
England Primary School via Project A : creation of additional teaching and support
spaces; and
 £206,114.04 towards the provision of 16 secondary places at Highfield School via
Project A : creation of additional teaching and support spaces;
 £74,511.60 towards the provision of 4 post 16 places at Highfield School via Project
A : creation of additional teaching and support spaces;
 Advisory footnote to secure high speed broadband services for future residents.
Third Consultation Response:
In the absence of a Community Infrastructure Levy, financial contributions to be secured
via Section 106 Agreement to meet needs for school places having due regard to net
capacity of schools, current number on roll as well as projected pupil numbers over next
five years as follows:28

Primary School – A contribution of £672,541.59 to provide 59 primary school places
at St. Giles Church of England Primary School towards Project A : creation of
additional teaching and support spaces;
Secondary Level – further analysis has confirmed that the Secondary School will
have capacity to accommodate both secondary and post 16 pupils.
Advisory footnote to secure high speed broadband services for future residents.
6.12. County Council Strategic Planning Comments
Overall, in the context of the assessment of national, sub-regional and local planning
policy, it is considered that the planning application proposals in their entirety are
unacceptable as currently proposed. This is because there are fundamental concerns
about the inclusion in the proposals of greenfield land at Snitterton Fields. The proposed
development of over 100 houses on this part of the application site would be poorly related
to the proposed housing development on the remainder of the site in the former Cawdor
Quarry and Permanite Works sites. Such a large-scale of housing development on
Snitterton Fields would appear as an area of urban sprawl into the countryside beyond the
defined Settlement Framework Boundary of Matlock. It would have an unacceptable major
and adverse impact on the landscape and landscape character of the area and the setting
on the Peak District National Park. It is considered that these adverse impacts could not
be fully mitigated by any design, layout or landscaping proposals. Accordingly, this aspect
of the planning application proposals would be contrary to the principles of sustainable
development in the National Planning Policy Framework.
Of fundamental importance to the assessment of the application are paragraphs 14, 47
and 49 of the National Planning Policy Framework. In this context, DDDC is currently able
to demonstrate an up-to-date five year housing land supply. There is no automatic
presumption in favour of granting permission for the proposed development, therefore, in
the context of paragraphs 14 and 49 of the National Planning Policy Framework. Although
the Adopted DDLP is dated, DDDC is producing an emerging replacement Local Plan
which is well advanced, with the PSDLP having been submitted to the Secretary of State
in December 2016, for which an Examination in Public (EIP) is anticipated in May 2017.
The PSDLP sets out a housing requirement for the District of 6,440 dwellings between
2013 and 2033. The Plan identifies sufficient land through proposed housing allocations
and commitments to meet this housing requirement in full. In the context of the above,
therefore, there is no overriding need for the housing proposals on the Snitterton Fields
part of the application site to be approved to meet any potential shortfall in the District’s
five year housing land supply or Local Plan housing requirement.
Conversely, the housing proposals on the remainder of the application at Cawdor Quarry
and former Permanite Works are considered to be acceptable and in broad conformity with
the principles of sustainable development in the National Planning Policy Framework.
Cawdor Quarry already benefits from extant planning permission for 432 houses and
employment land uses. The housing proposals on these two parts of the application site
would:
 Provide for a sustainable urban extension that would be well related to the
existing built up area of Matlock. Matlock is a sustainable settlement and
suitable to accommodate the scale of development proposed on these two parts
of the site;
 Provide an important contribution to the District’s five year housing land supply
and overall housing requirements up to 2033;
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 Have good accessibility to local highways and public transport network and a
wide range of shops, services, facilities and employment opportunities in
Matlock and the wider surrounding area;
 Help facilitate the remediation and redevelopment of a former quarry and vacant
employment site;
 Generate significant numbers of jobs in both the construction phase of
development and provision of the B1 employment space. The large number of
residents occupying the housing units would generate significant levels of new
expenditure for the local economy, which would help support local shops,
services and facilities; and
 Have more limited impacts on the landscape and landscape character of the
area, which could be appropriately mitigated.
In recognising the positive benefits above, considered appropriate to request the applicant
to provide further supporting information, which assesses the quantity and quality of the
underlying limestone at the former Cawdor Quarry and the viability and practicality of
extracting any remaining mineral prior to, or as part of, the development of the site.
Overall, the National Planning Policy Framework makes it clear that at the heart of the
Framework there should be a presumption in favour of sustainable development, which
comprises three key economic, environmental and social elements. Paragraph 8 of the
National Planning Policy Framework makes it clear that these elements are mutually
dependent and that they need to be addressed together as part of a balancing exercise.
In essence, the application of the balance is an exercise which seeks to understand the
beneficial impacts or advantages of any development scheme but then to look at the
disadvantages or adverse impacts and whether these would outweigh the benefits and
advantages.
On the basis of the summarised analysis above and in detail below, the current planning
application proposals have a range of beneficial and adverse impacts. The Cawdor
Quarry and Permanite Works elements of the application scheme are considered to be
acceptable and in conformity with the principles of sustainable development in the National
Planning Policy Framework. However, as the Snitterton Fields part of the site forms an
integral element of the application proposals (118 units or 20%), it is considered that
overall the application proposals in their entirety are unacceptable in their current form as
the Snitterton Fields part of the application is contrary to the principles of sustainable
development in paragraph 14 of the National Planning Policy Framework.
6.13 County Council Highways
Transport Assessment – general comment:
There will inevitably be an increase in traffic in the Matlock area, as a result of the
development proposals at this site (and other new development sites in Matlock), however,
the Highway Authority is generally satisfied that there are no fundamental highway issues
that would result in a severe impact of the surrounding highway network (with reference to
Paragraph 32 of the National Planning Policy Framework), or that would exacerbate an
existing highway safety concern in the vicinity of the site.
Increased levels of traffic, as a consequence of development, would not necessarily
constitute sufficient grounds alone to recommend refusal of a planning application, except
where it can be clearly demonstrated that the generated traffic will have a harmful effect on
highway safety, relative to existing conditions on the road network. Based on the evidence
and information currently available, the Highway Authority would not be in a position to
demonstrate that the development proposals would have a detrimental impact that would
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warrant rejection on highway safety grounds, especially on the basis that this is now only a
modest increase in the scale of development that already benefits from planning consent.
It should be understood that, as a generality, the Highway Authority does not “agree” the
content of a Transportation Assessment or, inevitably, concur with every detail contained
therein. However, providing it is considered that the conclusion is sound then it is not
regarded as reasonable or warranted to require the applicant to devote resources to
amending detail which would not vary the conclusion.
A comprehensive Travel Plan has been submitted and the highways response detailed
comments on components of this are offered.
The Travel Plan is a working document and should not be seen as exhaustive in its current
form. It will be subject to change in the light of progression and completion of the
development, results of actions undertaken, and responsive to results of future travel
surveys.
In terms of a Travel Plan monitoring fee, the County Council would wish to be involved in
this process to ensure the development proceeds in accordance with the aspirations made
in the Transport Assessment and Travel Plan documents, subject to recouping appropriate
resources from the developer within the S106 Agreement. This has been calculated at
approximately £18,000 based on £3,000 per annum for a period of 5 years, then a further
£3,000 for 7 and 9. Additional funding should also be included for area wide / school travel
planning as well as public transport provision to serve the site.
General Comments:
The junction with Matlock Spa Road needs to be capable of accommodating a range of
vehicle and pedestrian demand. In particular Policy DS9 of the Local Plan seeks
measures to deter traffic diverting through Oker and Snitterton. The application does not
include this detail and it is probably best achieved by seeking changes to the configuration
of the highway to the west of the site. These will need to be identified by the applicant and
funding secured to pay for them through the legal agreement.
More detailed
arrangements to allow for the provision of public transport are also needed to satisfy plan
policy.
Monitoring of travel patterns of future residents will need to be undertaken and funded by
the developer to help identify mitigation.
The street design needs to incorporate a 3m wide shared pedestrian / cycle margin on at
least one side to encourage walking and cycling. The carriageway width has been
minimised in the design on the basis of seeking to encourage pedestrian / cycle activity
and this is needed to safely accommodate these highway users.
The developer appears committed to an ethos of sustainable transport travel options and
connections to the adjoining public right of way will offer access to many routes. To
safeguard aspirations to improve this link the developer should consider allocating
sufficient space and / or incorporating the route within the development to provide a cycle
route between the railway bridge / river bank into the site and segregated cycle space to
get from there to Matlock Spa Road.
In terms of phasing of development would wish to see the two arms of the road linked
earlier than zone 6 to aid bus penetration.
Formal crossing facilities should be provided on Matlock Spa Road to help residents of
Spa Lofts to cross road. A gateway feature should be created here to make the Spa Road
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feel part of the development and aid pedestrian movements and alternative surface
treatments, restricting vehicle speeds would help this.
The road layout needs to make adequate provision for refuse vehicle turning and parking
provision should reflect dwelling size to prevent on-street parking. It may be necessary to
restrict on-street parking through formal restriction.
The original application secured highway improvements and mitigation through the Section
106 Agreement. The current proposal has a sizeable sum for highway contributions but no
supporting evidence on how these are calculated. It is suggested that the obligations
should be broadly similar to those originally requested.
Public transport should be funded for a period of 3 years at a rate of £75,000 / year
consistent with the original agreement.
The original scheme sought a sum of £150,000 towards Crown Square improvements.
Whilst these may still be necessary they will alter the character of the locality. Other
interventions in the local network may achieve the same aim but the £150,000 should be
secured through the agreement.
Travel planning is necessary to maximise sustainability and minimise car travel. This has
to be monitored and a sum of £18,000 is needed.
The deterring of traffic diverting through Snitterton and Oker is also required. The level of
intervention, its form and cost is difficult to predict and should be based on traffic
monitoring but a sum of £50,000 should be secured.
In addition funding should be provided to improve pedestrian and cycle infrastructure
between the site and town centre, leisure centre and schools etc., including connection to
and improvement of the existing public right of way to the north of the site for pedestrian
and cycle use and extension of the White Peak Loop. A sum of £50,000 would achieve
this objective.
There are no fundamental problems with the scheme that cannot be overcome by either
conditions or a Section 106 Agreement and content of the Agreement and conditions are
suggested as follows:Legal Agreement to include:1.
2.
3.
4.
5.

Public transport payment for bus services of £225,000
Crown Square works or other equivalent local highway intervention £150,000
Travel Plan monitoring £15,000
Improvements to cycle and pedestrian routes £50,000
Highway intervention measures to deter traffic diverting through Oker and
Snitterton £50,000

Conditions to cover following:
1.
2.
3.
4.
5.
6.

Submission of Construction Management Plan
Creation of facilities for construction vehicles, plant and machinery
No development commenced until Estate Street Phasing and Completion Plan
agreed
Before other operations commence detailed designs of permanent access
arrangements to Matlock Spa Road agreed
Within 21 days of permanent access formal temporary access to close
No vehicular access to Snitterton Road
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7.
8.
9.
10.
11.
12.
13.
14.
15.
16.
17.
18.
19.
20.
21.
22.
23.
24.

Detail of traffic monitoring to be agreed and implemented
Details of layout and construction of estate roads to be agreed
Roads to be constructed to at least base level before erection of dwellings
Internal estate roads to have minimum 2.4m x 25m visibility splays.
Properties not occupied until estate street provided with suitable turning
facilities
Driveways to have 2.4m x 25m visibility splays
Estate street to have 25m forward visibility sightlines
Speed suppression measures with a view to 20 mph design speed to be agreed
No dwelling occupied until parking provided
Garages and parking spaces to be retained for that purpose
Secure cycle storage to be provided
No gates or barriers to open over highway
Drives to be no steeper than 1 in 10 for first 5m
Details of bin storage and collection to be agreed
Means of preventing surface water discharge onto highway to be agreed
Highway surface water disposal scheme to be agreed
Travel Plan implemented in accordance with agreed details
Details of future maintenance and management of streets to be agreed

6.14. County Council (Minerals):
The site lies within an area of carboniferous limestone mineral resource and is
consequently in a Mineral Consultation Area. The proposed site includes the former
Cawdor Quarry, which was worked for limestone and fell into disuse in the 1950’s. There
is no information provided within the planning application on whether the proposed site
contains potentially workable resources of limestone. Given the scale of the proposal it
would be appropriate to ask the applicant to provide further supporting information, which
assesses the quantity and quality of the underlying limestone and the viability and
practicality of extracting the mineral prior to, or as part of, the development of the site.
6.15. NHS North Derbyshire CCG
Initial Consultation Response:
The service demand of 586 dwellings would not be easily accommodated. As it is unlikely
that the CCG would support a single handed GP development the health contribution
would ideally be invested in enhancing capacity / infrastructure with existing local
practices. Need to consult with practices to establish how any contribution may be best
utilised but based on standard patient use of GP facilities and the surgeries that require
investment to expand a figure of £222,914 is identified.
Second Consultation Response:
Based on the revised number of dwellings a revised request for £192,939 is submitted.
Third Consultation Response:
Based on the further revision to numbers a revised request of £185,331 is submitted.
6.16. Derbyshire Constabulary Designing Out Crime Officer
Original Consultation Response:
Have general concerns about access to the rear of terraced rows. Individual garden
access will be problematic and unless taken through plot will involve convoluted communal
access to the side and rear or from poorly supervised courts. If shared access is chosen
this should be via lockable gates.
Makes detailed comments zone by zone with common themes. Parking areas should be
overlooked and footpaths should be overlooked and supervised and not narrow enclosure.
Footpath links that are unsupervised should be deleted.
33

Second Consultation Response:
The removal of zone 8 is noted. The majority of comments remain. Of particular concern
is the retention of the footpath link to the back of the lower terrace which is principally not
overlooked at ground level and consequently unsafe for pedestrians. This footpath should
be removed.
6.17. Peak and Northern Footpath Society
Comment the lengths to which the developers appear to have gone to, to ensure that there
are good pedestrian links through, into and out of the development. The proposed
Snitterton link is particularly welcome. It is not easy to see from the submitted plans how
the existing public footpath, Footpath 25, South Darley / Matlock 105, which is part of the
Derwent Valley Heritage Way is to be treated. Trust that it will run through a wide green
corridor and will be attractively treated. The full width of this path must remain
unobstructed at all times. All new paths should be legally dedicated as definitive public
footpaths so that public rights are secured.
6.18. Ramblers Association
No objection to the application. Note that South Darley Footpath 25 which runs along the
boundary of the site is to be kept as a wide corridor and walking and cycling routes are
incorporated.
This along with South Darley Footpath 26 should be kept open at all times during and after
construction.
6.19. Economic Development Manager
Cawdor Quarry is identified within the Derbyshire Dales Economic Plan 2014-2019
(adopted September 2014) as one of six economic growth sites within the district.
The site’s suitability for mixed use re-development has been established. In 2001,
planning permission was granted for a development comprising 432 dwellings and 23
business/workshop units comprising 1897sqm of floorspace. To date 12 new homes have
been completed at Limestone Croft on the quarry edge. The submitted application
supersedes the previous consented scheme.
Policies EC2 and DS9 of the Derbyshire Dales Local Plan Pre-submission Draft (August
2016) allocate 1ha of land at Cawdor Quarry for new employment development comprising
B1 and B2 uses.
The submitted application takes account of previous comments from the Economic
Development team in relation to the location and type of the employment development
proposed (i.e. flexible B1c light industrial accommodation) which is welcomed. For a 1ha
site a greater density of development than proposed would normally be anticipated but the
design does provide for shared yard space / loading areas and has its own access and
profile within the site, which is important. The amount of B1c floorspace to be provided
should be confirmed with the applicant as the application refers to both 2,700 and 2,800
sqm. The District Council requires a minimum of 2,800 sqm internal floorspace to be
provided.
Regarding specification, to provide for the needs of expanding businesses and retain
flexibility for different occupiers, terraces should be capable of sub-division into larger units
of a minimum of circa 300+ sqm. The design should also provide for roller shutter doors of
adequate height for loading / unloading purposes. The proposed renewable features are
welcomed but it will be important to maintain balance with the affordability of units within
the local market.
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Regarding phasing, early delivery of units is important in order to meet latent demand
within the area and should be considered as part of the planning conditions if approved.
This could include linking delivery of the proposed employment space to a limited
proportion of residential development planned within phase B of the scheme. Further
consultation with the Economic Development team is requested prior to approval of
detailed phasing plans.
Allowing for the comments above, from an economic development perspective the
application is supported.
6.20. Rural Housing Enabler
It is regrettable that there is no affordable housing proposed when 7% was secured on the
original scheme.
There are government programmes which the developer could pursue, which would assist
with development costs on larger sites such as remediation and infrastructure. Has the
developer explored any of these government funding programmes? We could also
explore affordable housing tenure options and consider other ways that affordable housing
could be delivered on site.
7.

