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1.0

INTRODUCTION

1.1

This statement has been prepared on behalf of my Clients Simon Haslam and
Catherine Alcock in respect of the Derbyshire Dales Local Plan, responding to Matters
10 and 11, Strategic Allocations and Settlement Boundaries, Matlock.

1.2

This response addresses Issue 4, Cawdor Quarry, and focuses on the following
questions posed by the Inspector:


Question 4: Is the site deliverable in the timescales envisaged by the SHELAA
having regard to constraints, infrastructure and viability?



Question 6: Should the size and scope of the allocation be increased to ensure
that the site comes forward?

1.3

It should be noted that my Clients have no objection to the site which is the subject
of the existing planning permission and proposed allocation as detailed in Policy DS9,
or to proposed allocation HC2 (w) Former Permanite Works. However, as explained
by the reasoning set out in this statement, the extension of the allocation into
‘Snitterton Fields’ is not supported.

1.4

The image below (Figure 1) illustrates the location of the proposed allocation at
Cawdor Quarry (the subject of the existing planning permission); shown by the redline.
The blue line illustrates the location of proposed allocation HC2(w). The yellow line
illustrates the area described as ‘Snitterton Fields’.

Figure 1: Redline illustrates the location of the proposed allocation at Cawdor Quarry; blue line illustrates
the location of proposed allocation HC2(w); yellow line illustrates the area described as ‘Snitterton Fields’.
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1.5

A planning application for the development of the proposed allocation DS9 and land
at ‘Snitterton Fields’ was submitted on behalf of Groveholt Ltd on 17 th December 2016,
and validated on 9th January 2017 (Application Reference 16/00923/OUT). A copy of
the existing site plan and the illustrative masterplan is included as Appendix 1 to this
statement. Both are reproduced below (Figure 2 and 3) for ease of reference.

Figure 2: Application Reference 16/00923/OUT Existing Site Plan
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Figure 3: Application Reference 16/00923/OUT Illustrative Masterplan

1.6

For information, Figure 4 below provides an extract from Strategic Housing and
Employment Land Availability Assessment (SHELAA), August 2016, illustrating the
parcels of land assessed in the SHELAA; it is noted that the reference numbers have
continued through the site selection process. The image shows SHLAA 49 and SHLAA
384 which form proposed allocations DS9 and HC2(w) respectively. SHLAA 380 and
the south-east parcel of SHLAA 381 forms the land incorporated under the planning
application 16/00923/OUT.

Figure 4: Extract from Strategic Housing and Employment Land Availability Assessment, August 2016
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1.7

For background, ‘Snitterton Fields’ lies approximately 200 metres from the Peak District
National Park boundary.

Figure 5: Image illustrating location of the Peak District National Park boundary, as illustrated by the
green/blue shading. As per Figure 1, the proposed allocation at Cawdor Quarry (DS9) is illustrated by the
redline. The blue line illustrates the location of proposed allocation HC2(w). The yellow line illustrates the
area described as ‘Snitterton Fields’.

1.8

Within a similar proximity, to the west of ‘Snitterton Fields’, is a group of related
heritage assets; the Grade I listed Snitterton Hall, the Grade II listed Garden Walls of
Snitterton Hall, the Grade II listed Snitterton Manor Farmhouse, and a Scheduled
Ancient Monument Moated site and Fishponds. This complex of nationally important
heritage assets provides evidence for the origin and development of a medieval
manorial site; such sites were a cornerstone of the agricultural economy and the
ability to experience them in agricultural surroundings contributes to their significance.
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2.0

ISSUE: 4 Cawdor Quarry
QUESTION 4: Is the site deliverable in the timescales envisaged by the
SHELAA having regard to constraints, infrastructure and viability?

2.1

No comment can be made on the viability of the site without detailed evidence of
viability before us.

2.2

There does not seem to be any evidence of viability submitted in respect of the
proposed allocation through the emerging Local Plan, nor has any evidence been
submitted in support of the planning application (16/00923/OUT) which has recently
been made (discussed in Section 1 above).

