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APPLICATION NUMBER 21/01257/FUL 

SITE ADDRESS: Speedwell Mill, Old Coach Road, Tansley, DE4 5FY 

DESCRIPTION OF DEVELOPMENT Conversion and extension of existing mill extension 
to create 5 no. apartments and erection of glazed 
link to main mill building 

CASE OFFICER Mr. G. A. Griffiths APPLICANT Silver Lining Finance 

PARISH Tansley AGENT Oulsnam Design 

WARD MEMBERS Cllr. P. Cruise 

Cllr. S. Flitter 

Cllr. D. Hughes 

DETERMINATION 
TARGET 

15th February 2023 

REASON FOR 
DETERMINATION 
BY COMMITTEE 

Development of 
three or more 
dwellings 

REASON FOR 
SITE VISIT (IF 
APPLICABLE) 

To assess the proposals on 
the character and appearance 
of the former mill building and 
the Lumsdale Conservation 
Area 

 

MATERIAL PLANNING ISSUES 

 Policy principle 
 Impact on heritage assets 
 Impact on archaeology 
 Impact on amenity 
 Impact on trees 
 Impact on ecology 
 Highway and public right of way matters 
 Climate change 

 

RECOMMENDATION 

Planning permission be granted with conditions 
 

 
  



 
 
1. THE SITE AND SURROUNDINGS 
 
1.1 Speedwell Mill is a 19th century former mill complex located within the Lumsdale 

Conservation Area.  The main building is rectangular in form and was recently granted 
permission to be converted from offices to residential use as permitted development further 
to the prior approval of the District Council. 

 
1.2 Adjacent to the Old Coach Road is an impressive (19th century) stone screen wall with three 

large semi-circular headed openings (possibly and aqueduct from the mill pond to the mill). 
Behind this feature is a series of modern (later 20th century) offices, meeting rooms, and 
stores all under a shallow mono-pitch roof and constructed from various salvaged 
architectural elements. To the east of the mill is the impressive man-made (19th century) 
former millpond which is now silted up. To the west of the site is Salisbury and Wood Builders 
Merchants.  To the south, Old Coach Road leads down to Scholes Mill and its mill pond and 
the other commercial/industrial properties at the Brookfield Industrial Estate. 

 
1.3 The property is within the Lumsdale Conservation Area and is within an area designated 

under (Policy E4 (m)) of the Adopted Derbyshire Dales Local Plan as the Brookfield 
Industrial Estate as a key employment site.  The site is deemed to be within open countryside 
as it is outside of the settlement boundary for Tansley, albeit the northern side of the mill 
pond abuts it. 

 
 

  
 

  
 



  
 

  
 

 
2. DETAILS OF THE APPLICATION 
 
2.1 Full planning permission is sought to demolish all of the 20th century buildings to the rear of 

the mill, whilst leaving the stone screen wall in situ, and to erect a new apartment block 
attached to the back of the screen wall.  This is proposed to be linked to the original mill via 
a glazed 'link' and entrance area which would be concealed behind an existing three-storey 
stone section/projection of the historic mill from the Old Coach Road. The application, as 
originally submitted, also included a proposed new dwellinghouse to the northern side of the 
former mill pond and the reinstatement of the pond.  However, given concerns that were 
raised with this element of the proposal, this has been withdrawn from consideration. 
 

2.2 The new block, containing four apartments, is proposed to be stone clad and two-storeys in 
height, matching the height of the screen wall, with two projecting stair towers on the north 
elevation, The block would have a flat roof onto which is proposed to be set a fifth apartment, 
inset behind a parapet.  This was initially proposed to have a flat, 'green' roof. Further to 
concerns raised by Officers, the roof has been amended to a ribbed, zinc clad roof to match 
the elevations of this element.  A glass balustrade was also proposed to be set behind the 
low parapet wall but has been amended to a black painted metal balustrade at the request 
of Officers.  This would allow for safe use of the roof area for the apartment.  

 
2.3 The three, large semi-circular openings in the screen wall are to be infilled with oak framing 

and tinted glass.  The other elevations are proposed to be constructed with reclaimed 
gritstone to match the existing.  It is proposed that the window openings would have grey 
aluminium frames and be of a sliding sash style to match the windows on the main building.  
A glazed link is also proposed to the main building, being up to the existing eaves level in 
height. 

 
2.4 Sixteen car parking spaces are provided for the use of the dwellings at the Mill, accessed 

from the existing car park entrance. The grounds associated with the development would be 



set over to hardstanding principally to serve eight car parking spaces and associated 
manoeuvring space. 

 
2.5 The applicant has submitted information on the hydrology of the wider site, although much 

of this was with regard to the reinstatement of the mill pond area which has now been 
removed from the application consideration.  Nevertheless, it is advised, whilst the site is 
located within Flood Zone 1, the risk of flooding from all sources to the site is considered to 
be low, providing mitigation measures are put in place.  A tree report and an ecology report 
were initially been submitted, but their main focus is again on the mill pond area.  The 
applicant has since prepared a bat survey specifically in relation to the four apartments             
 

3. PLANNING POLICY AND LEGISLATIVE FRAMEWORK 
 
3.1 Adopted Derbyshire Dales Local Plan (2017)  
 

S1 Sustainable Development Principles 
 S4  Development in the Countryside 

 S7  Matlock/Wirksworth/Darley Dale Development Area Strategy 
 PD1  Design and Place Making 
 PD2  Protecting the Historic Environment 
 PD3  Biodiversity and the Natural Environment 
 PD5  Landscape Character  
 PD6  Trees, Hedgerows and Woodlands 
 PD7  Climate Change 
 PD8  Flood Risk Management and Water Quality 
 PD9  Pollution Control and Unstable Land 
 HC1  Location of Housing Development  
 HC8  Conversion and re-use of Buildings for Residential Accommodation 
 HC19 Accessibility and Transport 
 HC21 Car Parking Standards 
 EC3  Existing Employment Land and Premises 
 EC4  Retention of Key Employment Sites 
 EC5  Regenerating and Industrial Legacy 
  