REPRESENTATIONS RECEIVED

7.1 Original Scheme – A total of 216 individual representations opposing the scheme from
the local area and further afield raising the following issues:1.
2.
3.
4.
5.
6.
7.
8.
9.
10.
11.
12.
13.
14.
15.
16.
17.
18.
19.

Snitterton Fields lie outside the settlement boundary.
The development of Snitterton Fields would extend Matlock to Snitterton.
Snitterton Fields was rejected as a housing site as part of the Local Plan process.
The site will be readily visible from the National Park adversely affecting its setting.
Overriding the rejection of this site for housing in the emerging Local Plan and
allowing development would set a dangerous precedent for other areas of
countryside.
The developer has not justified going beyond the quarry with any financial appraisal.
The development of the greenfields could occur without the quarry being tackled.
The applicants costs incurred in holding the site for so long should be disregarded.
The location of houses on rising ground on a built platform will be particularly
prominent.
The development would be prominent in views from Snitterton, Oker, Wensley Dale
and Hackney.
Previous analysis by the Council suggests that this landscape is of high landscape
sensitivity.
An adverse impact on the group of heritage assets at Snitterton would result which
include the Grade I Snitterton Hall, The Grade II Manor Farmhouse, the moated site
and medieval fishponds.
The adjacent National Park is very popular with walkers and visitors whose
experience would be harmed.
The viability of Cawdor has always been doubtful but Groveholt should have carried
out appropriate due diligence and this should not justify the construction of 118
dwellings on greenfields.
Groveholt should be made to pay a large bond to ensure Cawdor is developed.
Increased traffic on Matlock / Oker Road would be detrimental to highway safety.
Support the redevelopment of Cawdor and Permanite but do not support building on
greenfields.
The proposal is contrary to the policies of the existing and emerging Local Plan.
Snitterton Fields are very waterlogged and unsuitable for building.
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20. Allowing expansion of housing estates in this locality will damage tourism.
21. The distinctive settlement pattern of Oker and Snitterton would be damaged by the
proposal.
22. Magpie Cottage in Snitterton has an association with William Wordsworth and the
view from this would change dramatically.
23. The Council should not rely on the word of the developer in relation to viability and
should have this independently scrutinised.
24. Brownfield sites in Matlock are plentiful and available removing the need to develop
on the greenfields.
25. Allowing this development will give the green light to further development in the
future.
26. Local infrastructure cannot cope with this expansion of housing.
27. The density of development proposed on Snitterton Fields is completely out of
character with Snitterton or Oker.
28. The new housing on Snitterton Fields would be poorly served by transport or
pedestrian links into the town.
29. The proposal is contrary to Policies S2, S3, S10 and HC17 of the emerging Local
Plan.
30. The impact of development on the higher ground of Snitterton Fields cannot be
mitigated by any planting.
31. Reasonable vehicle access can only be achieved by widening the roads which will
damage the character of these lanes and impact on wildlife.
32. Schools and doctors in particular are at capacity.
33. The profits made on Limestone Croft do not appear in the applicant’s justification.
34. Snitterton Fields gives you a sense of arrival as you enter the National Park.
35. The design of the development is out of character with the locality.
36. The local lanes are unsuited to increased usage by vehicles and bottlenecks will
result in pollution.
37. The development could increase the risk of flooding from rainwater runoff.
38. Wildlife habitats and corridors will be destroyed.
39. The nature of the housing is not what is required to meet local need.
40. The application has been submitted seeking approval ahead of the Local Plan being
ratified.
41. The site will be exposed in views from higher ground on either side of the valley.
42. Overloading local services does not sit well with the healthy spa image being
promoted.
43. How can the planners stop development extending up to Snitterton if this proposal is
approved.
44. The quarry should be built out first.
45. The site is less than 200m from the National Park and cannot avoid substantial
impact upon it.
46. The deserted medieval village at Snitterton would have its setting harmed.
47. Traffic in Oker and Snitterton has increased since Sainsburys was built and it is used
as a rat run between Winster and Matlock even for large vehicles.
48. Traffic calming in the locality needs implementing.
49. The route from Permanite to Oker should not be used for construction traffic.
50. The quarry development is thoughtful and interesting but should not be expanded to
Oker and Snitterton in the future.
51. The number of car parking spaces may not be sufficient.
52. The Snitterton Fields site was the lowest rated in those considered as part of the
Local Plan selection process.
53. The parcel of housing taking direct access to Snitterton Road will exacerbate existing
highway problems.
54. The prosperity of towns like Matlock is intrinsically linked to the quality of their
landscape setting.
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55. Traffic through Darley Bridge would increase and it is already a bottleneck with the
narrow bridge.
56. The Local Plan has allocated sufficient housing without needing to consider the
release of Snitterton Fields.
57. The area is heavily used for recreation by walkers, anglers, cyclists, runners and
horse riders and their recreational experience will be harmed.
58. Double yellow lines need introducing to prevent free parking at the bottom end of the
Spa Road, otherwise congestion will result.
59. A footway the length of the Matlock Spa Road should be formed.
60. The gateway zone has flat buildings which are out of keeping with character of the
rest of the development.
61. The development lacks the affordable housing needed to meet local need and large
expensive housing will only serve to draw in people from outside the area and force
young people out.
62. The inclusion of 4 and 5 storey blocks will adversely impact on the views from
Limestone Croft.
63. Second homes should be occupied before new houses are built on greenfields.
64. The woodland associated with the SSSI is a logical end point to development and
provides a visual screen to urban sprawl.
65. The proposal is contrary to Local Plan Policies NBE8, SF3, NBE16 and NBE24 and
SF5.
66. Given the nature and impacts of the development the Council should consider if an
Environmental Impact Assessment is required.
67. Proposed screening copses in Snitterton Fields would take years to mature and
would not be effective in winter months.
68. The development of Snitterton Fields would be readily visible from footpaths around
Oker and Oker Hill even if landscaping is implemented.
69. The major and adverse impact on the landscape and landscape character of the area
and the setting of the National Park make the development an unsustainable form of
development contrary to the National Planning Policy Framework.
70. The adjoining SSSI would be adversely affected by development on Snitterton Fields.
71. The original assessment of landscape impacts is misleading and fails to
acknowledge that the site will appear in the views of the heritage assets at Snitterton
from the National Park.
72. The application lacks a proper Heritage Assessment, a matter which has been
highlighted by Historic England and the Development Control Archaeologist.
73. A full Landscape and Visual Impact Assessment should be carried out for the
greenfield component of the site.
74. Full site sections for the greenfield part of the site should be provided.
75. A full open book approach to viability is required and the information should be
independently assessed for the Council to follow good practice.
76. The scale and sensitivity of the site with a SSSI and close proximity to a National
Park means screening for EIA is vital.
77. The Derwent Valley Heritage Way would be adversely affected.
78. A profit can still be made on this development site without Snitterton Fields.
79. Noise and light pollution will result from development of greenfields.
80. Allowing a development with such a low percentage of affordable housing would
send out the wrong message to other house builders.
81. No specific provision is made for retirement living and its location would be well
suited for this.
82. The designs do not fit in with local architecture.
83. The development will adversely affect wildlife and the area supports tawny owls,
badgers, foxes, hares, dragonflies, bats and other species.
84. The failure of Groveholt to deliver Cawdor Quarry to date gives little confidence that
this scheme will progress.
37

85. The developers offer to allow the meadows to be open access land would still not
prevent it being developed in the future.
86. The design and materials of the new flats on Matlock Spa Road are out of keeping
with dwellings constructed at Limestone Croft.
87. The site is well used by a range of bat species. Whilst bat boxes are offered up they
are not used by all species and the development will therefore be detrimental to the
maintenance of the population of the species contrary to the Habitats Regulations.
88. The shop proposed would be better located at the far end of the development.
89. The developers suggestion of moving the National Park boundary to protect the
remaining fields suggests a desire to dictate to the National Park as well.
90. This will lead to Matlock becoming a dormitory town for surrounding cities.
91. The development will result in another 1200 cars using the unsuitable surrounding
road network.
92. The applicants suggestion of low density on brownfield land justifying building on
greenfields is a perverse argument.
Matlock Civic Association
1.
The inclusion of Snitterton Fields is not supported. The site lies outside the
Settlement Boundary and is not allocated in the Draft Local Plan. The case has not
been made on financial grounds. The case made is vague and the following issues
are highlighted:(i)
(ii)

The historic costs incurred in the relief road are of limited relevance.
The figures on remediation range between 5 and 8 million which equates to
£10 - 15,000 per dwelling when you exclude Snitterton Fields – not a
particularly high figure.
(iii) No information is submitted on how funding from Limestone Croft is utilised.
(iv) The costs of remediation were accounted for in the earlier scheme which
included an element of affordable housing.
(v) The purchase price should have reflected all of the exceptional costs.

The Settlement Boundary, along the boundary of the quarry is the logical
geographical boundary. The development of Snitterton Fields would be contrary to
Policy NBE8 of the Adopted Plan and Policies S3 and S5 of the Emerging Local
Plan.
2.

Phasing should be undertaken from the east in order that future residents do not
have to drive through a half finished building site and to ensure that the quarry is
dealt with avoiding the easy bits being picked off early. It is noted that this is the
applicants general intention but the area accessed direct off Snitterton Road should
be excluded.

3.

The links of cycling and pedestrian routes to the wider network should be fully
explored to maximise sustainability. In particular the idea of a link across the river to
create a route to the nearest school and sports centre should be explored.

4.

The use of car parking courts needs careful consideration. They can become a focus
for antisocial behaviour if not well designed with consequent on-street parking. A
maximum of 10 cars should be parked in any one parking court.

5.

The use of high quality road surfacing and landscaping is welcomed. However, it
needs to be resolved with the Local Highway Authority if they will adopt and maintain
these high quality surfaces.

6.

The open spaces are generous but challenging. It is assumed that the District
Council will not wish to adopt these. It is, therefore, important to ensure that a
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management company is appropriately financed both initially and through
subsequent resident payments.
7.

In relation to the housing layouts it will be necessary to define areas for adoption,
modify some parking courts to ease vehicle access especially for delivery and clarify
areas for cycle and bin storage.

8.

In relation to the house types the larger / bulkier buildings should be confined to the
east of the site. Taller buildings to the west will not work. The dwellings at the southwest corner will be very prominent perched on a raised platform and would justify
refusal. Social housing should be located at the eastern end for ease of access to
the town.

9.

The development needs to contribute to providing school places. The site is not
close to schools and accessing schools will exacerbate highway congestion.
Provision for nursery age children and meeting places for the elderly should be
included in the plans.

10. Careful consideration needs to be given to materials. Use of limestone is welcomed,
if appropriately laid, but dark brick may not be appropriate. Hopton Rise is a good
example of how materials can be blended. Tree species chosen should reflect the
context and be native to the area.
Campaign for the Protection of Rural England
1.

Support the development of Cawdor Quarry and the Permanite site as sustainable
brownfield sites adjacent to the established urban area.

2.

Strongly oppose development of Snitterton Fields. It was rejected as part of the
emerging Local Plan process on landscape sensitivity grounds. Even applying
paragraph 14 of the National Planning Policy Framework in the absence of an up-todate Local Plan the harm significantly and demonstrably outweighs the benefits.

3.

The development is contrary to paragraph 17 of the National Planning Policy
Framework as it fails to recognise the intrinsic character and beauty of the
countryside. Paragraph 109 is also contravened as it does not protect or enhance a
valued landscape. Whilst it is recognised that planning is a balancing exercise the
harm to landscape in this case is sufficient to outweigh any economic benefits.

4.

The absence of a 5 year housing supply does not override consideration of
environmental harm.

5.

The scheme is contrary to Policy NBE8 of the Adopted Local Plan.

6.

The Emerging Local Plan can now be given some weight and the proposal
contravenes Policy S5 and PD5 of this Plan.

7.

Snitterton Fields is a charming and distinctive open vale landscape.
It is
characterised by open fields, pockets of woodland and scattered settlements. It is
bounded by the steep slopes of Masson Hill and bounds the National Park. It is a
high value landscape and any substantial intrusion would be irrevocably damaging.

8.

The local landscape is historically important having regard to the range of heritage
assets and has remained substantially unchanged over a very long period with no
suburbanisation.
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9.

Snitterton Fields are highly visible from many local vantage points including Oker
hillside, from the Peak Park the west and south and from Farley and Darley Hillsides.
The landscape impacts would therefore affect a much wider sweep than the
immediate area.

10. The site does not have a visual connection to Permanite and Cawdor beyond which
are separated by a deep screen. Snitterton Fields relates to the rural hamlets of
Snitterton and Oker.
11. No mitigation can avoid the substantial and irrevocable harm to the character and
appearance of the landscape.
12. The development will harm the adjacent protected landscape of the National Park by
impact on its setting.
13. The development will adversely impact on the tranquillity of Snitterton Fields.
14. The development will lead to light pollution.
15. Increased traffic will harm the character of local rural lanes.
16. The applicant has not put forward financial information to justify their assertions.
Friends of the Peak District
1.

