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EXECUTIVE SUMMARY

improve its offer, enhance its image, and thereby ensure its long-term
viability.

Overview of Matlock

The key challenge facing Matlock is for the town centre to become
an area where local people can live, work, shop and socialise, and a
place where visitors will be drawn back to again and again. This
document outlines the key opportunities that will enable the town to
achieve this in a sustainable manner, including actions to address the
causes and consequences of climate change.

Matlock is located in the largely rural area of the Derbyshire Dales
on the south eastern edge of the Peak District National Park. With a
population approaching 11,000 it is the largest town in the
Derbyshire Dales, and serves a catchment area of some 43,000
people.

Purpose of this Supplementary Planning Document

Whilst Matlock is the largest centre of population and employment in
the Derbyshire Dales, it faces significant competition from towns such
as Chesterfield and cities such as Derby, Sheffield and Nottingham
which have been seen to attract the local population in terms of
employment, retail and leisure.

This Supplementary Planning Document (SPD) provides detailed
guidance for any new development in Matlock town centre and will
be a significant material consideration that the District Council will
take into account when determining planning applications. The SPD
forms part of the Derbyshire Dales Local Development Framework
and complements the policies in the Derbyshire Dales Local Plan
(Adopted 2005).

Over the past few years Matlock has seen a number of significant
new developments in and around the town centre. The £1.75
million restoration of Hall Leys Park and the first phase of the
redevelopment of Cawdor Quarry (including the A6 relief road, a
transport interchange and Sainsbury’s) are visible signs that Matlock
is changing. Several new housing schemes are either underway or
planned in the town, and the District Council is to embark on the
construction of a £12 million state-of-the-art leisure centre less than
a mile from the town centre.

Vision and Objectives
The vision for the Matlock Town Centre SPD is:
“To build on Matlock’s unique character and create opportunities for
sustainable investment to ensure the attractiveness, vitality and future
prosperity of the town centre for residents and visitors alike.”

These developments have and will attract new businesses, residents
and visitors – Matlock now needs to capitalise on this momentum by
attracting significant investment into the town centre to further

1

From this vision, five strategic objectives for the development of the
town centre have been identified through the consultation process,
baseline research and commissioned studies that have been
undertaken during the development of the Matlock Town Centre
SPD. The five strategic objectives are:

Key Development Areas

1.

Bakewell Road:
To create a high quality ‘riverside quarter’ with a mix of uses
including a major retail scheme and residential development
To create a distinctive gateway into Matlock when arriving by
road
To provide an attractive pedestrian route between Bakewell
Road and Imperial Road
To increase the number of car parking spaces to serve the
town centre
To maximise the potential of the riverside location.

2.
3.
4.
5.

Three main areas (‘quarters’) and two smaller areas have been
identified as key opportunities for redevelopment together with a
number of associated strategic aims:

To encourage and facilitate the revitalisation of Matlock town
centre’s economy by improving its retail offer, tourism appeal
and employment base
To ensure the delivery of sustainable and high quality
development in the town centre
To prioritise ease of movement for pedestrians and cyclists
whilst improving traffic flow and parking facilities within the
town centre
To create a high quality network of streets and spaces to
provide a more attractive town centre environment
To further develop the potential of Matlock as a sustainable
community including provision for affordable housing and
social and cultural activities.

Imperial Road:
To create a high quality ‘civic quarter’ with a mix of uses
including commercial, residential, community and cultural
facilities, possibly including a new library
To create an attractive multi-purpose public square which can
be used for markets and events.

The achievement of these objectives will make Matlock an attractive,
lively and prosperous town centre that will meet the needs of all
sectors of the community. Only new development that respects
Matlock’s character and contributes to the sustainable revitalisation
of the town centre will be permitted.
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Firs Parade / New Street:
To create a high quality ‘park quarter’ with a mix of uses
including commercial and residential development
To improve pedestrian connections between Firs Parade and
adjacent streets and green spaces
To create a safe and attractive pedestrian environment.

Delivery and Implementation
The proposals contained within the Matlock Town Centre SPD
represent an ambitious range of investment and development
opportunities that could strengthen the town’s role and dramatically
improve its image. Ultimately it will be the private development
industry that will deliver the majority of the SPD’s proposals. The role
of the public sector is to enable and encourage this investment.

Station Approach:
To create an attractive and high quality entrance to Matlock
when arriving by train, bus, bicycle or car
To create an attractive pedestrian link between the transport
interchange and the rest of the town
To provide a safe and attractive area for socialising and
public events.

Delivering the proposals outlined in this document within the next 10
– 15 years will be a significant but achievable challenge for the
private and public sectors that will benefit the whole of the local
community and visitors alike.

Bank Road:
To replace the temporary District Council annexe building
with a high quality development for office / civic uses,
possibly including a new library.
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Figure 1 Matlock Town Centre
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1.4
By the mid 20th century the spa tourist trade had withered
away and other major employers, especially in quarrying and textile
manufacturing, had diminished. Today the core of the town’s
economy is administration – Derbyshire County Council, Derbyshire
Dales District Council and the Youth Hostel Association all have their
headquarters in Matlock.

INTRODUCTION

1.1
Matlock is located in the largely rural area of the Derbyshire
Dales on the southeastern edge of the Peak District National Park.
With a population approaching 11,000 it is the largest town in the
Derbyshire Dales, and serves a catchment area of some 43,000
people.
Surrounding towns include Chesterfield, Wirksworth,
Bakewell, Belper and Buxton and the nearest cities are Derby,
Nottingham, Sheffield and Manchester.