2.3

The Planning Statement which supports the planning application implies, but does not
explicitly state, that the ‘Snitterton Fields’ is required to deliver a viable development.
This seems to suggest that ‘Snitterton Fields’, or other additional greenfield land, is
necessary to enable the development to proceed. However, there is a lack of
evidence to support this position, which is surprising given that the earlier planning
applications for the quarry site area, in 2001 and 2008, were both accompanied by
detailed viability information. If viability is an issue, has consideration been given to a
more standard design (over the ‘Spa’ concept proposed), or indeed to reducing the
affordable housing contributions, rather than developing ‘Snitterton Fields’?

2.4

If the site’s viability is to form any part of the planning balance in allocating ‘Snitterton
Fields’ or in determining the planning application, a full open book viability
assessment needs to be submitted and reviewed by an independent third party
valuer appointed by the Council. Without this information, the Inspector considering
the Local Plan, and the Council, in determining the planning application, are unable
to make an evidenced based judgement, informed by factual information.
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QUESTION 6: Should the size and scope of the allocation be increased
to ensure that the site comes forward?
2.5

The size and scope of the allocation should not be increased.

2.6

Firstly, as set out above, no evidence has been provided to the Inspector examining
the Local Plan, or the Planning Authority determining the planning application
(referred to in Section 1 above) that the allocation is not viable without additional
land. As detailed above if the site viability is to form any part of the planning balance
in allocating ‘Snitterton Fields’ or in determining the planning application, a full open
book viability assessment needs to be submitted and reviewed by an independent
third party valuer appointed by the Council. Without this information, the Inspector
considering the Local Plan, and the Council, determining the planning application,
are unable to make an evidenced based judgement, informed by facts as to whether
any enlargement of the site is warranted

2.7

We note that in response to the Inspector’s questions (15 th February 2017) the Council
have advised as follows “At the present time, there is an alternative scheme for
development

in

Cawdor

Quarry

under

consideration

(application

code:

16/00923/OUT). This scheme proposes development beyond the limits of the extant
planning permission and includes land not proposed for allocation within the Local
Plan. The applicants are currently formulating up to date viability information in
support of this proposal”. In our opinion a detailed financial viability should have been
submitted alongside the current planning application to allow for an appropriate
level of due diligence and verification.
2.8

Even if an evidence based viability case is presented, and its content accepted, the
allocation of additional land, and the impacts of this against the benefits needs to be
weighed in the balance.

2.9

In this instance, the key impacts of allocating land at ‘Snitterton Fields’ are landscape
and heritage harm. With this in mind it is important to reflect on Paragraph 109 of the
National Planning Policy Framework which states that the planning system should
contribute to and enhance the natural and local environment by “protecting and
enhancing valued landscapes”, and Paragraph 115 of the Framework which states
that “great weight should be given to conserving landscape and scenic beauty”. In
terms of heritage assets, Paragraph 132 states that “great weight should be given to
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the asset’s conservation. Significance can be harmed of lost through alteration or
destruction of the heritage asset or development within its setting”.

2.10

Having regard to the Framework, the Council’s own assessment of sites, responses
from statutory consultees to the planning application (16/00923/OUT), and work
commissioned by the client (all of which are summarised below), the harm to the
nearby heritage assets, the landscape setting, and the setting of the National Park, is
significant and demonstrable and would not be outweighed by the benefits of new
housing at ‘Snitterton Fields’.

Council’s Evidence in undertaking Local Plan Site Selection
2.11

The Council has fully assessed the land adjacent to the proposed Local Plan
Allocation DS9 through its site selection process. The land at ‘Snitterton Fields’ is
considered by the Council under reference number SHLAA 380.

2.12

The December 2016 Sustainability Appraisal Report (SD04) summarises, the reasons for
rejecting ‘Snitterton Fields’ as a potential allocation site (Part 3 – Annex A, Table A.3 –
Appendix 2 to this Statement). It comments as follows:
“Greenfield site to the south west of Matlock, comprising agricultural fields. The
site has been assessed as an area of high landscape sensitivity and high historic
environmental importance, particularly in regard to impacts on nearby
scheduled monuments, the Grade I Snitterton Hall and nearby Conservation
Area. There are issues with access to the site, which is accessed via a long
narrow private drive leading from Snitterton to Oaker Road. Development is
likely to rely on adjacent sites with planning permission in order to provide a
viable access. Due to the level of constraints on the site, particularly relating to
access, impact on the historic environment and the setting of the National Park,
the site is considered unsuitable and rejected as an option”.

