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Shaun Robson
Development Manager
Town Hall, Bank Road, 
Matlock                                                                                                         
Derbyshire 
DE4 3NN
Tel: 01629 761336

Mr John Dickinson
Dickinson Planning
9 Pine Close
Wetherby
LS22 7XU

Application No: 18/01242/EIA

Date Valid:   19.11.2018

Date Decn.:   28.03.2024

Town and Country Planning Act 1990
The Town and Country Planning (Environmental Impact Assessment) Regulations 2011

APPLICATION FOR Environmental Impact Assessment Development

With reference to your application for Environmental Impact Assessment Development, under 
the above legislation notice is hereby given that Derbyshire Dales District Council as the Local 
Planning Authority have Refused Planning Permission for:-

Hybrid Planning Application, accompanied by an Environmental Statement comprising of an 
Outline Planning Application with approval being sought for site access for up to 345 
Residential Units, Class E 'Commercial' uses including Retail and a Restaurant / Cafe, a Hot 
Food Takeaway (Sui Generis) Unit and Open Space including a Countryside Park and Play 
Area and associated landscaping and surface water attenuation and a Full Planning 
Application for 78 residential units with associated access, open space, landscaping and 
surface water attenuation at Land Between Sandy Lane, Bent Lane, And Gritstone Road, 
Matlock, Derbyshire for William Davis Limited

as described on the application form and shown on the accompanying documents for the 
following reason(s): - 

 1. The application lacks sufficient detail in order for the Local Planning Authority to be 
satisfied that the development can be delivered without resulting in flood risk on site, 
elsewhere or presenting unacceptable risk to public safety contrary to the requirements 
of Policies S1 and PD8 of the Adopted Derbyshire Dales Local Plan (2017) and the 
objectives of paragraphs 157, 173 and 175 of the National Planning Policy Framework 
(2023).
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 2. Without any understanding of the final design and construction of the surface water 
attenuation features proposed to accommodate habitat of very high distinctiveness / 
principal importance to be translocated, the Local Planning Authority cannot be satisfied 
that the development would not result in an unacceptable loss of biodiversity. The 
development is therefore contrary to the requirements of Policies S1, PD3 of the Adopted 
Derbyshire Dales Local Plan (2017) and paragraph 180 of the National Planning Policy 
Framework (2023).

 3. Insufficient information has been submitted to demonstrate that the surface water 
attenuation features serving phases 2 - 4 and link road crossing the valley feature can be 
delivered in a manner that would not result in harm to the character and appearance of 
this part of Matlock, contrary to the requirements of Policies S1, S7, PD1 and PD5 of the 
Adopted Derbyshire Dales Local Plan (2017) and Policy contained in the National 
Planning Policy Framework (2023).

 4. The application does not consider or include a mechanism to secure the level of 
affordable housing across the different phases of the development that can potentially be 
viably made and the applicant is not willing to include review mechanisms and clawback 
provisions in any legal agreement. The development therefore fails to maximise the 
delivery of affordable housing on this strategically important site and across the plan area 
contrary to the requirements of Policies S10 and HC4 of the Adopted Derbyshire Dales 
Local Plan (2017).

Shaun Robson
Development Manager

NOTES TO APPLICANT

The Local Planning Authority has met and discussed the merits of the application with the 
applicant during the consideration of the application and accommodated a number of 
significant revisions and additional information. Following the consideration of this information 
it has concluded that there is no prospect of resolving the fundamental planning problems with 
the application through further negotiation.  On this basis the requirement to engage in a 
positive and proactive manner was best served by the Local Planning Authority issuing a 
decision on the application, thereby allowing the applicant to exercise their right to appeal.

This Decision Notice relates to the following plans and documents:

Environmental Statement Supplementary Addendums dated May 2023 (Volume 4) and 
Associated Appendices
Updated Non Technical Summary dated May 2023
Open Space and Playing Fields Contributions report dated August 2023
Design and Access Statement Addendum dated May 2023
Drawings for Phase 1 and the Scheme on the Full and Outline Parts of the Site
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Phase 1 drawings from Stephen George Partnership (SGP) as listed in their enclosed 
Document Issue Sheet 120 [which replace their previous set of drawings as submitted with 
WYG letter dated 14 October 2019 and Drawing No. 16-011-P14 Rev. D as submitted in ES 
Addendum (Volume 3) with our letter dated 31 March 2021].
Phase 1 Landscape Proposals (Sheets 1 to 4) as shown on Urban Wilderness Drawing Nos. 
323-UW-P-004 Rev. J to 323-UW-P-005 Rev. H inclusive [which replace the munro+whitten 
Phase 1 landscape proposals Drawing No. 0707.09C to 0707.12C - sheets 1 to 4 inclusive - 
as submitted with WYG~ letter dated 14 October 2019].
323-UW-P-004 Rev.J Landscape Proposals 1of4
323-UW-P-005 Rev. H Landscape Proposals 2of4
323-UW-P-006 Rev H Landscape Proposals 3of4
323-UW-P-007 Rev H Landscape Proposals 4of4
Drawing No. 0707.04C Density Plan [as previously submitted]
Drawing No. 0707.005C Parameters Plan [as previously submitted]
Drawing No. 323-UW-P-003 Existing Vegetation - Retention and Removal [replaces 
0707.06A]
Drawing No. 323-UW-P-009-Rev. B Illustrative Development Masterplan [replaces 0707. 07. 
Q]
Drawing No. 323-UW-P-Rev. A-012 Phasing Plan [replaces 0707. 008. C]
Drawing No. 16-011 P13 Rev. L Phase 1- Proposed Site Layout [replaces 16-011 P14 Rev. D
16-011 P13 Proposed Site Plan    
16-011 P03 Proposed Materials Plan    
16-011 P04 Proposed Hard Landscaping Plan    
16-011 P05 Proposed Boundary Treatments Plan    
16-011 P06 Proposed Street Elevations C&D&F    
16-011 P07 Proposed Street Elevations A&B    
16-011 P08 3D Site View 1    
16-011 P09 3D Site View 2    
16-011 A02 Electric Vehicle Charging Point Plan    
16-011 BA(PC)-4 Bakewell stone (PC) house type drawing    
16-011 BA-2 Bakewell render house type drawing    
16-011 BF(RC)-1 Brocksford (RC) house type drawing    
16-011 BF(RC)-2 Brocksford render (RC) house type drawin    
16-011 CF(PC)-1 Cromford (PC) house type drawing    
16-011 CF-1 Cromford (PC) house type drawing    
16-011 FD-1 Findern house type drawing    
16011 HA(PC)-1 Hathersage (PC) house type drawing    
16-011 HA-1 Hathersage house type drawing    
16-011 HN(RC)-1 Hartington (RC) house type drawing    
16-011 HN(RC)-2 Hartington render (RC) house type drawing    
16-011 HN-2 Hartington render house type drawing    
16-011 HW-1 Hardwick house type drawing    
16-011 HW-2 Hardwick render house type drawing    
16-011 KL(PC)-4 Kedlestone stone (PC) house type drawing  
16-011 LD(FC)-4 Longford stone (FC) house type drawing    
16-011 LD-1 Longford house type drawing    
16-011 LD-2 Longford render house type drawing    
16-011 OT-1 Oakenthorpe house type drawing    
16-011 RB(RC)-1 Riber (RC) house type drawing    
16-011 RB(RC)-2 Riber render (RC) house type drawing    
16-011 RD(PC)-2 Radbourne render (PC) house type drawing    
16-011 RD(PC)-4 Radbourne stone (PC) house type drawing    
16-011 RS-1 Rowsley house type drawing    