3.2 Derbyshire Dales District Council Climate Change Supplementary Planning Document 
(2021) 

3.3 National Planning Policy Framework  
 
3.4 National Planning Practice Guidance 
 
4. RELEVANT PLANNING HISTORY 
 

19/01045/PDD Notification of Prior Approval - Change of use of a building from offices 
(use class B1(a)) to 6no. apartments (use class C3) – Granted 

03/07/0507 Alterations to south elevation and enclosure of 3 no. archways – Granted 
 
0992/0747 Change of use of second floor of mill to flat – Granted 
 
0590/0468 Demolition of part of building in Conservation Area – Granted 
 
0590/0467 Alterations and extension to mill - Granted 
 
 
 
 



5. CONSULTATION RESPONSES 
 
5.1 Parish Council 
 

- development is outside of the settlement area and within the Lumsdale Conservation 
Area, which is a cultural heritage site 

- are serious concerns on the safety aspect of this development - going to overload a 
single track road with vehicle movements 

- there is no mention of street lighting which will have serious implications on the safety 
of pedestrians and horses using the road 

- if more vehicles are allowed to use the Coach Road and are egressing onto Church 
Street Tansley, this is already extremely hazardous and this will increase the probability 
of accidents 

- the condition of the road is also very poor and there is no mention within the application 
for works to be carried out to improve the road 

- there is no advice from the Environment Agency or DCC Flood Team contained within 
the application 

- the extension should complement the existing buildings as should the eco house 
- welcome the reinstatement of the mill pond.  

 
5.2 Local Highway Authority (Derbyshire County Council) 
 

- site was subject to an application in 2019 for the conversion of the mill to 6 apartments, 
and the Highway Authority re-highlighted the substandard nature of Old Coach Road, 
along with the unstainable location in transport terms of other sites in close proximity to 
the application site, and has sought to resist residential development on the road 

- current proposals are utilising the remaining office accommodation, albeit with some 
increase in floor space and providing a single new build dwelling 

- whilst the nature of Old Coach Road remains the same, it is not considered that the 
replacement of the potential commercial use of the site with residential, would so 
significantly increase traffic levels such that severe harm was caused on the network 
and a highway objection would be difficult to sustain 

- proposed ‘Eco House’ is served via an individual access which coincides with an existing 
field gate 

- vegetation either side of the gate severely restricts visibility and will require cutting back 
to deliver sightlines 

- access appears to be grassed with a ‘bridge’ over the adjacent stream – any works to 
this access in highway (parapet walls, surfacing, etc.) will require the consent of the 
Highway Authority  

- conversion (including the previous approval) will result in 11 apartments served by 16 
parking spaces, just under 1.5 spaces per unit, which is reasonable  

- recommend that some secure cycle parking is also provided 
- recommended proposed conditions 4 and 5 can be deleted if the Eco House is no longer 

part of the application. 
 
5.3 Design and Conservation Officer (Derbyshire Dales District Council) 
 
  Extension to mill building to form 5 apartments 
 

- removal of the later 20th century offices, etc. to the rear of the screen wall, is considered 
an acceptable proposal 

- proposed new apartment block will be concealed behind this screen wall and will be 
stone clad to match the mill itself but the architectural design is ‘contemporary’ in terms 
of its flat roof, parapet and metal clad apartment 5, etc. - this is generally considered to 
be an acceptable, architectural, approach/response to the context 



- the proposed glass balustrade to the parapet to the new apartment block, whilst a (well-
used) ‘contemporary’ element/feature, is considered out of context for this particular 
addition to the historic mill and one which in its material and reflectivity draw the eye – 
in order to maintain a more industrial language to the new extension, it is considered 
that the balustrade should be a solid, painted, metal balustrade or perhaps a perforated 
painted metal balustrade 

- the metal clad ‘apartment 5’ is set back from the parapet on the Old Coach Road side 
to ‘limit views of it from the road’ - Old Coach Road is a sloping road and further up the 
road (eastwards) the ‘roof’ of the new apartment block will be more visible and a ‘green’ 
roof may look out of context 

- consider that the concept of a flat roof, appropriately detailed and finished, is not 
objectionable in this context and in reducing as much as possible the height of the new 
building 

- proposed glass ‘link’ will need very careful design and detailing consideration in terms 
of its abutment with the rear of the historic mill and its general character and appearance.  