2.13

The April 2016 Sustainability Appraisal Report provides an assessment of the site,
against each of the SA Objectives (Part 3 – Annex A – Appendix 3 to this Statement).
In respect of landscape (SA Objective 13), the Council report as below:
“Mixed greenfield and brownfield site. Significant impact upon landscape
character. High landscape sensitivity. Landscape officer has concluded that
there is no capacity for development which would likely result in significant
negative effect on landscape character, visual amenity and settlement
pattern. There is potential of negative effect on landscape character (Proximity
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to the National Park, intrusion of urban development into countryside where
dispersed nucleated villages and scattered farmsteads within a countryside
setting are characteristic). Site may have impacts on the purpose of the
National Park, however these impacts may be overcome/mitigated. The
potential for developing the entirety of the western extremity of the site is
constrained by the landscape to the west, which lies within the boundary of the
Peak District National Park. Potential for negative effect on settlement pattern
(risk of sprawl, distance from town centre). Potential for negative effect on visual
amenity (prominent site within its surroundings). Unable to overcome through
mitigation”.
2.14

Assessed against SA Objective 15: Heritage, the Council state:
“Development is likely to result in negative effects on the significance/setting of
heritage assets. Derbyshire County Archaeologist considers impact on setting
of Scheduled Monument, and adjacent HER sites and recommends an
archaeological evaluation as part of a planning application. He concludes
that the ‘setting’ issues weigh against allocation”.

2.15

Comments are also made in respect of accessibility where is stated that due to the
distance of the site from day to day services (Primary School 20 min walk, Town Centre
and GP surgery over 20 min walk), residents are likely to use private vehicles. Issues
with access to the site are also raised with the summary comments stating that “no
safe access can be achieved, significant impact on the highway network, potentially
insurmountable issues”.

Statutory Consultee Responses to recently submitted planning
application (16/00923/OUT)
2.16

As referred to above, a planning application for the development of the proposed
allocation DS9 and land at ‘Snitterton Fields’ has been submitted to the District
Council (Application Reference 16/00923/OUT). A copy of the existing site plan and
the illustrative masterplan is included as Appendix 1 to this statement.

2.17

A number of responses to the application have now been received from the statutory
consultees. These responses reinforce the comments included within the Council’s
Sustainability Appraisal Reports. A summary of the responses relating to landscape
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and heritage impact are set out below. The full response for each is reproduced within
the Appendices to this Statement.
Landscape
Derbyshire County Council – Landscape and Visual Impact Comments – Letter to John
Bradbury dated 23rd February 2017 (page 15 to 18 of Appendix 4)
2.18

In responding to the application, the County Council states that the area of the
proposed development which is of “greatest concern with respect to potential
landscape impacts” is the greenfield land; ‘Snitterton Fields’. The response describes
the ‘Snitterton Fields’ land as providing the “the immediate setting to Snitterton – a
settlement with a number of important listed buildings, including the Grade I Listed
Snitterton Hall, as well as other notable heritage assets”. The response comments that
“At the present time this land retains a strongly rural character with the former quarry
and Permanite Works site set back and well screened by existing perimeter
vegetation”.

2.19

Given the context described above, the County considers that the extension of the
development of Cawdor Quarry into ‘Snitterton Fields’ would have “a significant
adverse effect on the character of the landscape” as well as the setting of the
National Park.

2.20

The response comments on the proposed mitigation which includes the planting of
individual and groups of trees and concludes that this would be “inappropriate to the
established character of the landscape and reflects the fact that mitigation is
required to address clearly identified adverse effects”.

2.21

The County’s response concludes by stating that in its current form, with the inclusion
of ‘Snitterton Fields’, the application is unacceptable due to the “significant adverse
effects on landscape character and visual amenity”. The County consider, as my
clients do, that the existing vegetation around the western perimeter of the quarry
and the former Permanite site provide a “logical end to the site” and that
development limited to this extent only, could be made acceptable.
Peak District National Park Authority – Letter to Jon Bradbury dated 10th March 2017
(Appendix 5)

2.22

The National Park has also responded to the application. In its letter to Jon Bradbury,
dated 10th March 2017, the National Park recognises that that the proposed
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development falls outside the boundaries of the National Park (it is within 200 metres
of the western boundary of the proposed development). However, the response
highlights Paragraph 11.27 of the Peak District National Park Authority Core Strategy
which states, “The valued characteristics [of the landscape] include the flow of
landscape character across and beyond the National Park boundary, which provides
a continuity of landscape and values setting for the National Park”.