1.5
Whilst Matlock is the largest centre of population and
employment in the Derbyshire Dales, it faces significant competition
from towns such as Chesterfield and cities such as Derby, Sheffield
and Nottingham which have been seen to attract the local
population in terms of employment, retail and leisure.

1.2
Matlock is situated approximately 11 miles from the M1, and
is connected to the wider local area by the A6 that, until its recent
diversion, ran through the centre of the town. Matlock enjoys good
public transport provision, including a rail station that is served by a
local service from Derby, the key rail centre in the East Midlands.

1.6
The key challenge facing Matlock is for the town centre to
become an area where local people can live, work, shop and
socialise, and a place where visitors will be drawn back to again and
again. This document outlines the key opportunities that will enable
the town to achieve this.

1.3
Located at the northern end of the dramatic limestone gorge
of the River Derwent, the town centre has a unique character based
upon its setting and historical growth. Matlock originally grew up
around a crossing of the River Derwent. By the time of the Industrial
Revolution Matlock had grown partly through cotton mills and
quarrying. However, its main growth arose in the mid 19th century
from tourism, which saw Matlock’s rapid development as an
attractive and prosperous spa town based on hydropathy, ‘the cold
water cure’. Many of the buildings constructed during this boomtime still remain today, giving Matlock a rather ‘grand’ feel which is
further enhanced by the presence of a large Edwardian park in the
middle of the town.
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2

PREPARING FOR CHANGE

shaped by a thorough process of public and stakeholder
engagement and consultation over a two year period, and was
supplemented by several studies which provided further information
about key factors which could have an influence or impact on the
town.

Derbyshire Dales District Council has a key role in the revitalisation
of Matlock town centre: as a landowner, as an occupier of property,
as a provider of services and as a planning authority. But
overarching all these roles is that of an enabler, working with
landowners, developers and other key stakeholders to ensure that the
vision for Matlock is realised. The Council will facilitate dialogue
between the parties involved to ensure that the strategic objectives for
Matlock town centre outlined in this document are fulfilled. Only
new development that meets these strategic objectives and the
supporting design and development principles will be permitted.

2.3
In the face of changes to the planning system, in 2007 the
District Council determined that rather than progressing the
Masterplan as an Area Action Plan it should be progressed as a
Supplementary Planning Document complementing current Local
Plan policies.
The Matlock Town Centre SPD builds on the considerable amount of
very productive and detailed work that had already been undertaken
with extensive public and stakeholder involvement and consultation.
Stakeholder and community involvement in thepreparation of this
SPD was undertaken following guidance contained in Planning Policy
Statement 12 and the Derbyshire Dales Statement of Community
Involvement. This document reflects the representations made during
the public consultation in summer 2008.

Background
2.1
The process of initiating change began in 2004 when
Matlock Town Council, in close co-operation with the District
Council, embarked on a Healthcheck and Action Plan to identify the
problems and issues in the town and solutions for addressing them.
Extensive public consultation revealed that most people felt that
Matlock had many good points but needed a ‘facelift’, and that there
were a number of opportunities to achieve this within the town
centre.
2.2
Building on this work, in 2005 the District Council
commissioned consultants to help in the preparation of a Matlock
Town Centre Masterplan Area Action Plan for inclusion in the Local
Development Framework to establish planning policy and guide
development in future years. The Masterplan was informed and
6

in Matlock town centre, whilst providing a sense of certainty and
confidence for local residents and businesses.

The role and status of this document
2.6
This SPD has been prepared to guide future development in
Matlock town centre over the next 10 – 15 years. For the purposes
of this SPD the boundary of the town centre is shown on Figure 1.
This SPD identifies a number of key development opportunities that
are based on a thorough analysis of the town centre’s urban form,
highways network, retail capacity, demographic and socio-economic
profile and current planning policy. These opportunities have been
developed in close collaboration with key stakeholders, Derbyshire
County Council, Matlock Town Council and the local community.

Derbyshire Dales Local Development Framework
2.9
The recently submitted Derbyshire Dales Local Development
Scheme sets out the Local Development Framework documents that
will be produced by the Council to plan future development in
Derbyshire Dales (outside the Peak District National Park).
2.10 The Core Strategy is a key document in the Local
Development Framework that the District Council is currently
preparing with High Peak Borough Council. When adopted, the
Core Strategy will replace a number of the policies in the Derbyshire
Dales Local Plan (Adopted 2005), including those related to town
centres. The ‘saving’ of the Local Plan policies beyond the initial
three year period set out in The Planning and Compulsory Purchase
Act 2004 is currently being considered by the Secretary of State.

2.7
This SPD will be a significant material consideration that will
be taken into account when determining planning applications in the
town centre.
It forms part of the Derbyshire Dales Local
Development Framework and is intended to complement the
following policies contained in the Derbyshire Dales Local Plan
(Adopted 2005):
SF1
SF5
S1
S6
S8
CS3
H9
TR2

Sustainability Appraisal

Development within settlement framework boundaries
Design and appearance of development
Retail development in the town centres
Design and appearance of shops and commercial premises
Development to realise the potential of the Derwent
Provision of new community facilities and services
Design and appearance of new housing
Travel Plans

2.11 This SPD has been prepared with the intention of promoting
sustainable development for Matlock town centre. This means
ensuring a better quality of life for everyone, for both present and
future generations, is sought. Under the requirements of the
Planning and Compulsory Purchase Act 2004, the SPD has to be
accompanied by a Sustainability Appraisal that assesses the social,
economic and environmental effects of the SPD from the start of the
preparation process to ensure that it contributes to sustainable
development.