The landscape impact on the National Park will be unacceptable. Whilst the quarry is
screened Snitterton Fields is highly visible from Snitterton village and from the valley
slopes to the south and west which emphasises its impact.

2.

Outside of the Settlement Framework for Matlock the characteristics of the landscape
change to those of the adjacent National Park. The site is very much within the
National Park from a landscape and visual perspective and therefore the purpose of
the National Park would be damaged. The influence on the National Park of Matlock
only come into effect at 600m. Snitterton Fields lies in this zone and the impact on
the National Park is, therefore, a significant material consideration.

3.

The suggestion of moving the National Park boundary to prevent further development
is unworkable as it lies outside the remit of the application and would require
separate legislative provision. In any event, National Park policy is not focused on
containment.

4.

The proposal lies outside the emerging Local Plan Settlement Boundary and is
contrary to emerging Plan Policy S5. These should carry significant weight as Policy
S5 does not allow development where it will result in adverse impact on the purposes
of the National Park or is harmful to its valued characteristics.

5.

The suggestion that the scheme is justified on financial grounds is challenged as this
argument has been previously advanced and no progress has been made on the
scheme.

6.

In conclusion, whilst the redevelopment of the quarry is welcomed this can be
completed without the development of Snitterton Fields. The harm to the landscape
and to the National Park that would be caused by the greenfield element of the
scheme would be wholly unacceptable and cannot be justified by linking it to the
quarry scheme.
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Butterfly Conservation East Midlands
Parts of the quarry are rough grassland within an Open Mosaic Habitat landscape context.
This habitat is likely to support the dingy skipper butterfly. This species has been in
decline in Derbyshire and is a Lowland Derbyshire and Peak District Biodiversity Action
Plan Species and a NERC Act Section 41 species of principal importance.
The site should be surveyed for the key butterfly species including the dingy skipper and
this needs to be done at the right time of year in sunny weather. The site should be
surveyed before a decision can be made.
7.2 First Amendment Representations
A total of 79 individual letters of representation received whose content can be
summarised as follows:1.
2.
3.
4.
5.
6.
7.
8.
9.
10.
11.
12.
13.
14.
15.
16.
17.
18.
19.
20.
21.
22.
23.

Object to continual presence of dwellings on Snitterton Fields.
The houses on Snitterton Fields are detrimental to landscape character and
appearance in an area of high landscape sensitivity.
The setting of the National Park will be adversely affected.
The setting of important heritage assets will be adversely affected, namely Snitterton
Hall, Manor Farmhouse, the moated site and medieval fishponds.
The Local Plan Inspector has retained the proposed Settlement Boundary and not
extended it towards Oker and Snitterton because of its proximity to the National Park.
If Committee were minded to support the revised scheme it would be essential to
create planting screens before any other development.
The quarry should be built out before greenfield development.
All traffic should be directed via Matlock.
Previous objections remain. The brownfield components are acceptable but building
on greenfields is not.
The site of Snitterton Fields was the least acceptable site considered as part of the
Local Plan process.
No consideration has been given to community infrastructure such as doctors,
schools or dentists.
The road from Sainsburys to Snitterton is not suitable for increased traffic.
The proposal would be contrary to Policies S2, S3, S10 and HC17 of the emerging
Local Plan.
The emerging Local Plan should be given increased weight as it approaches
adoption and conflict with the Settlement Boundary and policies should mean the
application should be refused.
Any decision to break beyond identified settlement frameworks would set a
dangerous precedent and make it difficult to protect the countryside elsewhere.
The inclusion of a substantial landscape screen is at odds with existing landscape
character.
The experience of walkers and visitors utilising footpaths and enjoying the landscape
of the National Park would be adversely affected.
New tree planting may adversely affect the existing balance of flora and fauna.
Urban sprawl of Matlock will result from building on Snitterton Fields destroying its
separation from the historic rural hamlets of Snitterton and Oker.
Other brownfield sites are preferable for development.
Whilst the reduced number of dwellings on Snitterton Fields is welcomed the 19
proposed will still be a blight.
The proposal will lead to loss of wildlife habitat and corridors.
Flood risks will result.
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24. If a developer cannot develop the site and make a profit it should be handed to the
community to build upon.
25. Regenerating the quarry with a range of facilities is welcomed but this should not be
at the cost of the countryside which is a key asset to attract visitors.
26. The financial case made is not convincing and the owner should have carried out due
diligence on purchase.
27. No access for construction vehicles should be allowed through Snitterton and Oker.
28. The site of Snitterton Fields remains widely visible from high ground to the south,
west and north.
29. The developer has stated that building on Cawdor and Permanite is viable without
Snitterton Fields.
30. The developer may cherry pick the greenfield site only and leave the rest of the
quarry untouched.
31. The developer has made little progress and not reserved any funds from Limestone
Croft to start on the quarry.
32. No confidence in Goveholt carrying forward the development based on records at
Companies House.
33. The developers initial proposal was tactical so that as they reduce the scheme they
look more reasonable.
34. If granted the developer will subsequently revise their plans for the remaining areas
of Snitterton Fields.
35. The Local Plan has allocated sufficient land without Snitterton Fields.
36. It is not appropriate for Groveholt to donate the remaining greenfields to the
community.
37. The Council should ensure that the scheme incorporates measures to deter traffic
diverting through Oker and Snitterton in line with the amendment to Policy DS9 or the
emerging Local Plan.
38. The land stabilisation, hard landscaping and general landscaping costs equate to
about £40,000 per unit. These are exceptionally high even for a highly contaminated
site which Cawdor is not.
39. The sales value quoted do not take account of sales price inflation over time which
will raise the residual value by several million.
40. The viability assessment submitted by the applicants should be independently
assessed.
41. The character of Snitterton and Oker as rural hamlets surrounded by agricultural land
would be irrevocably harmed.
42. The proposal to develop Snitterton Fields is contrary to Policies NBE8, SF3, NBE16,
NBE24 and SF5 of the Adopted Local Plan and Policies S02, S4, PD5, S3, S5, S04,
S10, PD2 and PD1 of the emerging Local Plan.
43. The view from Willshores tree on Oker Hill, referred to by William Wordsworth from
when he stayed at Magpie Cottage will be changed.
44. Although the higher Snitterton Road field has been removed from the scheme, the
development will still result in significant adverse impacts upon landscape character
in an area of high landscape sensitivity. Where it is not possible to overcome the
effects through mitigation and there is no capacity for development.
45. The harm identified to the setting of the National Park is echoed in the views of the
National Park Authority who have found harm in the amended scheme to the setting
of the Park which would harm the potential to adversely affect the ability of visitors
and residents to enjoy its special landscape qualities.
46. The revised scheme still results in harm to the heritage assets as revealed in the
response from County Archaeologist, who concludes that the revised scheme still
reads as an intrusion of built form … where the proposed housing still achieves a
level of massing so as to disrupt the sense of Snitterton and its heritage assets as
the centre of this little landscape.
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47. Although tree planting may assist from lower views in providing mitigation of impacts
on heritage, viewed from higher ground to the south and west, the planting will not be
effective and harm will result to heritage assets.
48. The development is inappropriately sandwiched between a SSSI and a National
Park.
49. The wildlife in the locality which includes kingfishers, tawny owls, herons, badgers,
foxes, hares, dragonflies and bats would be harmed by the development.
50. The failure to provide affordable housing in the amended scheme shows a disregard
for local housing needs.
51. The housing mix does not reflect local needs identified in the emerging Local Plan
and local people will not be able to afford them.
52. Dwellings should be built at the top of Matlock Spa Road rather than on Snitterton
Fields.
53. The design of flat blocks on the Permanite site is inappropriate in terms of their mass,
height and materials.
54. The offer of the Meadows being open access land would not prevent them being
developed in the future.
55. Snitterton has to stay as a separate hamlet, an English county seat established
around an Elizabethan Hall.
56. The Council can demonstrate an acceptable housing land supply and do not need to
go outside proposed settlement boundaries.
57. The development should be screened under the EIA Regulations.
58. The development of the greenfields is socially and environmentally unsustainable.
59. The viability appraisal shows a significant residual land value. The solution to the
problem is to reduce this and consequently remove development from Snitterton
Fields.
60. The houses above Sainsburys are intrusive and should not be repeated.
Matlock Civic Association
1.
Welcome the significant reduction in the proposed area of development in Snitterton
Fields.
2.
Still oppose the development of dwellings on Snitterton Fields. The provision of 19
dwellings on the fields is of limited importance to the financing of the scheme overall
and would set an unfortunate precedent.
3.
Phasing should be confirmed as starting from the two access roads to the east.
4.
In relation to cycling and walking remain disappointed that a clear vision of how the
development will link to the town’s amenities is not included. There is a need to
create readily useable links to the school and ARC and a bridge would achieve this.
Suggest a condition is included to achieve these aims and a commuted sum set
aside to provide a link over the river which could be implemented by Derbyshire
County Council.
5.
The parking courts proposed need to be set out in a quality way with adequate
provision within the management regime for their future maintenance.
6.
In relation to the design detail of the roads and footways note that only the main
access roads would be adopted. It is assumed that other roads and footpaths would
be maintained by the management company. As the proposals include highway
trees and non-tarmac road surfaces, the Council should ensure that the additional
commuted sum to maintain these identified in the scheme is adequate to ensure
future maintenance.
7.
In relation to open spaces, cliffs, lakes and non-adopted highways it is important that
the Council ensure that the management company has adequate initial financial
provision and appropriate long-term certainty over management fees from
households.
8.
Earlier comments about the detail of the design still apply.
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Campaign to Protect Rural England
The objections made in February still apply. Although the number of houses proposed for
the Snitterton Fields part of the site has been reduced, as far as the CPRE are concerned
any development on the fields is unacceptable for all of the reasons originally set out. The
fields have very high landscape value and should not be developed at all.
Rowsley Parish Council:
First Scheme comments:
Object to the greenfield development. Support the development of Cawdor Quarry and
Permanite but feel the use of Snitterton Fields is unnecessary and goes against the Local
Plan. If it is approved it could lead to other applications which go against the Local Plan.
This site is on the edge of the National Park and should be protected when brownfield
opportunities are available.
The type of housing proposed is not suitable for residents currently needing housing in the
area and so will attract new residents. This leads to a concern over how the local services
will cope with the new houses particularly schools, doctors and dentists.
7.3 Second Amendment Representations
23 individual representations and a representation from Matlock Civic Association and
Campaign to Protect Rural England.
The individual representations make the following points: 1.
2.
3.
4.
5.
6.
7.
8.
9.
10.
11.
12.
13.
14.

15.
16.
17.
18.

The Snitterton Fields site was considered the worst of 135 new housing sites put
forward as part of the local plan.
Allowing development outside newly established boundaries would set a dangerous
precedent and no countryside would be protected.
No formal justification for building on Snitterton Fields in terms of viability.
The Snitterton Fields element of the proposal would be urban sprawl.
Major adverse impact would result on landscape character and the setting of the
National Park.
Adverse impact to the SSSI would result from developing the field next door.
The revised assessment of impact on Snitterton is too limited.
Once you allow the developer to come onto Snitterton Fields they will come back for
some more.
Brownfield sites should be developed in preference to green fields.
This greenfield development could be visible from Snitterton, Oker, Wensley and
much of Hackney.
The only acceptable number of dwellings on Snitterton Fields is nil.
Given the margin of error in these exercises it is difficult to accept that 5.1/2 dwellings
are the difference between viability and non-viability.
The local plan is sound and suitable for adoption and excluders the Snitterton Fields
from development.
The Planning Inspector on the local plan concluded that there was no evidence that
additional land at Snitterton Fields was necessary to ensure the site came forward
moreover he identified the overriding constraint of the National Park and Heritage
Assets.
Screening of the housing would be ineffective.
The five or six houses could be easily integrated into the main body of the quarry.
The developer would need to demonstrate that the planning benefit of the
development outweigh the harm to landscape, the siting of the Park and Heritage
Assets.
The financial benefit of the houses in Snitterton Fields is marginal in the context of
the overall development.
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19. The impact on the National Park would adversely affect the ability of residents and
visitors to enjoy the area.
20. Snitterton would lose its identity if building is allowed on the Fields.
21. The revised application includes no affordable housing. The Council need to provide
in the order of 100 per year to meet demand. Allowing this development would
worsen the shortfall.
22. The District Valuer identified the potential for 36 units or 7% why engage experts if
their assessment is ignored.
23. Allowing some development of greenfield land near Permanite to deliver affordable
housing is a suitable trade off and will allow the council to meet it corporate
objections.
24. The earlier application boundary for 118 dwellings in Snitterton Fields has been
retained.
25. The inclusion of a screen of planting at Snitterton Fields would be out of keeping with
the landscape character.
26. The view down Wensley Dale from the higher ground in the National Park would be
irreparably harmed.
27. The Peak Park are objecting to the scheme.
28. The development of Snitterton Fields goes against the strategic objective of the plan
of protecting the setting of the National Park.
29. As the current scheme reduces the units by 20 they could all have been removed
from Snitterton Fields.
30. The developer has excluded previously approved development at the top of Matlock
Spa Road.
31. The described development on Snitterton Fields excludes the numerous garages and
gardens.
32. The 5.5 houses in Snitterton Fields amount to only 1.1% of the total. If the loss of
these scuppers the viability the project is not viable at all.
33. The developer has a fall-back position of the extant scheme.
34. Further amendment should be sought to align with the local plan.
35. The development should be determined in accordance with the development plan
unless material considerations indicate otherwise. The development conflicts with
the emerging development plan.
36. The viability appraisal and independent scrutiny rely to some degree on assumptions.
There must be margins of error which could justify deleting the 5.1/2 units in
Snitterton Fields.
37. The character of the countryside viewed from higher ground will be dramatically
changed. The loss of The Copse which was to be retained originally will exacerbate
this.
38. The visual information submitted is over generous in suggesting the screening that
will be in place at the western end and the two and three storey units will still appear
prominent.
39. The recent decision in the court of appeal on Keddleston Hall recognises that
heritage assets do not have to be visible from land that forms their setting and local
authorities need to look beyond merely visual and physical relationships. There
would be harm to the setting of those heritage assets at Snitterton Fields from the
urbanisation of the landscape.
40. There is a difference between housing need and housing demand and this does not
address the former. The scheme is demand driven whereas local people cannot
afford market dwelling.
41. The land value only rises if permission is granted and this should be properly
reflected in any appraisal.
42. The proposal would be contrary to emerging plan policies S2, S5 and PD5 as it
breaks into the countryside beyond a settlement and impinges on the National Park
setting.
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43. The development of Snitterton Fields would be particularly prominent in views from
higher ground on footpaths at Leawood Farm, Wensley Dale and Oker Hill
44. Development of the Snitterton Fields will adversely affect tourism.
Matlock Civic Association
Do not appear to have been many changes therefore ask for comments on first set of
amendments to be fully reconsidered.
Campaign to Protect Rural England
Objections still apply. Although the number of houses proposed for Snitterton Fields have
been reduced CPRE consider that any development on the fields is unacceptable for all
the reasons originally set out. The fields have very high landscape value and should not
be developed at all.
Snitterton Fields have not been included in the draft local plan. The Planning Inspectors
comments explicitly stated that the development of the fields was unnecessary to the
viability of the Cawdor Quarry development.
7.4 Representations Received After Publication of Agenda Prior to Meeting on 20th
December
38 representations received which can be summarised as follows:1.
2.
3.
4.
5.
6.
7.
8.
9.
10.
11.
12.
13.
14.
15.
16.
17.
18.
19.
20.
21.
22.
23.