- the proposed infilling of the arches is considered acceptable, but the use of ‘oak’ framing 
is considered an inappropriate and anomalous choice for this particular context – 
consider that the infill framing should be of a dark finished metal (with tinted glazing) 
which would be more synonymous with the industrial character and appearance of the 
site 

- proposal to set the framing deeply recessed within the structural openings is considered 
appropriate 

- the general shape of the windows to the historic mill are a vertical rectangle and those 
to the extension appear to have a more horizontal rectangular emphasis - it is 
considered that these could be re-cast to follow the shape/proportion of the historic 
windows but with their, ‘contemporary’, powder-coated aluminium window frames  

- subject to the above, it is considered that (via conditions on materials and details, etc.) 
the proposed re-development of the rear part of the historic mill would not be harmful to 
the non-designated heritage asset or to this part of the Conservation Area 

 
 Detached house in mill pond area 
 

- whilst now silted up the former mill pond (and its impressive engineering works to 
create/form it) present a strong historic element within this part of the Conservation Area 
and its historical associations and significance with the mill and the Lumsdale 
Valley/area 

- the concept of a modern, contemporary, residential dwelling located on the edge of the 
re-instated water to the pond (together with its new vehicular access) will introduce an 
alien and incongruous development being wholly disparate from the existing concept, 
character and appearance of the mill pond and its historical/archaeological interest and 
associations 

- the 1990 Act imposes a general duty on Local Planning Authority’s, in respect of 
Conservation Areas, that ‘special attention should be paid to the desirability of 
preserving or enhancing the character and appearance of that Area’ 

- consider that the proposal would not preserve or enhance the character and appearance 
of the Lumsdale Conservation Area and, in this regard, under the NPPF (2021) there is 
a finding of harm paragraph 202 of the NPPF states that where a proposed development 
will lead to less than substantial harm to the significance of a designated heritage asset 
(conservation area), that harm should be weighed against the public benefits of the 
proposal.  

 
5.4 Development Control Archaeologist (Derbyshire County Council) 
  

- recommend that a condition be attached to any planning consent requiring that a 
programme of archaeological works be undertaken that will focus upon the area of the 
mill pond and the new house site and that this will then be followed by a watching brief 



and recording maintained during the mill pond restoration and ground preparation works 
for the new house. 

 
5.5 Derbyshire Wildlife Trust 
 

Initial proposal 
 
- have reviewed the Extended Phase 1 Habitat Survey but the recommendations in 

respect to bats do not appear in line with current guidance  
- trees have been categorised using the methodology for management purposes, not 

development purposes, and the recommended single activity survey is not in line with 
the guidance for assessing foraging habitat 

- the scale of tree removal should be quantified to aid the justification for bat activity 
survey(s) 

- whilst some trees would be removed, they would be replaced with a different type of 
habitat that would likely be used by foraging bats i.e. open water - no consideration has 
been given in the report to the buildings which are to be converted 

- a Preliminary Bat Roost Assessment for the buildings should be included in the report 
- no meaningful assessment of Biodiversity Net Gain provided with the application - whilst 

acknowledge that pond creation can be highly beneficial for wildlife, part of this site has 
succeeded naturally to support young woodland, scrub and tall ruderal, which have their 
own intrinsic value 

- planning applications need to demonstrate a biodiversity net gain, in line with the NPPF 
2019 and the Environment Act 2021 and therefore proposals should be entered into the 
DEFRA metric 3.0 to quantify losses and gains 

- a Biodiversity Net Gain Plan should be submitted with the application, as required by 
the Environment Act and should include the calculations, UKHabs habitat plans both 
pre- and post- development, a summary of how proposals meet the BNG Best Practice 
Principles and a strategy for dealing with any residual net loss 

- agree that amphibians, reptiles and nesting birds could be safeguarded during 
construction though precautionary working methods, which could be conditioned a part 
of a Construction Ecological Management Plan (CEMP)  

- whilst do not have a fundamental objection to the scheme, insufficient information has 
currently been provided to enable the Local Planning Authority to assess proposals 
against local and national planning policies and any recommended surveys for protected 
species should be carried out prior to determination, in line with Planning Circular 
06/2005. 

 
 Amended Proposal 
 

- Preliminary Bat Roost Assessment (PBRA) only covered the single storey building, not 
the larger building 

- believe from information submitted that the single storey building has negligible potential 
to support roosting bats 

- would have expected some description assessment of the larger building – no 
discussion of the glazed link  

- raising the height of the single storey building will increase lightspill at higher points of 
the larger building – advise these points should be addressed 

- provided sufficient confidence can be given that impacts are unlikely, recommend 
conditions with respect to lighting and the provision of a Biodiversity Enhancement Plan. 

 
5.6 Arboriculture and Landscape Officer (Derbyshire Dales District Council) 
 

- contrary to information provided by the submitted Tree Survey almost all of the site 
is located within a Conservation Area and, therefore most of the trees within the site 



are subject to statutory protection and may contribute to the character and 
appearance of the local landscape and streetscape 

- there are currently no Tree Preservation Orders or designated ancient woodland on 
the site 

- site includes numerous trees of varying age, species and quality which form part of 
a much larger woodland which is an important feature in the landscape 

- clearance of many of the trees on site to facilitate development could adversely 
affect the extent of this woodland, changing the visual appearance of the local 
landscape and impacting biodiversity 

- however, this change may be potentially offset by creation of new opportunities for 
wildlife through the reinstatement of the pond 

- some of the trees on site were identified in the Tree Survey report to be quality 
category A and B (using BS5837:2012 method) - these should be retained and 
successfully incorporated into the development 

- other, lower quality, trees could potentially be justified as being suitable for removal 
to facilitate the development 

- category A and B trees should all be retained, where practicable, and afforded 
appropriate protection during development works 

- the following should be submitted for approval to inform a decision regarding the 
planning application: 
1. A Tree Constraints Plan (superimposed on an existing site plan) which includes 

root protection areas of the trees, 
2. A Tree Removals and Retentions Plan (superimposed on a proposed site plan) 

which includes root protection areas of the trees, and, 
3. A Tree Protection Plan 

- should planning consent be granted, recommend that a condition be included that 
requires submission and approval of an Arboricultural Method Statement if any 
development works or site activities are proposed within the root protection areas of 
retained trees. 