2.8
The District Council will also use this document as a
promotional tool to encourage landowners and developers to invest
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3

VISION AND OBJECTIVES

The Vision
3.3
The District Council’s role in the revitalisation of the town
centre is primarily that of an enabler, bringing together landowners,
developers and key stakeholders to ensure that Matlock’s potential is
realised within the context of the delivery of sustainable and high
quality development in the town centre. This SPD outlines this
potential and provides guidance as to how it could be realised
through investment in a number of key development sites and areas
in the town centre. The overarching vision for the Matlock Town
Centre SPD is:

Matlock On The Move
3.1
Over the past few years Matlock has seen a number of
significant new developments in and around the town centre. The
£1.75 million restoration of Hall Leys Park, the regeneration of
Matlock Green, the shop front improvements on Dale Road under
the Heritage Economic Regeneration Scheme (HERS) and the first
phase of the redevelopment of Cawdor Quarry (including a transport
interchange, relief road and Sainsbury’s) are the most visible signs
that Matlock is changing. Several new housing schemes are either
underway or planned in the town, and the District Council is to
embark on the construction of a £12 million state-of-the-art leisure
centre less than a mile from the town centre.

“To build on Matlock’s unique character and create opportunities for
sustainable investment to ensure the attractiveness, vitality and future
prosperity of the town centre for residents and visitors alike.”

Strategic Objectives

3.2
These developments have and will attract new businesses,
residents and visitors – Matlock now needs to capitalise on this
momentum by attracting significant investment into the town centre to
further improve its offer and enhance its image, thereby ensuring its
long-term viability.

3.4
Five objectives have been identified that will help to achieve
the SPD’s vision. These objectives are:
1.
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To encourage and facilitate the revitalisation of Matlock town
centre’s economy by improving its retail offer, tourism appeal
and employment base.
For Matlock to flourish, new developments are needed that
will reduce the migration of shoppers to other towns, draw
visitors into the town centre and attract inward investment
across a number of sectors. The District Council will support
proposals that will strengthen the town centre’s vitality and
viability, retain key uses and enhance the mix of uses.

2.

appeal and lead to increased footfall. New developments
should seek to include enhancements to the public realm.

To ensure the delivery of sustainable and high quality
development in the town centre.
Any new development in the town centre should be of the
highest design, construction and resource efficiency standards
and respect Matlock’s unique character and setting.
Buildings, streets and public spaces should meet the needs of
all sectors of the community and make a positive contribution
to the natural and built environment.

3.

To prioritise ease of movement for pedestrians and cyclists
whilst improving traffic flow and parking facilities within the
town centre.
Three major routes converge in the town centre including the
A6, which up until October 2007 carried approximately
14,000 vehicles per day through the heart of Matlock. The
long-term effects that the recently constructed relief road will
have on the volume of residual traffic through and within the
town have yet to be established. Major developments in the
town centre will need to manage vehicle movements and
contribute to the creation of a less traffic-orientated, more
pedestrian-friendly environment.

4.

To create a high quality network of streets and spaces to
provide a more attractive town centre environment.
First impressions are particularly important for making a
positive impact on visitors, future residents looking to move
here, businesses seeking to invest in the town and shoppers
coming to Matlock. Attractive spaces and pedestrian routes
between and around buildings will enhance the town centre’s

5.
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To further develop the potential of Matlock as a sustainable
community including provision for affordable housing and
social and cultural activities.
The needs of all sectors of the community should be met
whenever possible in the town centre by providing
opportunities for and access to shops, services, facilities and
activities. As the provision of affordable homes for local
people is one of the top priorities for the District Council it will
support mixed use proposals in Matlock town centre that
include a range of housing including property for rent and
shared ownership.
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PLANNING POLICY AND GENERAL
CONTEXT

Planning Policy Statement 1: Delivering Sustainable Development
PPS1 sets out the Government’s vision for new development which
seeks high quality design which is accessible to all, reinforces the
unique character of its location and employs sustainable principles
wherever possible. The general approach to delivering sustainable
development includes promoting more efficient use of land through
higher density, mixed-use development and previously developed,
vacant or under utilised land or buildings.

A number of national, regional and local planning policies influence
the nature of future development in Matlock town centre. This
section provides a summary of some of the key policy documents.

4.1

Planning Policy Statement1: Planning and Climate Change
The Planning and Climate Change supplement sets out how new
development should contribute to mitigating climate change through
reductions in carbon emissions, resource and energy efficiency,
sustainable modes of transport and ensure development is resilient to
the effects of climate change. The Supplement encourages Local
Authorities to asses their area’s potential for accommodating
renewable energy and low carbon technologies to be secured in
residential and commercial development.

National context

Securing the Future
The UK Government’s revised Sustainable Development Strategy is
based on five ‘Guiding Principles’ and four ‘Shared Priorities’ for UK
Action:
Guiding Principles:
Living within Environmental Limits
Ensuring a Strong, Healthy and Just Society
Achieving a Sustainable Economy
Promoting Good Governance
Using Sound Science Responsibly.

Planning Policy Statement 3: Housing
PPS3 prioritises the provision of well-designed new housing that
creates mixed communities to meet local housing needs and that are
attractive and successful places to live and work and contribute to
the regeneration of communities. It also emphasises the need to
reduce car dependency by focusing new residential development
within urban areas with good public transport accessibility.

Shared Priorities:
Sustainable Production and Consumption
Climate Change and Energy
Natural Resource Protection and Environmental Enhancement
Sustainable Communities.