Snitterton Fields are open countryside and not allocated for development.
The area is of high landscape sensitivity close to the National Park and heritage
assets.
The development would spoil the view as you exit Matlock towards the National Park.
Brownfield sites should be used in preference.
Approving development on Snitterton Fields would set a dangerous precedent
encouraging developers elsewhere to develop on green fields.
The Peak Park remain opposed because of the potential harm to settings.
The site was the lowest ranked site in the local plan process.
The development would link the settlements and therefore harm the character and
heritage of village communities.
The application indicates the applicant owning Limestone Croft. This is not the case.
Matlock Spa Road is an accident waiting to happen as it is wide and steeply sloping
which encourages speed.
Car parking near the PFS cause a bottleneck.
The Spa Road only has a footway part way therefore endangering pedestrians.
The flats very near to the road will exacerbate safety concerns as people try to cross
the road.
The amount of new houses in the locality will increase traffic flows on the unsuitable
Snitterton Road.
A highway masterplan is needed for the area.
Matlock will develop into an urban sprawl with this and other sites identified for
housing.
The suggestion that a few houses in Snitterton Fields make the scheme viable is
ludicrous.
The development of Snitterton Fields would make a mockery of the local plan
process.
Greenfields should not be sacrificed to make brownfield sites worthwhile.
A pavement and cycle path along Matlock Spa Road should be included.
As the amount of development on the greenfields has fallen from 118 to 19 to 5.5 the
argument about viability is undermined and they simple wish to get a toe hold in the
greenfield.
How can the public trust the local plan if it is immediately overridden.
The 5.5 houses on the fields could be accommodated in the main body of the quarry.
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24. Any attempt to mitigate the impact of development on the fields would take years to
have an effect.
25. The setting of heritage assets should be safeguarded.
26. The setting of the National Park should be safeguarded.
27. The infrastructure of the town will not be able to cope.
28. The development will adversely affect tourism.
29. The original 2008 approval plus Permanite would allow for more affordable houses.
30. The landscape of Snitterton Fields is highly sensitive and would be harmed.
31. The tree belt proposed is out of character with the pastoral landscape.
32. The development would adversely affect the setting of the Grade 1 Snitterton Hall,
the Grade II Manor Farmhouses and the moated site and fishponds.
33. The development would be visible from footpaths to the south and west to the
detriment of the setting of the National Park.
34. Tourism would be adversely affected.
35. Has anyone quantified the cost of dealing with contamination?
36. The developer will be tempted to use the western access.
37. The experience of walking along the Derwent Valley Heritage Way will be urbanised.
38. The houses near the boundary are higher and this increases their visual impact.
39. Further objections from consultees to larger scheme should still apply to smaller
scheme.
40. A new village would not be created but two would be lost.
41. Snitterton Fields constitute a visible and necessary demarcation between the town of
Matlock and the historic hamlet of Snitterton.
42. Demands on local roads will increase significantly from the overall development and
the network particularly through Oker and Snitterton is not suitable.
43. The development is contrary to the National Planning Policy Framework because of
its impact on the National Park.
44. Insufficient viewpoints are presented from the National Park.
45. Any development on Snitterton Fields will adversely impact on wildlife.
7.5 Representations Received Following Deferral on 20th December
Representations received from 5 people raising the following issues:
1.
2.
3.
4.
5.
6.

7.
8.
9.

The fields in Snitterton were excluded from the Local Plan and Planning Committee
should not override this. To do so would set a dangerous precedent.
The amount of public concern expressed should weigh against the proposal.
The Peak Park remain opposed to the significant adverse landscape and visual
impact.
The applicants reduced the scheme ahead of the December meeting and should be
asked to reduce it further as extending into Snitterton Fields is not essential to
creating a viable scheme.
The developers rejected an offer from a local landowner to Snitterton Fields for the
community but have subsequently agreed to it being handed over to Derbyshire
Wildlife Trust. The receipt of sale could have reduced incursion into the fields.
The provision of parking within the SSSI boundary outside the application boundary
raises procedural problems. If, however, this parking is not needed this brownfield
area could be utilised to accommodate dwellings thereby lessening the incursion into
the countryside at Snitterton Fields.
The incidental greenspace in the proposed village spa could be omitted and built on.
The site will be well provided for in terms of an ecology park and wetlands. These
open spaces are sufficient to serve the development with appropriate public access.
The creation of a nature reserve, particularly the wetland area could require a
separate grant of planning permission.
The access road to the west appears to be realigned outside the application
boundary.
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10. The changes proposed to the scheme should trigger the need for a further
assessment of viability via independent assessment. This should also take account
of the offer to purchase Snitterton Fields by a neighbour.
11. The changes to the scheme have not reduced its viability because they have been
more than offset by the reduced Section 106 contributions for highways and
education. Overall, even with the late amendments, the residual land value rose
£620,000. The offer to gift the fields to South Darley Parish demonstrates the
continued margin on viability. The viability assessments have ignored the impacts of
business, retail and café premises on viability.
12. The scheme could be modified easily such that only 5 dwellings would be lost in
excluding development from Snitterton Fields. If this freed up land were sold the net
effect would be a £570,000 reduction in residual land value.
13. The suggestion made by the agents of a 13 unit loss is incorrect as is the suggestion
that the loss financially would exceed the value of the remainder of the quarry.
14. The reduced residual land value from removing development from Snitterton Fields
equates to the reduction in Section 106 payments and therefore no building is
required in Snitterton Fields.
15. The developer has constructed an argument to retain development in the fields by
identifying additional costs associated with engaging Derbyshire Wildlife Trust. The
fields could have been sold to an adjoining landowner and development taken out of
the fields in the process.
16. If the current scheme is approved encroaching into the fields the developer will come
back for more and a precedent will have been set.
8.

OFFICER APPRAISAL
Introduction
8.1. This is a complex site with an involved history but the following main material planning
issues that come into play in assessing the merits of this revised submission are as
follows:












The site history
The current policy context
The location of the site and its potential contribution to the housing land supply
The viability of the scheme and consequent impact on the provision of affordable
housing and community infrastructure
The impact of the development in terms of encroachment into the countryside and
effect on the character and appearance of the landscape
The impact of development on the setting of the National Park
The impact of development on the significance of heritage assets
The housing mix and design in context
The Impact of Development on the Highway Network
Impact on wildlife and ecology
The phasing of the scheme and the delivery of employment provision
Infrastructure Contributions / Section 106 requirements

8.2. The Site History
8.2.1. Planning permission was granted for the mainly residential development of the
eastern portion of Cawdor Quarry in 2001. At that time many of the infrastructure
works were common with the proposed development of Sainsburys supermarket.
The construction of the supermarket delivered the rerouting of the A6, the
adjustment to the railway line and the construction of Matlock Spa Road and other
highway and infrastructure changes in the town centre. The initial scheme for
residential use was commenced but has been subsequently amended by later
applications which also included land immediately to the south of Matlock Spa
Road opposite the entrance to Hall Dale Quarry. The only part of the overall
scheme to be built out to date is48the development of 12 dwellings at Limestone

Croft. The original scheme did not include the development of the Permanite site
which was at the time in industrial use, did not involve any incursion beyond the
limits of the quarry site and incorporated a total of 32 affordable units, amongst
other items dealt with in an associated legal agreement.
8.2.2.

The principle of a predominantly residential scheme for Cawdor Quarry has,
therefore, long been established but as the applicants have explained for various
reasons has not substantively come forward to date. The site remains a
sustainably located brownfield opportunity that can connect well into the town of
Matlock and contribute substantially to meeting its housing supply going forward
but its development in comparison with some of the housing sites allocated in the
Local Plan remains challenging.

8.3. The Current Policy Context
8.3.1. The submission of the current application has straddled the later stages of the
preparation of the newly adopted Derbyshire Dales Local Plan. This new Plan is
in full accordance with the National Planning Policy Framework and is the starting
point for the consideration of any application. Development that accords with an
up-to-date Local Plan should be approved and proposed development that
conflicts should be refused unless other material considerations indicate
otherwise.
8.3.2.

The site itself is covered by a number of plan policies and a range of other policies
in the Plan are directly applicable to the consideration of its merits.

8.3.3.

Policy DS9 is the site specific policy for land at Cawdor Quarry. The policy covers
the 28.44 hectares of land at the quarry which incorporates the former Permanite
site as well. It allocates the site for mixed use development of 470 dwellings and 1
hectare of employment land and incorporates the Permanite site. The policy
requires:













A comprehensive layout and masterplan
A detailed phasing programme covering the whole site. This requires the
employment and residential development to happen concurrently or as
otherwise agreed
A transport assessment and travel plan including full details of highway
design, consideration of public transport, improvements to pedestrian and
cycle links, implementation of measures to deter traffic diverting through
Oker and Snitterton and exclusion of any vehicular access from the west.
Provision of the required proportion of affordable housing and provision of an
appropriate mix of housing types to meet the needs of the community.
Provision of open space and green infrastructure on site with links to the
wider countryside.
Desk and field based archaeological assessment.
The submission of an Historic Environment Assessment to consider the
impact on the setting of Snitterton Hall and other heritage assets.
Preparation of a scheme to address the impact on visual amenity including
light pollution.
A site specific Flood Risk Assessment.
Developer contributions towards the provision of infrastructure, educational
services and other community services, greenspace and biodiversity.
Ecological Assessment
Contamination and ground condition survey and any mitigation that arise
from this.
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8.3.4.

Policy HC2 deals with housing land allocations and allocates land at Cawdor
Quarry for 432 dwellings under allocation HC2(t) and allocates the former
Permanite site for 50 dwellings under allocation HC2(y).

8.3.5.

Policy EC2 deals with Employment Land Allocations and allocates land at Cawdor
Quarry under allocation EC2(d) for 1 hectare of B1a, B1b, B1c or B2 provision.

8.3.6.

The site is also referred to in Policy S7 of the Plan which sets out the Matlock /
Wirksworth / Darley Dale Development Strategy and recognises the importance of
Cawdor in delivering sustainable growth in terms of both its residential and
employment potential.

8.3.7.

Policies S2, S3 and S4 of the Local Plan set out the settlement hierarchy, explain
the Council’s approach to development within the Settlement Boundaries and set
out those exceptions to the presumption against development outside Settlement
Framework Boundaries. The majority of the site lies within the Settlement
Framework Boundary for Matlock but Snitterton Fields to the west of the site is
outside the defined boundary.

8.3.8.

Beyond these spatial policies, or policies with a spatial component, the full range
of topic area policies referred to in the policy section of this report apply. These
are discussed in more detail in the sections of this appraisal dealing directly with
those topic areas such as heritage impacts, housing mix and design.

8.3.9.

The newly adopted Local Plan in global terms in conclusion supports the provision
of a predominantly residential redevelopment of Cawdor Quarry and Permanite
along with the provision of 1 hectare of employment land. It does not in current
circumstances offer any support for going beyond the allocated site boundary into
open countryside and this component, even though much reduced in the amended
scheme, is clearly contrary to the Local Plan.

8.4. The Location of the Site and its Potential Contribution to the Housing Land Supply
8.4.1. Cawdor Quarry and Permanite have a long industrial legacy. They are currently in
a degraded state although the Quarry has over the years benefitted from natural
regeneration which has led to an interesting assemblage of habitats recognised in
designation as a local wildlife site. The site immediately adjoins the town of
Matlock and performs well for sustainability in comparison with other sites that
have been considered and allocated as part of the Local Plan process. Its housing
led redevelopment is considered beneficial to the environment and sustainable
given the potential relative ease of access to the owns amenities on foot or by
cycle.
8.4.2.

The applicants have given an explanation as to why the development has not
occurred historically with only 12 of the projected 432 units delivered. What is
clear is that this site, despite the limited previous supply of housing sites for
developers as part of the 2005 Local Plan, has not proven sufficiently attractive
because of its large upfront costs, challenging site terrain and uncertainty so as to
secure a meaningful start to development in the main body of the quarry.

8.4.3.

These challenges remain, but at the same time the development of Cawdor
Quarry remains central to the Council’s aspirations of economic and environmental
regeneration within the central corridor. It will play an important role in delivering
the Council’s Objectively Assessed Housing Needs and will also contribute to the
delivery of the Council’s 5 year housing land supply. It is clearly important that a
scheme is arrived at for this site that is actually deliverable notwithstanding the fact
that it may to some degree be in conflict with elements of the Local Plan.
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8.5. The Viability of the Scheme and Consequent Impact on the Provision of Affordable
Housing and Community Infrastructure
8.5.1. The scheme as originally submitted incorporated 578 dwellings with a major
incursion into the open fields to the west of the quarry. This scheme was the
subject of objection from the National Park Authority and Historic England and in
response to the strength of these objections, in relation to the impact on the setting
of heritage assets and the National Park setting, the applicants reconsidered their
proposals and deleted development from the Upper Snitterton Fields to the south
of the access track. In the process the composition of the housing was amended
to remove the 78 affordable units. This scheme of 507 dwellings incorporated no
affordable housing and 19 dwellings were included beyond the Settlement
Framework Boundary.
8.5.2.

As this revised scheme neither sat fully within the draft allocated site or was
compliant with emerging policy in relation to the delivery of affordable housing, the
applicants were asked to submit a Viability Assessment to support their assertions
that the scheme was incapable of being policy compliant.

8.5.3.

In accordance with best practice the Council commissioned the District Valuer to
independently assess the viability case made on their behalf. This was a relatively
protracted process but involved the full and proper scrutiny of all the developer’s
identified costs and returns using appropriate specialist expertise and having due
regard to the nature of the development site. The conclusions of the analysis
undertaken by the District Valuer were as follows:1. A policy compliant scheme providing 30% affordable housing would be
unviable as it produces a negative land value.
2. Based on an 80/20 split of affordable housing social rent / intermediate
housing the scheme can still demonstrate financial viability with 7.1%
affordable housing across the phases of development excluding Phase 1.
This would equate to 36 units of accommodation.
3. The appraisal incorporates two items within a Section 106 Agreement.
These have a combined cost to the developer of £1.927 million and
incorporates the provision of education places to satisfy the requirements of
Local Education Authority and the additional costs associated with
implementing highway works to a higher standard. These have been
accepted as justified exceptional costs.
4. The District Valuer disagreed with the applicant’s consultant on Gross
Development Value, Construction and Abnormal Costs, Developers Profit,
Development Period and Finance Cost and Site Value. The conclusions on
construction costs, finance and site value have a positive effect on viability
and explain why the District Valuer has concluded that 7.1% affordable
housing is feasible based on a reasonable return to the site owner which
still incentivises the site coming forward for development.