 
5.7 Derbyshire Dales Group of Ramblers 
 

- no objection provided that Tansley FP 16, which runs along the length of the Old Coach 
Road, remains unaffected at all times, both during and after any development and any 
increase in vehicle use is mitigated by appropriate speed and other traffic calming 
measures along the Right of Way 

- could not see any mention of the above Right of Way in the plans - can this be amended?  
 
5.8 Peak and Rural Footpaths Society 
 

- no mention in any of the documents that Old Coach Road is not a public vehicular 
highway, but is a public footpath 

- effect of a proposed development on a public right of way is a material consideration in 
the determination of a planning application 

- if the vehicle users do not have a private right of access over the footpath, they will be 
committing an offence 

- note that the residential use would replace existing office use, and that it is anticipated 
that this would not lead to an increase in vehicular traffic along the footpath 

- hope that, if minded to approve the application, the planning officer will be satisfied that 
there will be no detriment to the interests of walkers on the footpath if the development 
takes place 

- full width of the Old Coach Road/Footpath must remain unobstructed at all times. 
 
5.9 Councillor David Hughes 
 

- no objection to this site being used for housing rather than office space 



- assume that the new buildings will be insulated and heated in accordance with the near-
term zero carbon necessity and would be grateful if development’s anticipated carbon 
footprint could be reported 

- not easy to determine the relationship between the new modern house to be built at the 
northern end of the site, the existing houses in its neighbourhood and the rebuild of the 
northern extension to the mill 

- isn’t clear to what extent the extension is new build and conversion and would be useful 
to have further drawings showing the buildings in their context, particularly perspective 
drawings 

- concerned about the harmony of the new apartments with the existing mill buildings - 
don’t believe that the stepping back of the top floor of the apartment and the cladding to 
be used is to be seen elsewhere in Tansley, and such treatment has raised adverse 
comments in Matlock where it has been proposed on two recent applications 

- recognise that the developer will wish to make best use of the site and therefore create 
a third storey, but it needs to fit in with the surrounding buildings perhaps a pitched roof 
would be more in keeping 

- the rear of the building should maintain a consistency with the other buildings on the site 
- the drawings provided show the back wall of the main building painted white with what 

look like modern windows in place - while recognise that to be outside the context of this 
application, the adjoining glass extension is, and concerned that it is driving the 
appearance 

- surely the back of the building should reflect its former use as a mill and natural stone 
used rather than painted render 

- the positioning and size of the windows on the west wall of the extension need to be 
consistent with the front of the main building and its former use as a mill 

- the massing of the extension will mean that it competes with the main building, and 
perhaps therefore it is important that there is consistency across the new and old 
buildings 

- Speedwell Mill is a delight and needs to be treated sensitively 
- note that the road is not horizontal and rises significantly while the extension would be 

in sight - believe that the rooftop apartment would be visible from the road and would 
appear incongruous in this setting 

- have considered what an alternative approach could look like, extending the arched wall 
to a third storey and using a pitched roof and have attached a picture indicating that - 
believe that this treatment is more consistent with Speedwell Mill, and could result in six 
apartments rather than five which is more in line with the original proposal from the 
developer 

- note the changes to the elevation and particularly to the balustrade and windows made 
in response to the Conservation Report but still feel that a more traditional expression 
of the top floor of the apartment block might be more appropriate but this is indeed a 
matter of personal preference only 

- is the contemporary house at the top of the site still included in the application? 
 
6. REPRESENTATIONS RECEIVED 
 
6.1 A total of two letters of representation have been received from a neighbour but many of the 

comments are considered to relate specifically to the mill pond development proposals 
which have been withdrawn from consideration in this application.  Those that relate to the 
mill building are set out as follows: 

 
• cannot find reference in the application to the original function of the “stone screen wall” 

with its three arches - it was the aqueduct from the mill pond reservoir to the waterwheel 
in the mill and a cast iron pipe on top of this wall linked a sluice gate at the pond to the 
mill 

• the joy of Speedwell Mill is the whole complex - the mill, the aqueduct and the millpond 
- a nice grouping, possibly unique in the local area 



• elevations (drawing 22C) seem to show that part of the aqueduct, from the new block to 
the pond, is to be removed but the Floor Plans (drawing 24) do not seem to show this 
and the Site Plan (drawing 03) does - which is it? Any removal of any part the aqueduct 
would be a tragedy and any development should fully respect the aqueduct wall - the 
pitched roof third floor built off the top of the aqueduct, proposed by one consultee, does 
not.  

• the left hand side of the largest aqueduct wall arch, at its junction with the mill, is shown 
incorrectly on drawing 10 ‘Existing Archway Elevation - the reality can be seen easily on 
Google Streetview 

• how is the appearance of this arch shown on drawing 22C ‘Elevation To Road’ to be 
achieved 

• the scheme would be better explained if elevations show modelling (shadows), and if 
the ‘Gable Elevation’ shows the nearer of the two stair towers - 3D views would be most 
useful.  

• in principle, the proposed design’s form and massing is very good, respects the existing 
structure and shows a clear differentiation between new and old. Setting back the top 
floor also respects the original wall structure but the aqueduct wall must be kept intact.  