Planning Policy Statement 6: Planning for Town Centres
The main aim of PPS6 is to promote the vitality and viability of town
centres by focusing new investment within them and encouraging a
wide range of services in an attractive and accessible environment.
10

PPS6 sets out the following objectives:

Planning Policy Guidance 13: Transport
PPG13 seeks to promote increased use of sustainable transport
options such as walking, cycling and public transport. New
development should therefore reduce the need to travel and prioritise
the needs of pedestrians over motorised transport.

Enhancing consumer choice by providing a range of services
which meets the needs of the entire community, particularly
socially excluded groups;
Supporting efficient, competitive and innovative retail, leisure
and tourism sectors, with improving productivity;
Improving accessibility, ensuring that existing or new
development is, or will be accessible and well served by a
choice of means of transport;
Promoting high quality and inclusive design, improving the
quality of the public realm and open spaces, protecting and
enhancing the architectural and historic interest of centres,
and providing a sense of place and a focus for the community
and for civic activity; and
Ensuring that town centres provide an attractive accessible
and safe environment for all.

Planning Policy Guidance 15: Planning and the Historic Environment
PPG15 makes it clear that the historic fabric represents a finite
resource and is an irreplaceable asset. It advises that care must be
taken to ensure that it is not destroyed. PPG15 advocates a general
presumption in favour of the preservation of historic buildings except
where a convincing case can be made for their alteration or
demolition.
Other Publications
A number of national documents, relating to retail development and
design, have been published. Examples are ‘Building in Context’
(English Heritage and CABE) 2001; ‘Design Review’ (CABE) 2002
and ‘Retail Development in Historic Areas’ (English Heritage, EHTF
and PAS) 2005.

Planning Policy Statement 22: Renewable Energy
PPS22 requires local planning authorities to encourage developers to
incorporate renewable energy projects in all new developments and,
where possible, existing buildings.

In addition, the Government has also produced the ‘Good Practice
Guide for Planning and Tourism’ that acknowledges the important
value of tourism to rural areas and that it can bring significant social
and economic benefits.

Planning Policy Statement 25: Development and Flood Risk
PPS25 sets out the Government’s aim to ensure that flood risk is
taken into account at all stages of the planning process to avoid
inappropriate development in areas at risk of flooding. Where new
development is necessary in flood risk areas the policy aims to make
such development safe without increasing the flood risk elsewhere
and where possible, reducing flood risk overall.
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4.2

Regional context

The draft East Midlands Plan was submitted to the Government in
2006 by the East Midlands Regional Assembly and was subject to an
Examination in Public in 2007. The current timetable is that the Plan
will be adopted in 2008.

Policy 21 (Regional Priorities for Town Centres and Retail
Development) states that Local Authorities should promote the vitality
and viability of existing town centres and investment through design
led initiatives. This should include retail development opportunities
based on identified need.

The Draft Plan sets out core objectives in Policy 1 (Regional Core
Objectives) which emphasises the promotion of high quality design
and local distinctiveness including sustainable design and
construction techniques.

The District Council is a key player in the Peak District & Derbyshire
Destination Management Partnership that promotes tourism for the
Sub-Region with significant support from East Midlands Tourism.

Policy 5 (Regional Priorities for Development in Rural Areas) states
that development should strengthen the vitality and viability of rural
towns by providing for housing, employment and a range of services
to serve a wide hinterland.
Policy 10 (Development outside the Peak District National Park)
states that development in the Peak District towns outside the
National Park should aim to meet local needs thereby reducing
commuting.
Particular emphasis is placed on retaining and
generating local employment for a town’s own population and that
of its surrounding rural hinterland.
The Draft Plan emphasises that development in the Peak Sub Region
should focus on encouraging quality schemes that are in scale with
existing historic town centres.
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4.3

Local context

The Local Plan also sets out policies relating to new housing,
transport and infrastructure, community facilities, business uses and
the built environment.

Derbyshire Dales Local Plan (Adopted 2005)
The Derbyshire Dales Local Plan provides a framework to guide
development in the District between 2001 and 2011. The Local Plan
sets out a strategic framework for the achievement of sustainable
development that addresses the economic, social and environmental
well-being of the area. Policy SF1 (Development within Settlement
Framework Boundaries) places a preference on development that
preserves or enhances the character and appearance of the
settlement. This is also reflected in Policy SF5 (Design and
Appearance of Development) which sets out design criteria including
maximising the energy efficiency of built development. Design
principles of any development should preserve or enhance the quality
and local distinctiveness of its surroundings.

Derbyshire Dales and High Peak Community Strategy 2006 – 2009
The Community Strategy sets out the vision for Derbyshire Dales.
These aspirations are grouped into 8 themes:
Furthering community participation and involvement
Affordable housing
A thriving local economy
Enhancing the natural and built environment
Access to services and rural transport
Opportunities for young people including leisure
Crime and community safety
Health.

Policies relevant to the town centre are S1 (Retail Development in the
Town Centre), S6 (Design and Appearance of Shops and
Commercial Premises) and S8 (Development to Realise the Potential
of the River Derwent). These policies state that development should
maintain and enhance the diversity, vitality and viability of Matlock
town centre. This includes seeking to strengthen the retail function
whilst facilitating an appropriate level of diversification within the
shopping core which may include introducing homes above the retail
use.
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5

GENERAL DESIGN PRINCIPLES FOR THE
URBAN ENVIRONMENT

Design to the highest standard
For the town centre to be attractive to residents, visitors, workers
and businesses the built environment must be of the highest
quality, well designed and fit for purpose. An Urban Design
Statement (see text box) that explains how the design contributes
positively to the town centre and respects its locality must
accompany planning applications.

It is one of the main aims of this SPD and its proposals to address the
issues identified in the previous chapters, and to help guide future
development in Matlock town centre whilst ensuring it is of the
highest possible quality. This chapter sets out the main principles
upon which the design of the urban environment must be based;
these principles complement a range of existing policies in the
Derbyshire Dales Local Plan.