8.5.4.

A summary of these findings of the District Valuer has been made available on the
public file. The developer chose to accept their findings and following discussions
with officers chose to amend the scheme to reduce the number of dwellings in
Snitterton Fields in preference to providing the 36 affordable units. The reduction
in units proposed was based on a comparison of floorspace and because the units
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on Snitterton Fields were larger than a social housing unit the reduction in
numbers was a further 20 units bringing the quantum down to 487 dwellings.
8.5.5.

Immediately prior to presenting the item to Committee in December 2017, in
response to design concerns expressed by Officers in the report, the applicants
deleted 5 units from the scheme reducing it to 482. In addition, queries remained
over the precise form of suggested highway contributions. Given these material
changes and the subsequent relationship that has been struck with Derbyshire
Wildlife Trust to take on future ownership and management of Snitterton Fields,
the District Valuer was asked to re-evaluate the revised scheme for viability. The
results of that analysis have been made available on the public file but in essence
the reduced requirements for highway contributions have been cancelled out by
the costs associated with and value sacrificed by the developer in handing over
land and offering up the café / interpretation centre to Derbyshire Wildlife Trust .

8.5.6.

The scheme, in its latest amended form, does not include affordable housing. The
failure to meet the needs of affordable housing would be in conflict with the aims of
Policy DS9 and HC4 notwithstanding the failure to accord these policies is based
on the competing desire to reduce incursion into Snitterton Fields.

8.6. The Impact of the Development in Terms of Encroachment into the Countryside and Effect
on the Character and Appearance of the Landscape
8.6.1.

As detailed above, the scheme has evolved from that first submitted in order to
respond to the concerns of Historic England and the National Park Authority
having due regard also to the extent of public concern. The scrutiny of the viability
assessment has also revealed an opportunity to further reduce the incursion of
development into the countryside. In its amended form the development only
extends beyond the settlement / allocated site boundary immediately to the west of
the Permanite site. The maximum incursion at this point is 45m but the boundary
of development is aligned to curve round in an arc which sweeps northwards from
the existing tree belt which defines the quarry boundary to the south. Tree
planting will be included to help to create a substantial boundary. The dwellings
on this western edge of the development are large footprint units within spacious
grounds. The actual incursion of buildings beyond the existing boundary is
consequently 5½ dwelling units.

8.6.2.

This encroachment into the countryside by spilling beyond the quarry boundary will
harm its open character and appearance to the detriment of the landscape. The
degree of harm does, however, have to be quantified. Although there are views
from higher ground to the south-west above Snitterton and from higher up above
Oker, the reduced break out into the field is contained to the immediate south by
the quarry and woodland. Planting is also nearby to the north-west which provides
a degree of screening. The application has indicated an intention to carry out new
planting to contain the western boundary at the start of the overall project. Given
this, the relatively flat nature of the site and the existing backdrop of the Permanite
site, which will have additional buildings constructed upon, it is considered that
harm to the character and appearance of the countryside can be logically and
substantially mitigated in the reduced scheme. The remainder of development at
the western end of the site will have a degree of visibility but views will be filtered
by planting and any harm is not significant having due regard to the extant
permission that exists. Although the scheme is in conflict with Policies S4 and
PD5 of the Local Plan, the harm caused is mitigated to some degree by the factors
discussed above.
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8.7. The Impact of Development on the Setting of the National Park
8.7.1. The scheme as originally submitted was identified by the National Park Authority
to cause significant detriment to the setting of the National Park. In essence it
closed the gap between the Park and Matlock eroding the sense of separation. In
addition the development would also have been widely visible both in the
immediate context of the Park boundary but also from higher ground and footpath
routes to the south and west. The enjoyment of the Park’s special landscape
qualities would have been harmed for visitors and residents.
8.7.2.

The first revised scheme also attracted an objection from the National Park as
consultee. They maintained that the revised scheme, because it still involved
encroachment beyond the previously developed land and quarry areas into part of
the undeveloped Snitterton Fields, would have significant landscape and visual
impact and would harm the setting of the Park.

8.7.3.

The views of the National Park Authority on the latest revision maintain objection
on the basis that setting could be adversely affected. Notwithstanding this, it is
considered that the impact on the National Park setting has been further reduced.
Viewed from the south the development will to some degree be screened by
existing planting. This existing planting will be continued around to soften the
impact of development. Although there will still be incursion into the landscape
closing the gap to the National Park, assuming the planting occurs at the start of
the development process and buildings are relatively spaciously arranged within
landscaped grounds, the views from low level across from Snitterton and the road
will significantly ameliorated. Views from higher ground will still be evident
because of the dramatic changes in level that occur but these views will have a
backdrop that will encounter dramatic change with the redevelopment of the wider
quarry site.

8.7.4.

The impact on the setting of the National Park identified includes a degree of
conflict with Policies S1 and S4 of the Local Plan which needs to be weighed in
the planning balance.

8.8. The Impact of Development on the Significance of Heritage Assets
8.8.1. Snitterton and its immediate surroundings has a range of important heritage
assets. The proximity to the Grade I Snitterton Hall and scheduled monuments
engaged Historic England as a consultee. As can be seen in the consultee
response they expressed serious concerns in relation to the original application.
They considered that the proposed development would cause harm to the
significance of these assets through the alteration of their rural historic landscape
settings insofar as the development extends beyond the former Cawdor Quarry
and Permanite Works. They considered that these impacts would not occur if the
development were contained to Cawdor Quarry and Permanite.
8.8.2.

Historic England were subsequently consulted on the first set of revised plans and
confirmed that they addressed their concerns. This view, not surprisingly, also
applied to the further revisions.

8.8.3.

Whilst the views of Historic England are reassuring it is still important to assess
the impact of development on the significance of the heritage assets in the round.
The setting of these assets are an integral part of their appreciation in the agrarian
landscape in which they sit. The pulling back of development away from Snitterton
very substantially reduces the impacts from proximity. In addition the views from
Snitterton Hall are only partial and will be ameliorated by the positioning proposed
and additional planting. The views from the ancient monument and Grade II
Manor House are similarly softened. The wider setting of the heritage assets is
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still engaged to some degree as the village is viewed from the south and west from
higher ground and appreciated in its agrarian landscape. From these elevated
locations there will be a degree of intervisibility. However, this would, it is
considered, be a small impact on the appreciation of these assets viewed against
the wider backdrop of the redevelopment of Cawdor Quarry and softened by
additional planting. The impact on the heritage assets would be at most right at
the bottom end of less than substantial harm. This should be weighed in the
planning balance.
8.9. The Housing Mix and Design in Context
8.9.1. The provision of affordable housing has been explored earlier in this officer
appraisal and needs to be weighed in the planning balance. In addition to this
requirement Policy HC11 of the Local Plan concerns the mix of housing units. The
aim of policy is to align the developments coming forward with the needs identified
as part of the underlying research that underpins the plan. The plan recognises
that the final mix achieved on any site will be informed by the location, nature and
size of the development site and character of the area. The overall aim is to
achieve the following mix: 1–bed dwellings
2–bed dwellings
3–bed dwellings
4–bed dwellings

15%
40%
40%
5%

The applicants have clarified a discrepancy that occurred in their description of the
housing mix and in its corrected form the amended scheme is scheduled to deliver
the following: 9
1–bed unit (1.9%)
217 2-bed units (31.3%)
119 3-bed units (20.1%)
142 4+-bed units (46.7%)
8.9.2.

The mix is obviously at variance with the stated aim of policy with a substantially
higher percentage of larger dwellings. Whilst it is unfortunate that the provision
does not more closely align with policy there are a number of factors to consider in
mitigation. The site has a previous permission of a similar nature, the site is
challenging to deliver in terms of viability and it lends itself to be broken down into
sub areas of differing character to reflect the environment. When these factors are
borne in mind the overall breakdown of unit sizes is considered understandable
within this challenging context.

8.9.3.

The applicants have come up with a bold design concept to tackle this challenging
site. This is considered the right way forward. The site it broken down into distinct
character areas and the development maintains a green corridor down its southern
edge utilising the SSSI and extending this green space along under the prominent
southern rockface.

8.9.4.

The character areas start with the Gateway at the eastern entrance. Four flat
blocks are proposed as the entry point with three rising up parallel to the north of
Matlock Spa Road and the other located opposite within the small former quarry to
the south. They have bold contemporary architecture but utilise strong elements
of natural stone to connect with Matlock’s heritage. Set within their dramatic
surroundings it is considered that they are an appropriate design approach.
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8.9.5.

Although the general philosophy to architecture here is acceptable from close
examination of the precise location of the easternmost block it is apparent that
significant underbuild / retaining of adjoining land is required. In response to
previous Officer concerns over the 5 storey height of the entrance block the
applicant tabled amended drawings to reduce its height to 4 storeys. In this format
the revised scheme is considered an acceptable design at the entrance to the site.

8.9.6.

To the west of this on the upper level will be the Crescent Spa. This will
incorporate a mixture of terraces, semi-detached and detached dwellings linked
with common contemporary architectural themes and with the use of natural stone
and slate roof. Continuing to the west the development moves into a Woodland
Spa. Within this, set within planting are more spaciously arranged dwellings.
These will be faced in a dark brick with standing seam zinc roofs. They have
contemporary detailing which is considered complimentary to the materials.

8.9.7.

At the western end of the site you descend down to the Village Spa. This
comprises strong blocks of development built off the retained Permanite tower and
at the western extremity beyond a village green loose built larger properties which
seek to assimilate into the new landscaping at the western boundary. The block
development utilises brick. The development at this point has been criticised for
being too high and dominant and it also sits very close to the trees and footpath to
the north.

8.9.8.

The proximity to the heritage trail at this point was a concern raised in the previous
Officer report. The applicants submitted a revised design deleting a unit to ease
the relationship to the footpath and introducing a 2m wide verge. Whilst still a
relatively tight relationship it is considered that the buildings set in from this
boundary will both alleviate any future pressure on the trees, create a more
suitable relationship with the trail and to some degree address the design
concerns expressed by the National Park Authority.

8.9.9.

The dwellings at the western extremity of the development have a loose knit
format which should help soften the development in views from the west.

8.9.10 Just beyond the boundary at this point is a commercial building of single storey
construction under a green roof. This sits alongside the trail and is intended to be
a facility that would be used by the community and those utilising the trail. It sits
beyond the settlement framework but is not considered a major incursion into the
countryside in the context of the overall development.
The development on the lower level moving east is referred to as the Esplanade
Spa. This is high density with bold terracing incorporating contemporary detailing
and balconies which are designed to look out over the river environment.
At the eastern end this joins up with the lower section of the Crescent Spa
architecture and at the far eastern extremity at the lower level are the
contemporary industrial units.
The two levels of the site are linked across a landscaped embankment by steps
and footpaths.
Localised opportunities for play are complimented by the
greenspace along the southern boundary, village green and esplanade
greenspace.
8.9.11 The topography and orientation this site are challenging. The bold approach
chosen if properly executed with hard and soft landscaping to match the vision and
complimented with good quality facing materials will create an interesting place to
55