2.23

This position is in part reflected in visitor’s enjoyment of the National Park. As detailed
within the response, whilst it is recognised that the proposed development is outside
of the National Park, visitors to the National Park are generally unaware of where the
boundary of the National Park actually is. The National Park considers that the
‘Snitterton Fields’ would not be read as being clearly outside of the National Park.

2.24

The National Park comment on the 1995 Environment Act and remind Derbyshire
Dales that there is an “obligation upon planning decisions within Derbyshire Dales to
take account of National Park purposes in determining applications that have the
potential to impact upon the Park and its setting”. The National Park state that
approval of the application would not be compliant with the 1995 Environment Act
as it would “fail to conserve and enhance the natural beauty, wildlife and cultural
heritage of the National Park”.

2.25

As with my client, the Peak District National Park do not object to the proposed
development of Cawdor Quarry and Permanite Works i.e. the proposed Local Plan
allocation; they object to the development of ‘Snitterton Fields’.

2.26

The response comments on the “distinct change in character between the quarry
and works sites and Snitterton Field” defined by the dense woodland that runs
between them. The National Park considers that the development of ‘Snitterton
Fields’ would “erode the flow of the landscape between the National Park and the
outlying land and thereby erode the positive contribution that the site currently makes
to the setting of the National Park”.
Heritage

2.27

The heritage information contained within the application is criticised; there is no
assessment of significance, no consideration of how aspects of setting contribute to
significance,

and

no

quantification

of

the

magnitude

of

the

proposal’s
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harms/benefits. Notwithstanding this, the statutory consultees do however offer their
own comments and conclusions on the proposal, as detailed below.
Derbyshire’s Development Control Archaeologist – Email to Jon Bradbury from Steve
Baker dated 2nd February 2017 (Appendix 6)
2.28

Mr Baker considers the significance of the Scheduled medieval manor site 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”.

2.29

The response comments on the important contribution that ‘Snitterton Fields’ makes
to the setting of the assets. Mr Baker concludes 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”.
Historic England – Letter to Jon Bradbury, from Tim Allen dated 6th February 2017
(Appendix 7)

2.30

Historic England state that the development of ‘Snitterton Fields’ will transform the
landscape context of Snitterton Hall, Manor Farmhouse and the Scheduled Moated
Site and Fishponds. It states, “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”. Heritage England
believe, as our client does, that the redevelopment of the Permanite works and the
Quarry can be achieved with little or no harm to the designated assets at Snitterton
however the harm, which Heritage England treats “very seriously” occurs where the
development encroaches onto ‘Snitterton Fields’.
Peak District National Park Authority – Letter to Jon Bradbury dated 10th March 2017
(Appendix 5)

2.31

In respect of Heritage impact the response draws on the comments from Derbyshire’s
Development Control Archaeologist and Historic England, discussed above. It states
that the designated heritage assets within Snitterton are related and that the
relationship between them and the rural village context in which they occur
enhances their significance. The response comments that the change to the setting
12

of the “exceptional group” of designated heritage assets, from the proposed
development, particularly the ‘Snitterton Fields’ element, would be marked. The
National Park consider that the “ability to experience these heritage assets within their
rural and manorial context would be lost with the extension of the suburbs of Matlock
up to the edge of Snitterton village, and this would undermine the Hall, Manor and
Moated site as the focus of the local landscape”.

Additional Evidence
2.32

My clients have engaged experts in landscape, heritage and viability (Aspect
Landscape Planning, Headland Archaeology and Bridgehouse Valuation Services
Ltd), to advise in respect of the planning application which is currently being
determined, and to provide support in respect of the Local Plan.

2.33

A copy of the Initial Landscape Briefing Note is included for the Inspector as Appendix
8. This was prepared in the Summer of 2016, as a sense check as to whether ‘Snitterton
Fields’ had potential for residential development. The report concluded that
residential development of the site could not be supported from a landscape and
visual context and would cause considerable and significant harm to the landscape
character and visual amenity to the local rural setting and the wider National Park.
This concurs with the views of the statutory consultees described above.