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16-011 TA-1 Tapton house type drawing    
16-011 WS(FC)-1 Wessington (FC) house type drawing    
16-011 WS(FC)-2 Wessington render (FC) house type drawing
16-011 WS-1 Wessington house type drawing    
16-011 WS-1 (Det) Wessington Detached house type drawing    
16-011 WS-2 (Det) Wessington render Detached house type    
6235 L83 Metal Railing    
6235 L65 Brick Screen Wall    
6235 L57 Post & Rail Fence    
6235 L89 Brick Screen Wall    
6235 L62 Waney Edged Panel Fence    
6235 L59 Timber Knee Rail    
6235 L56 Palisade Fence - 1800mm    
6235 L44 Timber Fence -1800mm    
16-011-LD(FC)-4 Longford Stone house type drawing
551 Drainage Strategy (Proposed Pond Section Locations)- 02/08/22
023 Rev A- A632/Gritstone Road/ Wolds Road Improvements 06/10/2020
Land drainage correspondence and supporting information received 06/10/2020
16-011 P14 Rev D- Proposed Site Layout 
16-011 P02 Rev R- Proposed Site Layout 11/2018
Phase 1 -Vehicle Tracking 1006 Rev D -20/12/2019
501 Rev B- Phase 1 S104 Drainage Sheet 1
502 Rev B- Phase 1 S104 Drainage Sheet 2
503 Rev B- Phase 1 Drained Areas Sheet 1 Rev B
504 Rev B- Phase 1 Drained Areas Sheet 2 Rev B
505 Rev A -Existing Catchments -Catchment F Time Area Diagram
506 Rev A- Phase 1 S104 Drainage Schedules
591 Rev A Sandy Lane Cross Sections
550 Location Plan- Existing Catchments and Overland Flow Routes
0707.03A- Figure 1.2 Application Site Plan 22/11/2018
16-011-P10- Proposed Site Sections
Housing Mix Implications on Urban Design Statement- 10/2019
16-011 GB14 Proposed Garage
16-011-P-GB.01 (S1) Proposed Garage Rev B
16-011-P-GB.01 (S2) Proposed Garage
16-011-P-GB.01 Proposed Garage Rev B
16-011-P-GB.02 Proposed Garage Rev B
16-011-P-GB.02 (S1) Proposed Garage Rev B
16-011-P-GB.02 (S2) Proposed Garage Rev B
16-011-P-GB.03 Proposed Garage Rev B
16-011-P-GB.06 Proposed Garage Rev B
16-011-P-GB.14 Proposed Garage 
16-011-P-GB.10 Proposed Garage 
16-011-P-GB.09 (S1) Proposed Garage 
16-011-GB14 (S1)- Triple Garage
Open Space and Playing Fields Contributions report dated August 2023
Design and Access Statement Addendum dated May 2023
A091658-35-12-551I Rev I Matlock PH1, PH2 Drainage Strategy (received April 2022)
HLD Viability Assessment Work and Update Letters
CPV Viability Assessment Work undertaken on behalf of the Council (Reports dated April 
2022 and November 2023)
Abnormal Costs Summary and Assessment by Prosurv
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Abnormal Costs Assessment Work undertaken on behalf of the District Council by RCS 
Construction Ltd
Environmental Statement Revised Chapter 1 and Associated Appendices (May 2021)
Environmental Statement Revised Chapter 2 and Associated Appendices (May 2021)
Environmental Statement Revised Chapter 4 and Associated Appendices (May 2021)
Environmental Statement Revised Chapter 7 and Associated Appendices (May 2021)
Climate Change Statement
Residential Travel Plan June 2019
Supplementary Transport Statement
Utilities Assessment - 11/2018
Planning Statement - 11/2018
Environmental Statement Volumes 1 and 2 and Associated Appendices
Statement of Community Involvement 
Utilities Assessment
Email from John Dickinson dated 22nd March 2024 setting out the applicant's revised position 
on affordable housing delivery and developer contributions. 