Applicants must provide an Urban Design Statement that explains:
the purpose of the proposed development
how a holistic approach to design has been adopted
the design concept and principles and how they are reflected in the layout,
density, scale, landscape and visual appearance of the development
how the design relates to the site and the wider environment
how the development corresponds with this and other, related, SPDs
how the development will fit with District Council policies.

Particular reference should also be made to the:
Shopfronts and Commercial Properties Design Guidance Supplementary Planning
Document (Adopted May 2006); and

An executive summary should be included where this could be useful for public
consultation.

Landscape Character and Design Supplementary Planning Document (Adopted
July 2007).

The key design principles for new development in Matlock town
centre are as follows:
Adopt a holistic approach to design
A holistic approach to design should be adopted that is inclusive
of the public realm and the spaces between and around
buildings as well as the buildings themselves.

14

Choose materials carefully
Construction materials must:
• Complement the existing character of the area
• Be durable over the long term
• Be sustainable
In this way new development can help to create a more positive
image of Matlock town centre.

Create active frontages
Developments facing key public areas, spaces and routes should
be designed such that their main frontages and entrances face
onto the public space and contribute positively to a lively
streetscene.

Respect the existing context
Site layout and the scale, height and massing of development
must take into consideration all aspects of the surroundings
including in particular listed buildings and the Scheduled Ancient
Monument. Respect should also be given to existing buildings of
high quality architectural design and detail and / or historic
merit. An explanation of how this is reflected within the design is
required as part of the Urban Design Statement.

Enhance pedestrian access
Pedestrian access must be safe, easy and inclusive. Designs must
incorporate pedestrian routes that enhance permeability,
accessibility and aid orientation for all sectors of the community.
This also means ensuring that buildings provide adequate access
and facilities for people with disabilities including parking
provision.

15

Create a secure environment
New development should be designed in accordance with the
principles set out in ‘Secured by Design’ such that opportunities
for crime, disorder and anti-social behaviour are reduced and a
safe environment is promoted.

Design for sustainability and climate change
A defining feature of a sustainable building is its ability to
significantly reduce environmental impacts.
Developments
should seek to minimise use of natural resources (such as water
and fossil fuels) through design, layout, orientation and
landscaping, capacity for future adaptation, efficient use of land
and existing infrastructure, choice of construction materials and
methods, and application of appropriate technology including
measures to reduce the causes and impacts of climate change.
Developments should also be designed with due regard to the
servicing of buildings in terms of waste management.

Reduce the visual and physical impact of vehicles
New development should seek to ensure that a balance is struck
between maximising access to the town centre, providing
adequate parking and ensuring that the quality of the
environment and the pedestrian experience is as high as
possible.

Applicants must provide a Sustainability Design Statement that addresses
the above issues and explains:
how the construction and design of any new building or refurbishment
will ensure the environment is protected or enhanced
what BREEAM rating / Code for Sustainable Homes level / equivalent
standard the building will have and a justification of the proposed
assessment.
An executive summary should be included setting out in a clear and
objective manner how the building will impact upon the environment.

16

Integrate the public realm
The aspiration for the public realm is to provide public spaces
and routes that are attractive, high quality and safe, which
combine effectively as part of an interconnected network to
enhance the character of Matlock town centre and facilitate
pedestrian movement for all. Developments should support their
own site-specific public realm costs.
Public realm and
infrastructure projects that are of general benefit to the town
centre but cannot be attributed to a specific site or landowner
will be expected to make an appropriate contribution to enable
the local authorities and relevant agencies to deliver them.

Include planting
Plants help create attractive urban environments. They can
visually screen; they can extract pollutants from the atmosphere;
they can ameliorate adverse environmental and climatic
conditions; they can enhance the appearance of the spaces
between buildings and create green corridors in association with
highways and they can be used to create floristic features and
gardens. The inclusion of permanent soft landscaping – trees,
shrubs, herbaceous plants and grass - must be considered as
part of any development scheme.
Include public art
Public art can play an important part in enlivening the
atmosphere and quality of public spaces as well as enhancing
local character and distinctiveness.
Public art can be
incorporated through subtle integration within the streetscape
and buildings, or as one-off pieces of art.

Retain / enhance / create green space
Green spaces enrich the urban environment and reinforce the
relationship between the town centre and Matlock’s rural setting.
New development must ensure that existing green space is
retained and enhanced and that new green space is created
where possible.

Design for biodiversity
The town centre and the riverside provide a habitat for a range
of wildlife that are important for maintaining biodiversity.
Proposals for new development must, in particular, take into
account special requirements of species such as bats , swifts and
water voles, and generally consider the issue of biodiversity
within the development scheme.
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6

GENERAL DEVELOPMENT PRINCIPLES

showed that a high degree of the town’s expenditure ‘leaks’ to other,
larger settlements in the surrounding area. The study concluded that
there was sufficient capacity for an additional 9,500 sq.m (net) of
comparison goods floorspace in the town centre by 2016.

It is one of the main aims of this SPD and its proposals to address the
issues currently facing Matlock and to help to guide future
development to create an attractive, lively and prosperous town
centre. Only new development that respects Matlock’s unique
character and contributes to the sustainable revitalisation of the town
centre will be permitted. This chapter sets out the general principles
for new development in Matlock town centre.

6.4
Improving the scale and diversity of the retail offer (including
shops, outdoor markets, restaurants, bars and cafes), whilst nurturing
the town’s existing independent operators is particularly important to
enhancing Matlock’s future as a thriving market town. The need to
improve this type of provision is also important to the town’s tourism
and leisure offer.