2.34

Further work is being undertaken, and with the Inspector’s permission, we would like
to submit additional viewpoints to the Examination in the next week or so.

2.35

In respect of heritage matters, my client has facilitated access to the Grade I
Snitterton Hall to enable the applicant to undertake a Heritage Assessment. Our
consultant will be reviewing this in detail upon its submission to the Planning Authority.

2.36

As referred to above, my clients have engaged a viability expert to review the
promoter’s viability appraisal, if, and when it is finally made available.

Conclusion
2.37

Having regard to the above, even if an evidence based viability case is presented
and its content accepted, the harm to the nearby heritage assets, the landscape
setting, and the setting of the National Park, would not be outweighed by the benefits
of new housing at ‘Snitterton Fields’. The size and scope of the allocation at Cawdor
Quarry should not therefore be increased.
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1.

Introduction
1.1.

Aspect Landscape Planning Ltd have received instruction on behalf of Fisher
German to provide initial landscape advice with regard to whether a green field
site has the potential for residential development. By way of background, to the
east of the field lies an allocated site for 600 properties with a further two areas
being likely to be included with the emerging draft plan of the Derbyshire Dales
Local Plan. The main allocated site lies, for the most part, within a disused
quarry and is visually recessive when viewed from the local and wider setting.

1.2.

This Initial Landscape Briefing Note is not a detailed Landscape and Visual
Impact Assessment (LVIA) but seeks to consider whether the principle of
development into the context of the existing landscape character, visual
environment and landscape related policy.

2.

BASELINE ASSESSMENT
2.1.

The site comprises one large pastoral field, on rising ground to the west of the
allocated site and adjacent to the Cawdor Quarry SSSI. The site does not
share the enclosed and visually contained nature of the wider quarry site to the
east. The site is illustrated within its localised setting on Plan ASP.SLP.01

2.2.

The site is located to the west of Matlock on a north facing slope circa AOD
130 down to AOD 102. The pastoral field is open to the western boundary
enclosed by a low wall. To the north, the boundary is open bordered by a by
road and pastoral fields. To the south the field is bounded by a low wall and
Snitterdon Road which is a rural narrow road connecting the small village of
Snitterdon and Matlock which lies to the east. To the eastern boundary lies a
substantial belt of trees beyond which is the old quarry.

2.3.

The quarry is allocated for up to 600 houses. Due to the nature of quarrying,
the levels within the allocation site are set down and the likely effects upon
both the landscape character and visual amenity of the local and wider setting
are likely to be low.

2.4.

A proposed buffer between the housing and the wooded boundary is a SSSI
which ensures that the proposed housing is located, for the most part away
from this boundary.

2.5.

The character of the fields is one which shares the local and wider rural setting
and does not share the enclosed and visually contain nature of the allocated
site to the east.

2.6.

The Peak District National Park lies some 200 metres to the west on rising
ground. A considerable number of footpaths, both within the Park and from the
local and wider setting, are present which provide clear views over the site.

2.7.

The site has been subject to a SHLAA exercise Stage B, reference
SHLAA380.

2.8.

The main landscape conclusions were that the site would cause considerable
harm to the Landscape and would not be appropriate development within a 15

year timeframe. I would agree with these findings and list the main issues
below;


significant impact upon landscape character (proximity to the National
Park);



high landscape sensitivity;



unable to overcome through mitigation;



no capacity for development;



result in significant adverse impact upon landscape character (proximity
to the National; Park, intrusion of urban development into countryside
where nucleated villages and scattered farmsteads within a countryside
setting are characteristic), visual amenity (prominent site within its
surroundings) and settlement pattern.

Landscape Character
2.9.

At a national level, the site is located within the Nottinghamshire, Derbyshire
and Yorkshire Coalfields character area (NCA38). This assessment provides a
useful introduction to the landscape of the region but is too broad to apply at a
more site specific level.