• the new build should seem to be behind or, to put it another way, seem to be built off 
the back of the aqueduct wall 

• the arch windows should be as deeply set as is possible 
• the balustrade should be behind the aqueduct wall’s coping and not built off the coping 
• a metal balustrade, of whatever colour, would be alien and intrusive  
• a light, transparent, glass balustrade as originally proposed is preferable, however “well 

used” a device this is 
• ideally it should be of the frameless type without vertical posts - better a few reflections 

some of the time than black sheet metal all of the time 
• seen from the elevated viewpoint further up the Coach Road, the proposed black sheet 

metal balustrade will not just face the road but it will also be very visible returning across 
the “Gable Elevation” of the new building - this reinforces the case for a lighter, 
transparent approach to the balustrade design  

• the millpond, the aqueduct wall and the mill must be regarded as a whole 
• is perhaps unreasonable to expect this development to support the full reinstatement of 

the mill pond but perhaps some basic woodland management of the pond perimeter, 
removal of saplings in the middle of the pond and reinstatement of the gate at the 
(relatively recently created) access point could be included to control further 
deterioration of the mill pond and its retaining structure.  

 
7. OFFICER APPRAISAL 

 
 Introduction 
 
7.1 As advised above, concerns were raised by Officers, consultees and neighbours with 

respect to development in the mill pond area of the application site.  As such, the applicant 
has withdrawn the proposals in this area from consideration and the planning application is 
solely considering the merits of the residential development proposed as an extension of 
the former mill building. 

 
 Policy Principle 
 
7.2 Whilst the former mill building has permission to be converted to residential use through 

permitted development rights, the element of the building to which the application relates 
remains in office use.  The site is within the Brookfield Industrial Estate designation which is 
identified as a key employment site within the District.  In this respect, policy EC4 of the 
Adopted Local Plan (2017) advises that any loss of employment provision needs to be 
justified.   

 



7.3 Notwithstanding the above, the District Council is currently unable to demonstrate a five year 
housing land supply to meets its objectively assessed need and the National Planning Policy 
Framework (NPPF) states that, where the Local Plan is absent on a matter (as the existing 
Local Plan now is given the lack of identified housing land supply), regard has to be given 
primarily to the NPPF.  Paragraph 11 of the NPPF therefore advises that, where the Local 
Planning Authority cannot demonstrate that it is able to meet its objectively assessed needs 
for housing, there is a presumption for granting planning permission unless any adverse 
effects of doing so would significantly and demonstrably outweigh the benefits against other 
policies within the NPPF.  

 
7.4 This is also recognised in Policy S4 of the Adopted Local Plan (2017) which identifies such 

a circumstance when residential development may be permitted in an area otherwise 
deemed open countryside.  This states that, in such circumstances that the five year supply 
cannot be demonstrated, that planning permission may be granted if it is the following type 
of development: 

 
.......Development on non-allocated sites on the edge of defined settlement development 
boundaries of first, second and third tier settlements (Policy S2) in circumstances where 
there is there is no five year land supply subject to consideration against other policies 
in the Local Plan and the provisions of the NPPF. 

 
7.5 Whilst the site is outside of a settlement boundary, the overall site can be regarded as being 

immediately adjacent to the settlement boundary of Tansley.  This is a sustainable Tier 3 
settlement, and its facilities can be accessed by walking along Old Coach Road into the 
village. There is also ease of access to potential employment opportunities at Brookfield 
Industrial Estate and the area is well served by public transport along the Matlock to Alfreton 
Road.   

 
7.6 In addition, what commercial space remains hardly makes a significant contribution to 

employment provision, with the main part of the site being approved for conversion to 
residential use as permitted development through the prior approval process.  As such, the 
proposal is considered acceptable in policy principle and is therefore assessed below with 
the presumption in favour of residential development in this relatively sustainable location. 

 
 Impact on Heritage Assets 
 
7.7 Speedwell Mill is a 19th century mill located within the Lumsdale Conservation Area.  It is 

not listed but merits consideration in the planning process as a non-designated heritage 
asset due to its contribution to the water management and cultural/historical associations 
with the mills of the Lumsdale Valley.  The mill is also within the Lumsdale Conservation 
Area and, as such, there is a presumption that any development should preserve or enhance 
the character and appearance of such heritage assets. 

 
7.8 The removal of the later 20th century offices, etc. to the rear of the screen wall, is considered 

an acceptable proposal. The proposed new apartment block would be concealed behind the 
screen wall and would be stone clad to match the mill itself.  However, the architectural 
design is ‘contemporary’ in terms of its flat roof, parapet and metal clad ‘apartment 5’, etc.   

 
7.9 In general terms this is considered to be an acceptable architectural approach/response to 

the context.  However, some concerns were raised by Officers with regard to the proposals 
which the applicant has adequately addressed.  To this end, the proposals have been 
amended during the consideration of the application as follows: 

 
 the proposed glass balustrade to the parapet to the new apartment block, was 

considered out of context for this particular addition to the historic mill and one which in 
its material and reflectivity would draw the eye. In this regard, and to maintain a more 



industrial language to the new extension, the balustrade is now proposed as a painted, 
metal balustrade, albeit the design will need to be subject to a condition on any grant of 
planning permission;  

 the ‘green’ roof was considered to be visible from viewpoints from Old Coach Road and 
considered out of context. As such, this is now proposed as zinc sheeting to match the 
elevation of this apartment, although the colour and detailing will need to be subject to 
a condition on any grant of planning permission;; 

 the proposed glass ‘link’ will need very careful design and detailing consideration in 
terms of its abutment with the rear of the historic mill and its general character and 
appearance but it is considered that this can be addressed through a condition on any 
grant of planning permission; 

 the three stone arches to the screen wall were proposed to be infilled with oak framing 
and tinted glass (recessed to the rear face of the stone) - the proposed infilling of the 
arches is considered acceptable however the use of ‘oak’ framing was considered an 
inappropriate and anomalous choice for this particular context and the scheme has 
therefore been amended to a dark finished metal frame (with tinted glazing) and this can 
be conditioned, as well as ensuring the framing is deeply recessed within the structural 
openings; and. 

 the general shape of the windows to the historic mill are a vertical rectangle - the 
windows to the extension were initially proposed to have a more horizontal, rectangular 
emphasis but have now been amended to give a vertical emphasis.  