live which is different too but can complement the town. The design and housing
mix overall are considered to broadly comply with the aims of the local plan.
However two specific areas requiring revisions to the design have been identified
and without prejudice to the consideration of the wider merits these would need to
be resolved to conclude that the design in its totality were acceptable.
8.10. Impact on Highway Network
8.10.1 Policies HC18, HC19, HC20 and HC21 are concerned directly with the impact of
the development in relation to highways. The Local Highway Authority have
carefully considered the impacts of this development having due regard to the
earlier permissions granted and other planned developments in the Matlock area.
Part of their assessment relates to securing measures to limit demands on the
highway network through encouraging other modes of travel.
8.10.2 Although they recognise that increased demands will be made on the network they
have concluded that these are not sufficient to reject the scheme. They have
suggested a range of measures to help mitigate impact on the network through
provision of bus funding, improvements to cycle / pedestrian links and travel
planning. In terms of likely impacts on the network they also recognise the need to
fund Crown Square improvements works or other network improvements to ease
queuing in the centre of Matlock and in accordance with Policy DS9 seek funding
to pay for measure to deter traffic diverting through Oker and Snitterton. All of
these measures are consistent with the approach taken on previous approvals and
will need to be secured through a Section 106 Agreement.
8.10.3 Although the design of the road network will require further revision detailed in the
conditions proposed, on balance in highway terms the scheme can be
accommodated.
8.11. Impact upon Wildlife/Ecology
8.11.1. The application includes both a site of Special Scientific Interest and Local Wildlife
Site. The former will be protected but the latter will experience very substantial
change highlighted in the concerns expressed by Derbyshire Wildlife Trust. Whilst
their concerns are discussed in more detail below it also has to be acknowledged
at this point that permission was granted for the comprehensive redevelopment of
the site in 2001 which included a very similar level of disruption to the areas
covered by the Local Wildlife Site.
8.11.2. The key areas of concern identified are the loss of flower rich grassland in the
open mosaic habitat and the loss of woodland, both of which are driven by the
redevelopment of the main body of the quarry. Whilst the applicants have offered
up some relocation and creation of flower rich grassland there will be a loss of 2 to
3 hectares. In relation to the woodland that will be cleared this amounts to 4.7
hectares.
Also of concern is the management of the buffer to the SSSI to its south east
where an open area is proposed.
8.11.3. In their latest set of comments Derbyshire Wildlife Trust have acknowledged that
compensation within the body of the site is not feasible. They have therefore fully
considered the potential for the creation of compensatory wildlife habitat on other
land controlled by the applicant to the west and north of the site. They have
suggested that in addition to proposed planting to the west of the housing in
Snitterton Fields further broad leave woodland is created alongside the south west
corner of the SSSI. They suggest an enhancement of the broad leave woodland
alongside the river and proposed a marsh with ponds is created in the centre of
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northern meadow on the site of the Oxbow lake whilst the grassland around this
can be enhanced. In addition they suggest that the field to the west is the subject
of grassland and hedgerow enhancement/management and the buffer in the SSSI
is also subject of a management plan.
8.11.4. These proposals appear a sensible way forward. Since the item was deferred the
applicants have been in discussions with Derbyshire Wildlife Trust and it has been
agreed that Derbyshire Wildlife Trust would take on future ownership and
responsibility for managing these areas with appropriate commuted sums in
addition to the future freehold of the café building. Whilst compensation will not be
like for like it is considered that a scenario of no net harm to overall biodiversity
and the potential to establish a very high level of stewardship in the hands of
Derbyshire Wildlife Trust is a significant benefit of the revised scheme.
8.11.5. The site is habitat for bats and badgers and whilst foraging areas will be lost for
both and a licence will potentially be needed in relation badgers with the
compensatory provision of habitat identified it should be possible to make this
development neutral in terms of its impact on biodiversity which would represent a
net gain in potential biodiversity over the extant permission. Conditions are
proposed by Derbyshire Wildlife Trust and it is suggested that the freehold of the
fields to the west and north be passed to Derbyshire Wildlife Trust within a Section
106 Agreement. With this in place the development will accord with policies PD3 of
the local plan.
8.12. Phasing of the Scheme and the delivery of employment provision
8.12.1. There is understandably public concern over how this challenging site will be
delivered and the order in which different parts of the site come forward. Policy
DS9 of the local plan requires the agreement of a phasing plan which serves the
delivering of the employment provision and residential provision concurrently or to
an agreed programme. Public concern essentially focuses on avoiding the
developer cherry-picking the green field component of the scheme without first
tackling the remediation of the quarry.
8.12.2. The logical route for the remediation of the quarry/carrying out development has
been discussed with the developer and confirmed in writing. They intend to start
with phase I (The Gateway), which is the subject of a separate full application, and
proceed in a clockwise direction around the site. This will allow for construction
vehicles and plant and machinery to utilise the lower route out of the quarry whilst
dwellings are gradually occupied in an east to west direction before looping round
at the western end of the development and moving back to the east.
There will obviously be areas of overlap between phases, particularly where
substantial excavation or deposition of material is intended and consideration of
the levels and embankment is required in the centre of the site. It also has to be
recognised that it will be difficult to sell dwellings in any one phase without the next
phase or phases alongside being taken to a point where noise, dust and
disturbance can be reasonably controlled. Approaching the scheme in this way
should ensure that there is no prospect of cherry-picking and the quarry is tackled
in a comprehensive manner.
8.12.3 The employment provision can, it is considered, occur concurrently with the
housing as it can be readily accessed from the construction route which formerly
served Permanite without the remainder of the site infrastructure being in place.
The applicants have suggested the provision of serviced employment provision no
later than half way through the house building. This is considered to be
acceptable and accords with the spirit of Policy DS9.
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8.12.4. The applicants have promoted phase I as a separate full application. This will
allow them to get on site before discharging each and every condition for the
whole site. As this is a small component of the overall scheme and the early
delivery of this project would be welcomed it is considered appropriate to only
apply the section 106 payment to those phases beyond phase 1. This has been
assumed in the independent assessment of site viability. Whilst details of phasing
will need to be controlled as part of a legal agreement the suggested phasing of
the application is considered acceptable and complies with plan policy.
8.13. Infrastructure Contributions / Section 106 Requirements
8.13.1. Quite apart from the requirements of policy on affordable housing Policies DS9
and HC15 also anticipate that development of this site will meet the cost of
additional educational needs and other community infrastructure.
8.13.2. As already mentioned in this report in the section of viability the applicants
included in their viability assessment a figure of £1.927 million to meet highway
and educational contributions.
The Local Highway Authority had required
clarification on exactly how the highway contribution was to be made up as the
sum exceeded that identified to meet known off-site contributions. The sum
identified for highway works has been subsequently re-aligned with the request of
the Local Highway Authority at £493,000.
8.13.3. The remaining £1.054 million in the original figure was earmarked to pay for school
infrastructure and accorded with earlier estimates made by the Local Education
Authority. It is apparent, however, in accordance with identified practice where
school capacity and anticipated pupil numbers are regularly updated, that the
actual current contributions to meet educational needs have reduced. The need
currently identified only relates to primary school children and equates to a
payment of £672,541.59. This left headroom in the viability case put forward of
£381,000.
8.13.4. The local CCG have requested a payment of £185,331 to meet the demands on
local healthcare provision that will result. It was the applicants previous position
that this could not be funded but based on the reduced expectations of the Local
Education Authority it is now feasible to meet both requirements.
8.13.5. As explained earlier in the report following deferral options for the future ownership
and management of Snitterton Fields have been explored with Derbyshire Wildlife
Trust. The costs associated to the developer / owner of these roughly equates to
the reduction in the amount of infrastructure contributions required which in their
amended form will amount of £1.35 million.
8.13.6. Without prejudice to the subsequent balancing exercise on the planning merits of
this application, if the application were supported a range of issues would need to
be tied down in a Section 106 Agreement.
These should it is considered include:1.
Payments identified by highways.
2.
Payment to support educational infrastructure.
3.
Payment to pay for health care infrastructure.
4.
Full details of the freehold transfer of Snitterton Fields, Snitterton Copse, The
Ecology Park, The Wetlands and café / interpretation centre to Derbyshire
Wildlife Trust to ensure appropriate management of the SSSI and biodiversity
mitigation.
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Other matters including the phasing of the overall development and the delivery of
employment units and the shop can all reasonably be secured via condition.
9.
OTHER MATTERS
9.1 The remediation of this site involves dealing with some on site contamination, substantial
landscape reconsolidating and compaction and stabilising of rock faces as appropriate.
Whilst these will need to be carefully handled to protect the water environment and
safeguard existing and future residents the Environment Agency and Environmental
Health based on the applicants detailed submissions are content that this can be
controlled by conditions.
9.2 The drainage of this site dovetails with its wholesale remodelling. Whilst the comments of
the County Council are noted in relation to promoting a Sustainable Urban Drainage
Scheme the Environment Agency have previously agreed a drainage methodology for this
site and are content that the Flood Risk Assessment identifies a way forward that can be
controlled by conditions.
9.3 The public representation on this scheme includes a concern that the flats to the south of
Matlock Spa in the Gateway phase will impact on the amenity of dwellings on Limestone
Croft. Whilst this is a legitimate concern this area was always earmarked for development
and the height and position of the building now proposed is not such that it will lead to any
direct overlooking or overshadowing.
9.4 The provision of adequate open space is required by policy HC14 of the local plan. The
proposed residential scheme will not be a typical housing estate. Residents will have
access to open land the wider countryside and localised park provision. This will be
secured through condition/reserved matters and its future management will now form a
component of the legal agreement.
9.5. It has been suggested that an area of land within the SSSI, but outside the application red
line, can be utilised to build on thereby potentially reducing the incursion into the fields.
This is not what is proposed and has not been raised with Natural England. The
applicants intend to retain the area as hard surface for parking which does not entail new
development.
10.

THE PLANNING BALANCE

10.1

The starting point for assessing any planning application is the development plan.
Planning Law requires that applications for planning permission must be determined in
accordance with the development plan unless material considerations indicate otherwise.
The adopted Derbyshire Dales Local Plan (2017) accords with guidance in the NPPF and
should consequently be given full weight in the assessment of this scheme. It is logical
to first assess the compliance with or divergence from the Development Plan before
moving on to consider other material consideration.

10.2

Policy DS9 of the Local Plan specifically focuses on land at Cawdor Quarry and sets out
a number of criteria for development on this site. Whilst the submitted scheme
addresses or is capable of addressing the bulk of these it does not make provision for the
required proportion of affordable housing.

10.3

Policies EC2 concerning the provision of employment land and HC2 in relation to housing
provision on Cawdor and Permanite are met.

10.4

Policies HC4 and HC11 concern the provision of affordable housing and the housing mix.
No affordable housing is provided and the mix is steered to larger properties at variance
with the latter Policy. Whilst these departures from policy need to be weighed in the
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balance Policy HC4 does recognise that appropriate regard should be given to the
viability of a scheme.
10.5

Policy S4 deals with development in the countryside and PD5 concerns landscape
character. The scheme as amended still projects into open countryside beyond the
Quarry limits and settlement framework boundary. This is clearly contrary to Policy S4
and will cause harm to the current open character and appearance of the landscape.

10.6

Policy S1 seeks to conserve the setting of the National Park whilst Policy PD1 provides
protection to heritage assets. These issues are closely related in this case as the
nearest heritage assets are located at Snitterton in the National Park. Whilst the original
scheme was clearly harmful to the setting of both, the revised scheme, limiting the
incursion of dwellings into Snitterton Fields to 5.1/2 units and proposing comprehensive
landscaping to be secured at the start of the project substantially reduces that harm. In
the case of the heritage assets the harm is at the very bottom end of less than substantial
harm to the significance of the assets and should be weighted accordingly. Views from a
higher level in the Park will still be feasible but given the opportunity of landscaping and
the backdrop of Permanite the harm to the setting of the National Park in the revised
scheme is not considered to be of great planning weight.

10.7

The scheme conflicts with Policy PD3 of the plan as substantial components of the local
wildlife site will be developed with consequent change to habitat which will impact on the
species they support. Whilst this could be considered a negative consequence
Derbyshire Wildlife Trust are satisfied that compensatory provision of new habitat on
other land can offset this biodiversity impact. The future ownership of this land by
Derbyshire Wildlife Trust, funding for its ongoing management and establishment of a
café / interpretation centre are significant public benefits to flow from the revised scheme.

10.8

The impacts of the development on the highway network can be satisfied through
condition or addressed through the legal agreement and the handling of the
contamination and drainage are considered acceptable and do not conflict with plan
policy in relation to these matters.

10.9

The scheme is considered to overall comply with Policies PD1 and S3 of the plan in
terms of design as although it does not slavishly follow local vernacular it responds in a
bold way to a challenging site which will be a major expansion the town of Matlock. Two
previous areas of the layout highlighted for concern have been addressed in the
amended submission.

10.10 There are clearly conflicts with the development plan that weigh against this scheme and
could legitimately be used as a basis to reject it. However it is also necessary to
consider the other material factors that come into play in reaching a balanced judgement.
10.11 The applicants have submitted viability assessments which has been independently
scrutinised for the Council by the District Valuer. This independent assessment initially
revealed an over optimistic estimation of land value and consequent ability to provide
some affordable housing this only amounted to 7.1%. This meant that the applicants
vision of how the site should be developed could not be delivered in a policy compliant
way. Following discussion, rather than providing limited affordable housing it was
decided to reduce the incursion into the countryside to a minimum amount. Following
further assessment the Section 106 payments have been revised with a reduced highway
and education requirement being counterbalanced by a health contribution, land and
building transfer to Derbyshire Wildlife Trust and commuted sum for ongoing
management. When all of these elements are fed into the further analysis undertaken by
the District Valuer they are satisfied that the residual land value broadly aligns with
benchmark value and the scheme cannot support affordable housing.
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10.12 The site has a long standing permission but has not been developed and this at least in
part is because of its challenging brownfield nature. These previous permissions are a
consideration insofar as they legitimised the removal of trees and habitat and if the
quality of the scheme exceeds that previously granted it can be a positive to weigh in the
balance. The applicants current scheme is considered, if executed as proposed, to be a
superior scheme in responding to the site characteristics and constraints.
10.13 The scheme in the round has environmental benefits in terms of redeveloping an
unsightly brownfield site and meeting the towns housing needs in a sustainable location.
It also has a downside environmentally in including the development of land beyond the
settlement boundary. In terms of its economic consequences these are considered
beneficial. Both during construction and subsequently employment will be generated and
demand created for existing businesses. Socially the scheme performs reasonably well
for potential cohesion and accessibility but it does not meet policy on affordable housing.
The provision of a shop and restaurant / café also contribute to the social sustainability of
the scheme.
10.14 This is a finely balanced judgement. A different scheme could deliver development within
the settlement framework and may offer more affordable housing. It would also be
legitimate to consider the items covered by the section 106 and decide if these are a
priority or the monies tied up in them could be better utilised to reduce the development
footprint or provide affordable housing.
10.15 The applicants present a vision which they consider necessary to deliver the
development of this challenging brownfield site. Whilst it does not fully comply with
development plan policy it is considered to be broadly sustainable development which
will redevelop this longstanding eyesore on the edge of the town and contribute
significantly to meeting the housing needs of the town.
10.16 The very clear benefits to Matlock of this site being developed economically, socially and
environmentally carry substantial weight in the final assessment of this scheme. The
failure to provide affordable housing and incursion into the countryside weigh against the
scheme whilst the impacts on the setting of the National Park and heritage assets has
been reduced and can be reduced further through maturing landscaping so as to not
weigh significantly against the development. The transfer of the freehold of land within
and to the west of the site along with the constructed café can deliver significant
ecological enhancement and community engagement but they need to be delivered at
the earliest practicable point in the development project.
10.17 In the final analysis it is considered that in its modified form the areas of conflict with the
Development Plan in terms of the housing mix, limited harm to the character and
appearance of the countryside and minimal harm to the wider setting of the National Park
and heritage assets are outweighed by the benefits of the scheme and planning
permission should be granted subject to the completion of a legal agreement and
conditions covering the matters listed below.
11 RECOMMENDATION
11.1. On completion of a legal agreement securing the highway contributions listed, the
education contribution, the healthcare contribution and securing the transfer of the
Snitterton Fields, the Wetland, Snitterton Copse and the Ecology Park along with the
Café/Interpretation Centre to Derbyshire Wildlife Trust planning permission be granted
subject to the following conditions:1.

Application for approval of all reserved matters must be made not later than the
expiration of three years from the date of this permission. The development hereby
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permitted must be begun not later than the expiration of two years from the final
approval of the reserved matters, or in the case of approval of such matters on
different dates, the date of the final approval of the last such matter to be approved.
Reason:
This is a statutory period which is specified in Section 92 of the Town and Country
Planning Act 1990.
2.

An application for details of the following matters (hereafter referred to as the
“reserved matters”) shall be submitted to and approved in writing by the Local
Planning Authority before the commencement of any works:(a) the landscaping of the site
The development shall thereafter be implemented in accordance with the approved
details.
Reason:
The application was made for outline planning permission and is granted to comply
with the provisions of Section 92 of the Town and Country Planning Act 1990 and
Article 4(1) of the Town and Country Planning (Development Management
Procedure) Order 2010.

3.

No development shall commence until full details of the phasing of the project have
been submitted to and agreed in writing by the Local Planning Authority. The details
of phasing submitted should explain how individual phases relate to one another and
detail how development issues that cross phasing boundaries such as land
remediation, remodelling and drainage are to be addressed. Within the submitted
phasing the planting of The Copse should be included as part of phase 1 and the
phasing of Zone 7 (Snitterton Fields) should allow for the prior completion of either
200 dwellings or 125 dwellings and the employment provision in earlier phases. The
development shall be carried out in accordance with the approved programme unless
the Local Planning Authority gives its written consent to any variation.
Reason:
For the avoidance of doubt and to ensure an ordered and comprehensive
development of the site.

4.

Full details of the phasing of the delivery of the employment provision shall be
submitted before development commences. The employment provision shall be
completed and made available for occupation no later than the occupation of 50% of
the approved residential units.
Reason:
To ensure that the employment component of the scheme is delivered as early as
possible to accord with Policy DS9 of the Derbyshire Dales Local Plan (2017).