2.10. Within

the

Derbyshire

Dales

District

Council

Landscape

Character

Assessment, the site is predominantly located within Character Type:
Limestone Slopes, and also a small are to the north within Character Type:
Settlement Valley Pastures.
2.11. The assessment summaries the key characteristics of the Limestones Slopes
as:
“Summary:
This is a landscape strongly influenced by the underlying Carboniferous Limestone
geology creating a moderate to steeply sloping fringe to the limestone plateau. The
hard and resistant rock is slowly eroded giving rise to an undulating landform with
minor hill summits and extensive amounts of exposed rock.
The soils are characteristically variable relating to landform, being thinnest on the
steepest slopes and hillcrests. The thin soils allied to the steepness of some slopes and
the extent of exposed rock ensures that unimproved pasture and rough grazing
supports low intensity grazing by livestock.

The landscape is well settled with villages and scattered farmsteads traditionally built
in the local limestone with stone slate roofs. Beyond the village and scattered
throughout there are small stone field barns often integrated into the dry stone walled
boundaries.
Unlike other areas of the limestone plateau tree cover tends to be more apparent
occurring as scattered trees or tree groups around settlements but also as small
woodland blocks and extensive patches of scrub colonisation. The trees filter views
through the landscape but there are open long distance views to slopes beyond.”

2.12. The small parcel of land, within the site to the north, lies within the Settled
Valley Pastures, the summary of characteristics includes;
“Summary:
This is an upland landscape associated with the lower slopes of broad upland valleys
formed by rivers eroding through the Millstone Grit to expose the shale beneath.
Tributary valleys that dissect the main valley sides to create an undulating landform
provide further interest.
This is a well settled landscape taking advantage of the natural shelter offered by
the lower valley sides, the better agricultural soils and the good communications.
There are discrete settlements like Whaley Bridge and Chapel-en-le-Frith, small
groups of cottages and industrial terraces, and scattered farmsteads. There is a
dense network of lanes connecting the villages with the dispersed farmsteads, with
main roads and railway lines hugging the lower slopes immediately off the
floodplain.
Trees are well represented throughout giving the overall impression of a wellwooded landscape. Many of the tributary valleys feeding the main valleys form
wooded cloughs, some of ancient origin, and these woodland belts are
supplemented by scattered hedgerow trees, amenity tree groups associated with
settlement and secondary woodland along roads and railway lines. Many of the
woodlands have an irregular outline reflecting the irregular field patterns and
winding lanes.
This is a pastoral landscape and many of the fields are down to permanent improved
pasture. However, with altitude the grazing becomes less intensive and the pasture
tends to be unimproved and therefore of greater importance ecologically.”
2.13. At a more site-specific level, Aspect has undertaken an assessment of the
landscape character of the site and its immediate setting. This assessment
identifies that the site is located within open countryside on a relatively steep
slope and does not relate to the visually contained nature associated with the
quarry site but as part of the wider open rural character.

2.14. There is little established vegetation structure within the site to mitigate any
change.
2.15. The character has an established feel of being remote and highly tranquil.
There are no or very few urbanising components within nor adjacent to the site
and its wider setting.
2.16. In terms of landscape quality, it is considered that the application site is
influenced by its openness and attractive setting. The limited established
vegetation associated with the site boundaries and immediate site context,
coupled with the sites topography ensures that the site is very open to views
from the local and wider setting and as such does contribute to the high scenic
quality of the area. The open field pattern is very representative in landscape
terms. There are a number of Public Rights of Way within the immediate and
wider site context reinforces the site’s high recreational value. There are no
known historic or literary associations with the site or its immediate setting but
there are publications on Matlock and the nearby Peak District Park.
2.17. It is considered that the site has a high susceptibility to change as a result of
non-compatible components being introduced into this setting. To that end, it is
considered that the localised landscape character, in which the site is set, is of
high sensitivity. The effect upon these character areas are summarised below,
under Landscape Character, in Section 3.
Visual Environment
2.18. A brief visual appraisal of the site and its setting has been undertaken and a
series of photographs are included that illustrate the site within its setting. The
photographs have been taken in accordance with published guidance from the
Landscape Institute, from publicly accessible locations. These views are not
exhaustive but provide a general understanding of the immediate site’s
character and local setting.
2.19. Following the production of a Zone of Theoretical Visibility, Plan ZTV.03A, it is
clear that the site forms part of an open landscape with a considerable number
of further public viewpoints over the surrounding landscape. I briefly review the
likely effect following the consideration of the photograph below in section 3.