ATTENTION IS CALLED TO THE ATTACHED NOTES

DERBYSHIRE DALES BUILDING CONTROL SERVICES ARE NOW PROVIDED VIA 
DERBYSHIRE BUILDING CONTROL PARTNERSHIP

Building Regulation approval may be required for the works that are proposed under the terms 
of this decision notice. Derbyshire Building Control Partnership is able to provide a 
comprehensive, efficient and effective service at competitive cost to individuals involved in 
development schemes of all types and sizes, including plan checking and site inspection 
services. For further information of the range of services that are available, please contact the 
Derbyshire Building Control Partnership office on 03338802000, email them at 
info@dbcp.co.uk  or alternatively visit https://dbcp.co.uk/

PLANNING RIGHTS OF APPEAL

1. If the applicant is aggrieved by the decision of the Local Planning Authority to refuse 
permission/consent or to grant permission/consent or approval subject to conditions, or 
its failure to determine an application within the statutory period or any longer period 
which the applicant has agreed to, an appeal may be made to the Secretary of State 
under Section 78 of the Town and Country Planning Act 1990.

2. An appeal must be lodged within the following time periods:

 Householder applications or minor commercial applications* - 12 weeks from the 
date of the notice of the decision (excluding appeals against conditions).

 Advertisement applications – 8 weeks from the date of notice of decision.
 Appeals against any non-householder refusal of planning permission, listed 

building consent, conservation are consent or approval which is granted subject 
to conditions, or failure to determine any application within the prescribed period 
– 6 months from the date of the notice of decision or the expiry date of the 
statutory period.

 Planning applications relating to the same or substantially the same land and 
development as is already the subject of an Enforcement Notice – 28 days date 
of the decision.

mailto:info@dbcp.co.uk
https://dbcp.co.uk/
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 If an Enforcement Notice is served relating to the same or substantially the 
same land and development to which this decision relates – 28 days from the 
date of service of the Enforcement Notice or within 6 months (12 weeks in the 
case of a Householder appeal) from the date of this notice, whichever period 
expires earlier.

The Secretary of State can allow a longer period for giving notice of an appeal, but 
he/she will not normally be prepared to use this power unless there are special 
circumstances which excuse the delay in giving notice of appeal. 
The Secretary of State need not consider an appeal if it seems to him/her that the 
Local Planning Authority could not have granted planning permission for the 
proposed development or could not have granted it without the conditions they 
imposed, having regard to the statutory requirements, to the provisions of any 
development order and to any directions given under a development order. In 
practice, the Secretary of State does not refuse to consider appeals solely because 
the Local Planning Authority based their decision on a direction given by him/her. 

3. If you wish to appeal against the Council’s decision you will need to obtain a form from 
the Planning Inspectorate in Bristol, the executive agency which administers appeals 
on behalf of the Ministry of Housing, Communities and Local Government (MHCLG). 
When lodging the appeal please send one copy to the Council and one to the 
Inspectorate:

The Planning Inspectorate
Customer Support Unit
Temple Quay House
2 The Square
Temple Quay
Bristol BS1 6PN
Telephone: 0303 444 5000

Development Management
Derbyshire Dales District Council
Town Hall
Bank Road
Matlock
Derbyshire DE4 3NN
Telephone: 01629 761336

 
Alternatively, you can use the online appeals service at the Planning Portal – see 
www.planningportal.co.uk/making_an_appeal. 
The Inspectorate will publish details of your appeal on the internet. This may include a 
copy of the original application form and relevant supporting documents supplied to the 
Council by you or your agent, together with the completed appeal form and information 
submitted by you to the Planning Inspectorate. Please ensure that you only provide 
information, including personal information belonging to you that you are happy will be 
made available to others in this way. If you supply personal information belonging to a 
third party please ensure you have their permission to do so. 
Before lodging an appeal you may wish to discuss the issues with an officer of the 
Development Management team in order to identify any amendments to your scheme 
that could make it acceptable. The Council welcomes this discussion prior to the 
lodging of any appeal. 

4. If permission/consent to develop land is refused or granted subject to conditions, 
whether by the Local Authority or by the MHCLG, and the owner of the land claims that 
the land has become incapable of reasonably beneficial use in its existing state and 
cannot be rendered capable of reasonably beneficial use by the carrying out of any 
development which has been or would be permitted, a Purchase Notice may be served 
on that Council requiring that it purchase his interest in the land in accordance with the 

https://www.planningportal.co.uk/info/200207/appeals/110/making_an_appeal
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provisions of s137 of the Town and Country Planning Act 1990/s32 of the Planning 
(Listed Buildings and Conservation Areas) Act 1990. 

5. In certain circumstances a claim may be made against the Local Planning Authority for 
compensation, where a permission is refused or granted subject to conditions by the 
MHCLG on appeal or on a reference of the application to that office. The 
circumstances in which such compensation is payable are set out in s114 s137 of the 
Town and Country Planning Act 1990/s27 of the Planning (Listed Buildings and 
Conservation Areas) Act 1990. 

6. The decision notice relates to planning controls only. Any other statutory consent 
necessary must be obtained from the appropriate authority before development may 
commence. 

* Notes:-
a) “householder application” means;
An application for planning permission for development of an existing dwelling house, or within the 
curtilage of such a dwelling house for any purpose incidental to the enjoyment of the dwelling 
house, or an application for any consent, agreement or approval required by or under a planning 
permission, development order or local development order in relation to such a development, but 
does not include – 

i. an application for change of use;
ii. an application to change the number of dwellings within a building.

b) “minor commercial application” means;
An application for minor ground floor development of an existing building or part of a building for 
any purpose set out in Schedule 1A of the Town and Country Planning (Use Classes) Order 1987 
(as amended). 

 