5.

This permission relates solely to the application as amended by the revised plan(s)
received by the Local Planning Authority as follows:664-01-006
received 31st July 2017
664-01-105 Rev.B
received 31st July 2017
664-01-109 Rev.B
received 31st July 2017
664-01-113 Rev.A
received 31st July 2017
664-01-121 Rev.B
received 31st July 2017
664-01-121-1 Rev.B received 31st July 2017
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664-01-122-2 Rev.B
664-01-122-1 Rev.B
664-01-002 Rev.B
639-01-031-P2
639-01-016-P3
664-01-100 Rev.B
664-01-122 Rev.B
639-00-001-P1
639-01-001-P4

received 31st July 2017
received 31st July 2017
received 31st July 2017
received 20th December 2017
received 20th December 2017
received 27th February 2018
received 27th February 2018
received 19th June 2018
received 19th June 2018

Reason:
For the avoidance of doubt.
6.

Prior to the commencement of built development on each approved phase of
development full details of the external materials to be used in that phase shall be
submitted to and approved in writing by the Local Planning Authority. The
development shall be carried out in accordance with the approved details.
Reason:
To ensure a satisfactory external appearance of the development in accordance with
Policy PD1 of the Derbyshire Dales Local Plan (2017).

7.

Prior to the commencement of built development on each approved phase of
development full details of the following architectural features shall be submitted and
approved by the Local Planning Authority:i)
ii)
iii)
iv)
v)
vi)
vii)
viii)
ix)

window reveals
canopy structures
balcony railings
glazing panels
louvres
vents
heads
cills
jambs

Reason:
To ensure a satisfactory external appearance of the development in accordance with
Policy PD1 of the Derbyshire Dales Local Plan (2017).
8.

In relation to house types H1, H1-A, H5, H9, H10, H10-A, H13, H14 and H15 shown
on the approved layout, and notwithstanding the provisions of the Town and Country
Planning (General Permitted Development) (England) Order 2015 (or in any
Statutory Instrument revoking or re-enacting that Order with or without modification),
no development falling within Class(es) A, B, D and E of Part(s) 1 of Schedule 2 of
the said Order shall be carried out to those house plots without the prior written
permission of the Local Planning Authority on an application submitted to it.
Reason:
To maintain the quality of built development and safeguard residential amenity in
accordance with Policy PD1 of the Adopted Derbyshire Dales Local Plan (2017).

9.

The reserved matters submission for landscaping shall include details of the phasing
of planting at the western end of the site. This planting shall be carried out in the first
planting season following the commencement of development.
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Reason:
To ensure that the development is screened at its western end to minimise the
impact of development on the countryside and National Park in accordance with
Policies PD1, PD5 and S4 of the Derbyshire Dales Local Plan (2017).
10. Prior to the commencement of built development on each approved phase of
development full details of the measures to ensure the stability of any rock faces
through rock removal and consolidation within that phase shall be submitted to and
approved in writing by the Local Planning Authority. The development shall be
implemented in accordance with the approved details.
Reason:
To ensure that rock face stability is safeguarded within the context of the residential
environment to be created.
11. Prior to the commencement of built development on any phase of development that
sits alongside the railway line to the north of the development details of noise
mitigation measures to be incorporated within dwellings and their surroundings shall
be submitted to and agreed in writing by the Local Planning Authority. The
development shall be carried out in accordance with the approved details.
Reason:
To ensure an acceptable living environment for future residents in accordance with
Policy PD9 of the Derbyshire Dales Local Plan (2017).
12. Prior to the commencement of development details of measures to be implemented
to minimise the spread of airborne dust shall be submitted to and agreed in writing by
the Local Planning Authority.
The development shall be implemented in
accordance with the agreed scheme.
Reason:
To minimise air pollution during the construction project to safeguard residential
amenity in accordance with Policy PD9 of the Derbyshire Dales Local Plan (2017).
13. The reserved matters submission for landscaping shall incorporate an overall
strategy for how childrens play equipment and open spaces are to be provided
across the site. Prior to the commencement of built development on each approved
phase of development the precise detail of this provision shall be submitted to and
agreed in writing by the Local Planning Authority.
Reason:
To ensure that childrens play is adequately catered for to accord with Policy HC14 of
the Derbyshire Dales Local Plan (2017).
14. The hardsurfacing areas for vehicle parking shall be limited to those shown on
the approved drawings and no further in curtilage parking shall be created or
approved walling removed without the approval of the Local Planning Authority.

Reason:
To ensure the quality of the built environment is maintained in accordance with
Policy PD1 of the Derbyshire Dales Local Plan (2017).
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15. Prior to the commencement of development on any approved phase full details of
any retaining structures to be constructed within that phase shall be submitted to and
approved in writing by the Local Planning Authority. The development shall be
carried out in accordance with the approved details.
Reason:
To ensure any retaining structures are of an appropriate design to complement the
layout in accordance with Policy PD1 of the Derbyshire Dales Local Plan (2017).
16. Prior to the commencement of development on any approved phase of development
details of any measures within that phase to be employed to net or fence off public
access to rock faces shall be submitted to and agreed in writing by the Local
Planning Authority. The development shall be carried out in accordance with the
approved details.
Reason:
To ensure any fencing or netting is of an appropriate design to complement the
layout in accordance with Policy PD1 of the Derbyshire Dales Local Plan (2017).
17. Prior to the commencement of built development on each approved phase of
development a report on measures incorporated into the layout landscaping of
that phase to reduce the risk of crime shall be submitted to and approved in
writing by the Local Planning Authority. The development shall be implemented
in accordance with the approved scheme.
Reason:
To minimise the risk of crime in accordance with Policy PD1 of the Derbyshire
Dales Local Plan (2017).
18. Full details of the landscaping of the site entrance at the Matlock end of Matlock Spa
Road and to its north shall be submitted as part of the next phase of work after the
Gateway phase of development. The landscaping shall be undertaken in conjunction
with implementing the first phase of development after the Gateway phase.
Reason:
To ensure that landscaping is undertaken in a comprehensive manner to accord with
Policy PD1 of the Derbyshire Dales Local Plan (2017).
19. The development permitted by this planning permission shall be carried out in
accordance with the approved Flood Risk Assessment (FRA) ˂24.06.2016/IPD-16357/Infrastructure Planning and Design Ltd.˃ and the following mitigation measures
detailed within the FRA:
i)

Finished floor levels of the proposed development within Flood Zone 2 are to
set to appropriate level, as stated in Section 6.2 of the approved Floor Risk
Assessment (FRA) listed above. Please note that appropriate finished floor
levels are those set no lower than the 1 in 100 year (including climate change)
floodplain level in m Above Ordinance Datum (AOD) plus freeboard.

Reason:
To reduce the risk of flooding to the proposed development and occupants and avoid
disruption in the future due to flooding in accordance with Policy PD8 of the
Derbyshire Dales Local Plan (2017).
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20. Prior to each phase of development approved by this planning permission no
development approved by this planning permission shall commence until a
remediation strategy to deal with the risk associated with contamination of the site
has been submitted to, and approved in writing by, the Local Planning Authority.
This strategy will include the following components:
1.

A preliminary risk assessment which has identified:
 all previous uses;
 potential contaminants associated with those uses;
 a conceptual model of the site indicating sources, pathways and
receptors; and
 potentially unacceptable risk arising from contamination at the site.

2.

A site investigation scheme, based on (1) to provide information for a
detailed assessment of the risk to all receptors that may be affected,
including those off site.

3.

The results of the site investigation and the detailed risk assessment
referred to in (2) and, based on these, an options appraisal and remediation
strategy giving full details of the remediation measures required and how
they are to be undertaken.

4.

A verification plan providing details of the data that will be collected in order
to demonstrate that the works set out in the remediation strategy in (3) are
complete and identifying any requirements for longer-term monitoring of
pollutant linkages, maintenance and arrangements for contingency action.

Any changes to these components require the written consent of the Local
Planning Authority. The scheme shall be implemented as approved.
Reason:
To ensure that the development is not put at unacceptable risk from, or adversely
affected by, unacceptable levels of water pollution in line with paragraph 109 of
the National Planning Policy Framework and Policy PD9 of the Derbyshire Dales
Local Plan (2017).
21. Prior to each phase of development being occupied a verification report
demonstrating the completion of works set out in the approved remediation strategy
and the effectiveness of the remediation shall be submitted to and approved in
writing by the Local Planning Authority. The report shall include results of sampling
and monitoring carried out in accordance with the approved verification plan to
demonstrate that the site remediation criteria have been met.
Reason:
To ensure that the site does not pose any further risk to human health or the water
environment by demonstrating that the requirements of the approved verification plan
have been met and that remediation of the site is complete. This is in line with
paragraph 109 of the National Planning Policy Framework and Policy H9 of the
Derbyshire Dales Local Plan (2017).
22. If, during development, contamination not previously identified is found to be present
at the site then no further development (unless otherwise agreed in writing by the
Local Planning Authority) shall be carried out until a remediation strategy detailing
how this contamination will be dealt with has been submitted to and approved in
writing by the Local Planning Authority.
The remediation strategy shall be
implemented as approved.
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Reason:
To ensure that the development is not put at unacceptable risk from, or adversely
affected by, unacceptable levels of water pollution from previously unidentified
contamination sources at the development site in line with paragraph 109 of the
National Planning Policy Framework and Policy PD9 of the Derbyshire Dales Local
Plan (2017).
23. Piling or any other foundation designs using penetrative methods shall not be
permitted other than with the express written consent of the Local Planning Authority,
which may be given for those parts of the site where it has been demonstrated that
there is no resultant unacceptable risk to groundwater. The development shall be
carried out in accordance with the approved details.
Reasons:
To ensure that the development is not put at unacceptable risk from, or adversely
affected by, unacceptable levels of water pollution from previously unidentified
contamination sources at the development site in line with paragraph 109 of the
National Planning Policy Framework and Policy PD9 of the Derbyshire Dales Local
Plan (2017).
24. No development shall take place within any approved phase (including demolition,
ground works, vegetation clearance) until a construction environmental management
plan (CEMP: Biodiversity) has been submitted to and approved in writing by the
Local Planning Authority for that approved phase. The CEMP (Biodiversity) shall
include the following.
a)
b)
c)
d)
e)
f)
g)
h)

Risk assessment of potentially damaging construction activities.
Identification of “biodiversity protection zones”.
Practical measures (both physical measures and sensitive working practices) to
avoid or reduce impacts during construction (may be provided as a set of
method statements).
The location and timing of sensitive works to avoid harm to biodiversity features
(including a method statement for reptiles).
The times during construction when specialist ecologists need to be present on
site to oversee works.
Responsible persons and lines of communication.
The role and responsibilities on site of an ecological clerk of works (ECoW) or
similarly competent person.
Use of protective fences, exclusion barriers and warning signs.

The approved CEMP shall be adhered to and implemented throughout the
construction period strictly in accordance with the approved details, unless otherwise
agreed in writing by the Local Planning Authority.
Reason:
To safeguard biodiversity on site in accordance with Policy PD3 of the Derbyshire
Dales Local Plan (2017).
25. No development shall take place (including demolition, ground works, vegetation
clearance) until a Badger Mitigation Plan has been submitted to and approved in
writing by the Local Planning Authority. The plan needs to take account of the need
to close (under licence) at least one of the setts found on site. It also needs to
include provision for a pre-construction walkover survey to check for any recently
excavated badger setts on the site or within 30 metres of the site boundary.
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Reason:
To safeguard this protected species in accordance with Policy PD3 of the Derbyshire
Dales Local Plan (2017).
26. An Ecological Mitigation / Compensation Plan (EMCP) shall be submitted to and be
approved in writing by the Local Planning Authority prior to the commencement of the
development. The content of the EMCP shall include the following:(a)
(b)
(c)
(d)
(e)
(f)

Identification and description of mitigation and/or compensation measures to be
included (maps should be provided)
Identification of areas to be used for the management, restoration, translocation
and/or creation of semi-natural habitats.
Aim of each mitigation measure
Methodologies to be used for implementation of mitigation measures should be
clearly set out.
Preparation of a mitigation/compensation work schedule
Details of monitoring methods and any remedial or contingency measures
needed.

The approved plan will be implemented in accordance with the approved details.
Reason:
To mitigate for impacts on biodiversity in accordance with Policy PD3 of the
Derbyshire Dales Local Plan (2017).
27. A landscape and ecological mitigation plan (LEMP) shall be submitted to and be
approved in writing by the Local Planning Authority prior to the commencement of the
development. The content of the EMP shall include the following:(a)
(b)
(c)
(d)
(e)
(f)
(g)
(h)

Description and evaluation of features to be managed.
Ecological trends and constraints on site that might influence management.
Aims and objectives of management.
Appropriate management options for achieving aims and objectives.
Prescriptions for management actions including the identification of areas to be
translocated and the receptor areas.
Preparation of a work schedule (including an annual work plan covering a
period of no less than 10 years).
Details of the body or organisation responsible for implementation of the plan.
Ongoing monitoring and remedial measures.

The LEMP shall also include details of the legal and funding mechanism(s) by which
the long-term implementation of the plan will be secured by the developer with the
management body(ies) responsible for its delivery.
Reason:
To promote the biodiversity interest of the site in accordance with Policy PD3 of the
Derbyshire Dales Local Plan (2017).
28. No removal of hedgerows, trees, shrubs or brambles shall take place between 1st
March and 31st August inclusive, unless a recent survey has been undertaken by a
competent ecologist to assess the nesting bird activity on site during this period, and
details of measures to protect the nesting bird interest on the site, have first been
submitted to and approved in writing by the Local Planning Authority and then
implemented as approved.
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Reason:
To protect breeding birds in accordance with the aims of Policy PD3 of the
Derbyshire Dales Local Plan (2017).
29. Prior to the commencement of development on each approved phase a bat mitigation
plan shall be submitted for that phase incorporating the following features:

A precautionary inspection of those trees identified as having low roost
potential (as identified in the ecology report) should be undertaken where any
of these trees are likely to be adversely affected by the development either
directly or indirectly.



No works likely to affect a bat roost shall commence on that phase until a
copy of the Natural England Bat Licence Application has been submitted to
and approved in writing by the Local Planning Authority, in advance of
submission to Natural England.



No works shall commence until a detailed external lighting scheme for that
phase has been submitted to and approved in writing by the Local Planning
Authority. Such approved measures should be implemented in full and
maintained thereafter. Guidelines can be found in Bats and Lighting in the
UK (BCT, 2009). Such approved measures will be implemented in full.



The bat mitigation measures will be monitored after construction with reports
submitted to the Local Planning Authority and Derbyshire Wildlife Trust
immediately following completion of each survey.