2.20. Photograph 1 and 2 are taken from the by road that runs east west to the north
of the site. The view illustrates the open and exposed nature of the field and
also the limited vegetation cover to the western boundary. Of note is the well
vegetated eastern boundary which, clearly, provides a robust physical buffer
but also visual containment to the adjacent SSSI and allocation to the east.
The field typifies many of the positive characteristic of both character types.
2.21. Photograph 3 is also taken from Snitterton Road looking north over the site
and over the large scale panoramic view. The levels difference between
Snitterton Road and the road to the northern boundary are marked. The rural
view over the field and wider setting typifies the character components of both
character areas.

3. POTENTIAL LANDSCAPE AND VIASUAL EFFECTS
Landscape Character
3.1.

The context of the immediate site setting is of an open rural pastoral landscape
with little in the way of negative elements. The quarry to the east is not evident
and is highly visually contained by existing woodland associated with the
adjacent SSSI.

3.2.

The introduction of a sensitively designed residential scheme within the quarry
site is accepted and can be integrated without significant harm to the existing
key characteristics within the quarry and to the wider setting.

3.3.

However, the characteristics of the quarry site are not shared with that of the
field site. The site is open, there are considerable levels changes, there are no
landscape components which could mitigate the change to a residential use
and is highly visible form the local and wider setting.

3.4.

The site relates readily and forms a key component within this rural setting and
introducing such a proposal would introduce components which are not readily
perceived and would cause harm.

3.5.

It is considered that the proposed development of the site for residential use
would cause substantial landscape harm, not only to the site, but would also
cause detrimental effect to the local, wider and National Park setting.
Visual Environment

3.6.

It should be noted that this briefing note is not an LVIA but it is clear that the
site lies on a slope, is open, is visible from a considerable number of
viewpoints, locally and from within the wider setting including the National
Park. Whilst the allocated site can be accommodated within the, for the most,
visually contained setting, the site cannot due to the exposed character.

3.7.

From my initial assessment the robust eastern boundary vegetation provides a
robust and defensible boundary to development which, if breached, would
cause considerable and significant visual harm. The potential to provide

mitigation is limited and would require and considerable timescale to mature
resulting in significant harm.
3.8.

It is therefore considered that the development of the site for residential would
result in substantial visual harm to the local and wider setting and also effect
views detrimentally from the National Park.

4. CONCLUSIONS
4.1.

Aspect Landscape Planning Ltd have received instruction on behalf of Fisher
German to provide initial landscape advice with regard to whether a green field site
has the potential for residential development. By way of background, to the east of
the field lies an allocated site for 600 properties with a further two areas being likely
to be included with the emerging draft plan of the Derbyshire Dales Local Plan. The
main allocated site lies, for the most part, within a disused quarry and is visually
recessive when viewed from the local and wider setting.

4.2.

The site has been subject to a SHLAA exercise Stage B, reference SHLAA380.

4.3.

The main landscape conclusions were that the site would cause considerable harm
to the Landscape and would not be appropriate development within a 15 year
timeframe. I would agree with these findings and list the main issues below;



significant impact upon landscape character (proximity to the National
Park);



high landscape sensitivity;



unable to overcome through mitigation;



no capacity for development;



result in significant adverse impact upon landscape character (proximity
to the National; Park, intrusion of urban development into countryside
where nucleated villages and scattered farmsteads within a countryside
setting are characteristic), visual amenity (prominent site within its
surroundings) and settlement pattern.

4.4.

It is considered that the proposed development of the site for residential use would
cause substantial landscape harm, not only to the site, but would also cause
detrimental effect to the local, wider and National Park setting.

4.5.

It is therefore considered that the development of the site for residential would result
in substantial visual harm to the local and wider setting and also effect views
detrimentally from the National Park.

4.6.

I conclude, therefore, that the proposed development of the site for residential
development cannot be supported from a landscape and visual context and the site

would cause considerable and significant harm to the landscape character and
visual amenity to the local rural setting and the wider National Park.

ASPECT PLANS
ASP.SLP.01: SITE LOCATION PLAN
ASP.SS.02: SITE & SETTING PLAN
ASP.ZTV.03: ZONE OF THEORETICAL VISIBILITY
ASP.VPL.04: VIEWPOINT LOCATION PLAN