Mixed use

Offices and businesses

6.1
Any development that takes place within the SPD boundary
should maintain and enhance the vitality and viability of Matlock
town centre.

6.5
In common with other towns in the Peak Sub Region, the
commercial offices in Matlock town centre are often above shop
units and in need of bringing up to modern standards. There is little
modern office accommodation or business space within Matlock
town centre, other than that occupied by the District Council. The
draft Peak Sub-Region Employment Land Review undertaken by
Nathaniel Lichfield & Partners in 2007 highlights that there is a
reasonable level of demand for offices in market towns in the
Derbyshire Dales and High Peak area from smaller businesses
engaged in professional, financial and IT services serving the local
market.

6.2
The vitality and viability of the town centre can be optimised
through an appropriate mix of compatible developments including
retail, commercial, residential and leisure uses. In this way the town
centre will meet the needs of the local community whilst drawing in
shoppers, visitors and tourists, as well as attracting businesses to
invest in the town.

Shops
6.3
In 2006 the District Council commissioned Atkins Ltd to
undertake a Retail Capacity Assessment of Matlock. The analysis
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well as maximising access to the riverside , are particularly important
in the continuing development of Matlock as a visitor destination in
its own right. An increased level of marketing activity will also be
required to enable the town to fulfil its potential.

6.6
Offices and businesses provide an important service and
employment function, and can reinforce the vibrancy of the town
centre provided that the activities are compatible with other
developments and uses. In order to make a positive contribution to
a lively streetscene, new development of ground floor office /
business premises in Matlock town centre will generally only be
permitted if it creates an active frontage.

Community
6.10 Matlock town centre contains a number of civic buildings,
public spaces and community facilities including the offices of the
District and Town Councils, the Imperial Rooms, the police station,
post office, tourist information centre, park, library and swimming
pool. These services and facilities are ‘attractors’ and play an
important role in the vibrancy of the town centre and underpin social
and community cohesion.

Leisure and tourism
6.7
Recreation and leisure activities have experienced
considerable growth in recent years. In 2000 the Heart of England
Tourist Board estimated that the Derbyshire Dales had approximately
5 million visitors with the main beneficiaries of visitor spending
including shops, accommodation providers, cafes / restaurants and
pubs, attractions / entertainment and garages / transport providers.

6.11 However, a number of these premises are no longer fit for
purpose and need to be either upgraded or replaced. The County
Council is examining options for relocating the library to an
alternative town centre location, the Town Council is keen to provide
a higher standard and more versatile community space within its own
premises, whilst the District Council aims to relocate the swimming
pool to a new all-weather, all-year leisure centre at the nearby
Dimple site between Matlock and Darley Dale by 2011. In addition,
the District and County Councils are discussing the possible colocation of the tourist information centre and Citizens Advice Bureau
as part of any new library facility.

6.8
Leisure and tourism can play a significant part in Matlock’s
future. The A6 that passes through Matlock is one of the major
tourist routes into the Peak District National Park, and as such the
town is ideally placed to capitalise on the economic benefits
associated with tourism. Significant public sector investment has
already been made in this important sector of the local economy in
the form of the £1.75 million restoration of Hall Leys Park in the
centre of town, whilst the District Council is to embark on the
construction of a £12 million state-of-the-art leisure centre less than
a mile from the town centre.

6.12 The co-ordinated development of civic and community
facilities in the town centre represents an opportunity to maximise the
quality, accessibility and range of services offered to local people
and visitors.

6.9
Improving the diversity of the leisure and tourism offer in the
town centre, including hotels, restaurants, bars, cafes and shops, as
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stakeholder groups to identify the key problems associated with traffic
and transportation in Matlock and to explore possible solutions.

Housing
6.13 In recent years the amount of residential development activity
within Matlock town centre has been limited, although several new
housing schemes are either underway or planned on the edges of the
town. Several studies, including the 2006 District Housing Needs
Survey and the 2007 Housing Market Assessment, demonstrate that
there is the need for additional residential accommodation including
a significant element of affordable housing in Matlock. The annual
need for new affordable housing in the Matlock and Darley Dale
area is 125 homes.

6.16 As individual development proposals are likely to come
forward over a number of years, their impact on the transport
network of the town centre as a whole needs to be considered. In
2007 the District Council commissioned Scott Wilson Ltd to
undertake a Matlock Traffic and Transportation Strategy and Action
Plan. The study included computer modelled predictions of the likely
trip generation and impact of a combination of development
scenarios outlined in this SPD on the town’s network of roads and car
parks.

6.14 The potential exists within certain town centre sites identified in
the SPD to meet some of this need. The location of these sites close
to shops, services and facilities, together with their flat or gently
sloping topography, make the town centre suitable for housing the
elderly. However, if Matlock is to flourish as a revitalised and
sustainable shopping, tourism and employment centre, flats will also
need to be built for first-time buyers, young professionals and smaller
households.

6.17 Taking into account the forecast network changes associated
with the then ongoing development at Cawdor Quarry, Scott
Wilson’s analysis concluded that the amount of development
envisaged in the SPD will not significantly impact on the capacity of
four of the five key junctions in the town centre, whilst the remaining
junction (Imperial Road / Bank Road) will experience additional
queuing but for short periods only. With regard to car parking the
study concluded that it was likely that additional parking spaces
would be required during the weekday period, with the weekend
demand for spaces potentially being met by Derbyshire County
Council’s staff car parks.