 
7.10 A local resident has advised that the archway element of the building was the aqueduct from 

the mill pond reservoir to the waterwheel in the mill and that a cast iron pipe on top of this 
wall linked a sluice gate at the pond to the mill.  It is agreed by Officers that new build should 
seem to be behind the aqueduct wall and, in this respect, a condition is considered 
reasonable to retain the interlinkage of the facing wall with the mill pond. Subject to the 
above, and given the alterations which have been made to the proposals, it is now 
considered that that with appropriate conditions on materials and details, etc. that the 
proposed re-development of the rear part of the historic mill would not be harmful to the non-
designated heritage asset or to this part of the Conservation Area. 

 
 Impact on Archaeology 
 
7.11 It was recommended by the Development Control Archaeologist that a condition be attached 

to any planning permission requiring that a programme of archaeological works be 
undertaken that focus upon the area of the mill pond and the new house site and that this 
will then be followed by a watching brief and recording maintained during the mill pond 
restoration and ground preparation works for the new house.  However, this area no longer 
forms part of the proposals and it is considered that the land adjacent to the mill buildings is 
unlikely to contain significant archaeology given that much of the site area has been 
previously developed.  As such, it is not considered necessary to attach a condition to any 
grant of planning permission with respect to archaeology. 

 
 Impact on Amenity 
 
7.12 As the mill building is set away from residential development, it is not considered that the 

proposals will affect the amenities of residents of the village.  Whilst the site is located close 
to industrial sites, it is again considered, given the use of modern building standards, that 
noise that may emanate from the wider area will not  

 
Impact on Trees 

 
7.13 As the proposed development in the mill pond area has been withdrawn from consideration 

of this planning application, it is considered that the proposals will not have a significant 
impact on trees. 



 
Impact on Ecology 

 
7.14 As the proposed development in the mill pond area has been withdrawn from consideration 

of this planning application, it is considered that the proposals will not have a significant 
impact on ecological interests. Derbyshire Wildlife Trust advised that a Preliminary Bat 
Roost Assessment should be submitted for the buildings and included in the submitted 
report.  In addition, it was advised that no meaningful assessment of Biodiversity Net Gain 
had been provided with the application.  

 
7.15 To this end, the applicant has submitted a Preliminary Bat Roost Assessment, by C.B.E. 

Consulting, undertaken at an appropriate time of the year (September 2022).  This 
concludes that the single storey flat roofed building has a negligible potential to support 
roosting bats` which DWT advise is likely to be an accurate assessment but raise concern 
with regard to lightspill on the larger, former mill building through raising the height of the 
single storey. Concern has also been raised that the larger mill should have also been 
assessed with regard to the glazed link and DWT has requested further information in this 
regard. 

 
7.16 With regard to the glass link, this is not considered by Officers to impact on roosting 

opportunities for bats.  This is a relatively modest extent of the building which appears to 
have no loss to pointing and part of it has a sloping roof which would be encapsulated into 
the glass link are.  The stone element on the main face to the access road is proposed to 
be retained as such.  To this end, it is considered reasonable to grant planning permission, 
subject to the works being undertaken in accordance with the recommendations of the 
Preliminary Bat Roost Assessment and the conditions requested by DWT with regard to 
lighting and biodiversity enhancement. 

 
Highway and Public Right of Way Matters 

 
7.17 Concern has been raised that there is no mention that Old Coach Road is not a public 

vehicular highway, but is a public footpath.  This is open to question given that signage on 
the highway merely advises that Old Coach Road, where it passes the mill building, is 
unsuitable for vehicles, largely because of its condition it would appear.  Access to the mill 
pond area is along a made road, albeit the development proposals for this area have been 
withdrawn from consideration. 

 
7.18 The means of vehicular access to Speedwell Mill is via Brookfield Industrial Estate, again 

along a made road.  It is advised that if the vehicle users do not have a private right of access 
over the footpath, they will be committing an offence; this is a legal matter as to the status 
of Old Coach Road.  It is considered that the development can be largely undertaken with 
limited need to be on the footpath; any works which obstruct the footpath will need the 
consent of the Public Rights of Way Section or the Local Highway Authority at the County 
Council. 

 
7.19 The Local Highway Authority has considered the application and raised no objections 

subject to the provision of the parking spaces detailed on the submitted drawings. 
 

Climate Change 
 
7.20 The applicant has not submitted details to quantify how the proposal has sought to mitigate 

against the carbon footprint of the development in accordance with the aims of policy PD9 
of the Adopted Local Plan (2017) and guidance contained in the District Council’s climate 
change supplementary planning document (2021).  To this end, it would be expected that 
local stone would be used for the facing of the building and that it would have to meet with 
the current building regulations requirements.  Given the heritage constraints there are more 



limited opportunities to incorporate renewable energy technologies, however, it is 
considered that a condition can be attached to seek to mitigate the carbon footprint further, 
which may include the installation of air or ground source heat pumps into the development 

 
Conclusion 

 
7.21 Whilst the site is within the designated employment site of Brookfield Industrial Estate, the 

main part of the mill has been permitted to be converted to residential use.  What remains 
is rather limited in its employment potential.  Regard has to also be given to the matter that 
the District Council cannot, at present, demonstrate a 5 year housing land supply going 
forward and, therefore, policy S4 and guidance in the NPPF advise that the principle of 
residential development, adjacent to a Tier 3 settlement, has a presumption in favour of 
approval unless other material considerations determine otherwise.   