Reason:
To safeguard this protected species in accordance with Policy PD3 of the Derbyshire
Dales Local Plan (2017).
30. Prior to the commencement of development on any approved phase details of
measures to mitigate the impact of development on reptiles in that phase shall be
submitted to and approved in writing by the Local Planning Authority. The scheme
shall be implemented in accordance with the approved details.
Reason:
To safeguard any reptiles on site in accordance with Policy PD3 of the Derbyshire
Dales Local Plan (2017).
31. Prior to the commencement of development a heritage impact assessment shall be
submitted to and approved in writing by the Local Planning Authority which assesses
and records through desk-based analysis and a walkover survey the industrial
archaeological interest of the site.
Reason:
To ensure the remaining industrial archaeology on the site is recorded in accordance
with Policy PD2 of the Adopted Derbyshire Dales Local Plan (2017).
32. Before occupation of any flat within the westernmost flat block incorporating the
ground floor retail unit, full details of the period of marketing and terms of any lease
for this retail unit shall be submitted to and approved in writing by the Local Planning
Authority. The retail unit shall then be offered up for such use in accordance with the
agreed scheme. Notwithstanding the provisions of the Town and Country Planning
Use Classes Order 1987 (or any Order revoking or re-enacting that Order with or
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without modifications) the premises shall only be used for A1 retail use and for no
other purposes within the Use Classes Order.
Reason:
To ensure this retail element of the scheme is appropriately promoted in accordance
with the applicants intentions and to comply with Policy S1 of the Adopted Derbyshire
Dales Local Plan (2017).
33. Prior to commencement of built development details of the phased delivery of the
Pavilion building to accommodate café/restaurant and Interpretation Centre (Use
Class A3) shall be submitted to and approved in writing by the Local Planning
Authority. Notwithstanding the provisions of the Town and Country Planning Use
Classes Order 1987, (or any Order revoking or re-enacting that Order with or without
modifications), the premises shall only be used for the identified use and for no other
purposes within the Use Classes Order.
Reason:
To ensure this facility is provided and retained to promote the sustainability of the
overall scheme.
34. Notwithstanding the provisions of the Town and Country Planning (Uses Classes)
Order 1987, (or any Order revoking or re-enacting that Order with or without
modifications), the commercial premises shall be used for Use Class B1 (Office and
Light industrial) purposes only and for no other use within the Use Classes Order.
Reason:
To ensure the retention of employment floorspace and safeguard the amenity of
future residential occupiers nearby.
35. No development shall take place within any phase of the development including any
works of demolition until a construction management plan or construction method
statement has been submitted to and been approved in writing by the Local Planning
Authority for that phase. The approved plan/statement shall be adhered to
throughout the construction period. The statement shall provide for:
i.
Parking of vehicles of site operatives and visitors
ii.
Routes for construction traffic
iii.
Hours of operation
iv.
Method of prevention of debris being carried onto highway
v.
Pedestrian and cyclist protection
vi.
Proposed temporary traffic restrictions
vii.
Arrangements for turning vehicles
viii.
Roadside hoarding and construction access arrangements.
Reason:
In the interests of highway safety in accordance with Policy HC19 of the Derbyshire
Dales Local Plan (2017).
36. Before any other operations are commenced within an individual phase of
development, excluding construction of the temporary access referred to in Condition
[35 viii] above, space shall be provided within that phase for storage of plant and
materials, site accommodation, loading, unloading and manoeuvring of goods
vehicles, laid out and constructed in accordance with detailed designs first submitted
to and approved in writing by the Local Planning Authority. Once implemented the
facilities shall be retained free from any impediment to their designated use
throughout the construction period for that phase.
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Reason:
In the interests of highway safety in accordance with Policy HC19 of the Derbyshire
Dales Local Plan (2017).
37. No built development shall be commenced until an Estate Street Phasing and
Completion Plan has been submitted to and approved in writing by the Local
Planning Authority. The Estate Street Phasing and Completion Plan shall set out the
development phases and the standards that estate streets serving each phase of the
development will be completed.
Reason:
In the interests of highway safety in accordance with Policy HC19 of the Derbyshire
Dales Local Plan (2017).
38. Before any built development commences detailed designs of the permanent access
arrangements to Matlock Spa Road should be submitted to the Local Planning
Authority for written approval. The scheme designs should incorporate measures
and surface treatments to support and assist pedestrian crossing movements across
Matlock Spa Road and across the development access points, as well as measures
to suppress vehicle speeds in the vicinity. The permanent access designs should
also consider layouts / measures to deter traffic movements through the settlements
of Oker and Snitterton. The scheme being constructed in accordance with the
approved details in accordance with a timescale agreed in advance with the Local
Planning Authority, prior to any residential occupation of the site.
Reason:
In the interests of highway safety in accordance with Policy HC19 of the Derbyshire
Dales Local Plan (2017).
39. Within 21 days of the permanent access arrangements being constructed any
existing or temporary vehicular access to Matlock Spa Road, made redundant by the
proposals, shall be permanently closed and the highway margin re-instated, in a
manner to be agreed with the Local Planning Authority in consultation with the
Highway Authority.

Reason:
In the interests of highway safety in accordance with Policy HC19 of the Derbyshire
Dales Local Plan (2017).
40. There shall be no vehicular access permitted under this application to Snitterton
Road from the development site.
Reason:
In the interests of highway safety in accordance with Policy HC19 of the Derbyshire
Dales Local Plan (2017).
41. Before any development commences details of traffic monitoring on the surrounding
highway network shall be agreed in writing with the Local Planning Authority in
consultation with the Local Highway Authority. Details of the type and location of the
monitoring equipment shall be provided, together with a regime of maintenance and
replacement if required in order to monitor traffic pre, during and post development in
the area, Traffic data shall be provided to the Local Planning Authority on an annual
basis or as otherwise agreed in writing with the Local Planning Authority.
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Reason:
In the interests of highway safety in accordance with Policy HC19 of the Derbyshire
Dales Local Plan (2017).
42. No built development on any phase shall take place until the layout and construction
details of the residential estate road and footways (including layout, levels, gradients,
surfacing / construction material, means of surface water drainage and street lighting
for that phase have been submitted to and approved in writing by the Local Planning
Authority. The main internal estate street shall generally comprise a minimum
highway corridor width of 10.5m, incorporating a 5.5m wide carriageway, a 2m wide
footway and a 3m wide shared pedestrian / cycleway.
Reason:
In the interests of highway safety in accordance with Policy HC19 of the Derbyshire
Dales Local Plan (2017).
43. The carriageways of the proposed estate roads shall be constructed in accordance
with details approved under Condition 42 above up to and including at least road
base level, prior to the commencement of the erection of any dwelling intended to
take access from that road. The carriageways and footways shall be constructed up
to and including base course surfacing to ensure that each dwelling prior to
occupation has a properly consolidated and surfaced carriageway and footway,
between the dwelling and the existing highway. Until final surfacing is completed, the
footway base course shall be provided in a manner to avoid any upstands to gullies,
covers, kerbs or other such obstructions within or abutting the footway. The
carriageways, footways and footpaths in front of each dwelling shall be completed
with final surface course within twelve months (or three months in the case of a
shared surface road) from the occupation of such dwelling, unless otherwise agreed
in writing by the Local Planning Authority.
Reason:
In the interests of highway safety in accordance with Policy HC19 of the Derbyshire
Dales Local Plan (2017).
44. Internal estate street junctions shall be provided with 2.4m x 25m minimum visibility
splays in each direction or other such dimension as may be agreed with the Local
Planning Authority, measured to the nearside carriageway edge; the area in advance
of the sightlines being laid out as part of the street and not part of any adjoining plot
or other third party land.
Reason:
In the interests of highway safety in accordance with Policy HC19 of the Derbyshire
Dales Local Plan (2017).
45. The premises, the subject of the application, shall not be occupied until the estate
street has been provided with suitable turning arrangements to enable service and
delivery vehicles to turn, all as may be agreed in writing with the Local Planning
Authority. In the case where interim turning arrangements are constructed these
must remain available until and permanent estate street turning is available, in
accordance with the approved estate street designs.
Reason:
In the interests of highway safety in accordance with Policy HC19 of the Derbyshire
Dales Local Plan (2017).
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46. Individual driveways shall be provided with 2.4m x 25m visibility splays in each
direction to the new estate street, or other such dimension as may be agreed with the
Local Planning Authority, measured to the nearside carriageway channel level; the
area in advance of the sightlines shall remain thereafter free from any obstructions to
visibility over 1m high (750mm in the case of vegetation) relative to the nearside
carriageway channel level.
Reason:
In the interests of highway safety in accordance with Policy HC19 of the Derbyshire
Dales Local Plan (2017).
47. The estate street layout shall be provided with 25m forward visibility sightlines
around), as the inside of bends in the street alignment (17m in the case of shared
surface streets), as laid out in the County Council’s 6C’s design guide, the area in
advance of the sightline being laid out as an extended footway, forming part of the
estate street and not part of any plot or other sub-division of the site.
Reason:
In the interests of highway safety in accordance with Policy HC19 of the Derbyshire
Dales Local Plan (2017).
48. Prior to the commencement of built development a detailed scheme of speed
suppression measures, with a view to achieving a 20mph residential estate street
design speed, shall be submitted to the Local Planning Authority for written approval.
The approved details being constructed as part of the street as the development
progresses.
Reason:
In the interests of highway safety in accordance with Policy HC19 of the Derbyshire
Dales Local Plan (2017).
49. No dwelling shall be occupied until space has been provided within the site curtilage /
plot for the parking and manoeuvring of residents and visitors vehicles associated
with that dwelling, all to be laid out in accordance with the approved drawings and
constructed as may be agreed in writing by the Local Planning Authority. The
facilities shall be retained throughout the life of the development free from any
impediment to their designated use.
Reason:
In the interests of highway safety in accordance with Policy HC19 of the Derbyshire
Dales Local Plan (2017).
50. Any garages hereby permitted or car parking spaces to be provided shall be kept
available for the parking of motor vehicles at all times. Notwithstanding the
provisions of the Town and Country Planning (General Permitted Development)
Order (or any Order revoking and/or re-enacting that Order) the garage/car parking
spaces(s) hereby permitted shall be retained as such and shall not be used for any
purpose other than the garaging of private motor vehicles associated with the
residential occupation of the property without the grant of further specific planning
permission from the Local Planning Authority.
Reason:
To ensure adequate parking facilities in accordance with Policy HC21 of the
Derbyshire Dales Local Plan (2017).
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51. Built development within any phase hereby permitted shall not be commenced until
details of secure cycle parking facilities for the occupants of, and visitors to that
phase of the development hereby approved have been submitted to and approved in
writing by the Local Planning Authority. These facilities shall be fully implemented
and made available for use prior to the occupation of the development hereby
permitted and shall thereafter be retained for use at all times.
Reason:
To encourage cycling and reduce reliance on the private car.
52. No gates or other barriers, including any part of their opening arc, shall be permitted
to open out over public highway areas. Gates should open inwards only or should be
set back an appropriate distance within the site to accommodate.
Reason:
In the interests of highway safety to accord with Policy HC19 of the Derbyshire Dales
Local Plan (2017).
53. The proposed property access drives shall be no steeper than 1 in 10 for the first 5m
from the nearside highway boundary and shall be provided with sufficient vertical
curvature to prevent the ground of vehicles when travelling to and from the highway.
Reason:
In the interests of highway safety to accord with Policy HC19 of the Derbyshire Dales
Local Plan (2017).
54. No part of the development shall be occupied until details of arrangements for
storage of bins and collection of waste have been submitted to and approved by the
Local Planning Authority. The development shall be carried out in accordance with
the agreed details and the facilities retained for the designated purposes at all times
thereafter.
Reason:
To ensure that refuse can be collected having due regard to the design of the
highway network.
55. Prior to the commencement of the development details shall be submitted to and
approved in writing by the Local Planning Authority showing the means to prevent the
discharge of water from the development onto the highway. The approved scheme
shall be undertaken and completed prior to the first use of the access and retained as
such thereafter.
Reason:
To ensure that the development is adequately drained and to prevent water on the
public highway in accordance with Policies PD8 and HC19 of the Derbyshire Dales
Local Plan (2017).
56. Works shall not commence on any individual phase until a scheme for the disposal of
highway surface water for that phase has been submitted to and approved by the
Local Planning Authority. The scheme shall be implemented in accordance with the
approved details prior to occupation of the dwellings and retained accordingly
thereafter.

74

Reason:
To ensure that the development is adequately drained and to prevent water on the
public highway in accordance with Policies PD8 and HC19 of the Derbyshire Dales
Local Plan (2017).
57. The Travel Plan shall be implemented in accordance with the timescales specified
therein, to include those part identified as being implemented prior to occupation and
following occupation, unless alternative timescales are agreed in writing with the
Local Planning Authority.
The Travel Plan shall be monitored and reviewed in accordance with the agreed
Travel Plan targets.
Reason:
To minimise reliance on the private car and accord with Policy HC20 of the
Derbyshire Dales Local Plan (2017).
58. No built development shall be commenced until details of the proposed
arrangements for future management and maintenance of the proposed streets
within the development have been submitted to and approved by the Local Planning
Authority. The streets shall thereafter be maintained in accordance with the
approved management and maintenance details until such time as an agreement has
been entered into under Section 38 of the highways Act 1980 or a private
management and Maintenance Company has been established.
Reason:
To ensure appropriate future maintenance of highways.
59. Construction work shall only be carried out between the hours of 08:00 and 18:00 hrs
on Mondays to Fridays; and 09:00 to 13:00 hrs on Saturdays and no working on
Sundays and Bank Holidays unless specifically agreed in writing by the Local
Planning Authority beforehand.
Reason:
To protect the amenity of the occupants of nearby dwellings.
60. No development on an individual phase shall commence until details of a scheme of
lighting for that phase has been submitted to and agreed in writing by the Local
Planning Authority. The development shall be carried out in accordance with the
approved details.
Reason:
To minimise light pollution in accordance with Policy PD9 of the Derbyshire Dales
Local Plan (2017).
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BACKGROUND PAPERS
The following documents have been identified in accordance with the provisions of Section
100(d) (5) (a) of the Local Government Act 1972 and are listed for inspection by members of the
public.
Background papers used in compiling reports to this Agenda consist of:







The individual planning application, (including any supplementary information supplied by
or on behalf of the applicant) and representations received from persons or bodies
consulted upon the application by the Local Planning Authority and from members of the
public and interested bodies by the time of preparation of the Agenda.
The Town and Country Planning Act 1990 (as amended), the Planning (Listed Buildings
and Conservation Areas) Act 1990 (as amended) and related Acts, Orders and
Regulation and Circulars published by or on behalf of the Secretary of State for the
Department for Communities and Local Government.
The National Planning Policy Framework
The Planning Practice Guidance

These documents are available for inspection and will remain available for a period of up to 4
years from the date of the meeting, during normal office hours. Requests to see them should
be made to our Business Support Unit on 01629 761336 and arrangements will be made to
comply with the request as soon as practicable.
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