Traffic and transport
6.15 Matlock has developed around the confluence of three major
road routes that converge in the town centre resulting in an
environment that is dominated by the movement of traffic. Although
people require good access to the town centre whether travelling by
bus, train, car, bicycle, motorbike or on foot, when they arrive they
require a safe and attractive pedestrian environment. The District
Council has worked closely with Derbyshire County Council and

6.18 Major development proposals in Matlock town centre will add
to the number of trips on what is already a congested network at
peak times. Consequently such development proposals should
provide mitigation with respect to their potential to further congest
the network, whilst introducing measures of general benefit to the
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6.21 Computer modelling work undertaken in 2007 by Black &
Veatch Ltd has shown that the current flood defences are high
enough to protect the town against a 1 in 100 years flood event from
the River Derwent. But when the flood flow is increased by 20% to
allow for the effects of climate change (as recommended in PPPS 25)
computer modelling shows that some of the existing defences in
Matlock are not high enough to protect against the 1 in 100 years
+20% climate change flood event.

town centre in terms of an improved pedestrian environment and
wider modal shift.
6.19 Planning applications for major development proposals in the
town centre will require a Transport Assessment to demonstrate that
they will have an acceptable impact on the highway and pedestrian
networks, parking and public transport.
Necessary mitigation
measures, some of which may need to be secured through planning
obligations, could include:
junction improvements
new pedestrian crossings
traffic calming
pedestrianisation
new or enhanced pedestrian routes
additional public car parking space
additional bus stops
enhanced cycling facilities
surfacing improvements
workplace Travel Plans.

6.22 Within the SPD boundary, in a 100 year + 20% flood event
scenario some existing properties on the north bank of the River
Derwent would be at risk of some degree of flooding (including parts
of three of the five Key Development Areas identified in this SPD).
Under the same scenario, most existing properties on the south bank
would be safe from flooding.
6.23 All planning applications for proposed development in the
town centre should include a site-specific Flood Risk Assessment
proportionate to the size of the development and the level of flood
risk. Mitigation measures that may then be required could include:
ensuring the finished floor levels of residential developments
are above the 1 in 100 year + 20% climate change +
600mm freeboard level
providing for emergency evacuation routes, plans and
procedures
constructing developments to be flood resistant or flood
resilient
safeguarding or raising existing flood defences.

Flood risk
6.20 The River Derwent has been a defining feature of Matlock
since medieval times. Although the December 1965 flood event
caused significant flooding in the town, the present day flood
defences (constructed in the mid to late 1970s) have not been
overtopped. Nevertheless, the potential for flooding and the use of
mitigation measures must be taken into account when considering
future development in the town centre.
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Climate change and sustainable development
6.24 In order to address the causes and consequences of climate
change, developments in the town centre will be expected to mitigate
their environmental impact through a range of measures to minimise
carbon dioxide emissions, avoid pollution and waste and conserve
natural resources.
6.25 All planning applications for proposed development in the
town centre should be able to demonstrate that during their
construction and operation they will minimise their impact on the
environment.
Mitigation measures could include:
minimising carbon dioxide emissions and energy use by
including energy efficiency and the use of renewable and low
carbon energy schemes
minimising off site water discharge
minimising water use
incorporating sustainable waste management processes.
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7

KEY DEVELOPMENT AREAS

This chapter identifies a number of individual opportunity sites within
Matlock town centre, referred to as ‘Key Development Areas’, and
sets out guiding principles together with indicative development
options. Although new developments will come forward at other
locations in the town centre, the following five sites have been
identified as the areas where change is most likely to occur. All
development will need to be in accordance with the broader
guidance contained within the SPD.
7.1
A range of potential uses have been identified for each of the
five sites in line with the aspirations of the SPD’s vision and
objectives. Alternative uses may be acceptable if they meet the Local
Plan policies and follow the general design and development
principles set out in this SPD.
7.2
It should be noted that the illustrations and diagrams of the
Key Development Areas are conceptual, and are not intended to
represent either prescriptive or definitive plans.
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At the consultation stage in summer 2008 the District Council
sought comments on the positioning of the Bakewell Road 'gateway'
and the future use of the riverside sites between the new roundabout
on the A6 and the Dimple Road junction.

Bakewell Road
Guiding principles:
To create a high quality ‘riverside quarter’ with a mix of uses including
a major retail scheme and residential development
To create a distinctive gateway into Matlock when arriving by road
To provide an attractive pedestrian route between Bakewell Road and
Imperial Road
To increase the number of car parking spaces to serve the town centre
To maximise the potential of the riverside location.

There was a consensus that the northern ‘gateway’ to the town was
the new roundabout on the A6 and that this should be made a more
prominent feature. The District Council, in partnership with others, is
currently exploring opportunities to improve this important approach
to the town centre.
With regard to the potential inclusion within the SPD boundary of the
riverside sites on the northern end of Bakewell Road, it is considered
that there should be a regeneration focus on the town centre in
accordance with national and regional planning policy. Therefore
the SPD boundary remains unchanged and redevelopment proposals
for the riverside sites outside the SPD boundary will be dealt with
under existing Local Plan policies.

Indicative development option:
Comprehensive two / three storey redevelopment of both
sides of Bakewell Road with potential to be developed for a
major retail scheme with commercial and / or residential uses
on upper floors
Redevelop the former bus station and adjoining sites with a
view to attracting leading 'High Street' stores
Redevelop the riverside side of Bakewell Road and seek to
encourage its redevelopment for retail and commercial uses
with residential at upper floors incorporating a pedestrian
bridge to higher ground or buildings
Incorporate a sensitively designed extension to the existing
supermarket roof top car park
Provide additional bus stops along Bakewell Road with bus
access retained through the former bus station site in the short
to medium term
Improve the pedestrian routes between Imperial Road and
Bakewell Road.
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Imperial Road
Guiding principles:
To create a high quality ‘civic quarter’ with a mix of uses including
commercial , residential, community and cultural facilities, possibly
including a new library
To create an attractive multi-purpose public square which can be used for
markets and events.