 
7.22 One of the material considerations was the impact of the proposed works to the mill pond 

and the erection of a dwellinghouse within the area of this heritage asset that is contiguous 
with the former Mill.  However, this has been addressed by the applicant agreeing to 
withdraw such proposals from the application.  The description of the application has been 
amended accordingly and the revised application merely for the apartment development has 
been reconsulted upon. 

 
7.23 In this respect, other materials considerations have been assessed and are not considered 

to present reasons for refusal of planning permission.  Whilst concerns have been raised by 
Officers with regard to design detail, it is considered that this has been adequately 
addressed during consideration of the planning application with amended drawings 
submitted by the applicant and outstanding matters can be addressed by reasonable 
conditions on any grant of planning.  On this basis, it is recommended that planning 
permission be granted. 

 
8. RECOMMENDATION 

 
8.1 That planning permission be granted subject to the following conditions: 
 

1. The development hereby permitted must be begun before the expiration of three years 
from the date of this permission. 

 
 Reason: 
 
 This is a statutory period which is specified in Section 91 of the Town and Country 

Planning Act 1990. 
 
2. Notwithstanding the original submitted application documents, no planning permission 

is granted for any part of the development initially proposed to the former mill pond area 
nor the dwellinghouse that was proposed therein. The planning permission hereby 
granted shall not be carried out other than in accordance with the following approved 
drawing and documents (and recommendations contained therein), subject to the 
following conditions or modifications.  

 
- Drawing Nos. 96118-01 Rev. H, 02 Rev. F and 10 received on 28th October 2021  
- Amended Drawing Nos. 22 Rev. C and 24 Rev. B and the additional information 

received on 14th December 2021 
- Tree Survey (C.B.E. Consulting) received on 28th October 2021 
- Extended Phase 1 Habitat Survey (C.B.E. Consulting) received on 28th October 2021 
- Hydrology Report (Envireau Water) received on 28th October 2021 
- Preliminary Bat Roost Assessment (C.B.E. Consulting) received on 22nd November 

2022. 



  
 Reason: 
 
 To define the permission for the avoidance of doubt, to ensure the satisfactory 

appearance of the development, to protect trees and protected species, to secure net 
biodiversity gain and to address the carbon footprint of the development to comply with 
policies S1, S4, PD1, PD2, PD3 and PD7 of the Adopted Derbyshire Dales Local Plan 
(2017). 

 
3. Before the extension to the mill building is faced, details of the following shall be 

submitted to and approved in writing by the Local Planning Authority: 
 

- samples/details of the facing and roofing materials 
- samples/cross section details/manufacturers’ specifications of the glazed link, to 

include colour treatment of the framework; 
- samples/cross section details/manufacturers’ specifications of all window and door 

frames, to include colour treatment and depth of recess in their respective openings; 
- sample/manufacturers’ details of the tinted glass proposed to the arched openings; 
- details of any externally positioned meter boxes and their proposed locations; 
- details of any external pipework; 
- a cross section of the screen wall top, to identify the positioning of the metal 

balustrade contextually; and 
- details of the metal balustrade, to include its design, colour treatment and means of 

fixing to the building. 
 
 The development shall thereafter be undertaken in accordance with the approved 

details. 
  
 Reason: 
 
 To ensure the satisfactory appearance of the development to comply with policies S1, 

S4, PD1 and PD2 of the Adopted Derbyshire Dales Local Plan (2017). 
 
4. Notwithstanding the details on the submitted drawings, the wall/elevation fronting Old 

Coach Road shall be retained intact in its interlinkage with the mill pond in accordance 
with details to be submitted to and approved in writing by the Local Planning Authority. 

 
 Reason: 
 
 For the avoidance of doubt and to ensure this important architectural element relating 

the former mill to the former mill pond remains in situ to ensure the satisfactory 
appearance of the development to comply with policies S1, S4, PD1 and PD2 of the 
Adopted Derbyshire Dales Local Plan (2017). 

 
5. Prior to building works commencing above foundation level, details of measures to 

mitigate against the carbon footprint of the development shall be submitted to and 
approved in writing by the Local Planning Authority.  Such approved measures shall be 
provided prior to the occupation of any dwelling and shall be thereafter retained and 
maintained throughout the lifetime of the development. 

 
Reason: 

 
 To seek to mitigate against the carbon footprint of the development of the development 

to comply with policies S1 and PD7 of the Adopted Derbyshire Dales Local Plan (2017) 
and guidance contained in the District Council’s Climate Change Supplementary 
Planning Document (2021). 



 
6. Before being provided, details of the surfacing of the parking area, and means for 

delineating the parking spaces, and details of the landscaping proposed around the 
proposed development, shall be submitted to and approved in writing by the Local 
Planning Authority and shall thereafter be undertaken in accordance with the approved 
details. 

 
 Reason: 
 
 To ensure the satisfactory appearance of the development to comply with policies S1, 

S4, PD1 and PD2 of the Adopted Derbyshire Dales Local Plan (2017). 
 
7. Before being provided, details of any boundary fences, walls or means of enclosure shall 

be submitted to and approved in writing by the Local Planning Authority and shall 
thereafter be undertaken in accordance with the approved details. 

 
 Reason: 
 
 To ensure the satisfactory appearance of the development to comply with policies S1, 

S4, PD1 and PD2 of the Adopted Derbyshire Dales Local Plan (2017). 
 