Indicative development option:
District Council to relocate Matlock Lido facilities to the new
Central Area Leisure Centre site
Three / four storey redevelopment of the Lido site with
potential for retail / commercial uses with residential on upper
floors, possibly incorporating the corner site
Improve the existing service area
Possible location for a new state-of-the-art Library including
community use, Tourist Information Centre and Citizens
Advice Bureau
Extend the Imperial Rooms for increased cultural and
community use
Improve the pedestrian environment
Create an attractive public square which could be used for a
stall market and a range of outdoor events.
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Firs Parade / New Street
Guiding principles:
To create a high quality ‘park quarter’ with a mix of uses including
commercial and residential development
To improve pedestrian connections between Firs Parade and adjacent
streets and greenspaces
To create a safe and attractive pedestrian environment.

Indicative development option:
Comprehensive two / three storey redevelopment with
potential to be developed for retail / commercial uses with
commercial and / or residential uses at upper floors
Improve the facades on Firs Parade where buildings are
retained
County Council to relocate Matlock Library to purpose-built
premises elsewhere in the town centre
Retain the library building and seek to encourage its
redevelopment for residential / commercial use
Take account of the green space adjacent to the library
Maximise opportunities for off-street car parking in Firs
Parade
Create a safe, attractive and active pedestrian link to Lime
Grove Walk with a new retail unit to the rear of the Post
Office
Rationalise on-street car parking in Firs Parade as ‘chevron’
parking to one side and introduce traffic calming and
landscaping to enhance the pedestrian environment.
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Station Approach
Guiding principles:
To create an attractive and high quality entrance to Matlock when arriving
by train, bus, bicycle or car
To create an attractive pedestrian link between the transport interchange
and the rest of the town
To provide a safe and attractive area for socialising and public events.

Indicative development option:
Adapt Station House (a Grade II Listed Building) potentially
for café type use
Combine Station House garden and surroundings to create a
safe, attractive and high quality hard and soft landscaped
public area
Integrate Station House garden with Station Approach
Potential for public art
Potential for public events.
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Bank Road
Guiding principles:
To replace the temporary District Council annexe building with a high
quality development for office / civic uses, possibly including a new
library.

Indicative development option:
District Council to demolish the Town Hall annexe building
Two / three storey redevelopment with potential for office /
civic uses possibly including a new state-of-the art Library,
Tourist Information Centre, Citizens Advice Bureau and other
community uses.

Dale Road
At the consultation in summer 2008 the District Council sought
comments on possible further improvements to ensure the future
vitality of Dale Road.
A number of suggestions were made relating to highways
improvements and creating public access to the right bank of the
River Derwent. The District Council will encourage development
opportunities that maximise the pleasant riverside environment and
the regeneration of Dale Road, and in partnership with others will
continue to explore opportunities to improve this important part of
the town centre.
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Outline Vision
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8

DELIVERY AND IMPLEMENTATION

contributing to partnership working and championing redevelopment
proposals in the town centre.

This SPD sets out detailed guidance and outline proposals for
redevelopment and improvement in Matlock town centre that are
considered to be achievable within the next 10 – 15 years. The
proposals represent an ambitious range of potential investment and
development that could strengthen the town centre’s role and
significantly improve its image. Where landowners and developers
come forward with proposals for sites not identified in the SPD,
planning applications will be considered on their merits and assessed
against the policies contained in the Derbyshire Dales Local Plan and
the vision and strategic objectives for the town centre as set out in
this document.

Planning obligations
8.3
Developments should support their own site-specific
infrastructure costs. The District Council will seek to ensure that
infrastructure improvements and enabling works associated with
development that benefit a number of landownerships are delivered
in a co-ordinated manner to minimise disruption and share costs.
8.4
Developments should also make an appropriate contribution
to a general infrastructure fund to enable the District Council and the
County Council (as Highways Authority) to implement the public
realm and infrastructure projects outlined in this SPD that will be of
benefit to all developments but that cannot be attributed to a specific
site or landowner. The Councils will endeavour to maximise public
sector funding for such infrastructure works in order to minimise risks
associated with the financial viability and therefore the deliverability
of developments.

Partnership working
8.1
The SPD has been informed and shaped by a thorough
process of engagement and consultation. Its successful delivery will
require the active commitment of all stakeholders. The District
Council will work closely with private and public sector landowners
and local and national developers to help deliver the development
opportunities in the town centre.

8.5
In the case of developments incorporating a residential
element of 15 or more units, the District Council will seek to
negotiate that 45% of these should be affordable.

8.2
Effective partnership working already exists between key
organisations in Matlock including Derbyshire Dales District Council,
Derbyshire County Council and Matlock Town Council, all of whom
own properties in the Key Development Areas. The Matlock
Partnership is a newly-formed forum for local businesses and the
local community, and as such it could play an important role in
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Monitoring and review
8.6
Monitoring is a statutory part of the new planning system and
provides a mechanism for review and assessment of the performance
of plans and policies comprising the Local Development Framework.
The Matlock Town Centre SPD will be monitored through the District
Council’s Annual Monitoring Review to assess its performance and
consider any new circumstances or changes in national or regional
guidance.
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If you require assistance in understanding or reading this document please telephone 01629 761366. This information is
available, free of charge, in electronic, audio, Braille and large print versions and other languages on request.
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