8. Before any other operations are commenced, space shall be provided within the site for 

storage of plant and materials, site accommodation, loading, unloading and 
manoeuvring of delivery vehicles, parking and manoeuvring of employees and visitors 
vehicles, laid out and constructed in accordance with detailed designs first submitted to 
and approved in writing by the Local Planning Authority. Once implemented the facilities 
shall be retained free from any impediment to their designated use throughout the 
construction period.  

 
 Reason: 
 
 In the interests of highway safety. 
 
9. Throughout the period of development, vehicle wheel cleaning facilities shall be 

provided and retained within the site. All construction vehicles shall have their wheels 
cleaned before leaving the site in order to prevent the deposition of mud and other 
extraneous material on the public highway.  

 
 Reason: 
 
 In the interests of highway safety. 
 
10. The apartments, the subject of this permission, shall not be occupied until car parking 

has been provided in accordance with the amended application drawing.  In addition, 
space shall be provided within the site for secure cycle parking in accordance with 
details to be first submitted to and approved in writing by the Local Planning Authority.  
The vehicle parking and cycle parking facilities shall be maintained thereafter free from 
any impediment to their designated use throughout the life of the development. 

 
 Reason: 
 
 To ensure the provision of adequate off street parking in the interests of highway safety 

and to provide for opportunities for more sustainable means of travel to comply with 
policies S1, PD7 and HC21 of the Adopted Derbyshire Dales Local Plan (2017). 

 



11. Prior to the demolition of any buildings, a survey of the site shall be undertaken by a 
qualified ecologist to establish if the area proposed for development contains any 
protected species.   

 
 Reason: 
 
 To safeguard protected species to comply with Policies S1 and PD3 of the Adopted 

Derbyshire Dales Local Plan (2017). 
 

12. Prior to the installation of lighting fixtures, a detailed lighting strategy, to safeguard 
adjacent foraging habitat for bats and avoid illumination of the adjacent mill building, 
shall be submitted to and approved in writing by the Local Planning Authority. The 
strategy shall provide details of chosen luminaires, their locations and any mitigating 
features, such as dimmers, PIR sensors and timers.  Dependent on the scale of the 
proposed lighting, a lux contour plan may be required to demonstrate acceptable levels 
of lightspill to any sensitive ecological zones/features.  Guidelines can be found in 
Guidance Note 08/18 – Bats and Artificial lighting in the UK (BCT and ILP, 2018).  Such 
approved measures shall be implemented in full. 

 
 Reason: 
 
 To safeguard protected species to comply with Policies S1 and PD3 of the Adopted 

Derbyshire Dales Local Plan (2017). 
 

13. Prior to building works commencing above foundation level, a Biodiversity Enhancement 
Plan, to achieve a net gain in biodiversity, shall be submitted to and approved in writing 
by the Local Planning Authority.  Measures shall include, but not be limited to, the 
following: 

 
 5 x integrated or external swift bricks/boxes; and 
 1 x integrated or external bat box. 
 
 The model and location of the boxes shall be accurately detailed within the Biodiversity 

Enhancement Plan and such approved measures shall be implemented in full prior to 
the occupation of any dwelling and maintained thereafter throughout the lifetime of the 
development. 

 
 Reason: 
 
 To deliver biodiversity enhancement in accordance with Policies S1 and PD3 of the 

Adopted Derbyshire Dales Local Plan (2017) and government guidance in the National 
Planning Policy Framework (2021). 

  
NOTES TO APPLICANT: 

 
1. Pursuant to Section 184/278 of the Highways Act 1980 before any modification works 

commence in highway on the existing access to the ‘Eco House’ prior notice shall be given 
to the Highway Authority. Email Highways.hub@derbyshire.gov.uk 

 
2. The applicant should note that, under the terms of the Wildlife and Countryside Act 1981 

and Countryside and Rights of Way Act 2000, it is an offence to disturb nesting birds or 
roosting bats. You should note that the work hereby granted consent does not override 
the statutory protection afforded to these species and you are advised to seek expert 
advice if you suspect that the demolition would disturb any protected species. For further 
advice, please contact Natural England. 

 



3. The Town and Country Planning (Fees for Applications, Deemed Applications and Site 
Visits) (England) Regulations 2012 as amended stipulate that a fee will henceforth be 
payable where a written request is received in accordance with Article 27 of the 
Development Management Procedure Order 2015 for the discharge of conditions 
attached to any planning permission. Where written confirmation is required that one or 
more conditions imposed on the same permission have been complied with, the fee 
chargeable by the Authority is £ £116 per request.  The fee must be paid when the 
request is made and cannot be required retrospectively.   

 
4. The Local Planning Authority have during the consideration of this application engaged 

in a positive and proactive dialogue with the applicant which has resulted in revised 
proposals which overcame initial problems with the application relating to the proposed 
development in the area of the mill pond, the design detail to the proposed extension to 
the former mill building and with respect to ecology matters. 

 
5. This decision notice relates to the following documents: 

Drawing Nos. 96118-01 Rev. H, 02 Rev. F and 10 received on 28th October 2021  
Amended Drawing Nos. 22 Rev. C and 24 Rev. B received on 14th December 2021 
Flood Map for Planning received on 28th October 2021 received on 28th October 2021 
Tree Survey (C.B.E. Consulting) received on 28th October 2021 
Extended Phase 1 Habitat Survey (C.B.E. Consulting) received on 28th October 2021 
Hydrology Report (Envireau Water) received on 28th October 2021 
Preliminary Bat Roost Assessment (C.B.E. Consulting) received on 22nd November 
2022. 

 

 


